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I. DESCRIPTION OF THE TID PROJECT 
 
A. INTRODUCTION 
 
Sec. 66.1105(4)(d), Stats., requires the "preparation and adoption… of a proposed project plan for each 
tax incremental district." This TID Project Plan is submitted in fulfillment of this requirement and the 
related provisions of Sec. 66.1105, Wisconsin Statutes. The implementation of this TID Project Plan 
includes construction of portions of two segments of the proposed streetcar line and related 
infrastructure, street repaving projects, as well as public improvements and infrastructure related to The 
Couture.  

 
B. DISTRICT BOUNDARIES AND COMPLIANCE WITH STATUTORY ELIGIBILITY CRITERIA 
 
The East Michigan Tax Incremental District No. 82 (“District” and/or “TID”) comprises two properties at 
909 East Michigan Street (taxkey: 392-1678-121) and 833 East Michigan Street (taxkey: 396-0491-000) 
totaling approximately 4.6 acres (collectively, the “Property”). The District is generally located west of 
Lincoln Memorial Drive between East Michigan Street and East Clybourn Street in the City of Milwaukee. 
Approximately 77% of the real property located within the District was found to be in need of 
rehabilitation or conservation work within the meaning of Sec. 66.1105(4)(gm), Stats. 
 
The District is shown in Map No. 1, “Boundary and Existing Land Use,” and a legal description of the 
boundary is provided in Exhibit 1, “Boundary Description.” An illustration of how the property in the 
District meets the statutory criteria for Tax Incremental Districts is provided in Exhibit 2, “Property 
Characteristics.” Current property owners are provided in Exhibit 3, “Parcel Owners.” 
 
C. TID PROJECT PLAN GOALS AND OBJECTIVES 
 
The District is being created under authority of Sec. 66.1105(2)(a)(1)(b) Stats., primarily to improve 
downtown connectivity and pedestrian access to the lakefront by providing funding for portions of two 
segments of the streetcar line, a multimodal transportation hub and other public improvements and 
infrastructure necessary to energize downtown, expand transit options and promote development, 
rehabilitation and conservation of the District and surrounding properties. Two catalytic developments 
are expected within the District:  
 

• 833 East is an 18-story Class A office building with 6,000 square feet of retail space currently 
under construction at 833 E. Michigan Street, located adjacent to the US Bank Center campus.  

• The Couture, located at 909 E. Michigan, is a planned 44-story mixed-use development 
comprised of approximately 302 market rate apartments, approximately 49,835 square feet of 
retail and restaurants, and substantial public components. The Couture, which will replace the 
existing Milwaukee County (“County”) Downtown Transit Center, will provide an integrated 
multimodal transit hub, publically accessible plazas and publically accessible natural 
indoor/outdoor spaces, pedestrian bridges and a new lakefront stop for the proposed streetcar 
line.  

 
These developments are expected to increase the tax base and provide additional employment 
opportunities in downtown Milwaukee. They are also anticipated to further the City of Milwaukee’s job 
creation, redevelopment, and reinvestment goals. 
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More detailed objectives of this TID Project Plan are to:  
 

• Provide funding for public improvements and infrastructure that are not financially feasible 
without public/private cooperation; 

• Implement a Catalytic Project, as set forth in the Downtown Area Plan 2010 Update, which calls 
for the creation of the streetcar line and improved public access to the lakefront; 

• Increase the tax base of the City by developing property in need of rehabilitation or 
conservation in downtown Milwaukee; and 

• Create jobs in downtown Milwaukee. 
 

As described further in Section II.A of this TID Project Plan, funds generated from the District will be 
used for the following improvements: 
 

• Streetcar Line Segments. Funding for construction of two segments of the Milwaukee Streetcar 
initial and lakefront lines, and associated public improvements and infrastructure, within a one 
half-mile radius of the District boundary, per Section 66.1105(2)(f) Stats.  

• Public Improvements Associated with The Couture. Funding to reimburse the developer of The 
Couture for construction of non-revenue generating public improvements, infrastructure and 
publically accessible amenities associated with The Couture. Such improvements include the 
following components:  

o Public Transportation Concourse, connecting the public to bus and rail transit, public 
walkways, parking, bike share and street side pickup;  

o Visitor Walkways, directing visitors to area retail, downtown businesses, public 
transportation, nearby attractions and public lakefront pathways; 

o Public Area Core/Common Space/Pedestrian and Bike Amenities, including handicap 
accessible points to elevators, public parking and public/private transit;  

o Public Pedestrian Visitor Plaza, a welcoming public space for visitors;  
o Publically Accessible Plazas and Natural Indoor/Outdoor Spaces, a public natural 

surface and aesthetic environment for downtown office employees, residents, and 
tourists; and 

o Public Access Stairs to Walkways, providing capacity for moving the public through the 
intermodal transit hub. 

• Street Repaving. Repaving of North Astor Street from East Kilbourn Avenue to East State Street, 
within a one-half mile radius of the District boundary, per Section 66.1105(2)(f) Stats. 

 
The location of TID-funded improvements is illustrated in Map No. 3, “Proposed Uses and 
Improvements.”  
 
The City may, on its own initiative or through cooperation agreements with other entities, undertake 
any and all TID Project and site improvements and activities considered necessary to achieve TID Project 
objectives and the commitment of private investment. It is possible that future amendments to this 
Project Plan will be proposed. 

 
D. EXISTING LAND USES AND CONDITIONS IN THE DISTRICT  
 
The District comprises two properties: 909 East Michigan Street (taxkey: 392-1678-121) and 833 East 
Michigan Street (taxkey: 396-0491-000). The property at 909 East Michigan Street, the currently 
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underutilized and obsolete Milwaukee County Downtown Transit Center, is currently exempt from 
property taxes, and is zoned Parks District (PK). The 833 East Michigan Street property is currently under 
development, and has a 2014 assessed value of $5.4 million. The property is currently zoned as high-
density downtown office and service (C9F(A)).   
 
II. PLAN PROPOSALS 
 
The following statements, maps and exhibits are provided in compliance with the requirements of 
Section 66.1105(4)(f), Stats. 
 
A. STATEMENT OF THE KIND, NUMBER, AND LOCATION OF ALL PROPOSED PUBLIC WORKS OR 

IMPROVEMENTS 
 
The specific kind, number, location, and estimated costs of public works and other improvements as 
identified below are based on preliminary plans and concepts developed in consultation with the 
Department of City Development and as part of the preparation of the economic feasibility study for the 
District. These may be modified as to kind, number, location, and the costs allocated at any time during 
TID Project execution based on more definitive engineering studies and construction plans without 
amendment of this TID Project Plan. Actual construction of public works, improvements and 
infrastructure will be based on detailed final plans, specification, and estimates as approved by the City’s 
Department of City Development for the TID Project. Actions such as vacation of existing public rights-
of-way, land acquisition, site clearance, environmental remediation, and reimbursement to owners of 
abutting property for costs directly related to the TID Project also may be undertaken, if necessary, for 
the implementation of this TID Project Plan for the District. 

 
Any expenditures or monetary obligations directly or indirectly related to the construction of public 
works, improvements and infrastructure are considered "project costs" and shall be eligible to be paid 
with tax increment revenues of the District. TID project Costs will be paid in part by any income, special 
assessments, or other revenues, including user fees or charges. Additional costs identified in this TID 
Project Plan are preliminary estimates made prior to design finalization and are subject to change after 
the design process is completed. Allocation of costs between individual line items in this TID Project Plan 
is also based on estimates and is subject to change based upon implementation and future assessment 
policies. 

 
The following public improvements and infrastructure expenditures, and associated administrative 
activities are expected to occur within and around the TID: 
 

• Milwaukee Streetcar Line: Funding for construction of portions of two segments of the initial 
and lakefront streetcar lines and associated public infrastructure improvements within a one 
half-mile radius of the District boundary, per Sec. 66.1105(2)(f), Stats. 

• The Couture Public Improvements, Infrastructure and Amenities: Reimbursement of The 
Couture developer for construction of publicly-accessible, non-revenue-generating components 
of The Couture, including: 
 
o Public transportation concourse;  
o Visitor walkways;  
o Public area core/common space and stairs/pedestrian and bike amenities;  
o Public pedestrian visitor plaza; and  
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Public access stairs to walkways.  
 

The terms of payment for public improvements, infrastructure and amenities associated with 
The Couture will be included in a Development Agreement between the City and The Couture 
developer to be executed prior to disbursement of TID funds. See the Term sheet, attached as 
Exhibit 4, “Term Sheet.” 

• Street Repaving. Repaving of North Astor Street from East Kilbourn Avenue to East State Street, 
within a one-half mile radius of the District boundary, per Section 66.1105(2)(f) Stats. 

 
TID Project Costs may include elements such as: 

 
• Organizational Costs: These costs include but are not limited to fees of the financial consultant, 

attorney, engineers, surveyors, map makers, and other professional services. 
• Administrative Costs: This category of TID Project Costs includes estimates for administrative, 

professional, organizational, and legal costs. Components of the administrative costs include, in 
general, costs of salaries and benefits for employees engaged in planning, engineering, 
implementing, and administering activities in connection with the District. Related costs of 
supplies, materials, contract and consultant services, travel, rental of space and equipment, and 
the reasonable costs of City departments and agencies having oversight responsibilities due to 
the creation of the District. Such services include but are not limited to purchasing, property 
appraisals, personnel, legal, accounting, auditing, the provision of space and maintenance, and 
costs charged in accordance with an approved cost allocation plan. 

• Relocation Costs: In the event any property is acquired for the TID Project, expenses including the 
cost of a relocation plan, director, staff, publications, appraisals, land and property acquisition 
costs, and relocation benefits as required by Sec. 32.19 and 32.195, Stats. are considered eligible 
project costs. 

• Finance Costs:  Interest, financing fees, redemption premiums, and other similar costs are 
included as TID Project Costs. 

 
The number and location of proposed public works, improvements and infrastructure are shown in Map 
No. 3, “Proposed Uses and Improvements” and a budget is included in Section II.B of this TID Project 
Plan. 
 
B. DETAILED LIST OF ESTIMATED TID PROJECT COSTS  
 
The costs included in this subsection and detailed in Table B on page 7 are, without limitation because 
of enumeration, eligible TID Project Costs as defined under Sec. 66.1105(2)(f), stats., and, if appropriate, 
in any cooperation agreement(s) entered into by and between the City and eligible designated 
developer(s), provided further that such expenditures are necessitated by this TID Project Plan.  
 
This TID Project Plan is meant neither to be a budget nor an appropriation of funds for specific activities, 
but a framework with which to manage various components of the TID Project. All costs included in this 
TID Project Plan are estimates based on the best information available. The City retains the right to 
remove elements or change the scope and/or timing of elements implemented as they are individually 
authorized by the City Common Council, without amending This TID Project Plan. 
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Costs are based on 2014 prices and are preliminary estimates. The City reserves the right to increase 
these costs to reflect inflationary increases and other unforeseen circumstances between 2014 and the 
time of construction. The City also reserves the right to increase certain TID Project Costs to the extent 
others are reduced or not implemented, without amending this TID Project Plan. The tax increment 
allocation is preliminary and is subject to adjustment based upon the implementation of the TID Project 
Plan. The Department of City Development will only advance further TID Project Costs which can be 
supported by projected tax increments. Common Council action will be required for proposed future 
costs. 
 
These costs estimates are more fully described as follows: 
 
Capital Costs 
 
The City shall fund an estimated $48.65 million in the form of TID Project Costs for capital elements 
enumerated in further detail in Table A of this Plan. 

 
Table A: TID Project Costs for Capital Elements 

Segments of the Streetcar Lines $31,000,000 
Couture Public Amenities 
    Public Transportation Concourse $6,000,000  
    Visitor Walkways $3,100,000  
    Public Area Core/Common Space/Pedestrian & Bike 
Amenities $3,000,000  

    Public Pedestrian Visitor Plaza $2,200,000  
    Publically Accessible Plazas and Natural Indoor/Outdoor 
Spaces $2,000,000  

    Public Access Stairs to Walkways $1,200,000  
Subtotal Couture Public Amenities $17,500,000 
Street Repaving  $150,000 
Total Capital Costs $48,650,000 

Source: City of Milwaukee, Barrett Visionary Development 
 
In the event that The Couture does not move forward for any reason, the funds designated in Table A 
for Couture Public Amenities will only be expended to the extent necessary to provide public access to 
the lakefront streetcar line and the lakefront and to provide related pedestrian and bicycle amenities 
connecting the various modes of public and private transportation within the District. Such expenditures 
shall be limited by the financing restrictions in Section II.C, below. 
 
Other Costs 
 
This category of TID Project Costs includes estimates for administrative, professional, organizational and 
legal costs. Administrative costs are estimated at $500,000.  
 
Financing Costs 
 
Financing costs include estimated gross interest expenses on the bonds that will be used to pay for 
public improvements and infrastructure costs and to repay The Couture developer for costs associated 
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with constructing public amenities in The Couture. Estimates of interest are based on interest rates as 
set forth in the Economic Feasibility Analysis, attached as Exhibit 5, “Feasibility Study.”  

 
Table B: Lists of Estimated Project Costs 
Capital:   
    Segments of the Streetcar Lines $31,000,000       
    Couture Development Public Improvement, Infrastructure and Amenities   $17,500,000          
    Street Repaving $150,000 
Other:   
    Administrative, professional, organizational and legal  $500,000           
Total Estimated Project Costs (excluding financing)  $49,150,000  
Financing:   
    Interest payments on municipal bonds [1]  $23,700,000                   

[1] Interest is based on an assumed City cost of funds of 4.75% on bonds issued in 2017, 2018 and 2019, and retired by the 19th 
year of the TID. 
 
C. DESCRIPTION OF TIMING AND METHODS OF FINANCING 
 
In anticipation of the fact that The Couture may not proceed immediately, the City may proceed to fund 
initial capital and administrative costs using General Obligation Bonds to be issued in amounts which can 
be supported using projected tax increments.  It is estimated that tax increments generated by the 833 
East can support debt service payments on $31.65 million in General Obligation borrowing. 

 
All expenditures are expected to be incurred during the period from 2015-2022. 
 
All capital and administrative costs are currently anticipated to be funded by General Obligation Bonds. 
 
D. ECONOMIC FEASIBILITY STUDY 

 
The Economic Feasibility Study for the District, titled East Michigan TID Economic Feasibility Report and 
dated November 2014, is attached to this TID Project Plan as Exhibit 5, “Economic Feasibility Study.” 
The study establishes the dollar value of the TID Project Costs which, based on certain general 
assumptions and a reasonable margin of safety, can be financed with the revenues projected to be 
generated by the District. 
 
Based upon the anticipated tax incremental revenue to be generated by the District, the District is 
financially feasible and is likely to be retired on or before Year 19 of the TID.  Should incremental tax 
revenues be generated in excess of those currently anticipated, they will be used to offset costs of TID 
Project Plan implementation and retire the TID in a shorter timeframe.   
 
E. MAP SHOWING EXISTING USES AND CONDITIONS 

 
Please refer to Map No. 1, “Boundary and Existing Land Use,” and Map No. 2, “Structure Condition” 
and Exhibit 3, “Parcel Owners” in the Exhibits Section which follows. 
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F. MAP SHOWING PROPOSED USES AND IMPROVEMENTS 
 

Please refer to Map No. 3, “Proposed Uses and Improvements” in the Exhibits Section which follows. 
 
G. PROPOSED CHANGE OF ZONING ORDINANCES, MASTER PLAN, BUILDING CODES AND CITY 

ORDINANCES 
 

Please refer to Map No. 4, “Existing Zoning,” in the Exhibits Section which follows. 833 East is consistent 
with the existing zoning, which is C9F (Downtown District – High-density Office and Service). The 
Couture, located at 909 E. Michigan, is currently zoned as PK (Park District) and will require rezoning as 
DPD (Detailed Planned Development) for construction as a mixed-use building. Both developments are 
in accordance with the existing master plan, map, building codes, and other city ordinances. 
 
H. LIST OF ESTIMATED NON-PROJECT COSTS 

 
Non-TID project costs include new private commercial and residential development associated with 833 
East and The Couture, and are estimated to total approximately $206 million, as indicated in Table C. 
 
Table C: Estimated Non-TID Project Costs 

833 East  $101,500,000 
Couture $104,500,000 
Total $206,000,000 

Source: Irgens, Barrett Visionary Development 
 
I. PROPOSED METHOD FOR RELOCATION 

 
This TID Project Plan does not anticipate the acquisition of property by the City. Accordingly, no 
relocation activities or expenditures for relocation payments or services are provided herein. Should the 
acquisition of property by condemnation and requiring relocation be necessary, the cost and method of 
relocation will be included in an acquisition plan and associated relocation plan to be approved by the 
Wisconsin Department of Commerce. The costs of such activities will be eligible for reimbursement 
through tax incremental revenues should such revenues be generated during the statutory life of the 
District. 
 
J. STATEMENT INDICATING HOW DISTRICT CREATION PROMOTES ORDERLY CITY DEVELOPMENT 

 
The creation of the District will contribute to the orderly development of the City by providing the 
opportunity for continued growth in tax base and improved aesthetics in the City. It will provide a means 
to continue the revitalization of downtown Milwaukee, and more specifically, the Downtown Lakefront 
District. The TID is consistent with the objectives of the Downtown Area Plan, updated in 2010, which 
identifies East Michigan Street as a key component of the Lakefront Gateway Project, which aims to 
connect Downtown to the lakefront through public spaces, improved infrastructure and private 
development. The Downtown Area Plan sets forth the following objectives, which will be accomplished, 
in part, by the District: “developing vertically above the transit center site with a single or a mix of uses 
with a public plaza,” “significantly improving pedestrian access from Downtown to the Lakefront 
attractions” and “providing a “business-quality” means of interconnecting Downtown’s working, living, 
and visiting population that is convenient, comfortable, and enjoyable.” 
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K. OPINION OF THE CITY ATTORNEY 
 

Please refer to Exhibit 5, “Letter from the City Attorney.” 
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Exhibit 1: Boundary Description 
 
Beginning at a point at the intersection of the west line of 833 East Michigan Street and the north line of 
833 East Michigan Street;  
 
Thence, east along the north line of 833 East Michigan Street to the intersection with the east line of 
909 East Michigan Street; 
 
Thence, south along the east line of 909 East Michigan Street to the intersection with the south line of 
East Clybourn Street; 
 
Thence, west along the south line of East Clybourn Street to the intersection with the west line of 909 
East Michigan Street extended; 
 
Thence, north along the west line of 909 East Michigan Street extended to the south line of 833 East 
Michigan Street; 
 
Thence, west along the south line of 833 East Michigan Street to the west line of 833 East Michigan 
Street; 
 
Thence, north along the west line 833 East Michigan Street to the point of beginning and more 
particularly depicted in Map 1 of this Project Plan.   
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Exhibit 2: Property Characteristics 
 

Source: Milwaukee Assessor’s Office 
 
 
 
Exhibit 3: Parcel Owners 
 

Parcel 
No. 

Taxkey Address Owner 

1 392-1678-121 909 E MICHIGAN ST MILWAUKEE COUNTY 
2 396-0491-000 833 E MICHIGAN ST 833 BUENA VISTA TIERRA INVESTORS LLC 

Source: Milwaukee Assessor’s Office 
  

Parce
l No. Taxkey Owner Name 

Land 
Assessment 
(2014) 

Improvement 
Assessment 
(2014) 

Total 
Assessment 
(2014) Lot SF 

In Need of Rehabilitation 
or Conservation 

1 
392-1678-
121 MILWAUKEE COUNTY  0   0  0 

       
154,750  154,750 

2 
396-0491-
000 

833 BUENA VISTA 
TIERRA 

               
4,434,900  965,100           5,400,000       

         
44,349  0 

Total     
               
4,434,900 965,100 5,400,000 

       
199,087  154,750 

Percentage 78% 
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Exhibit 4: Term Sheet 
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Exhibit 5: Economic Feasibility Study 
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1. Project Description and Study Approach 

SB Friedman Development Advisors (“SB Friedman”) was engaged by the Redevelopment Authority of 
the City of Milwaukee (“RACM”) on behalf of the City of Milwaukee (the “City”) to conduct an economic 
feasibility study for the proposed East Michigan Tax Increment District (the “TID”), also known as TID No. 
82. The creation of the TID is intended to support approximately $49.15 million in expenditures 
associated with two streetcar lines, infrastructure, and public amenities and improvements associated 
with The Couture development in the TID. SB Friedman analyzed the potential for future incremental 
property tax revenues associated with two new development projects located within the proposed TID 
to cover the expected TID expenditures.  
 
Context and Background 
 
The proposed East Michigan Tax Incremental District No. 82 is generally located west of Lincoln 
Memorial Drive between East Michigan Street and East Clybourn Street in the City of Milwaukee, as 
illustrated in the map in Appendix 1. The TID consists of two properties totaling 4.6 acres at 909 East 
Michigan Street (taxkey: 392-1678-121) and 833 East Michigan Street (taxkey: 396-0491-000).  
 
The proposed East Michigan TID is being created to improve Downtown connectivity and pedestrian 
access to the lakefront by providing two segments of the streetcar line, a multimodal transportation hub 
and other public improvements necessary to energize Downtown Milwaukee, expand transit options 
and promote development and redevelopment of the TID and surrounding properties. The City of 
Milwaukee’s Downtown Area Plan, most recently updated in 2010, identifies improvements along East 
Michigan Street as a key component of the Lakefront Gateway Project, which aims to connect 
Downtown to the lakefront through public spaces, improved infrastructure and private development. 
The Downtown Area Plan sets forth the following objectives, which are expected to be accomplished, in 
part, by the East Michigan TID:  
 

• “Developing vertically above the transit center site with a single or a mix of uses with a public 
plaza;”  

• “Significantly improving pedestrian access from Downtown to the Lakefront attractions;” and  
• “Providing a ’business-quality’ means of interconnecting Downtown’s working, living, and 

visiting population that is convenient, comfortable, and enjoyable.” 
 
The East Michigan TID consists of two catalytic development projects that include residential, office, 
retail and parking, as described below:  

 
• 833 East. Irgens Partners, LLC (“Irgens”) is developing 833 East, which is currently under 

construction at 833 East Michigan Street on the US Bank Center campus at the southeast corner 
of Cass Street and Michigan Street. It is anticipated to consist of approximately 358,000 square 
feet of rentable building area within an 18-story Class A, LEED-certified office building. On-site 
facilities include approximately 450 executive and guest parking stalls, a fitness center, a large 
multi-media conference center, and a 6,000-square-foot restaurant with seasonal outdoor 
space. In addition, 833 East will have access to US Bank Center amenities, which include a 
cafeteria, coffee kiosk, gift shop, health clinic, hair salon, dry cleaner and vending room. 833 
East is located on one taxkey: 396-0491-000. 
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• The Couture. The Couture is a proposed 44-story mixed-use development comprised of market 
rate apartments, retail, restaurants, public space and a multimodal transit hub including 
infrastructure for new streetcar service. The Couture is proposed for the southwest corner of 
Lincoln Memorial Drive and Michigan Street on the approximately 2.2-acre site of the existing 
Milwaukee County Downtown Transit Center currently owned by Milwaukee County (“County”). 
The developer, Barrett Visionary Development, is currently working with the County to obtain 
site control with insurable title. It is located at 909 East Michigan Street on one taxkey: 392-
1678-121. 
 
The development program for the $122.0 million proposed Couture includes the following: 

 
• Approximately 302 market-rate apartments ranging from 863 to 1,593 square feet; 
• Approximately 49,835 square feet of retail and restaurant space; 
• Approximately 570 spaces of structured parking to accommodate on-site 

commercial and residential uses as well as general area parking needs; 
• A multimodal transit hub including a pedestrian street and transportation concourse 

that would serve as a major destination point for several modes of public transit 
including Milwaukee County buses, Bublr bikes and the proposed Milwaukee 
streetcar line; and 

• Publically accessible plazas and natural indoor/outdoor spaces. 
 
In total, The Couture is expected to include approximately 81,439 square feet of publicly-
accessible space. The multi-modal transportation hub will improve access to the lakefront and 
provide open public space for local residents, workers and tourists.  
 

In conjunction with these two proposed development projects, the City seeks to invest approximately 
$49.15 million in TID financing to fund two segments of the streetcar line, public infrastructure and 
public amenity improvements associated with The Couture, street repaving, and associated 
administrative activities related to new construction within the TID.   
 
Study Approach 
 
SB Friedman reviewed and considered the following key factors affecting the feasibility of the proposed 
TID: 
 

• Couture pro forma and supplemental information provided by Barrett Visionary Development 
• 833 East development program and marketing materials from Irgens 
• Conceptual site plans and renderings for 833 East and The Couture 
• Phasing and timing information for proposed construction provided in conversations with 

Barrett Visionary Development and the City 
• Assessment techniques and assumptions likely to be used as a basis for property taxation, based 

on interviews with key personnel from the City’s Assessor’s Office 
• Real property assessment data from the Assessor’s Office on existing properties within the 

proposed TID 
• Real property assessment data for comparable properties elsewhere in Milwaukee to validate 

the potential assessed valuation of The Couture and 833 East 
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• Budget estimates for segments of two streetcar lines, provided by the City 
• Potential bonding assumptions, as provided in conversations with the City’s Comptroller, to be 

used in evaluating financing capacity 
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2. Proposed TID Expenditures 

Based on conversations with the City, incremental property tax revenues generated from the East 
Michigan TID are expected to be used to fund a total of $49.15 million in improvements, including $31.0 
million in streetcar line costs; $17.5 million in non-revenue generating public improvements, 
infrastructure and amenities associated with The Couture; $150,000 in street repaving costs; and 
$500,000 in TID administrative costs. Detailed descriptions and estimated costs for the TID expenditures 
are presented below. 
 

• $31,000,000 for Streetcar Line Segments. Construction of two segments of the Milwaukee 
Streetcar initial and lakefront lines, and the associated public infrastructure improvements, 
within a one half-mile radius of the District boundary. 
 

• $17,500,000 for Couture Public Amenities, including: 
 

o $6,000,000 for Public Transportation Concourse. The concourse will connect visitors to 
bus and rail transit, public walkways, parking, bike share and street side pickup. 

o $3,100,000 for Visitor Walkways. The walkways will improve the pedestrian 
environment and lead visitors to area retail, Downtown businesses, public 
transportation, nearby attractions and public lakefront pathways. 

o $3,000,000 for Public Area Core, Common Space and Pedestrian & Bike Amenities. 
Improvements to public area core and common space will include public handicap 
access points to elevators, public parking and public and private transit. 

o $2,200,000 for Public Pedestrian Visitor Plaza. The visitor plaza will provide a 
welcoming public space for visitors. 

o $2,000,000 for Publically Accessible Plazas and Natural Indoor/Outdoor Spaces. Plazas 
and public spaces will provide natural surfaces and an aesthetic environment for 
Downtown office employees, residents, and tourists. 

o $1,200,000 for Public Access Stairs to Walkways. The public access stairways will 
improve mobility and connectivity necessary for moving people through the intermodal 
transit hub. 
 

• $150,000 for Street Repaving. Repaving of North Astor Street within a one-half mile radius of 
the District boundary, from East Kilbourn Avenue to East State Street. 

 
• $500,000 for Administration Costs.  
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3. Need for Financial Assistance 

The proposed TID expenditures outlined in the previous section represent three independent, yet 
complementary development projects. The streetcar line segments and repaving project would be 
undertaken by the City, while the public amenities associated with The Couture would be developed by 
Barrett Visionary Development (the “Developer”) as part of the larger $122.0 million mixed-use Couture. 
The Developer has requested $17.5 million in TID assistance to fully fund the components of The 
Couture that represent substantial public amenities or infrastructure, but that would not generate 
material revenues for The Couture. Because the proposed TID expenditures for The Couture are funding 
solely these public components (as opposed to “gap financing” for the private, revenue-generating 
components) SB Friedman’s review was structured to evaluate whether The Couture’s projected 
financial returns appear to be substantially above-market and therefore whether The Couture could be 
reasonably expected to absorb these costs without TID assistance.   
 
Developer Pro Forma Assumptions 
 
SB Friedman has reviewed the initial pro forma for The Couture, as submitted to the City by the 
Developer on August 29, 2014, and has engaged the Developer in subsequent conversations to 
understand underlying assumptions regarding the development budget, soft costs, financing, lease-up, 
and operations. The costs and assumptions included within the pro forma are preliminary in nature due 
to the Developer’s current lack of site control with clear title and the pre-schematic level of design 
information currently available. SB Friedman anticipates that the pro forma assumptions will necessarily 
be refined as the Developer advances project design, obtains more detailed construction pricing, and 
secures letters of intent from prospective lenders and retail tenants.   
 
Preliminary total development costs are presented in Table 1 below, and the breakdown of public and 
private construction costs is presented in Table 2 below. A full schedule of development costs is 
presented in Table 1 in the Appendix 2. 
 
Table 1: Preliminary Development Budget 

Budget Item Cost 
Acquisition Costs $500,000 
Hard Construction Costs $98,091,325 
Soft Construction Costs $14,420,791 
Financing Costs $4,295,577 
Developer Fee $4,962,308 
Total Development Cost $122,000,000 

Source: Barrett Visionary Development 
 
Table 2: Preliminary Total Development Cost 

Development Component Cost 
Public  $17,500,000 
Private $104,500,000 
Total Development Cost $122,000,000 

Source: Barrett Visionary Development  
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Key uses within the development budget include the following: 
 

• Land Acquisition. The Developer is proposing to acquire the development site for $500,000 
from the County. The County would place these funds into a litigation reserve to defend title of 
the land, if necessary. 
 

• Hard Construction Costs. A total of $92.6 million in base building costs are included in the 
Developer’s preliminary construction budget based on the Developer’s schematic designs for 
The Couture and preliminary pricing discussions with contractors. The scope of SB Friedman’s 
review did not include a full independent review of hard construction costs due to their 
preliminary nature. SB Friedman understands that the City will conduct a more detailed review 
of the construction costs associated with the public components of The Couture as estimates 
are refined. A breakdown of hard costs by building component, as provided by the Developer, is 
presented in Table 3 below. In addition to vertical construction costs, these figures include $4.0 
million in demolition work and $2.7 million in construction contingency.  

 
Table 3: Hard Construction Cost Estimates 

Budget Item Building Demolition & 
Site Work 

Contingency Total Contract 

Residential $56,300,000 $1,896,352 $1,745,891 $59,942,243 
Residential Parking $8,900,000 $2,184,640 $332,539 $11,417,179 
Public Parking $3,150,000 $269,199 $102,576 $3,521,775 
Retail/Restaurant $6,000,000 $470,641 $194,119 $6,664,760 
Public Areas $11,550,000 $1,346,114 $386,883 $13,282,997 
Total Hard Construction Costs $85,900,000 $4,000,000 $2,697,000 $92,597,000 

Source: Barrett Visionary Development 
 

• Soft Costs. A total of $14.4 million in soft costs are included in the construction budget for The 
Couture. For benchmarking purposes, “soft costs” are defined here to include architectural and 
engineering costs; construction management, professional and leasing fees; and expenses 
associated with taxes and insurance during construction, but not to include financing costs or 
reserves. SB Friedman benchmarked overall soft costs as defined above as a percentage of hard 
costs for The Couture against recently proposed new construction residential developments that 
have received or been considered for TID gap financing assistance in Milwaukee. As illustrated in 
Table 4 below, soft costs within the development budget are estimated at 10.5% of total hard 
costs, falling in line with the ranges typically observed by SB Friedman. 
 

Table 4: Soft Construction Cost Benchmarks 
Development Soft Costs as a Percentage 

of Hard Costs [1] 
Moderne 8.0% 
Bookends (as proposed) 10.5% 
North End Phase 2 11.1% 
Average, Recent Downtown Residential Projects 9.9% 
The Couture 10.5% 

[1] Less reserves and financing costs 
Source: Barrett Visionary Development 
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• Financing Costs. Approximately $4.0 million in financing costs have been included in The 
Couture budget. SB Friedman has validated the Developer’s calculations for construction 
interest based on the current development budget, financing assumptions, and construction 
draw schedule.  
 

• Tenant Improvement Allowance. A preliminary tenant improvement (TI) allowance of $3.7 
million for retail tenants, which equals approximately $74 per square foot, is included in the 
Developer’s project uses. This figure can vary widely by tenant type; however, the Developer’s 
assumed level of TI allowance is commensurate with tenants that would require a higher level of 
buildout contribution, such as restaurants.   
 

• Developer Fee. Approximately $4.7 million in developer fee has been included in The Couture 
budget. This constitutes approximately 3.85% of total development costs. SB Friedman has 
benchmarked developer fees for similar recent residential developments in Milwaukee, as 
presented in Table 5 below. The amount of developer fee included in the budget is within the 
range observed in recent developments.  

 
Table 5: Developer Fee Benchmarks 

Development Developer Fee as a Percentage 
of Total Development Cost 

Moderne 3.74% 
Bookends (as proposed) 4.00% 
North End Phase 2 3.89% 
Average, Recent Downtown Residential Projects 3.88% 
The Couture 3.85% 

Source: Barrett Visionary Development 
 
DEVELOPER PROPOSED SOURCES 
 
The Developer proposes to finance The Couture with the sources outlined below. Financing assumptions 
from the pro forma submitted on August 29, 2014 are estimates based on preliminary conversations 
between the Developer and potential lenders, and it is our understanding that term sheets or letters of 
intent have not yet been obtained by the Developer to date due to the preliminary stage of The 
Couture. In addition to the requested TID financing, the Developer’s anticipated private funding sources 
include: 
 

• Senior Debt. The Developer anticipates $79.4 million in conventional financing assuming a 1.25x 
debt coverage ratio at stabilization. The Developer’s pro forma assumes interest-only payments 
through stabilization at a 5.0% interest rate, followed by amortization over a 30-year period 
with a 5.5% interest rate.  
 

• Developer Equity. The Developer anticipates raising $25.1 million in equity to finance 
development, including up to approximately $5 million from the developer and current 
partners, and $20 million in outside investor funds.  

 
The Developer’s anticipated equity contribution to The Couture is substantial, and the scale of this 
contribution is such that it is unlikely that the funding can only be raised from the Developer and close 
associates/affiliates. Therefore, it is imperative that The Couture deliver levels of return that are 
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sufficient to attract substantial outside investor equity. SB Friedman also notes that, per the Developer’s 
current pro forma, debt coverage (as opposed to a loan-to-value or loan-to-cost ratio) is the limiting 
factor on how much senior debt can be raised. A full breakdown of sources, as submitted by the 
Developer, is presented in Table 2 in Appendix 2. 
 
DEVELOPER CASH FLOW ASSUMPTIONS 
 
SB Friedman has reviewed the Developer’s preliminary pro forma and compared key cash flow 
assumptions with those outlined by two available market studies: a draft residential market study 
prepared by Appraisal Research Counselors (“Market Study”), dated July 2014, and a draft parking study 
prepared by Desman Associates (“Parking Study”), dated August 2014. Key assumptions from the pro 
forma are described below. 
 

• Rental Residential Income. Cash flow from the residential component constitutes 82% of 
effective gross income (EGI) at stabilization. Projected rents range from $1,620 for a studio unit 
to $6,869 for a penthouse unit, or $1.83 to $3.50 per square foot. Penthouse rents per square 
foot are significantly higher in the Developer’s pro forma than in the Market Study, while 
smaller units on lower floors have lower rents per square foot than projected. However, 
variations are approximately offsetting, yielding an overall average of $2.34 per square foot in 
average rental rate in the pro forma as compared to $2.39 per square foot projected in the 
Market Study.  
 

• Retail Income. The retail component comprises a substantially smaller share of projected EGI 
(13%). Gross retail rents are assumed to average $32/sf in the Developer pro forma. Due to the 
preliminary nature of The Couture, no leasing plan or market study for the retail component is 
yet available. However, SB Friedman reviewed prevailing area rents using CoStar. This initial 
analysis suggested that the Developer’s assumed rents are generally at the top of or higher than 
prevailing market range currently found in Downtown Milwaukee and in mixed-use projects in 
areas such as the Third Ward and Eastside. However, the signature location of The Couture and 
substantial allowance for tenant buildout are likely to be supportive of rents at or above the top 
of existing ranges.  
 

• Parking. Parking rates account for 6% of EGI at stabilization, with the Developer projecting $375 
in monthly revenue from the public spaces and $200 in monthly revenue from the residential 
spaces. Both of these assumptions are significantly higher than those projected in the Parking 
Study, which concludes $135 for the public spaces and $175 for the residential spaces. 
Conversations with the Developer indicate that spaces will likely be leased to neighboring office 
developments during the day and then open for retail and public uses during the evenings and 
weekends, creating higher utilization rates that may account for the higher gross revenue per 
space. 
 

• Residential Absorption. The pro forma assumes 12 residential units are absorbed per month, 
close to the midpoint of the 10-15 unit per month conclusion reached in the Market Study. This 
absorption pace is in line with absorption at the Moderne and 1610 on Water residential 
developments. However, as noted in the Market Study, the recent North End Phase 2 
development achieved substantially higher absorption, leasing 26 residential units per month. 
While absorption is assumed to be similar to rates achieved in the Moderne development, the 
Developer’s leasing assumptions may be somewhat conservative due to The Couture’s marquee 
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location, its smaller average unit sizes, and the fact that the Developer assumes no pre-leasing 
will occur prior to building opening.  

 
• Income and Expense Escalation. Income and expenses in the Developer’s pro forma do not 

escalate until stabilization in Year 7. Upon stabilization, residential rental rates escalate at 2.7% 
annually, retail and parking rental income escalates at 3.0% annually, and expenses inflate 2.5% 
annually.  

 
As set forth in the points above, SB Friedman notes a mixture of Developer assumptions in the pro 
forma that may be somewhat conservative (e.g., pre-leasing, starting point for rent escalation, 
residential rents) and others that may be somewhat aggressive (e.g., parking revenue per space, rate of 
rent growth vs. expense growth). A certain level of conservatism is appropriate and typical at the early 
stages of project design. Overall, SB Friedman did not make adjustments to the Developer’s income or 
expense assumptions based on these observations. The Developer’s absorption schedule and operating 
pro forma are presented in Tables 3 and 4 in Appendix 2. 
 
Review of Need for Financial Assistance 
 
SB Friedman has conducted a preliminary analysis of the Developer’s pro forma to determine whether 
TID assistance from the City, which would fund the public components of The Couture, appears to be 
needed to make the project financially feasible. The Couture’s need for financial assistance has been 
analyzed under two scenarios: without TID assistance and with the requested $17.5 million in TID 
assistance from the City. 
 
For both scenarios, SB Friedman made the following four adjustments to the Developer’s pro forma to 
analyze returns:  
 

• The Developer’s 8/29/14 pro forma appears to double count expenses attributed to parking 
operations in Years 3 through 6. SB Friedman adjusted the parking Net Operating Income (NOI) 
to properly reflect projected expenses as outlined in the pro forma assumptions. 
 

• The Developer’s pro forma includes approximately $4.8 million in negative cash flow in Years 3 
and 4, impacting the projected rates of return. This potential issue is addressed in the 
Developer’s capital budget through the inclusion of a similarly-sized operating deficit reserve. 
Accordingly, SB Friedman believes it is a more appropriate approach to reflect the use of this 
reserve as an offsetting revenue source that results in no negative NOI in these initial years, and 
adjusted the pro forma accordingly. 
 

• The Developer’s pro forma assumes a reversion sale occurs at the end of Year 15 based on 
projected Year 15 NOI and using a 5.5% terminal cap rate. SB Friedman adjusted the pro forma 
to calculate a reversion sale based on projected Year 16 NOI, a more typical practice known as 
“forward capping,” but also added a deduction from the reversion sale price to reflect a 3% cost 
of sale, also a more typical practice. 

 
• For calculations of Return on Cost, SB Friedman deducted the amount of TID assistance from the 

Developer’s cost, as is typical for analysis of returns on public/private gap-financed projects. 



City of Milwaukee TID No. 82 Economic Feasibility Study 
 

  
SB FRIEDMAN | DEVELOPMENT ADVISORS  10 www.sbfriedman.com  

Without this adjustment, TID assistance would have no impact on returns on cost, therefore 
defeating the utility of this particular return metric.  

 
Using these parameters, SB Friedman estimates that the Developer’s preliminary pro forma generates a 
stabilized yield on cost (1st year stabilized Net Operating Income divided by total project cost) of 5.6% 
and an unleveraged Internal Rate of Return (IRR) of 6.2% without TID assistance to fund the public 
components of the project, as presented in Table 6 below. To benchmark these returns, SB Friedman 
reviewed the Couture’s unleveraged IRR against the PricewaterhouseCoopers (PwC) Real Estate Investor 
Survey, which provides a return metric most comparable to the unleveraged IRR.  
 
As shown in the table, the returns without TID assistance appear to fall significantly short of the 7.9% 
market return benchmark, indicating that The Couture would be unlikely to proceed if it were forced to 
absorb the costs of the proposed public improvements without offsetting funding via TID assistance. 
Without TID assistance, substantial pressure would be placed on The Couture’s need for private equity. 
Senior debt appears to be capped by debt coverage constraints in the pro forma; therefore, it is unlikely 
that any additional debt could be obtained by the Developer to fund the public amenity and 
infrastructure components of The Couture that would not generate material revenues for The Couture. 
Additional equity would likely need to be raised dollar-for-dollar to fund these costs, exacerbating the 
impacts on financial feasibility.  
 
Table 6: Projected Developer Returns  

Returns Metric Industry 
Benchmark [1] 

Without TID 
Assistance 

With Requested 
TID Assistance 

Stabilized Yield on Cost n/a 5.6% 6.5% 
Annualized Internal Rate of Return (IRR) 
on Total Investment 

7.9% 6.2% 7.9% 

Sources: SB Friedman, Barrett Visionary Development, PricewaterhouseCoopers 
[1] PricewaterhouseCoopers (PwC) Real Estate Investor Survey, Quarter 3, 2014 
 
As shown in Table 6, SB Friedman’s analysis suggests the Developer could achieve market levels of 
return on cost with the requested $17.5 million in TID assistance to fund the public components of The 
Couture. Therefore, it appears likely that TID financial assistance from the City would be required to 
make The Couture financially feasible and have a reasonable opportunity to attract the necessary level 
of private financing. This conclusion is based on the somewhat preliminary information available on The 
Couture at this time. However, absent a material change in project scope or material divergence in 
construction hard costs from the estimates provided by the Developer, SB Friedman does not believe it 
is likely that the fundamental need for gap financing assistance will be eliminated as The Couture moves 
closer to fruition. 
 
Table 5 in Appendix 2 shows the cash flow projections for the two scenarios (i.e., without assistance and 
with assistance) discussed above.  
 
Framework for Disbursement of TID Funds 
 
As discussed previously, the $17.5 million in TID assistance for The Couture would be used for non-
revenue generating public components of The Couture. Because the Developer’s preliminary 
construction budget is based on schematic designs for The Couture and preliminary pricing discussions 
with contractors, the actual costs associated with the public component of The Couture are likely to 
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change as The Couture reaches full design. To help ensure that the TID assistance is directly linked to its 
intended purposes, SB Friedman understands that:  
 

• The City intends to separately engage an independent consultant later in the design process to 
certify the Developer’s construction costs, including the public components to be funded with 
TID proceeds. Therefore, if the refined cost estimate for these improvements is found to be less 
than the $17.5 million currently budgeted, the level of TID assistance would be reduced 
accordingly.  
 

• Disbursement of TID funds during construction of The Couture is expected to be directly linked 
to construction costs for the specifically identified public project components, with construction 
disbursement, escrow, and progress inspection elements included.  
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4. Incremental Property Tax Revenues 

SB Friedman projected incremental property tax revenues to evaluate the period in which the TID might 
reasonably be expected to generate sufficient cash flow to fully amortize the debt associated with 
proposed TID expenditures of $49.15 million. The scope of this incremental revenue projection includes 
projected new TID revenues resulting from the proposed 833 East and The Couture. The development 
phasing, assessment, and bonding assumptions used to develop these projections and the results of the 
analysis are presented in this section. 
 
TID Projection Assumptions and Methodology 
 
Appendix 3 summarizes the key assumptions used to project TID revenues. These assumptions, as well 
as SB Friedman’s methodology, are described below. 
 
BASE VALUE OF TID 
 
Under Wisconsin Department of Revenue guidelines, the base value of the TID will be equal to the 
assessed value (AV) of the parcels as of January 1, 2015, assuming the TID is created before September 
30, 2015. The Couture site, which is currently owned by the County, is property tax-exempt for the 2014 
tax year. If the Developer’s purchase of The Couture site closes before January 1, 2015, the 2015 AV of 
the parcels would likely be adjusted to equal the purchase price, per typical practice by the Assessor’s 
Office. Based on information provided by the City, sale of The Couture site is expected to close after 
January 1, 2015; therefore, the base value of The Couture site is expected to be $0. If the sale closes 
prior to January 1, the higher resulting base value would impact the amount of TID revenue generated 
by The Couture. According to the City’s Assessor’s Office, the current 2014 assessed value of the parcels 
associated with 833 East is $5.4 million. While demolition of the existing building has occurred and site 
preparation is underway, no vertical construction is expected to occur before January 1, 2015. 
Therefore, the total assumed base value for the TID is $5.4 million. 
 
SOURCES OF TID REVENUE 
 
The proposed TID includes a total of 2 taxkeys, one of which is currently under redevelopment as the 
833 East office tower and the other The Couture mixed-use residential and retail project. Incremental 
property tax revenues resulting from the increased value of these properties comprise the revenue 
stream for the TID. The development program for each project is presented in Chapter 1 of this report. 
 
VALUATION ASSUMPTIONS 
 
SB Friedman and its subconsultant American Design, Inc. researched comparable properties for the 
residential, office, retail, and parking components of 833 East and The Couture, and interviewed the 
City’s Assessor’s Office to project the expected assessed valuation (AV) of each development. The 
valuation assumptions are based on currently available information about each development, and 
include the following:   
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833 East  
 
833 East includes Class A office space, parking and first-floor restaurant space. 

 
• Office. Based on conversations with the Assessor’s Office and the City, it appears 833 East is 

most comparable to two existing office buildings in Downtown Milwaukee: the Ernst and Young 
office building at 875 East Michigan Street and the US Bank building at 777 East Wisconsin 
Avenue. These buildings are located adjacent to 833 East and command the highest office rents 
and AVs in Downtown Milwaukee. The valuation of these existing office properties, adjusted for 
parking, is based on their most current assessment levels as of January 1, 2014 and 
conversations with the Assessor’s Office regarding typical market occupancy levels at 
stabilization. Based on the comparable developments, the total stabilized assessed valuation of 
the office component of 833 East is estimated at approximately $74.3 million ($208 per gross 
square foot) in 2014 dollars. 

 
• Restaurant. Based on the review of other new restaurant spaces in Downtown, SB Friedman 

estimates that the first-floor 6,000-square-foot restaurant at 833 East would be valued at 
approximately $140 per rentable building square foot at stabilization. This is similar to the 
valuation of the Carson’s restaurant located in the Moderne residential development, and 
would result in retail AV of approximately $840,000 (2014 dollars). 
 

• Parking. SB Friedman estimates that the structured parking spaces associated with 833 East are 
likely to have similar AV to the parking components of office and residential buildings located 
Downtown, including the Moderne, Yankee Hill Apartments, Park Lafayette Towers and US 
Bank. These parking spaces have an average 2014 AV of $8,400 per space. SB Friedman has 
therefore estimated that parking associated with 833 will be valued at $8,400 per space, 
resulting in a stabilized valuation of approximately $3.8 million (2014 dollars) for the parking 
component of 833 East.  

 
Based on these assumptions, the total stabilized assessed valuation of 833 East is estimated to be 
approximately $79.0 million (2014 dollars). 

 
The Couture  
 
The Couture includes apartments, first-floor retail and parking space. 

 
• Apartments. Project information provided by Barrett Visionary Development indicates that The 

Couture apartments are likely to carry a similar assessed valuation to the rental components of 
the newest, most comparable residential buildings located Downtown including the Moderne 
and Park Lafayette, which have a 2014 AV of $140 per square foot. SB Friedman adjusted this 
value upward based on the rent premium expected to be commanded by The Couture, resulting 
in a stabilized assessed value of $160 per square foot for The Couture. The total stabilized 
assessed valuation of the residential component of The Couture is estimated at approximately 
$44.3 million (2014 dollars). 
 

• Retail. Conversations with the Assessor’s Office indicate that first-floor retail space is typically 
valued based on triple-net rents of $15-25 per square foot in Downtown Milwaukee. Per the 
assessor, this equates to $50 to $150 in assessed value per square foot, as confirmed in a review 
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of first-floor retail space in other mixed-use properties, including 455 E. Ogden, 1000 N. Water 
and 1040 N. Water. The Developer’s pro forma indicates the retail component of The Couture is 
expected to achieve triple net rents of $25 per square foot. Based on information from the 
Assessor’s Office, this rent level equates to an assessed value of approximately $150 per square 
foot or a total assessed value of $7.5 million at stabilization (2014 dollars).  
 

• Parking. SB Friedman has used the same parking valuation assumptions for The Couture as for 
833 East. The $8,400 in AV per space results in stabilized parking value of $4.8 million (2014 
dollars) for The Couture. 
 

Based on these assumptions, the projected stabilized value of The Couture property is estimated to be 
approximately $56.6 million (2014 dollars). 

 
PHASING AND TIMING OF ASSESSMENTS 
 

• 833 East. Construction at 833 East began in June 2014 and is anticipated to be completed by 
February 2016. According to information provided by the City, as of January 1, 2015 
underground work is expected to have been completed, but no vertical construction will have 
been started. Construction is anticipated to be 90% complete by January 1, 2016. Based on 
tenant information provided by Irgens as of October 2014, approximately 168,000 square feet of 
the building is pre-leased. The retail space is expected to reach stabilized occupancy in 2017, 
with the office space reaching stabilized occupancy in 2019. Based on expected construction 
progress as of January 1, 2016, current preleasing and conversations with the Assessor’s Office, 
SB Friedman estimates that approximately 75% of the total stabilized assessed value will be 
recognized in 2016. Additional value is then assessed each year proportionally with expected 
leasing through stabilization in 2019.  
 

• The Couture. Based on information provided by Barrett Visionary Development, the Developer 
aims to break ground for The Couture in January 2016 and complete construction by October 
2018. The Developer expects the residential rental portion of The Couture will reach full 
stabilization by 2022 and the retail space will reach stabilized occupancy levels in 2023. 
Following this occupancy schedule, we assume that value will first be recognized in 2017 based 
on construction progress throughout 2016, with the partially assessed construction value equal 
to roughly 32% of final stabilized total, with an additional 33% of value during construction 
assessed in 2017 based on the expected construction schedule. Additional value is then 
assumed to be assessed proportionately with lease-up of units and space until stabilization is 
reached in 2022. 

 
OTHER TID ASSUMPTIONS 
 

• Tax Rate. Our analysis considered historical trends in the overall City of Milwaukee property tax 
rate over the past 5, 10, 15, and 20-year periods. The tax rate has trended downward over the 
20-year analysis period at compound annual rate of about -1.13% (20-year history). The tax rate 
has trended up over the past five years due to the decline and stagnation of property values in 
the aftermath of the Great Recession. For our analysis, SB Friedman assumed that the tax rate 
applicable to 2014 assessed values will equal the 2013 tax rate of 3.062% ($30.62 per $1,000 of 
value) and will subsequently remain constant.  
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• Equalization. A Wisconsin Department of Revenue equalization factor of 100% is assumed for 
the full life of the TID for the purposes of calculating incremental revenues. This methodology 
was selected due to the unpredictability of the equalization factor for the purposes of making 
any future projections.  
 

• Property Value Growth. SB Friedman’s projections assume 1.0% annual growth in assessments 
for all properties within the TID boundary. This assumption applies to future inflationary 
increases in value after new redevelopment projects reach fully stabilized assessment levels.  

 
• Personal Property. The potential assessed value of personal property within the TID has not 

been projected in this analysis. 
 
Projected TID Revenues 
 
Incremental revenues were projected over the 27-year statutory life of the proposed TID, as presented 
in Appendix 4. The projection scenario accounts for incremental revenues generated by 833 East and 
The Couture. Based on the absorption, timing, phasing and other TID assumptions described above, a 
total of about $120 million in undiscounted TID revenues are projected over the life of the TID in this 
scenario. 
 
Projected Amortization of TID Debt 
 
SB Friedman evaluated the time frame over which bonds issued to fund the proposed $49.15 million in 
TID public improvements and other project-related costs described in Section 2 of this report could be 
amortized using projected incremental real property tax revenues.  
 
Based on information provided by the City, SB Friedman assumed that the $49.15 million in TID 
expenditures would be funded with three General Obligation (GO) bond issuances. The City anticipates 
issuing $16.15 million in GO bonds in 2017, $25.0 million in GO bonds in 2018, and $8.0 million in GO 
bonds in 2019. SB Friedman analyzed the projected TID revenues and the projected timeframe required 
to amortize the $49.15 million in TID costs plus associated capitalized interest and bond issuance costs. 
 
METHODOLOGY 
 
Key assumptions used in projecting the amortization of TID expenditures include the following: 
 

• Bond Interest Rates. SB Friedman assumed an interest rate of 4.75% on the bonds. This rate is 
reflective of the City’s approximate cost of funds recently used for TID feasibility analysis. 
 

• Term, Target Debt Service and Carry Costs. The projections assume two years of capitalized 
interest, followed by 15 years of level principal and interest payments, based on the typical 
methodology used by the City to analyze the potential amortization of TID expenditures. For the 
15 level payment years following the interest-only period, a “TID Annual Debt Service Target” is 
defined. This amount is equal to the annual level-payment debt service on a 15-year 
amortization of the total bond issue. In each of the 15 amortization years, this Annual Debt 
Service Target is compared to the available Repayment Sources. Any shortfalls relative to this 
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target are accrued and carry a 4.0% annual interest charge until they are repaid. Any surpluses 
versus the target are used to pay down the accumulated shortfalls. 

 
• Issuance Costs. SB Friedman assumed an issuance cost of 1.0% of the total bond principal 

amount. 
 

PROJECTED AMORTIZATION  
 
Based on the TID projections for 833 East and The Couture and the amortization assumptions outlined 
above, SB Friedman projects full amortization of the $49.15 million in TID expenditures plus capitalized 
interest and bond issuance costs by Year 19 of the TID or tax year 2034. This calculation is illustrated in 
Appendix 5.  
 
In consideration of the two distinct types of TID expenditures contemplated – streetcar line costs and 
public improvement costs associated with The Couture – and recognizing that construction of The 
Couture may not proceed immediately, the East Michigan TID Project Plan allows the City to proceed 
with financing streetcar line and administrative costs with increment generated by 833 East alone. 
Under a scenario in which construction of The Couture does not proceed as currently contemplated, the 
City anticipates issuing $6.15 million in GO bonds in 2017, $17.5 million in GO bonds in 2018, and $8.0 
million in GO bonds in 2019 to fund streetcar line and administrative costs. Based on TID projections for 
833 East alone and the amortization assumptions outlined above, SB Friedman projects full amortization 
of the $31.65 million in streetcar, street repaving and administrative TID expenditures and bond 
issuance costs by Year 20 of the TID or tax year 2035. This calculation is illustrated in Appendix 6. 
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Appendix 1: East Michigan TID Boundary 
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Appendix 2: Financial Analysis 

Table 1: Full Schedule of Development Costs 

 
Source: Barrett Visionary Development (8-29-14)  

LINE-ITEM TOTAL COST % OF TOTAL
Acquisition
Land Acquisition $500,000 0.41%
Hard Costs
Construction Hard Costs $92,597,000 75.90%
LED Message Board $1,500,000 1.23%
Retail/Restaurant Tenant Improvement $3,737,625 3.06%
Furniture Fixtures & Equipment $256,700 0.21%
Soft Costs
Survey $20,000 0.02%
Architect & Engineer Design $1,500,000 1.23%
Architect & Engineer Supervision $500,000 0.41%
Geotechnical Engineer $50,000 0.04%
Environmental & Soils $35,000 0.03%
Developer Legal $450,000 0.37%
Accounting $140,000 0.11%
Misc. 3rd Party Reports $25,000 0.02%
Site Supervision & Construction Management $925,970 0.76%
Communications & PR $200,000 0.16%
Leasing Marketing & Advertising $800,000 0.66%
Leasing Overhead $150,000 0.12%
Apartment Staging & Models $100,000 0.08%
Real Estate Taxes During Construction $3,000,000 2.46%
Insurance $200,000 0.16%
Operating Deficit $4,700,000 3.85%
General Contingency $1,624,821 1.33%
Financing Costs
Interest During Construction $2,645,225 2.17%
Application Fee $25,000 0.02%
Lender Loan Fee $396,784 0.33%
Loan Brokerage Fee $793,568 0.65%
Title & Recording $50,000 0.04%
Lender Legal $50,000 0.04%
Inspection Fee $75,000 0.06%
City TIF Costs
City Legal Costs $50,000 0.04%
Annual Audit Requirement $75,000 0.06%
3rd Party Feasibil ity $60,000 0.05%
Compliance $75,000 0.06%
SUBTOTAL: $117,307,692 96.15%
Developer Fee $4,692,308 3.85%
TOTAL USES: $122,000,000 100.00%

USES
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Table 2: Full Breakdown of Development Sources 

 
Source: Barrett Visionary Development (8-29-14)

LINE-ITEM TOTAL COST % OF TOTAL
Construction Loan $79,356,758 65.05%
City Public Infrastructure TIF $17,500,000 14.34%
Developer Cash $25,143,242 20.61%
TOTAL SOURCES: $122,000,000 100.00%

SOURCES
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Table 3: Developer’s Projected Absorption Schedule 

 
Source: Barrett Visionary Development (8-29-14)  

Lease-up Period 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20
Month from Closing 33 34 35 36 37 38 39 40 41 42 43 44 45 46 47 48 49 50 51 52
Development Year 3 3 3 3 4 4 4 4 4 4 4 4 4 4 4 4 5 5 5 5

Apartments:
Avg Absorption 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12
Units Leased 12 24 36 48 60 72 84 96 108 120 132 144 156 168 180 192 204 216 228 240
Total Units 302 302 302 302 302 302 302 302 302 302 302 302 302 302 302 302 302 302 302 302
Occupancy 3.97% 7.95% 11.92% 15.89% 19.87% 23.84% 27.81% 31.79% 35.76% 39.74% 43.71% 47.68% 51.66% 55.63% 59.60% 63.58% 67.55% 71.52% 75.50% 79.47%

Retail/Restaurant:
SF Leased 6,578 6,578 6,578 6,578 10,964 10,964 10,964 10,964 10,964 10,964 10,964 10,964 10,964 10,964 10,964 10,964 32,891 32,891 32,891 32,891
Total SF 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835
Occupancy 13.20% 13.20% 13.20% 13.20% 22.00% 22.00% 22.00% 22.00% 22.00% 22.00% 22.00% 22.00% 22.00% 22.00% 22.00% 22.00% 66.00% 66.00% 66.00% 66.00%

Public Parking:
Avg Spaces Occupied 50 50 50 50 100 100 100 100 100 100 100 100 100 100 100 100 140 140 140 140
Total Spaces 147 147 147 147 147 147 147 147 147 147 147 147 147 147 147 147 147 147 147 147
Occupancy 33.97% 33.97% 33.97% 33.97% 67.93% 67.93% 67.93% 67.93% 67.93% 67.93% 67.93% 67.93% 67.93% 67.93% 67.93% 67.93% 95.11% 95.11% 95.11% 95.11%

Lease-up Period 21 22 23 24 25 26 27 28 29 30 31 32 33 34 35 36 37 38 39 40
Month from Closing 53 54 55 56 57 58 59 60 61 62 63 64 65 66 67 68 69 70 71 72
Development Year 5 5 5 5 5 5 5 5 6 6 6 6 6 6 6 6 6 6 6 6

Apartments:
Avg Absorption 12 12 12 7 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Units Leased 252 264 276 283 283 283 283 283 283 283 283 283 283 283 283 283 283 283 283 283
Total Units 302 302 302 302 302 302 302 302 302 302 302 302 302 302 302 302 302 302 302 302
Occupancy 83.44% 87.42% 91.39% 93.71% 93.71% 93.71% 93.71% 93.71% 93.71% 93.71% 93.71% 93.71% 93.71% 93.71% 93.71% 93.71% 93.71% 93.71% 93.71% 93.71%

Retail/Restaurant:
SF Leased 32,891 32,891 32,891 32,891 32,891 32,891 32,891 32,891 43,855 43,855 43,855 43,855 43,855 43,855 43,855 43,855 43,855 43,855 43,855 43,855
Total SF 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835
Occupancy 66.00% 66.00% 66.00% 66.00% 66.00% 66.00% 66.00% 66.00% 88.00% 88.00% 88.00% 88.00% 88.00% 88.00% 88.00% 88.00% 88.00% 88.00% 88.00% 88.00%

Public Parking:
Avg Spaces Occupied 140 140 140 140 140 140 140 140 140 140 140 140 140 140 140 140 140 140 140 140
Total Spaces 147 147 147 147 147 147 147 147 147 147 147 147 147 147 147 147 147 147 147 147
Occupancy 95.11% 95.11% 95.11% 95.11% 95.11% 95.11% 95.11% 95.11% 95.11% 95.11% 95.11% 95.11% 95.11% 95.11% 95.11% 95.11% 95.11% 95.11% 95.11% 95.11%
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Table 4: Developer’s Projected Operating Pro Forma 

 
Source: Barrett Visionary Development (8-29-14) 
 
  

YEAR 1-2 3 4 5 6 7 8 9 10 11 12 13 14 15

PROJECT PHASES Construction
Construction, 
Occ. Month 8 Lease-Up Lease-Up Stabilization Performing Performing Performing Performing Performing Performing Performing Performing Performing

RESIDENTIAL INCOME:
Avg Unit PMI (Gross Rent) $2,639 $2,639 $2,639 $2,639 $2,639 $2,711 $2,784 $2,859 $2,936 $3,016 $3,097 $3,181 $3,266
Avg Unit Rent Increases 0.00% 0.00% 0.00% 0.00% 2.70% 2.70% 2.70% 2.70% 2.70% 2.70% 2.70% 2.70% 2.70%
Total Units 302 302 302 302 302 302 302 302 302 302 302 302 302
Units Rented 36 192 283 283 283 283 283 283 283 283 283 283 283
% Occupancy 11.92% 63.58% 93.71% 93.71% 93.71% 93.71% 93.71% 93.71% 93.71% 93.71% 93.71% 93.71% 93.71%
RESIDENTIAL EGI: $316,732 $3,990,827 $8,169,054 $8,963,524 $8,963,524 $9,205,540 $9,454,089 $9,709,350 $9,971,502 $10,240,733 $10,517,232 $10,801,198 $11,092,830

RETAIL INCOME:
Avg Gross Rent/SF $32.00 $32.00 $32.00 $32.00 $32.00 $32.96 $33.95 $34.97 $36.02 $37.10 $38.21 $39.36 $40.54
Avg Rent Increases 0.00% 0.00% 0.00% 0.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Rentable SF Leased 6,578 10,964 32,891 43,855 43,855 43,855 43,855 43,855 43,855 43,855 43,855 43,855 43,855
Rentable SF 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835 49,835
Occupancy 13.20% 22.00% 66.00% 88.00% 88.00% 88.00% 88.00% 88.00% 88.00% 88.00% 88.00% 88.00% 88.00%
RETAIL EGI: $70,168 $350,838 $1,052,515 $1,403,354 $1,403,354 $1,445,454 $1,488,818 $1,533,482 $1,579,487 $1,626,871 $1,675,678 $1,725,948 $1,777,726

PARKING INCOME:
Avg Annual Rate Per Space $4,500 $4,500 $4,500 $4,500 $4,500 $4,635 $4,774 $4,917 $5,065 $5,217 $5,373 $5,534 $5,700
Avg Rent Increases 0.00% 0.00% 0.00% 0.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Avg Spaces Fil led 50 100 140 140 140 140 140 140 140 140 140 140 140
PARKING EGI: $75,000 $450,000 $630,000 $630,000 $630,000 $648,900 $668,367 $688,418 $709,071 $730,343 $752,253 $774,821 $798,065

Avg Project Expense Increases 0.00% 0.00% 0.00% 0.00% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50%
Residential Expenses $1,021,838 $3,065,515 $3,606,488 $3,606,488 $3,606,488 $3,696,650 $3,789,067 $3,883,793 $3,980,888 $4,080,410 $4,182,421 $4,286,981 $4,394,156
Retail  Expenses $82,228 $336,386 $448,515 $448,515 $448,515 $459,728 $471,221 $483,002 $495,077 $507,454 $520,140 $533,143 $546,472
Parking Expenses $28,704 $86,112 $86,112 $86,112 $97,638 $100,079 $102,581 $105,145 $107,774 $110,468 $113,230 $116,061 $118,962
EXPENSES: $1,133,927 $3,497,110 $4,154,712 $4,154,712 $4,152,641 $4,256,457 $4,362,868 $4,471,940 $4,583,739 $4,698,332 $4,815,790 $4,936,185 $5,059,590

NET OPERATING INCOME: $0 -$672,027 $1,294,555 $5,696,857 $6,842,166 $6,844,237 $7,043,437 $7,248,406 $7,459,310 $7,676,321 $7,899,615 $8,129,373 $8,365,781 $8,609,032
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Table 5: Projected Developer Returns 

 
Source: SB Friedman, Barrett Visionary Development (8-29-14) 
  

Year Year Year Year Year Year Year Year Year Year Year Year Year Year Year Year
0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15

TOTAL SOURCES OF CASH
NOI $0 $0 $0 -$672,027 $1,294,555 $5,696,857 $6,842,166 $6,844,237 $7,043,437 $7,248,406 $7,459,310 $7,676,321 $7,899,615 $8,129,373 $8,365,781 $8,609,032
Payout of Operating Shortfall  Reserve $1,994,640 $2,673,283
Reversion Proceeds $156,246,815
TOTAL $0 $0 $0 $1,322,613 $3,967,838 $5,696,857 $6,842,166 $6,844,237 $7,043,437 $7,248,406 $7,459,310 $7,676,321 $7,899,615 $8,129,373 $8,365,781 $164,855,847

TOTAL USES OF CASH
Debt Service - 1st Mortgage $0 $0 $0 $1,322,613 $3,967,838 $3,967,838 $5,460,173 $5,460,173 $5,460,173 $5,460,173 $5,460,173 $5,460,173 $5,460,173 $5,460,173 $5,460,173 $5,460,173
Debt Repayment - 1st Mortgage $65,251,152
Equity Distributions $0 $0 $1,729,019 $1,381,993 $1,384,064 $1,583,264 $1,788,233 $1,999,137 $2,216,148 $2,439,442 $2,669,200 $2,905,608 $94,144,522
TOTAL $0 $0 $1,322,613 $3,967,838 $5,696,857 $6,842,166 $6,844,237 $7,043,437 $7,248,406 $7,459,310 $7,676,321 $7,899,615 $8,129,373 $8,365,781 $164,855,847

Annual Debt Coverage 0.33              1.44              1.25              1.25              1.29              1.33              1.37              1.41              1.45              1.49              1.53              1.58               

Unleveraged Cash Flow without TID Assistance
NOI $0 $0 $0 -$672,027 $1,294,555 $5,696,857 $6,842,166 $6,844,237 $7,043,437 $7,248,406 $7,459,310 $7,676,321 $7,899,615 $8,129,373 $8,365,781 $8,609,032
Reversion Proceeds $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $156,246,815
Total Project Costs (net TIF) -$2,509,001 -$36,254,280 -$37,498,855 -$45,737,864 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
TOTAL -$2,509,001 -$36,254,280 -$37,498,855 -$46,409,892 $1,294,555 $5,696,857 $6,842,166 $6,844,237 $7,043,437 $7,248,406 $7,459,310 $7,676,321 $7,899,615 $8,129,373 $8,365,781 $164,855,847
Annual Yield on Cost 1.1% 4.6% 5.6% 5.6% 5.7% 5.9% 6.1% 6.3% 6.4% 6.6% 6.8% 7.0%

Unleveraged IRR 6.2%
Unleveraged Cash Flow with TID Assistance, as Requested
NOI $0 $0 $0 -$672,027 $1,294,555 $5,696,857 $6,842,166 $6,844,237 $7,043,437 $7,248,406 $7,459,310 $7,676,321 $7,899,615 $8,129,373 $8,365,781 $8,609,032
Reversion Proceeds $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $156,246,815
Total Project Costs (net TIF) -$2,509,001 -$22,634,241 -$33,618,894 -$45,737,864 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
TOTAL -$2,509,001 -$22,634,241 -$33,618,894 -$46,409,892 $1,294,555 $5,696,857 $6,842,166 $6,844,237 $7,043,437 $7,248,406 $7,459,310 $7,676,321 $7,899,615 $8,129,373 $8,365,781 $164,855,847
Annual Yield on Cost 1.2% 5.4% 6.5% 6.5% 6.7% 6.9% 7.1% 7.3% 7.5% 7.7% 8.0% 8.2%

Unleveraged IRR 7.9%

Reversion Calculations
16th Year NOI 8,859,355$      
Terminal Cap Rate 5.5%
Terminal Value 161,079,191$  
Cost of Sale 3% (4,832,376)$     
Net Reversion Proceeds 156,246,815$  
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Appendix 3: TID Assumptions 

  
  

Table 1: Bonding [1]
Interest Rate on Bonds 4.75%
Cost of Funds  (Local Government Investment Pool) 4.0%
Issuance Costs @ 1.0%
Capitalized Interest Allowance @ 10.0%
Assumed Level P&I Payments 15
[1] Al l  bonding assumptions  per discuss ions  with Comptrol ler's  office.

Table 2: Rates
General Inflation 1%
2013 Net Property Tax Rate [1] 3.062%
Tax Rate: Compounded Rate of Change [2] 0%
Tax Collection Rate [3] 100%
[1] Ci ty of Mi lwaukee Assessor.

[3] SB Friedman assumption.

Table 3: Project Costs
Streetcar Line Segments 31,000,000$             
Public Costs associated with the Couture 17,500,000$             
Administration 500,000$                  
Street Repaving 150,000$                  
Total Project Costs 49,150,000$             
Source: Ci ty of Mi lwaukee, Barrett Vis ionary Development

[2] Assumes  no change in tax rate and 1% growth in absolute tax revenue via  1% 
increase in AV.
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Table 4: The Couture Building Valuation
2014 Assessed Value (Base EAV) [1] $0
Development Program [2]
Site Size (SF) 96,130
Site Size (Acres) 2.2
Stories 44
Gross SF 698,460
Rentable Residential SF 276,855
Residential Units 302
Private Parking Spaces 423
Public Parking Spaces 147
Total Parking Spaces 570
Parking (sf) 210,245
Rentable Commercial SF 49,835
[1] Ci ty of Mi lwaukee Assessor

[2] Barrett Vis ionary Development

Parking (per space) 8,400$                 
Apartments (per SF) 160$                    

Retail  (per SF) 150$                    
Source: SB Friedman, American Des ign

Program Unit [1] $/Unit [2] Total Valuation Stabilization [3]
Parking (spaces) 570 8,400$                 4,788,000$    
Apartments (SF) 276,855 160$                    44,296,800$  94%
Retail  (SF) 49,835 150$                    7,475,250$    88%
Total 56,560,050$  
[1] Barrett Vis ionary Development

[2]  SB Friedman, American Des ign

[3]  Ci ty of Mi lwaukee Assessor

Table 7: Couture Value Additions
New AV Current/

Cumulative Annual Cumulative Cumulative % $ Cumulative % $ $ Annual Cumulative Recognized Projected AV
Progress Addition Addition  Occupancy Addition Addition Cumulative Occupancy Addition Addition Cumulative Addition Cumulative Addition Addition

2014 0% -$               -$                     0% 0 -$             -$                0% 0% -$               -$                -$              -$                -$                 -$                  -$                    -$                    
2015 0% -$               -$                     0% 0 -$             -$                0% 0% -$               -$                -$              -$                -$                 -$                  -$                    -$                    
2016 0% -$               -$                     0% 0 -$             -$                0% 0% -$               -$                -$              -$                -$                 -$                  -$                    -$                    
2017 32% 17,986,096$ 17,986,096$       0% 0 -$             -$                0% 0% -$               -$                -$              -$                17,986,096$  17,986,096$    17,986,096$     17,986,096$     
2018 65% 19,004,177$ 36,990,273$       0% 0 -$             -$                0% 0% -$               -$                -$              -$                19,004,177$  36,990,273$    19,004,177$     36,990,273$     
2019 0% -$               -$                     12% 4% 1,949,685$ 1,949,685$    13% 5% 387,951$      387,951$       1,656,648$  1,656,648$    3,994,284$     40,984,557$    3,994,284$       40,984,557$     
2020 0% -$               -$                     60% 22% 7,798,741$ 9,748,427$    22% 9% 258,673$      646,624$       -$              1,656,648$    8,057,414$     49,041,971$    8,057,414$       49,041,971$     
2021 0% -$               -$                     94% 35% 5,578,266$ 15,326,693$ 66% 26% 1,293,189$   1,939,813$    -$              1,656,648$    6,871,455$     55,913,426$    6,871,455$       55,913,426$     
2022 0% -$               -$                     94% 35% -$             15,326,693$ 88% 35% 646,624$      2,586,437$    -$              1,656,648$    646,624$        56,560,050$    646,624$           56,560,050$     

Parking Total 

Downtown comparables, 2014 AV
Downtown comparables, 2014 AV adjusted for rent premium

Based on conversation with assessor

Construction Apartments

Table 6: The Couture Projected Total AV

Table 5: The Couture Projected AV per Gross Unit at Stabilization

Retail
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Table 8: 833 East Building Valuation
2014 Assessed Value (Base EAV) [1] 5,400,000$      
Development Program [2]
Office (SF) 358,017
Parking Spaces 456
Restaurant (SF) 6,000
[1] Ci ty of Mi lwaukee Assessor

[2] Irgens

Table 9: 833 East Projected AV per Gross Unit at Stabilization
Office (per SF)  $                208 
Parking (per space)  $             8,400 
Restaurant (per SF)  $                140 

Source: SB Friedman

Program Unit $/Unit Total Valuation Stabilization 
Parking (spaces) 456 $8,400 $3,830,400
Office (SF) 358,017 $208 $74,327,680 95%
Restaurant (SF) 6,000 $140 $840,000 100%
Total $78,998,080

Table 11: 833 East Value Additions
New AV Current/

Cumulative Annual Cumulative Cumulative % $ Cumulative Cumulative % $ Cumulative $ Cumulative Annual Cumulative Recognized Projected AV
Progress Addition Addition  Occupancy Addition Addition Addition Occupancy Addition Addition Addition Addition Addition Addition Addition

2014 0% -$                  -$                   0% 0% -$                -$                0% 0% -$          -$           -$           -$          -$                -$                -$                5,400,000$    
2015 0% -$                  -$                   0% 0% -$                -$                0% 0% -$          -$           -$           -$          -$                -$                -$                5,400,000$    
2016 75% 59,248,560$   59,248,560$    0% 0% -$                -$                0% 0% -$          -$           -$           -$          59,248,560$ 59,248,560$ 53,848,560$ 59,248,560$ 
2017 0% -$                  -$                   65% 17% 12,713,945$ 12,713,945$ 100% 25% 210,000$ 210,000$  957,600$  957,600$ 13,881,545$ 73,130,105$ 13,881,545$ 73,130,105$ 
2018 0% -$                  -$                   92% 24% 5,281,177$    17,995,122$ 100% 25% -$          210,000$  -$           957,600$ 5,281,177$    78,411,282$ 5,281,177$    78,411,282$ 
2019 0% -$                  -$                   95% 25% 586,797$       18,581,920$ 100% 25% -$          210,000$  -$           957,600$ 586,797$       78,998,080$ 586,797$       78,998,080$ 
2020 0% -$                  -$                   95% 25% -$                18,581,920$ 100% 25% -$          210,000$  -$           957,600$ -$                78,998,080$ -$                78,998,080$ 
2021 0% -$                  -$                   95% 25% -$                18,581,920$ 100% 25% -$          210,000$  -$           957,600$ -$                78,998,080$ -$                78,998,080$ 
2022 0% -$                  -$                   95% 25% -$                18,581,920$ 100% 25% -$          210,000$  -$           957,600$ -$                78,998,080$ -$                78,998,080$ 

Retail Parking Total Construction

Ernst & Young Building (adjusted for parking) and US Bank, 2014 AV 
Downtown comparables, Actual 2014 EAV
Moderne Carson's, 2014 AV

Table 10: The 833 East Projected Total AV

Office
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Appendix 4: TID Projections 

 

Table 1: TID Projections

Total Couture 833 E. Total Total Total Total
2014 1.00 5,400,000$  -$                -$                 -$                 5,400,000$        -$                    3.062%

Base 2015 1.01 5,400,000$  -$                -$                 -$                 5,400,000$        -$                    3.062% -$                  
1 2016 1.02 5,400,000$  -$                54,930,916$  54,930,916$  60,384,916$      54,984,916$     3.062% -$                  
2 2017 1.03 5,400,000$  18,531,093$ 14,302,170$  32,833,262$  93,822,027$      88,422,027$     3.062% 1,683,638$      
3 2018 1.04 5,400,000$  19,775,823$ 5,495,614$    25,271,437$  120,031,684$    114,631,684$   3.062% 2,707,482$      
4 2019 1.05 5,400,000$  4,198,033$    616,730$        4,814,763$     126,046,764$    120,646,764$   3.062% 3,510,022$      
5 2020 1.06 5,400,000$  8,553,108$    -$                 8,553,108$     135,860,339$    130,460,339$   3.062% 3,694,204$      
6 2021 1.07 5,400,000$  7,367,130$    -$                 7,367,130$     144,586,073$    139,186,073$   3.062% 3,994,696$      
7 2022 1.08 5,400,000$  700,201$       -$                 700,201$        146,732,134$    141,332,134$   3.062% 4,261,878$      
8 2023 1.09 5,400,000$  -$                -$                 -$                 148,199,456$    142,799,456$   3.062% 4,327,590$      
9 2024 1.10 5,400,000$  -$                -$                 -$                 149,681,450$    144,281,450$   3.062% 4,372,519$      

10 2025 1.12 5,400,000$  -$                -$                 -$                 151,178,265$    145,778,265$   3.062% 4,417,898$      
11 2026 1.13 5,400,000$  -$                -$                 -$                 152,690,047$    147,290,047$   3.062% 4,463,730$      
12 2027 1.14 5,400,000$  -$                -$                 -$                 154,216,948$    148,816,948$   3.062% 4,510,021$      
13 2028 1.15 5,400,000$  -$                -$                 -$                 155,759,117$    150,359,117$   3.062% 4,556,775$      
14 2029 1.16 5,400,000$  -$                -$                 -$                 157,316,708$    151,916,708$   3.062% 4,603,996$      
15 2030 1.17 5,400,000$  -$                -$                 -$                 158,889,876$    153,489,876$   3.062% 4,651,690$      
16 2031 1.18 5,400,000$  -$                -$                 -$                 160,478,774$    155,078,774$   3.062% 4,699,860$      
17 2032 1.20 5,400,000$  -$                -$                 -$                 162,083,562$    156,683,562$   3.062% 4,748,512$      
18 2033 1.21 5,400,000$  -$                -$                 -$                 163,704,398$    158,304,398$   3.062% 4,797,651$      
19 2034 1.22 5,400,000$  -$                -$                 -$                 165,341,442$    159,941,442$   3.062% 4,847,281$      
20 2035 1.23 5,400,000$  -$                -$                 -$                 166,994,856$    161,594,856$   3.062% 4,897,407$      
21 2036 1.24 5,400,000$  -$                -$                 -$                 168,664,805$    163,264,805$   3.062% 4,948,034$      
22 2037 1.26 5,400,000$  -$                -$                 -$                 170,351,453$    164,951,453$   3.062% 4,999,168$      
23 2038 1.27 5,400,000$  -$                -$                 -$                 172,054,967$    166,654,967$   3.062% 5,050,813$      
24 2039 1.28 5,400,000$  -$                -$                 -$                 173,775,517$    168,375,517$   3.062% 5,102,975$      
25 2040 1.30 5,400,000$  -$                -$                 -$                 175,513,272$    170,113,272$   3.062% 5,155,658$      
26 2041 1.31 5,400,000$  -$                -$                 -$                 177,268,405$    171,868,405$   3.062% 5,208,868$      
27 2042 1.32 5,400,000$  -$                -$                 -$                 179,041,089$    173,641,089$   3.062% 5,262,611$      
-- 2043 -- 5,316,890$      

120,791,869$ Total Proceeds, 2015-2043 (Not Discounted)

TID
 Year

Assmt 
Year

Inflation 
Factor

Frozen Base 
Value

New AV  Total TID 
Value

Incremental 
Value

Property 
Tax Rate

Gross TID 
Revenue

TID Projected Valuation
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Appendix 5: Amortization 
 

 

Table 1: Funding Structure

Assumed Bonding Assumed Year Amount
Plus Issuance 

Costs
Capitalized 

Interest Total Issuance

Years of TID 
Before 

Payment 
Begins

Infrastructure/Public Costs (1) 2017 16,150,000$     $        160,000  $   1,795,556  $17,955,556 4
Infrastructure/Public Costs (2) 2018 25,000,000$     $        250,000  $   2,805,556  $28,055,556 5
Infrastructure/Public Costs (3) 2019 8,000,000$       $          80,000  $       897,778  $   8,977,778 6
[1] Amount and i ssuance costs  based on information from RACM. Tota l  Is suance and Capita l i zed Interest estimated based on typica l  RACM GO bond assumptions .

Table 2: Amortization

TID Annual TID Annual TID Annual Annual Cumulative Interest TID Could
TID Calendar TID-Backed Debt Service Principal TID-Backed Debt Service Principal TID-Backed Debt Service Principal Surplus/ Fund Earnings/  Prepay

Year Year Bonds Issued Target Balance Bonds Issued Target Balance Bonds Issued Target Balance (Shortfall) Balance (Carry Cost) on Outstanding 
Payments Payments Payments Cuml. Balance Principal

0 2015 -$                       -$                      -$                   -$                 -$                -$               -$                 -$                    -$                -$                    -$                     -$                     -$                    NO
1 2016 -$                       -$                      -$                   -$                 -$                -$               -$                 -$                    -$                -$                    -$                     -$                     -$                    NO
2 2017 1,683,638$          17,955,556$       -$                   17,955,556$  -$                -$               -$                 -$                    -$                -$                    1,683,638$         1,683,638$        67,346$             NO
3 2018 2,707,482$          -$                      -$                   17,955,556$  28,055,556$ -$               28,055,556$  -$                    -$                -$                    2,707,482$         4,458,466$        178,339$           NO
4 2019 3,510,022$          -$                      -$                   17,955,556$  -$                -$               28,055,556$  8,977,778$       -$                8,977,778$       3,510,022$         8,146,827$        325,873$           NO
5 2020 3,694,204$          -$                      1,700,771$      17,107,674$  -$                -$               28,055,556$  -$                    -$                8,977,778$       1,993,433$         10,466,133$      418,645$           NO
6 2021 3,994,696$          -$                      1,700,771$      16,219,518$  -$                2,657,454$   26,730,740$  -$                    -$                8,977,778$       (363,529)$           10,521,250$      420,850$           NO
7 2022 4,261,878$          -$                      1,700,771$      15,289,174$  -$                2,657,454$   25,342,997$  -$                    850,385$       8,553,837$       (946,732)$           9,995,367$        399,815$           NO
8 2023 4,327,590$          -$                      1,700,771$      14,314,639$  -$                2,657,454$   23,889,335$  -$                    850,385$       8,109,759$       (881,020)$           9,514,162$        380,566$           NO
9 2024 4,372,519$          -$                      1,700,771$      13,293,814$  -$                2,657,454$   22,366,624$  -$                    850,385$       7,644,587$       (836,091)$           9,058,638$        362,346$           NO

10 2025 4,417,898$          -$                      1,700,771$      12,224,500$  -$                2,657,454$   20,771,585$  -$                    850,385$       7,157,320$       (790,712)$           8,630,271$        345,211$           NO
11 2026 4,463,730$          -$                      1,700,771$      11,104,393$  -$                2,657,454$   19,100,781$  -$                    850,385$       6,646,907$       (744,879)$           8,230,603$        329,224$           NO
12 2027 4,510,021$          -$                      1,700,771$      9,931,081$     -$                2,657,454$   17,350,614$  -$                    850,385$       6,112,250$       (698,589)$           7,861,238$        314,450$           NO
13 2028 4,556,775$          -$                      1,700,771$      8,702,037$     -$                2,657,454$   15,517,314$  -$                    850,385$       5,552,196$       (651,835)$           7,523,853$        300,954$           NO
14 2029 4,603,996$          -$                      1,700,771$      7,414,613$     -$                2,657,454$   13,596,933$  -$                    850,385$       4,965,541$       (604,614)$           7,220,193$        288,808$           NO
15 2030 4,651,690$          -$                      1,700,771$      6,066,036$     -$                2,657,454$   11,585,333$  -$                    850,385$       4,351,018$       (556,920)$           6,952,080$        278,083$           NO
16 2031 4,699,860$          -$                      1,700,771$      4,653,403$     -$                2,657,454$   9,478,182$     -$                    850,385$       3,707,306$       (508,750)$           6,721,414$        268,857$           NO
17 2032 4,748,512$          -$                      1,700,771$      3,173,669$     -$                2,657,454$   7,270,942$     -$                    850,385$       3,033,018$       (460,098)$           6,530,172$        261,207$           NO
18 2033 4,797,651$          -$                      1,700,771$      1,623,647$     -$                2,657,454$   4,958,857$     -$                    850,385$       2,326,701$       (410,959)$           6,380,420$        255,217$           NO
19 2034 4,847,281$          -$                      1,700,771$      (0)$                   -$                2,657,454$   2,536,949$     -$                    850,385$       1,586,834$       (361,329)$           6,274,308$        250,972$           YES
20 2035 4,897,407$          -$                      -$                   (0)$                   -$                2,657,454$   0$                     -$                    850,385$       811,824$           1,389,568$         7,914,847$        316,594$           YES
21 2036 4,948,034$          -$                      -$                   (0)$                   -$                -$               0$                     -$                    850,385$       0$                       4,097,649$         12,329,091$      493,164$           YES
22 2037 4,999,168$          -$                      -$                   (0)$                   -$                -$               0$                     -$                    -$                0$                       4,999,168$         17,821,422$      712,857$           YES
23 2038 5,050,813$          -$                      -$                   (0)$                   -$                -$               0$                     -$                    -$                0$                       5,050,813$         23,585,093$      943,404$           YES
24 2039 5,102,975$          -$                      -$                   (0)$                   -$                -$               0$                     -$                    -$                0$                       5,102,975$         29,631,472$      1,185,259$       YES
25 2040 5,155,658$          -$                      -$                   (0)$                   -$                -$               0$                     -$                    -$                0$                       5,155,658$         35,972,389$      1,438,896$       YES
26 2041 5,208,868$          -$                      -$                   (0)$                   -$                -$               0$                     -$                    -$                0$                       5,208,868$         42,620,153$      1,704,806$       YES
27 2042 5,262,611$          -$                      -$                   (0)$                   -$                -$               0$                     -$                    -$                0$                       5,262,611$         49,587,569$      1,983,503$       YES

2043 5,316,890$          -$                      -$                   (0)$                   -$                -$               0$                     -$                    -$                0$                       5,316,890$         56,887,962$      2,275,518$       YES
120,791,869$      17,955,556$       25,511,559$    (0)$                   28,055,556$ 39,861,811$ 0$                     8,977,778$       12,755,779$  0$                       42,662,720$       56,887,962$      16,500,761$     

TID Payoff AnalysisInfrastructure/Public Costs (1)  Infrastructure/Public Costs (2) Infrastructure/Public Costs (3)

TOTALS

Projected 
Incremental 

Property Taxes

Debt Service - 2017 Debt Service - 2018 Debt Service - 2019
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Appendix 6: Amortization without Increment from The Couture 
 

 

Table 1: Funding Structure - Assuming No Couture Increment

Assumed Bonding Assumed Year Amount
Plus Issuance 

Costs
Capitalized 

Interest Total Issuance

Years of TID 
Before 

Payment 
Begins

Infrastructure/Public Costs (1) 2017 6,150,000$       $          61,500  $       673,333  $   6,733,333 4
Infrastructure/Public Costs (2) 2018 17,500,000$     $        175,000  $   1,963,889  $19,638,889 5
Infrastructure/Public Costs (3) 2019 8,000,000$       $          80,000  $       897,778  $   8,977,778 6
[1] Amount and i ssuance costs  based on information from RACM. Tota l  Is suance and Capita l i zed Interest estimated based on typica l  RACM GO bond assumptions .

Table 2: Amortization - Assuming No Couture Increment

TID Annual TID Annual TID Annual Annual Cumulative Interest TID Could
TID Calendar TID-Backed Debt Service Principal TID-Backed Debt Service Principal TID-Backed Debt Service Principal Surplus/ Fund Earnings/  Prepay

Year Year Bonds Issued Target Balance Bonds Issued Target Balance Bonds Issued Target Balance (Shortfall) Balance (Carry Cost) on Outstanding 
833 East Alone Payments Payments Payments Cuml. Balance Principal

0 2015 -$                       -$                      -$                   -$                 -$                -$               -$                 -$                    -$                -$                    -$                     -$                     -$                    NO
1 2016 -$                       -$                      -$                   -$                 -$                -$               -$                 -$                    -$                -$                    -$                     -$                     -$                    NO
2 2017 1,683,638$          6,733,333$          -$                   6,733,333$     -$                -$               -$                 -$                    -$                -$                    1,683,638$         1,683,638$        67,346$             NO
3 2018 2,140,060$          -$                      -$                   6,733,333$     19,638,889$ -$               19,638,889$  -$                    -$                -$                    2,140,060$         3,891,044$        155,642$           NO
4 2019 2,331,390$          -$                      -$                   6,733,333$     -$                -$               19,638,889$  8,977,778$       -$                8,977,778$       2,331,390$         6,378,076$        255,123$           NO
5 2020 2,375,242$          -$                      637,789$          6,415,378$     -$                -$               19,638,889$  -$                    -$                8,977,778$       1,737,453$         8,370,652$        334,826$           NO
6 2021 2,400,648$          -$                      637,789$          6,082,319$     -$                1,860,218$   18,711,518$  -$                    -$                8,977,778$       (97,359)$             8,608,119$        344,325$           NO
7 2022 2,426,308$          -$                      637,789$          5,733,440$     -$                1,860,218$   17,740,098$  -$                    850,385$       8,553,837$       (922,084)$           8,030,359$        321,214$           NO
8 2023 2,452,224$          -$                      637,789$          5,367,990$     -$                1,860,218$   16,722,534$  -$                    850,385$       8,109,759$       (896,168)$           7,455,406$        298,216$           NO
9 2024 2,478,400$          -$                      637,789$          4,985,180$     -$                1,860,218$   15,656,637$  -$                    850,385$       7,644,587$       (869,992)$           6,883,630$        275,345$           NO
10 2025 2,504,837$          -$                      637,789$          4,584,187$     -$                1,860,218$   14,540,109$  -$                    850,385$       7,157,320$       (843,555)$           6,315,421$        252,617$           NO
11 2026 2,531,539$          -$                      637,789$          4,164,147$     -$                1,860,218$   13,370,547$  -$                    850,385$       6,646,907$       (816,853)$           5,751,185$        230,047$           NO
12 2027 2,558,508$          -$                      637,789$          3,724,155$     -$                1,860,218$   12,145,430$  -$                    850,385$       6,112,250$       (789,884)$           5,191,348$        207,654$           NO
13 2028 2,585,747$          -$                      637,789$          3,263,264$     -$                1,860,218$   10,862,120$  -$                    850,385$       5,552,196$       (762,645)$           4,636,357$        185,454$           NO
14 2029 2,613,258$          -$                      637,789$          2,780,480$     -$                1,860,218$   9,517,853$     -$                    850,385$       4,965,541$       (735,134)$           4,086,677$        163,467$           NO
15 2030 2,641,044$          -$                      637,789$          2,274,764$     -$                1,860,218$   8,109,733$     -$                    850,385$       4,351,018$       (707,348)$           3,542,796$        141,712$           NO
16 2031 2,669,108$          -$                      637,789$          1,745,026$     -$                1,860,218$   6,634,727$     -$                    850,385$       3,707,306$       (679,284)$           3,005,223$        120,209$           NO
17 2032 2,697,452$          -$                      637,789$          1,190,126$     -$                1,860,218$   5,089,659$     -$                    850,385$       3,033,018$       (650,940)$           2,474,492$        98,980$             NO
18 2033 2,726,080$          -$                      637,789$          608,868$        -$                1,860,218$   3,471,200$     -$                    850,385$       2,326,701$       (622,312)$           1,951,160$        78,046$             NO
19 2034 2,754,995$          -$                      637,789$          0$                     -$                1,860,218$   1,775,864$     -$                    850,385$       1,586,834$       (593,398)$           1,435,809$        57,432$             NO
20 2035 2,784,198$          -$                      -$                   0$                     -$                1,860,218$   -$                 -$                    850,385$       811,824$           73,595$               1,566,836$        62,673$             YES
21 2036 2,813,693$          -$                      -$                   0$                     -$                -$               -$                 -$                    850,385$       0$                       1,963,308$         3,592,817$        143,713$           YES
22 2037 2,843,484$          -$                      -$                   0$                     -$                -$               -$                 -$                    -$                0$                       2,843,484$         6,580,014$        263,201$           YES
23 2038 2,873,572$          -$                      -$                   0$                     -$                -$               -$                 -$                    -$                0$                       2,873,572$         9,716,787$        388,671$           YES
24 2039 2,903,961$          -$                      -$                   0$                     -$                -$               -$                 -$                    -$                0$                       2,903,961$         13,009,420$      520,377$           YES
25 2040 2,934,654$          -$                      -$                   0$                     -$                -$               -$                 -$                    -$                0$                       2,934,654$         16,464,451$      658,578$           YES
26 2041 2,965,654$          -$                      -$                   0$                     -$                -$               -$                 -$                    -$                0$                       2,965,654$         20,088,683$      803,547$           YES
27 2042 2,996,965$          -$                      -$                   0$                     -$                -$               -$                 -$                    -$                0$                       2,996,965$         23,889,195$      955,568$           YES

2043 3,028,588$          -$                      -$                   0$                     -$                -$               -$                 -$                    -$                0$                       3,028,588$         27,873,351$      1,114,934$       
70,715,248$        6,733,333$          9,566,835$      0$                     19,638,889$ 27,903,268$ -$                 8,977,778$       12,755,779$  0$                       20,489,367$       27,873,351$      8,498,918$       

TID Payoff AnalysisInfrastructure/Public Costs (1)  Infrastructure/Public Costs (2) Infrastructure/Public Costs (3)

TOTALS

Projected 
Incremental 

Property Taxes -

Debt Service - 2017 Debt Service - 2018 Debt Service - 2019
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Appendix 7: Limitations 

LIMITATIONS OF ENGAGEMENT 
 
Our report is based on estimates, assumptions, and other information developed from research of the 
market, knowledge of the industry, and meetings/teleconferences during which we obtained certain 
information. Some assumptions inevitably will not materialize, and unanticipated events and 
circumstances may occur; therefore, actual results achieved during the period covered by our analysis 
will necessarily vary from those shown here and the variations may be material. 
 
The terms of this engagement are such that we have no obligation to revise the report to reflect events 
or conditions which occur subsequent to the date of the report. These events or conditions include 
without limitation economic growth trends, governmental actions, changes in assessment practices, 
changes in the TID statute, interest rates and other factors. However, we are available to discuss the 
necessity for revision in view of changes in the economic or market factors affecting the proposed 
project. 
 
Our report is intended solely for your information, for purposes of amending a Tax Incremental 
Financing district. It should not be relied upon by any other person, firm or corporation or for any other 
purposes. Neither the report nor its contents, nor any reference to our Firm, may be included or quoted 
in any offering circular or registration statement, appraisal, sales brochure, prospectus, loan, or other 
agreement or document intended for use in obtaining funds from individual investors. 
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Exhibit 6: Letter from the City Attorney 
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