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I.

INTRODUCTION
This document is the Project Plan (“Project Plan”) for Tax Incremental District Number Five,
City of Brookfield (“T.I.D. #5” or “the District”). The Project Plan has been prepared in
conformance with the provisions of Wisconsin Statutes Section 66.1105 (the “Tax Increment
Law”).
The City of Brookfield has established the goal of creating a mixed use, sustainable business
park on the former Ruby Farm and Journal Communications lands located within the City’s
Calhoun Road South Targeted Investment Area (T.I.A.) or “node” as a priority in the City’s
2035 Comprehensive Plan (“City Plan”), it’s supporting documents and in the City’s biannual strategic planning. More specifically, the City identified strategies and actions that
can be taken to achieve this goal in a report entitled “The Calhoun Road South
Neighborhood Plan, Node Land Use and Transportation Plan” (“Neighborhood Plan”) which
was adopted July 17, 2001 and subsequently amended.
A Milwaukee based development company, Irgens, has proposed to develop a project called
“The Corridor” on said lands. The Corridor is a 65-acre mixed use real estate development
with potential uses to include retail, medical/wellness, hospitality, residential, and
corporate office components. The Corridor is bounded by Bluemound Road to the north,
Calhoun Road to the east, Interstate 94 to the south and Brookfield Lakes Corporate Center
to the west. The development also includes a 1.2 acre parcel located east of Calhoun Road.
The Neighborhood Plan includes a list of strategies and actions the City can take to achieve
the plan’s goals. One of these strategies is the creation of public/private partnership
interventions including the use of tax increment financing (T.I.F.) in order to create tax
increment Districts (T.I.D.) for selected areas located within the Neighborhood Plan area.
The Neighborhood Plan states (page 73):
“The creation of public/private partnerships should be utilized as a means to foster high quality
development, provide public infrastructure, and create a meaningful public domain. If developers
are left to provide upgraded infrastructure, it is generally allocated out of the construction budget
and can diminish the quality of the end product, or the development can be privatized resulting in
a disconnect from its surroundings and no sense of the larger community building commitment.
The public/private partnerships can be used to assist the developer with these costs through
financial tools (T.I.F.s, mixed-use developments, etc.), as well as the facilitation of the public
approval process. All planning should be based on a sound market analysis that carefully defines
and prioritizes the demand for each commercial and resident T.I.A. use.”

T.I.D.’s can offset extraordinary site development costs if a case is made that such costs
exceed normal site development costs. The costs of site preparation, utility extensions,
public streets, street and open space amenities and other improvements needed to create a
competitive business park can, in some cases, exceed what can be fully borne by the private
sector given the prevailing market for sale or lease of business space in other business
parks located elsewhere within the region. This dilemma is more acute when the competing
business parks were developed with some form of municipal financial assistance, like tax
increment financing. To remain competitive in the marketplace and in order to attract Class
A retail, office, or hospitality-based tenants or buyers, the relative cost of creating a
business park needs to be competitive. If the costs to construct and develop the business
park cannot be fully absorbed in a budget that is affordable to the developer of the business
park, the business park will be at a competitive disadvantage and will lose tenants to other
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locations or the pace of the lease-up or sales of sites and buildings (market absorption) will
not keep pace with competitively valued business parks.
Construction and development costs need to be offset with corresponding revenues from
lease or sale revenues. If costs exceed the revenues secured from a non-competitive
business park then the business park will suffer and this will lead to vacancies or a stagnant
market absorption of the business park.
Alternatively, supplemental revenues via new property taxes generated by the development
located within a T.I.D. can help offset extraordinary development costs. If the City would
create a T.I.D., the City could direct that the newly created property tax revenues be
utilized to offset the extraordinary costs. The new tax revenue generated over time within
the T.I.D. would create a source of supplemental revenues that would retire the debt that
the City would incur in paying for public improvement costs. Once the debt is fully retired,
the T.I.D. can be dissolved and the new property taxes can flow towards the corresponding
taxing authorities – namely the City, Waukesha County, School District of Elmbrook and
Waukesha County Technical College.
The Brookfield Community Development Authority (CDA) has been identified as the lead City
agency to implement the identified public-private sector partnerships, including the creation
of a T.I.D. This Project Plan has been reviewed by the CDA, on January 27, 2015 and
forwarded to the Brookfield Plan Commission, Common Council and Joint Review Board for
approval and authorization to create T.I.D. #5 – The Corridor. Four previous T.I.D.s were
created in the City. Brookfield T.I.D. #1 was created in 1978 and Brookfield T.I.D. #2 was
created in 1979. Both have been dissolved. Brookfield T.I.D. #3 was created in 2004 and is
expected to be dissolved in 2027. T.I.D. #4 was created in December 2014 and is expected
to be dissolved in 2028.
II.

STATEMENT OF BOUNDARIES
T.I.D. #5 consists of four properties containing approximately 66 acres on lands located
south of Bluemound Road and north of Interstate 94 at Calhoun Road. See Map 1 below for
specific boundaries. A list of properties contained within the T.I.D. #5 boundary is contained
Appendix 1.
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III.

STATEMENT OF NEED, TYPE of DISTRICT, PLAN GOALS and OBJECTIVES
A. Statement of Need per Wisconsin Statutory References: The City of Brookfield is proposing
to create T.I.D. #5 to:
1. Assist in the financing of public improvements for a development that would not occur
at a level of quality with sufficient public amenities to compete with other comparable
business parks without the use of tax incremental financing. [WI 66.1105(4m)(c)1.a.]
2. Assist in the development of a business park that creates increased employment,
business and personal income and property value and other economic benefits, equal
to or exceeding the cost of the improvements. [WI 66.1105(4m)(c)1.b.]
3. Assist in the development of a business park that induces the aforementioned
economic benefits to a level that outweighs the anticipated tax increments to be paid
by the owners of property in the overlying taxing Districts. [WI 66.1105(4m)(c)1.c.]
4. The improvement of the area is likely to enhance significantly the value of substantially
all of the other real property in the District. [WI 66.1105(4)(gm)4.b.b.]
B. Type of District – The City of Brookfield declares:
1. That T.I.D. #5 is a mixed-use District based on the identification and classification of
the property as described herein. [WI 66.1105(4)(gm)6.]
2. Not less than 50%, by area, of the real property located within T.I.D. #5 is suitable
for mixed-use development; wherein "mixed-use development" means development
that contains a combination of industrial, commercial, or residential uses. [WI.
66.1105(4)(gm)4.a.]
C. Plan Goals and Objectives:
1. Competitive Business Park.
As previously stated, a tax increment financing investment (T.I.F.) in T.I.D. #5 will
make The Corridor competitive with other business parks and commercial
developments in surrounding communities that have utilized or propose to utilize tax
increment financing. The following is a list of business parks or commercial
developments that are or are proposed to be supported through tax increment
financing:
The Corners – Town of Brookfield
 $42,000,000 T.I.F. for parking and infrastructure.
 $170,000,000 value projected.
 24.7% T.I.F. as a percentage of projected value.
Innovation Park – Wauwatosa
 $12,500,000 T.I.F. for infrastructure and $6,000,000 T.I.F. for potential
additional infrastructure per project plan amendment.
 $90,000,000 projected value.
 20.6% T.I.F.as a percentage of projected value.
4

Mayfair Collection – Wauwatosa
 $8,500,000 T.I.F. for infrastructure.
 $50,000,000 projected value.
 17.0% T.I.F.as a percentage of projected value.
Research Park – Wauwatosa
 $10,000,000 in T.I.F. for park infrastructure and $32,500,000 in T.I.F. for highimpact corporate office projects.
 $206,000,000 current value.
 20.6% T.I.F.as a percentage of projected value.
(SOURCE: IRGENS)

2. Job Creation.
The Corridor, as a fully developed project, will create a significant number of
temporary and permanent jobs. It is estimated that when fully built The Corridor will
create construction jobs and permanent retail, healthcare, hospitality, and office jobs
equal to:



Construction Job Creation – 501 jobs
Permanent Job Creation – 3,014 jobs
(SOURCE: IRGENS)

3. Implementation of the Neighborhood Plan.
The Neighborhood Plan identified the following goals and objectives for the former
Ruby Farm/Journal Communications lands:
“The Neighborhood Vision proposes the Ruby Farm/WTMJ property as a centerpiece
for the community and the defining moment along the Bluemound corridor. As one
of the last and largest greenfield sites within the City of Brookfield, the Ruby
Farms/WTMJ property has the ability to capitalize on its unique position within the
area and redefine the identity of this neighborhood by providing for a mixed-use
development that blends residential, retail, office and civic uses” (Page 43). (Ed.
note: in November, 2014, the Common Council amended the plan to permit the
exclusion of residential uses from the mix of land uses anticipated to be developed
on the lands located west of Calhoun Road.)
“…….the Ruby Homestead is preserved as a link to the area’s past and converted to
a non-intensive use, such as a visitor center or interpretive center……” (Page 44).
“…….In addition, the Ruby Family homestead should be preserved and incorporated
within the “hedge row” and remain visible as a landmark……” (Page 64).
“….The general strategy for this District is the creation of strong and identifiable open
space that serves to create a memorable identity for the Bluemound experience as
well as provide a central amenity for the entire Calhoun Road South Neighborhood
area. This will require a partnership between the landowners, school District, and city
to implement….” (Page 68).
5

In addition to creating a competitive business park and creating jobs, The Corridor
will implement the following components of the Neighborhood Plan through tax
increment funding of the following public improvements that provide benefit to the
Brookfield community:


Ruby House and Barn: As a long-standing fixture in the Brookfield community,
the Ruby House shall be renovated and repurposed with a public or private use,
such as offices for Visit Brookfield or other related public or quasi-public entities.
The Ruby Barn will be relocated adjacent to the Ruby House and preserved as a
barn, with its specific future use to be determined.



Pedestrian Trails: The Corridor will have walking trails within the Deer Creek
environmental corridor that will make up part of the Brookfield Greenway
Corridor trail system. The Corridor environmental trail will connect Ruby Park to
future trails located within the Brookfield Lakes Corporate Center.



Public Sidewalks and Open Spaces: The Corridor development will feature a
network of sidewalks that creates synergistic pedestrian linkages throughout the
business park, connecting the variety of land uses in The Corridor in addition to
the surrounding neighborhood and provide access to dedicated public open
spaces that will include public amenities.



Extension of Patrick Boulevard: Irgens will dedicate almost two acres of land for
the future westward extension of Golf Parkway to Patrick Boulevard and
construct this extension in a future phase. The extension will create a street grid
between Bluemound Road, Calhoun Road and Brookfield Road that positively
impacts traffic flow and will be constructed during a future phase conditioned
upon DNR approval of the wetlands crossing.



New Bluemound Road Traffic Signal: The Corridor development will include a
new traffic signal at the intersection of Bluemound Road and Discovery Drive.
The Bluemound Road signal improves public access to the development and
provides a safe means for ingress and egress to eastbound and westbound
Bluemound Road. Further, the new signal improves overall public access to the
Brownstones Shopping Center and other properties located on the north side of
Bluemound Road.



New Calhoun Road Traffic Signal: The Corridor development will include a new
traffic signal at the intersection of Calhoun Road and Golf Parkway. The Calhoun
Road signal improves public access to the development and provides a safe
means for ingress and egress to northbound and southbound Calhoun Road. The
controlled intersection also creates a safe environment for the residential
neighborhoods to the east and Swanson School to the north.



Infrastructure Supporting the Construction of a Hotel: With demand for an
additional hotel in Brookfield, a new high-image flag hotel would satisfy a current
market need. T.I.D. 5 would finance the infrastructure supporting the hotel.
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Infrastructure Supporting the Construction of a potential Conference Center:
Brookfield, through a feasibility study, has identified the need for and market
viability of a conference center. A conference center coupled with a national flag
hotel will fulfill the need for additional conference space in the I-94 corridor in
Waukesha County. The potential conference center is subject to a separate
legislative and financial approval process with the City of Brookfield. The Corridor
has agreed to reserve a pad of land for this potential conference center for this
process to evolve. T.I.D. 5 would finance the infrastructure supporting the
conference center.



Infrastructure Supporting the Construction of a Medical Office Building: Strong
interest exists for the development of a 50,000 to 75,000 square foot ambulatory
medical office building (M.O.B.). Such a facility could provide a variety of medical
services to the Brookfield community that could include primary care, pediatrics,
physical rehabilitation, Ob/Gyn, and other needed medical services. T.I.D. 5
would finance the infrastructure supporting the M.O.B.



Infrastructure Supporting the Construction of a Wellness Center: The
neighborhood plan suggests that the mixture of land uses could include a quasipublic use that would provide some recreational opportunities. The Corridor
proposes to construct a wellness center that provides state-of-the-art fitness and
wellness facilities. T.I.D. 5 would finance the infrastructure supporting the
wellness center.



Infrastructure design that will include high-quality streetscape and site features
in The Corridor which will further position and differentiate the business park as
a unique center to work and shop.

D. Relationship between Plan Goals and Objectives and Orderly Development of the City.
The Project Plan goals and objectives, outlined above, promote the orderly
development of the community since these goals and objectives are a direct
extension of the City Comprehensive Plan and the Neighborhood Plan. The Project
Plan implements some of the goals and objectives of the Neighborhood Plan as
described above. The Project Plan goals and objectives are also consistent with the
“Jobs and Shopping” section or Chapter 4 of the City Comprehensive Plan. Within
said chapter, goals of “retaining and attracting high-quality businesses, especially
innovation-driven companies” among others are identified, which this Project Plan
reflects. The City Comprehensive Plan also identifies the city goal of creating
Targeted Investment Areas (T.I.A.s) within which the City will promote as centers
for future redevelopment and change including commercial and industrial
development. The development of a sustainable business park with quality based
infrastructure and public amenities is clearly consistent with the T.I.A. concept. The
District is located within the Calhoun Road South T.I.A.
Map 2 illustrates the location of T.I.D. #5, in relation to the City’s T.I.A.s (see below).
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IV.

EXISTING LAND USES AND CONDITIONS OF REAL PROPERTY IN THE PROJECT
AREA
There exists a wide range of land uses in the area surrounding T.I.D. #5 including retail,
office, restaurant, recreation, and residential uses. Lands contained in T.I.D. #5 are
currently used for agricultural purposes and a vacant residence. These land uses are
illustrated in Map 3 (see attached map).
While a majority of the lands in T.I.D. #5 are currently open lands used for agricultural
purposes these lands are not considered “vacant property” under the definitions of
Wisconsin Statute 66.1105(4)(gm), as lands utilized for mixed use are exempt from the
vacant land test.

V.

PROPOSED CHANGES IN PROJECT AREA LAND USES AND CITY ZONING
ORDINANCES
The proposed changes in the land uses of properties in T.I.D. #5 are anticipated to
contribute positively to goals and objectives of the City’s Comprehensive Plan and
Neighborhood Plan as outlined in this Project Plan. Map 4 (see below) identifies proposed
changes in land uses resulting from new public improvements anticipated in the Project Plan
and are consistent with the City’s Comprehensive Plan. These changes in land uses will, as a
whole, develop the tax revenues required to finance the public improvements determined
necessary to support the goals and objectives of the Project Plan.
A. Proposed Land Uses
The proposed land uses of all phases known at present can be summarized as follows:
The northern portion of the project will be a retail development called The Shoppes at
The Corridor. The Shoppes may include “mid-box” buildings (sporting goods, grocery,
electronics-type uses) and smaller outlot developments (bank, restaurants, small retail)
surrounding the “mid-box.” The southern portion of the project is planned to include a
corporate office development called The Corridor Corporate and Technology Park.
Potential uses include a corporate headquarters and/or multi-tenant office buildings. The
central portion of the project is currently envisioned as a mixed-use site; potential uses
include retail, medical office, wellness and/or fitness, hospitality, conference center, and
office buildings. The following table provides a summary of the project.
Description
Retail
Corporate/Office/Technology
Mixed-Use Site
residential East of Calhoun
Roads/Infrastructure/Wetlands
Total

Land Size
(Acres)
15.84 acres
25.49 acres
8.48 acres
1.20 acres
14.83 acres
65.84 acres

Building Size
(Square Feet)
135,900 SF
500,000 SF
183,000 SF
5,000 SF
823,900 SF

(SOURCE: IRGENS)

The table above includes an approximately 6.79 acre wetland outlot along Deer Creek
that will be dedicated to the City of Brookfield as part of the Wetland Dedication
Program. No Project Costs will be spent in the wetland area.
9

B. City Zoning Ordinances
The City established the zoning tools necessary to support the proposed land uses by
adopting City Ordinance 2393-14 on November 18, 2014. Said ordinance includes all of
the zoning provisions needed to accomplish the development goals outlined above. The
details of insuring conformance with these provisions will be secured through the
recording of a Development Agreement for the project.
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VI.

STATEMENT OF PROPOSED PUBLIC IMPROVEMENTS AND OTHER PROJECT
COSTS
The Corridor is requesting tax incremental financing (“T.I.F.”) of site and infrastructure
costs to develop The Corridor. The City of Brookfield T.I.F. investment will be used to fund
land development costs for The Corridor and for improvements adjacent to the District that
benefit the District. Costs located within the District include site grading, construction of
Discovery Drive and Golf Parkway and related streetscape elements, utility extensions and
installations, a new traffic signal on Calhoun Road, preservation and adaptive reuse of the
Ruby Barn and House and other related improvement costs. Costs located adjacent to but
benefiting the District include cost associated with a new traffic signal on Bluemound Road.
A. Total Project Costs
Total Project Costs within the District and adjacent to the District include $7,420,000 for
public improvements. See Table 1 and Table 2 for specific amounts. These
improvements will be installed by Irgens or their representatives. Upon completion and
City verification of costs and the dedication of public improvements, where appropriate,
these costs will be eligible for securing reimbursements from the City via grants. The
City and developer will enter into a development agreement prior to the issuance of
grants for compliance with Wisconsin Statute 66.1105(2)(f)2.d.
B. Public Improvements Located within the District that are Contemplated
Table 1 lists the various public improvements that are needed within the district and that
would be funded by T.I.D. #5. Line item details are shown in Table 1 and all these
costs represent hard costs, with no provision for paying for soft costs except for soft
costs incurred by the City. Irgens will pay for other soft costs, as shown in Table 3.
In specific terms, site grading will involve grading for the public roads and overall site.
This includes installation of Discovery Drive, running south from Bluemound Road, and
the east leg of Golf Parkway, running west from Calhoun Road and connecting to
Discovery Drive. Streetscaping and common area landscaping along Discovery Drive and
Golf Parkway will also be included with the initial road construction. At the Bluemound
Road and Calhoun Road entrances and at intersections within the development, curved,
masonry monument walls with signage and attractive landscaping features will be
installed. Utility infrastructure includes extension of the public storm sewer, sanitary
sewer, and water mains which will serve developments in The Corridor. A new
signalized intersection is planned at the Calhoun Road and Golf Parkway intersection.
This intersection construction includes associated traffic signal equipment and roadwork.
A new signalized intersection is planned at the Bluemound Road and Discovery Drive
intersection. The south leg of this new intersection is located within the District and the
costs to construct this south leg is included in the Project Costs listed in Table 1. The
Ruby House and Barn preservation includes relocation of the Ruby Barn to the north of
the Ruby House, and restoration of both the Ruby House and Barn structures. Finally,
construction of the Greenway Recreational Trail extension along the Deer Creek will be
constructed during a future Phase along with the extension of Patrick Boulevard. Project
Costs associated with this component and all Project Costs will be limited to areas
located outside wetlands. Regardless, if future phases do not move forward, Irgens
must complete the Greenway Corridor improvements per City Ordinance 2393-14.
13

C. Public Improvements Located Adjacent to the District that are Contemplated
Table 2 lists the cost for installing a new traffic signal at the intersection of Bluemound
Road and Discovery Drive at a cost of $900,000. While Discovery Drive is located within
the District, most of the improvement costs associated with this new traffic signal are
located outside the District and within the public right-of-way of Bluemound Road (USH
18) and on the commercial property located just north of the District. Nevertheless, the
developments located within the District will benefit from these improvements and the
costs are included herein.
D. Other Costs that are not included as Project Costs and are Financed by the Developer
A series of hard and soft costs supporting the above referenced contemplated public
improvements are not being included in the T.I.D. #5 Project Costs. These costs are
supporting required elements of the development and are considered typical costs
associated with such improvements. These costs are being borne by the developer of
the site – Irgens – and are listed in Table 3.
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VII.

ESTIMATED PROJECT COST AND TIMING
A. Project Costs with Capitalized Interest and Debt Issuance
It is estimated that the improvements proposed for T.I.D. #5 will be designed and
constructed according to the cost schedules listed in Table 1 and Table 2. The actual timing
associated with the listed projects including the length of the expenditure period may vary
depending on the timing of private sector initiatives and public approvals of developments
and capital expenditures. It is the intent of the Project Plan to complete the listed projects
within the expenditure period required under Wisconsin Statutes.
Any costs directly or indirectly related to public improvements benefiting T.I.D. #5 are
considered “Project Costs” as defined by Wisconsin Statutes 66.1105 and are eligible to be
paid for with tax increment revenues of the District. Project Costs may include capital costs
for public infrastructure improvements; the demolition, alteration, remodeling, repair or
reconstruction of existing buildings; the construction of parking facilities; the acquisition of
equipment to service the District; the removal or containment of, or restoration of soil or
groundwater affected by environmental pollution; the clearing and grading of land;
financing costs; real property assembly; professional service costs; imputed administrative
costs for the time spent by City employees in connection with implementing the Project
Plan; relocation costs; organizational costs; costs related to redevelopment or urban
renewal as authorized by Wisconsin Statutes 66.1333(13), and any other costs which are
deemed necessary or convenient for the creation of a District, as listed in Wisconsin
Statutes 66.1105(2)(f)1.a through n. Cash grants may made by the City to owners, lessees,
or developers of land that is located within the tax incremental district, conditioned upon the
grant recipient entering into a development agreement with the city, a copy of which shall
be sent to the appropriate joint review board or, if that joint review board has been
dissolved, retained by the city in the official records for that tax incremental District, per
Wisconsin Statutes 66.1105(2)(f)2.d.
Project Costs are costs that will be recovered through tax incremental revenues generated
by the District.
Tables 1 and 2 shows the Project Cost projections for T.I.D. #5, excluding capitalized
interest and debt issuance costs. Total project costs within the District are estimated at
$7,420,000 not including capitalized interest or debt issuance.
The costs identified in this Project Plan are preliminary estimates made prior to completion
of final project element design and bidding. The City reserves the right to reallocate funds
among the various project element categories, or fund any additional project elements
directly or indirectly related to the project elements listed, so long as the District costs,
excluding the costs of financing, do not exceed $7,420,000. The actual T.I.F.-eligible Project
Costs may vary or other T.I.F.-eligible projects may be substituted for the Project Costs
listed in this plan without a plan amendment so long as the District costs, excluding the
costs of financing, do not exceed $7,420,000. The City further reserves the right to omit
certain project elements if development within T.I.D. #5 does not occur at the pace or in
the manner anticipated in this Project Plan. In addition, the expenditure period may be
extended as permitted by Wisconsin Statutes without a plan amendment.

17

Costs Financed by Private Sector or Other Sources
Certain site improvement costs are anticipated for building sites located within the project area
that the Project Plan presently anticipates will be financed by the developer. Table 3 outlines
site improvement costs that are anticipated to be financed by the developer or other sources.
B. Project Phasing
The following is the anticipated project phasing schedule for the initial development of
The Corridor.

Project Phase
Design, Predevelopment

Projected Start
September 2014

Projected Completion
March 2015

Master Site Infrastructure

April 2015

November 2015

Mid-box Retail

April 2015

November 2015

Outlot - West – Multi-tenant

May 2015

October 2015

Outlot - Center - Bank
Outlot - East - Multi-tenant
Outlot - South - Restaurant

May 2015
October 2015
March 2016

November 2015
March 2016
August 2016

June 2015
September 2015

June 2016
September 2016

October 2016

September 2017

MOB/Wellness
Hospitality
Residential - East Calhoun
(SOURCE: IRGENS)

VIII.

PROJECT FINANCING, TAX INCREMENT PROJECTION, AND ECONOMIC
FEASIBILITY ANALYSIS
A. Financing Methods

It is anticipated that the City will need to borrow a total of approximately $7,420,000 to
complete the public improvements described in Tables 1 and 2 or the T.I.D. #5 Project
Costs. Including the cost of borrowing over the life of T.I.D. #5, the total cost for the
District will be approximately $11,872,000. The City intends to utilize one or more of
the available financing options under Wisconsin Statutes 66.1105(9), including general
obligation bonds, lease revenue bonds, and/or bond anticipation notes. Capitalized
interest is assumed for financing project costs. The schedule shown in Table 4 assumes
that the bond issues would be amortized over the 15 year life of the District.
See Table 4 for the bond issuance and debt service schedule.
B. Tax Increment Financing
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The project expenditures identified within this plan are anticipated to be paid for by the
tax increment revenues generated by economic growth within T.I.D. #5. When a tax
increment district is created, the value of real and personal property within the district at
the time of creation is established as the “base value” of the district. Any increase in the
value of district property over the base value is considered “value increment”. Property tax
collected on the base value is distributed to all taxing jurisdictions according to the normal
distribution of tax revenues, but property tax collected on any value increment is “tax
incremental revenue” and accrues entirely to the City to be applied against project
expenditures associated with the district.
Project expenditures are commonly financed by the issuance of debt obligations. Tax
increment revenues pay the principal and interest on the debt. The City has a limited period
in which to repay debt obligations incurred for the district.
Upon termination of T.I.D. #5, all tax revenue generated after the termination by property
within what had been T.I.D. #5 is distributed to the taxing jurisdictions in a proportional
manner according to the normal distribution of tax revenue. It is only during the existence
of the tax incremental district that the tax increment revenue flows exclusively to the City
for the purpose of financing the district project costs.
This section of the report demonstrates that the tax incremental revenues generated by
anticipated development within the proposed T.I.D. #5 will be sufficient to pay for the
project costs relating to the district within the time period allowed by Wisconsin Statutes
66.1105. Included in this section are schedules showing the anticipated value increments
from new development, projected tax rates, and the projected tax increment revenues to
be generated within the District. This information, as well as that from the debt service
schedules from Table 4, is summarized in a cash flow statement later in this section to
illustrate whether the amounts and timing of anticipated tax increment revenues will match
the principal and interest payments required for the debt obligations.
C. Other Sources of Funding
Other potential sources of financing the project costs may be pursued in addition to tax
increment revenue, such as economic development grants or loans from third party
sources. If alternative forms of financing are secured, the financing structure and life of
T.I.D. #5 would be adjusted.
D. Base Valuation
According to Wisconsin Statutes 66.1105(4)(gm)4.c., the value increment of property
within existing tax increment districts plus the base value of property in the proposed tax
incremental district must fall below the statutorily defined limits as of the date of creation.
The City has two other tax incremental districts at this time- Tax Increment District 3,
created in July, 2004 and Tax Increment District 4, created on December 2, 2014.
The City’s total equalized value as of January 1, 2014 was $6,321,394,700. The total
equalized base value of T.I.D. #5 has been estimated by the City to be $1,127,400 as of
January 1, 2014. The total equalized value increment of all property within T.I.D. #3 and
T.I.D. #4 has been estimated by the City to be $ 77,796,600 as of January 1, 2014. The
base value of T.I.D. #5, plus the value increment of T.I.D. #3 and #4 totals $ 78,924,000.
This combined total represents one and 0.1248 percent (1.25%) of the City’s total
equalized value; therefore the statutory value limits of Wisconsin Statutes 66.1105 are not
exceeded.
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Note: These project costs are located adjacent to the District and benefit the District.
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E.

Value of New Development
The expectations for development in T.I.D. #5 have been prepared and are predicated
upon input from the proposed developer of the lands. The developer has considerable
knowledge and experience in the development and leasing of office, medical and retail
buildings and sites in the region.
Based upon current market factors shared with the City’s financial consultant (see
Appendix 8), and projections from the developer, the Project Plan anticipates that
approximately 136,000 square feet of class A retail and retail service building space
and approximately 85,000 square feet of mixed use building space to be constructed
within the next two to three years in T.I.D. #5. In addition, due to the anticipated
extension of sanitary sewer, municipal water services to the lands contained in T.I.D.
#5 and the construction of an integrated public street network, the taxable land values
of the sites contained in T.I.D. #5 will increase.
The actual time period within which these areas will develop or redevelop depends
upon many economic and market variables. The projected tax value (increment value)
of building space and increased land values during the life of T.I.D. #5 are expected
to total approximately $48.2 million, as shown in Table 5.
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Description

Building Square
Feet
135,900 SF
85,000 SF
5,000 SF

Retail
Mixed-Use Site
Residential East of
Calhoun
Total

Total Value
$33,003,684
$15,821,248
$500,000
$49,324,932

F. Job Creation- Construction Job Creation
The Corridor is projected to create construction jobs. The following table provides a
summary of the anticipated construction job creation. Unit values are based on current
construction industry benchmarks in the greater Milwaukee area.
Description
Retail Outlots
Retail Mid Box
Medical/Wellness

Construction
Duration
5 months
7 months
12 months

Labor
Hours
63,693
91,346
113,269

Full Time
Employees(FTE)
74
75
54

Total

203
(SOURCE: IRGENS)

In the table above, “Retail Outlot”s includes construction of four (4) retail outlot
developments.
G. Permanent Job Creation
The Corridor is projected to create retail, healthcare, and office jobs. The following
table provides a summary of the anticipated permanent job creation. Unit values are
based on current commercial real estate industry benchmarks in the greater Milwaukee
area.
Description
Retail

Mixed-Use Site
Asset and Facility
Management
Total

Building
Square
Feet
135,900
SF

Employees/1,000
Square Feet

Total Approx.
Employees FTE

1.0

136

85,000 SF

2.0

170
12

220,900
SF

318

(SOURCE: IRGENS)
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H. Projected Tax Rates
For purposes of calculating future tax increment revenue generated by development, it
is projected that the equalized property tax rates will be $18.00 per $1,000 of equalized
value for the life of T.I.D. #5 which reflects the projected 2015 equalized tax rate for
properties within the City.
I. Projected Tax Increment Revenues
Table 6 sets forth the tax increment revenues that are projected to be generated from
the entire T.I.D. #4. Column 1 indicates the year of the expected life of the District.
Column 2 shows the base value of the District, while Column 3 shows the total equalized
value as of the beginning of each year. The current year value increment, which is the
beginning of year value minus the base value, is shown in Column 4. The value of the
current year’s new construction is shown in Column 5, while Column 6 deducts the value
lost through demolition of existing uses. No inflationary increase is shown in Column 7.
The beginning of year value plus the current year’s improvements is shown as year-end
value in Column 8. Column 9 shows the tax rate and Column 10 shows the current year
tax increment, which is based on the prior year value increment and the tax rate.
Column 11 shows the estimated cumulative tax increment revenue of approximately
$11,250,000. New construction that takes place in year one will be recognized as
current year value increment in year two and the tax increment revenue from that
construction will be collected in year three.
J. Cost Recovery – Cash Flow Statement
The projected tax revenues generated from the projected increment within T.I.D. #5 are
intended to retire the debt service on bonds issued to finance Project Costs. In order for
the proposed projects to be economically feasible, it must be demonstrated that the
anticipated tax increment revenues from T.I.D. #5 will be sufficient to meet the debt
service obligations of the District and recover all project costs within the statutory time
limits.
Table 7 shows the projected cash flow for T.I.D. #5, assuming the Project Costs, bond
issues, debt service schedules, and tax incremental revenues as described in prior
sections of this plan. Column 2 shows the amounts and timing of proposed bond issues.
Column 3 indicates the anticipated tax increment revenues from T.I.D. #5. Other
sources of revenue for T.I.D. #5 are shown in Column 4. Column 5 shows the total cash
received from all sources. The timing and amounts of expenditures for Project Costs
from Table 1 and 2 are shown in Column 6. Column 7 shows the principal and interest
payments on the debt, as outlined in Table 4. Column 8 shows the bond issuance costs
from Table 4. Total annual cash outlays are shown in Column 9. In Column 10, the net
annual cash flow is the total cash in minus the total cash out for each year. Column 11
displays the end of the year cash balance for the District. The final column shows the
debt balance of T.I.D. #5. As this schedule demonstrates, the tax increment revenues
are expected to be sufficient to support debt service costs associated with the projects.
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Based upon the assumptions made in this plan, T.I.D. #5 will be able to retire the
anticipated debt service and accumulate a cash balance which would be sufficient to
retire all outstanding District debt in the 15th year of T.I.D. #5, at which time the
District would be terminated. Any cash balance remaining after T.I.D. #5 is terminated
will be returned to each of the taxing jurisdictions on a proportionate basis.
The performance of actual developments will be secured under development
agreements between the City of Brookfield and the developer of the project. Borrowing
will be contingent upon such development agreements or other assurance.
The method of financing and the individual debt issues will require Common Council
approval. It is the City’s intent to closely monitor all planned and actual development
within T.I.D. #5 to insure cost recovery compliance with the assumptions of the Project
Plan.
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IX.

LEGAL REVIEW
An opinion of the legal representative of the City that states the Project Plan is
complete and complies with the applicable requirements of the Wisconsin Statutes is
incorporated herein as Appendix 4.
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Appendix 1: List of Properties, and Value of Properties within the District
Tax Key #

Address

Owner

2014
Land
Value

2014
Improv
e Value

2014
Total
Value

Land Area
(approx.acre
s)

1

1120 983

W BLUEMOUND RD

DEER CREEK
DEVELOPMENT PRTNRS,
LLC

$614,800

$0

$614,800

29.6

2

1137 998

165 S CALHOUN RD

DEER CREEK
DEVELOPMENT PRTNRS,
LLC

$120,000

$204,60
0

$324,600

3.7

3

1137 998
001

S CALHOUN RD

DEER CREEK
DEVELOPMENT PRTNRS,
LLC

$188,000

$0

$188,000

32.3

4

1142 999

150 S CALHOUN RD

DEER CREEK
DEVELOPMENT PRTNRS,
LLC

$320,800

$0

$320,800

1.2

TOTAL
(ASSESSED VALUATION)

$1,243,60
0

$204,60
0

$1,448,20
0

66.7

TOTAL
(EQUALIZED
VALUATION, estimated)
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Appendix 2
Exhibit A- Legal Description T.I.D. 5- City of Brookfield, WI
Parcel 2 of Certified Survey Map No. 2587 and part of South Calhoun Road in the
Northwest 1/4 of the Northwest 1/4 of Section 34; Parcel 1 of Certified Survey Map No. 2505 and
lands, in the Northwest 1/4 and Northeast 1/4 of the Northeast 1/4 of Section 33, part of Parcel 1
of Certified Survey Map No. 8110, part of Lot 1 of Certified Survey Map No. 9953 and lands, in the
Northeast 1/4, Northwest 1/4, Southeast 1/4 and Southwest 1/4 of the Southeast 1/4 of Section
28, all in Township 7 North, Range 20 East, in the City of Brookfield, County of Waukesha, State
of Wisconsin, bounded and described as follows:
Commencing at the Northeast corner of said Northeast 1/4 of Section 33; Thence South
89°57'27" West, 65.01 feet along the North line of said Northeast 1/4 section to the West line of
South Calhoun Road and to the Point of Beginning of this description; Thence South 1°23'58"
East, 162.51 feet along said West line to the Westerly extension of the North line of Parcel 2 of
Certified Survey Map No.2587; Thence South 89°36’26” East, 273.70 feet along said Northerly
line and its Westerly extension to the West line of Lots 1-4 of Block 7 of Rubywood Addition No. 1;
Thence South 1°36’00” East, 357.78 feet along said West line to the South line of said Parcel 2 of
Certified Survey Map No.2587; Thence South 88°24’00” West, 274.82 feet along said South line
and its Westerly extension to the West line of South Calhoun Road; Thence South 1°23'58" East,
602.53 feet along said West line to the Northerly line of Interstate Highway 94 and to the
beginning of a 5879.58 foot radius non-tangent curve to the left, whose chord bears North
79°40'05" West, 1100.36 feet; Thence Northwesterly, 1101.97 feet along the arc of said curve and
said Northerly line to the Northerly line of Parcel 11 of Certified Survey Map No. 5687; Thence
North 69°59'46" West, 629.06 feet along said Northerly line to the Southerly extension of the East
line of Parcel 7 of Certified Survey Map No. 4845; Thence North 0°24'24" West, 718.26 feet along
said East line and its Southerly extension to the North line of the Northeast 1/4 of said Section 33;
Thence North 0°23'21" West, 1644.02 feet along the East lines of Certified Survey Maps No.
4636, 4729, 6197 and 6195 to the Southerly line of West Bluemound Road, U.S.H. 18; Thence
South 85°40'01" East, 808.72 feet along said Southerly line to the West line of Parcel 2 of
Certified Survey Map No. 4859; Thence South 0°10'17" East, 358.68 feet along said West line to
the West line of Lot 1 of Certified Survey Map No. 9953; Thence South 0°10'08" East, 1223.62
feet along said West line to the aforesaid North line of the Northeast 1/4 of said Section 33;
Thence North 89°57'27" East, 309.24 feet along said North line to the beginning of a 443.00 foot
radius curve to the left, whose chord bears North 79°48'58" East, 156.01 feet; Thence
Northeasterly, 156.83 feet along the arc of said curve to the beginning of a 444.00 foot radius
curve to the right, whose chord bears North 79°46'29" East, 155.73 feet; Thence Northeasterly,
156.54 feet along the arc of said curve; Thence North 89°57'27" East, 215.00 feet; Thence North
44°54'58" East, 14.13 feet; Thence North 0°07'26" West, 333.19 feet; Thence North 5°35'07"
East, 100.41 feet; Thence South 0°07'25" East, 498.11 feet to the Point of Beginning.
Containing a total of 2,993,843 square feet, or 68.729 acres of land, more or less.
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Appendix 3: Examples of T.I.F. Districts in the Region
Municipality
/ T.I.F. #

Year
Created /
Amended
1994

Wauwatosa
T.I.D. 2*

23 Years
1994-2017

2005
(amended)

Added: GE
Healthcare

2007
(amended)

Added: Mayfair
Woods

2010
(original)
Wauwatosa
T.I.D. 6

27 years
2010-2037

Franklin
T.I.D. 3

20 Years
2005-2025
Menomonee
Falls
T.I.D. 4

2013
(amended)

20 Years
2011-2031

Innovation Park
– engineering
campus /
research park for
UW-Milwaukee
(mixed use);
Business
Accelerator;
rehab of historic
building (for
residential use);
hotel

2005

Northwestern
Mutual
(expansion of
existing facility;
parking
structure)

1996

Woodland Prime
Office Park;
North Hills
Medical Offices;
Multifamily/senior
housing

2011

Future Kohl's
Corporate
Campus*,
expand existing
Woodland Prime
Office Park;

24 Years
1996-2019
Menomonee
Falls
T.I.D. 10

Specific
Project
Elements
Milwaukee
County Research
Park (affiliated
with local
universities)

Project Costs
(Public)
$10 million Infrastructure
($5.5 to 6 million),
Utilities ($0.25
million)
Added: Structured
parking ($15
million),
Construction loan
($10 million), Site
purchase ($2.6
million)
Added: Structured
parking ($3.5
million - provided
in Developer
Bonds)
$10.5 million –
Roads ($3
million), Sewer
and Water ($4
million), Energy
($2 million)
$19 million - Road
($5 million),
Structure parking
($12 million),
Utilities /
Stormwater ($2
million)
$17.8 million
includes $5 million
economic
development
grant
$9 million - Roads/
Landscaping ($2
million),
Sewer/Water ($2
million);
Reconstruction of
arterial
intersection ($2
million in total)
$22 million Infrastructure
($6.5 million),
Environmental
Remediation ($0.4
million);
Acquisition,

Public
Investment
Planned

Private
Investment
Anticipated

$10 million

$100 - $150
million

$27.6 million

$85 million for
GE Healthcare

$3.5 million

$30 million

$12 million

$101 million

$19 million

$91 million

$17.8 million

$9 million

$22 million

$96 million

$26 million

$130 million
($215 million)
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overlays much of
T.I.D. 4

Oconomowoc
T.I.D. 3
(Pabst Farms)

2001
(original)

18 Years
2001-2018
2012
(amended)

235-acre
Business Park;
50 acres of
Swing Space; 50
acres of Regional
Retail; 40 acres
of Hwy 67 office;
50 acres in
Village Center;
55 acres of I-94
Business Park

incentives, and
relocation ($7.5
million) ($28
million
+alternative)

$20.7 million –
Sewer ($2.3
million), Onsite
streets ($3.2
million), Offsite
streets ($3 million)

$24.3 million

$22.4 million
(infrastructure)
$276 million
(incremental
development)

$6.7 million donor
T.I.D. to
Downtown T.I.D.
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Appendix 4

LAW OFFICES OF

ARENZ, MOLTER,
MACY, RIFFLE & LARSON, S.C.
720 N. EAST AVENUE
P.O. BOX 1348

WAUKESHA, WISCONSIN 53187-1348
Telephone (262)548-1340
Facsimile (262)548-9211
Email: sriffle1@aol.com
DALE W. ARENZ

RICK D. TRINDL

DONALD S. MOLTER, JR.

JULIE A. AQUAVIA

JOHN P. MACY,

PAUL E. ALEXY

COURT COMMISSIONER

R. VALJON ANDERSON

H. STANLEY RIFFLE,
COURT COMMISSIONER
ERIC J. LARSON

February 11, 2015

Members of the City of Brookfield
Common Council
2000 N. Calhoun Road
Brookfield, Wisconsin 53005
Re:

Tax Incremental District Number Five
The Corridor

Dear Council Members:

I have received and reviewed the Project Plan for the proposed City of Brookfield Tax Incremental
District Number Five. In my opinion, the draft Project Plan is complete and meets the legal definition
under §66.1105 (2) (g) Wis. Stats., and contains all of the elements required by §66.1105 (4) (f) Wis.
Stats., The draft Project Plan is in form that may now be presented before the public hearing under
§66.1105 (4) (a) and considered for adoption by the planning commission under §66.1105 (4) (d)
Wis. Stats.

Very truly yours,

H. Stanley Riffle
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Appendix 5: CDA January 27, 2015 Meeting Minutes

OFFICIAL MEETING MINUTES
OF A REGULARLY SCHEDULED MEETING OF THE COMMUNITY DEVELOPMENT
AUTHORITY HELD ON JANUARY 27, 2015 AT 4:15 PM IN COUNCIL CHAMBERS
2000 NORTH CALHOUN ROAD, BROOKFIELD, WISCONSIN

MAYOR STEVEN PONTO PRESIDING
MEMBERS PRESENT:
Gordon Rozmus, Vice Chairman
David Raysich
Alderman Jeff McCarthy
Michael Faber
John Kersey
J. Nathan Cunniff, Treasurer

OTHERS PRESENT:
Director of Comm. Dev. Dan Ertl
Economic Dev. Admin. Tim Casey
City Engineer Jeff Chase
Dave Arnold, Irgens
Steve DiVito, Irgens
Tom O’Mara, Irgens
Ted Kanavas, Irgens

Roll Call
Mayor Ponto noted a quorum present and called the Community Development Authority to order at 4:18 pm.
Order of Business
Item 1

Meeting minutes of January 6, 2014.

Motion by Mr. Faber, seconded by Mr. Raysich, to approve the January 6, 2015 meeting minutes. Motion carried 7
– 0.
Item 2
Staff Report*: Draft Project Plan for “Tax Increment District Number Five, The Corridor, City of Brookfield,
Wisconsin”, dated January 27, 2015 for a tax increment district (TID) that includes approximately 65 acres of lands
located north of Interstate 94, west of Calhoun Road and south of Bluemound Road.
Report:
1. Attached is the Draft Project Plan for TID 5 for your review. On January 6, 2015 the CDA, after receiving a
thorough report and recommendation from the city’s consultant S.B. Friedman, gave city staff parameters that
would help frame the creation of the Project Plan.
2. The basic financing elements of the Project Plan are consistent with the parameters given to the city staff by the
CDA on January 6, 2015, with the following exceptions:
The total Projects Costs equal $7,554,000 versus $7,000,000. The additional $554,000 is attributable to new
costs discovered after the January 6 meeting. The Wisconsin Department of Transportation (WDOT) will likely
ask that the City of Brookfield set aside $484,000 for the costs of what is called “adaptive signal technology”.
This new cost would include paying WDOT $484,000 to adapt the timing of traffic signals on Bluemound Road if
the installation of the new traffic signal on Bluemound Road associated with this project causes safety hazards.
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The WDOT would ask for payment of $484,000 in the event that accident thresholds are exceeded as a result
of the new Discovery Drive/Bluemound Road signal installation. Because of this WDOT requirement, the
Project Plan contemplates the inclusion of $484,000 as a future year expense as an element of Project Costs,
in case the WDOT requires the installation of the adaptive signal technology. If the monies are not expended
then the City could elect to shorten the term of the TID or substitute another eligible expenses in lieu of the cost
of signal technology.
In addition, $70,000 of City consultant charges were added to Project Costs offset the costs associated with the
city’s use of finance and legal consultants.
3. The total costs associated with the financing of $7.5 million of projects Costs equals approximately $12.1 million
after adding the capitalized interest, costs of borrowing and debt issuance costs.
4. The tax value of the expected new development generated in Phase 1 of TID #5 is projected to be approximately
$49 million (or $48 million net after subtracting the base tax value.) The amount of new taxes expected to be
generated by the projected new development is estimated to be approximately $12.1 million over 16 years.
5. The developer -Irgens- is expected to privately finance at least $1.17 million in development costs that we not be
recoverable through TID #5- see Table 4.
6. This TID would be financed through city securing the debt, presumably under tax exempt bonding. The developer
– Irgens- would build the public improvements and receive cash grants once the improvements are found to be
acceptable to the City and so dedicated to the City. A yet to be created Development Agreement would secure
these arrangements.
7. In summary:
 $7, 554,000 in Project Costs
 16 year term of TID #5.
 $48 million in new net tax value created
 $12.1 million in new taxes generated
Mr. Ertl noted a number of edits to the Draft Project Plan that were typographical errors or grammatical, none are
substantive.
Recommendation: No action required. Action would take place under Item 3.
Mr. Fabar inquired what will happen to the dedication of the acreage, and those cost associated with wetlands
permitting. What is the likelihood of getting this area permited? Mr. Ertl stated the PDD zoning ordinance
requires the street be constructed by December 31, 2020, the MOU with the DOT requires it to be constructed
by year 2020. Unless the deadlines are amended, Irgens will need to complete the street connection by the
deadline date. Resolution of setting aside the path area on the CSM of this area needs to be resolved with staff
and outside legal counsel. Mr. Chase will address the wetland crossing concern. City Engineer Jeff Chase
indicated this will be outside of the City’s control. The filling of the wetland is necessary, its wetland
dependents. Historically suggesting to the DNR this land use development project cannot happen, or you
would be quickly denied. The case needs to be made from a transportation perspective stating it is about
continuity of adjacent neighborhoods, and making arterial roads available to those adjacent land use.
Corporate lakes would have a more direct access without having to access directly onto Bluemound Road. We
can argue this connection can only happen at this location. Mr. Ertl added, the project plan does not include
any financial allocation for its construction and would require an addendum to this TIF. The cost for this road
extension is not included in the costs in front of you.
Mr. Faber clarified his question because the plan identifies the extension would be reacquired. Does the
concept in the moment, include the wetland is hydraulically linked? Mr. Chase responded no, it looks like a
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fringe corner fill that would be necessary and is dependent on the alignment from the east and what property
interests will be acquired from the corporation lakes property. Kersey asked if the DNR turned this down, the
plan does not have to be amended and there are other wetland areas, and effectively there are no immediate
back up plans? Mr. Ertl responded no.
Motion by Alderman McCarthy, seconded by Mr. Rozmus, to move into closed session per Section 19.85(1)(e) of
the Wis. Stats., after which the Authority may reconvene in Open Session pursuant to Section 19.85(2) Wis. Stats.,
to consider and/or act upon the item from Closed Session and/or the remainder of the agenda. Motion carried 7 – 0.
The CDA moved into closed session at 5:03 pm.
Motion by Alderman McCarthy, seconded by Mr. Cunniff, to move into open session. Motion carried 7 – 0. The
meeting reconvened into open session at 5:43 pm.
Item 3

CDA RECOMMENDATION*: Resolution recommending to the Plan Commission and Common Council adoption
of the TID #5 Project Plan as amended by the noted edits, and the creation of TID #5.
Recommendation: Since the Draft Project Plan for T.I.D. #5 is consistent with the parameters the CDA gave
to the city staff in framing the Plan, except where new, unknown costs were discovered subsequent to the
CDA preliminary actions of January 6, a recommendation is made to adopt the resolution creating T.I.D. #5
and recommend that the Plan Commission and Common Council schedule the public hearing for the
creation of T.I.D. #5, including the minor text edits provided by Staff on January 27, and other further
amendments the CDA would offer.
Motion by Mr. McCarthy responded, per CDA discussion, one amendment to the recommendation #7 total cost of
phase one improvements are limited to $7,550,000 plus financing costs, any additional improvements costs
associated to phase one construction improvements including off site costs will be the cost of the developer for the
live of the district, the motion seconded by Mr. Rozmus. Motion carried 7 – 0.
Motion made by Mr. Kersey, seconded by Mr. Faber to adjourn the meeting. Motion carried 7 – 0. Meeting
adjourned at 6:03 pm.
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Appendix 6: Plan Commission March 9, 2015 Meeting Minutes
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Appendix 7: Common Council Resolution
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Appendix 8: Report of City Financial Consultant SB Friedman Development Advisors

MEMORANDUM
TO:

Tim Casey, City of Brookfield

FROM:

Geoff Dickinson, S. B. Friedman & Company
Direct: (312) 384-2404 Email: gdickinson@sbfriedman.com

DATE:

February 24, 2015

RE:

The Corridor – Review of Request for TID Financing Assistance

SB Friedman Development Advisors (“SB Friedman”) has been engaged by the City of Brookfield (the
“City”) to review an application for Tax Incremental District (TID) financing assistance in support of The
Corridor, a proposed mixed-use commercial development (the “Project”), to be developed on the
former Ruby Farms property southwest of the intersection of Bluemound Road and Calhoun Road (the
“Site”). Irgens (the “Applicant”) has requested TID financing assistance, through a partnership with the
City, to make the near-term components of the Project financially feasible. In this memorandum, we
summarize our review of the Project and evaluate the Project’s need for TID financing assistance.
Key Project Characteristics
The Applicant has submitted a phased development program as part of their application for TID
financing assistance. Near-term components of the development program, including site preparation
and development of the northern portion of the Site, are expected to begin in 2015, with the longerterm components of the Project being developed as market conditions allow or when anchor tenants
have been identified. The expected development program includes the following:

Near-Term (Construction to begin in
2015)

LongER-Term (As Market Conditions
Allow)











Land Development. Roadway construction,
master utilities, and mass grading for
approximately 66 acres of vacant land.
Retail. Development of three buildings
totaling approximately 136,000 square feet,
plus preparation of two outlots totaling
approximately 3.25 acres.
Health and Wellness. Development of
approximately 85,000 square feet of mixeduse medical office and wellness facilities.
Historic Preservation. Rehabilitation of the
historic Ruby Farmstead.

SB FRIEDMAN | DEVELOPMENT ADVISORS
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Hospitality. Development of 4.9 acres for a
hotel and potentially a conference center.
Office. Development of up to three office
buildings totaling 576,000 square feet,
potentially including structured parking.
Golf Parkway Extension. Western extension
of Golf Parkway from the proposed
Discovery Drive, which would be built as part
of the Project, to the existing Patrick
Boulevard.

www.sbfriedman.com
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City of Brookfield

The Corridor - Review of Request for TID Financing Assistance

A Project site plan, as submitted by the Applicant is presented in Figure 1 below.
1: Project Site Plan

Source: Irgens

Figure SB FRIEDMAN | DEVELOPMENT ADVISORS

2

www.sbfriedman.com
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City of Brookfield

The Corridor - Review of Request for TID Financing Assistance

Request for TID Financing Assistance
The Applicant requested the following TID financing assistance from the City to support the near-term
components of the development program:


Assistance to fund most of the remaining land development costs, as well as the costs associated
with preservation of the Ruby Farmstead. Assistance would be in the form of a TID-grant to the
Developer. In order to fund the grant, the City would issue debt that would be repaid with
incremental property taxes generated by the Project.

The Applicant has also indicated that additional TID financing assistance may be needed in the future to
make longer-term components of the Project financially feasible. The potential future TID assistance
request(s) could support the following:





Construction of structured parking decks to support increased office development potential;
Potential development of a conference center to accompany the proposed hotel;
Western extension of Golf Parkway from the proposed Discovery Drive to Patrick Boulevard.
Economic development incentives to attract corporate headquarters or other large office users
to the Project.

Review of Need for TID Financial Assistance
SB Friedman has evaluated the Project’s need for TID financing assistance by including both land
development and near-term vertical components of the Project in an integrated financial gap analysis.
We evaluated the Project’s financial gap using a return on equity approach. We defined an acceptable
target return on equity which was also at the low end of a range provided by the Applicant. This
acceptable rate of return was defined based on:




A review of projected equity rates of return on recent comparable projects in the region,;
Stated return thresholds from other developers active in the market; and
National benchmarking sources, such as PricewaterhouseCoopers and Real Estate Research
Corporation.

To evaluate the “but for” test and thus the Project’s need for TID financing assistance, our
methodology included the following:
 Developing an integrated development pro forma to calculate the projected financial gap;
 Benchmarking key assumptions within the Applicant’s development pro forma; and
 Testing various scenarios within the integrated financial model to analyze the Applicant’s
assumptions and their impact on the Project’s financial performance.
Our analysis indicates that $7 million in TID financing assistance is needed for the Applicant to achieve
a rate of return that would attract equity to the Project. This level of assistance is based on a ten-year
analysis period and reasonable market and financing assumptions that have been benchmarked against
third-party sources.
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The Applicant has asserted that with the Project, as proposed, and without TID financing assistance,
additional equity would need to be invested to fill the identified financing gap. This substantial increase
in the amount of equity required would in turn greatly reduce the projected rate of return on equity
over the analysis period. As currently modeled, the Project would not move forward, but for the use of
TID financing, as it would be difficult to attract equity investment given the reduced projected rate of
return. Furthermore, TID financing assistance appears needed regardless of Planned District
Development benefits expected to be accrued under the contemplated re-zoning necessary to allow
the Project to proceed.
Projections of TID Revenue
SB Friedman has developed a TID amortization model to estimate the potential life of the proposed
TID, should financing assistance be provided to the Applicant. These projections, presented in Table A1
at the end of the memorandum, are based on the Applicant’s phasing schedule and valuation inputs
and exclude projected incremental property taxes from the Longer-Term components of the Project.
Valuation inputs have been validated with the City Assessor and, in absence of a market study,
additional information was requested from the Applicant to validate phasing assumptions. SB Friedman
has accepted the Applicant’s phasing assumptions following a confidential review of Letters of Intent
from potential tenants. Additional assumptions employed within the projections of TID revenue include
the following:
 TID base year of 2015
 No inflation of property values over the analysis period
 Current property tax rate held constant throughout the analysis period
 Full tax collections from TID parcels
 5% City TID administration costs (e.g. legal and accounting)
 TID-backed bond issuance in 2015 with 2 years of capitalized interest and 15 level annual
payments beginning in Year 3
 $7 million TID-backed bond issuance amount, plus 1% issuance and 10% capitalized interest
allowances
Using the assumptions outlined above, we conservatively estimate that the TID-backed bonds could be
repaid within 17 years of issuance based on level principal and interest payments. However, if available
TID revenue above the flat annual payment amount is invested and earns 4% annually, the cumulative
fund balance of that accrued surplus could be used to repay the outstanding balance within 15 years of
issuance.
Review of TID Financing Assistance Elsewhere in Region
SB Friedman has worked with City staff to evaluate the pattern of TID assistance for suburban mixeduse projects in the suburban Milwaukee market. The review revealed that several suburban mixed-use
commercial developments in the region have received TID assistance to fund infrastructure and site
work. Those developments are presented in Table 1 on the following page.
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Table 1: Suburban Developments in the Milwaukee Region that have Received TID Assistance
Municipality
/ TIF
Wauwatosa/
TID 2
Wauwatosa/
TID 6

Year

Development

1994

Milwaukee County
Research Park
UW-Milwaukee
Innovation Campus

Wauwatosa/
TID 6
Menomonee
Falls/
TID 4
Menomonee
Falls/
TID 10
Oconomowoc/
TID 3

2013
Amended
1996

UW-Milwaukee
Innovation Campus
Woodland Prime
Office Park

2011

Woodland Prime
Office Park / Kohl’s
Corporate Campus
Pabst Farms

2010
Original

2001

Public Investment in Infrastructure or Site
Work Only
$5.5-$6 million – Infrastructure;
$0.25 million – Utilities
$3 million - Roads;
$4 million - Sewer and Water;
$2 million - Energy
$5 million - Roads;
$2 million - Utilities/Stormwater
$2 million - Roads/Landscaping;
$2 million - Sewer/Water;
$2 million - Reconstruction of arterial intersection
$6.5 million - Infrastructure;
$0.4 million - Environmental Remediation
$2.3 million - Sewer;
$3.2 million - Onsite Streets;
$3.0 million - Offsite streets

Source: City of Brookfield

It appears that TID financing assistance has been used to support the infrastructure and site work
components of other mixed-use commercial developments in the suburban Milwaukee region,
particularly environments in which large corporate users have chosen to locate. Therefore, it appears
that TID financing assistance may be needed in order for the Project to compete regionally for these
large corporate tenants.
Conclusions
Based on SB Friedman’s review of the Applicant’s October 1, 2014 application for TID assistance and
subsequent information as provided by the Applicant, we conclude the following
 Approximately $7 million in up-front TID financing assistance is necessary for the Applicant to
achieve market rates of return that could attract equity to the Project.
 Assistance appears to be needed regardless of any benefits resulting from re-zoning the Site.
 Without TID financing assistance, additional equity would need to be invested in the Project,
which would in turn reduce the projected rate of return on equity over the analysis period and
make the Project infeasible.
 As currently modeled, the Project cannot move forward, but for TID financing assistance, as it
would be impossible to attract equity capital given the reduced projected rate of return.
 The City’s TID obligation could be repaid within 15-17 years of issuance.
 It appears that additional TID financing assistance may also be needed in order for the Project to
compete regionally for large corporate tenants that could choose to locate in TID-supported
developments elsewhere in the region. We recommend further analysis of individual proposals
by the Developer regarding Project elements in the Long-Term category.
Late in the review process, new information was received that the Wisconsin Department of
Transportation (WisDOT) required additional intersection improvements on Bluemound Road, totaling
$350,000, and City soft costs, totaling $70,000, would need to be added to the TID-backed bond
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amount, resulting in a total bond face amount of $7,420,000. Our TID amortization model, presented in
Table A2 at the end of this memorandum, indicates TID-backed bonds at this increased face amount
plus a 10% allowance for capitalized interest could be repaid within 16-18 years. These projections are
exclusive of any potential extensions of the TID to support Longer-Term components of the Project,
such as office and hotel and conference center development.
Questions regarding this memorandum or the recommendations outlined within may be directed to
Geoff Dickinson at gdickinson@sbfriedman.com or (312) 384-2404.
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Table A1: TID Projections - Original Bond Amount
TID Assumptions
2014 Current AV
Annual Inflation Rate
2014 Composite Prop. Tax Rate
Compound Rate of Change:
Tax Collection Rate
City TID Administration Costs

TID
Year

$1,127,400
0.0%
1.620%
0.00%
100%
5%

Bond Assumptions
Bond Issuance Year
Bond Issuance Amount
+ Issuance Costs
+ Capitalized Interest Allowance

1.0%
10.0%

Total Issuance

TID REVENUE PROJECTIONS
TID Actual/Projected Valuation
Incremental
Property Tax
Inflation
Frozen Base
Value
Rate
New AV
Total TID Value
Factor
Value
[2]
[3]
[4]
1.00
$0
$1,127,400
$1,127,400
$0
1.620%
1.00
$33,003,684
$34,131,084
$1,127,400
$33,003,684
1.620%
1.00
$16,321,248
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
-Collections for TID year 27

0
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
--

Assessment
Year
[1]
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041
2042
2043

[1]
[2]
[3]
[4]
[5]
[6]
[7]
[8]
[9]

Assumes a TID base year of 2015.
Assumes no inflation of property values.
Source: Waukesha County, 2014 total assessed value of development parcels.
Source: Waukesha County; Current tax rate is held constant throughout analysis period.
Assumes full tax collections from TID properties.
Assumes a 5% city administration for TID (e.g. legal and accounting).
Assumes TID-backed bond issuance in 2015.
Debt service assumptions as outlined above.
Assumes excess TID revenues not used to immediately repay debt service will be placed in an interest earning account.

Bond Assumptions (Continued)
Assumed Number of Level Principal and Interest Payments
Years of TID Before Payment Begins
Interest Rate on Bonds
Cost of Funds (Local Government Investment Pool)

2015
$7,000,000
$70,000
$700,000
$7,770,000

Gross TID
Revenue

Collection
Loss

City Admin
Fee

[5]
$0
$0
$534,660
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064

Net TID Revenue

TID-Backed
Bonds Issued

[6]
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

$0
$0
-$26,733
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
$

Source: Irgens, SB Friedman

15
2
4.50%
4.00%

$0
$0
$507,927
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
20,244,805 $

[7]
$7,770,000
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
7,770,000

TID-BACKED BOND DEBT SERVICE
TID Annual Target
Principal
Interest Payment
Debt Service
Payment
Payments
[8]
$0
$0
$0
$0
$0
$0
$0
$0
$0
$723,494
-$373,844
-$349,650
$723,494
-$390,667
-$332,827
$723,494
-$408,247
-$315,247
$723,494
-$426,618
-$296,876
$723,494
-$445,816
-$277,678
$723,494
-$465,878
-$257,616
$723,494
-$486,843
-$236,652
$723,494
-$508,750
-$214,744
$723,494
-$531,644
-$191,850
$723,494
-$555,568
-$167,926
$723,494
-$580,569
-$142,926
$723,494
-$606,694
-$116,800
$723,494
-$633,996
-$89,499
$723,494
-$662,525
-$60,969
$723,494
-$692,339
-$31,155
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$
10,852,414 $ (7,770,000) $
(3,082,414)

Principal
Balance
$7,770,000
$7,770,000
$7,770,000
$7,396,156
$7,005,488
$6,597,241
$6,170,623
$5,724,806
$5,258,928
$4,772,086
$4,263,335
$3,731,691
$3,176,123
$2,595,554
$1,988,860
$1,354,864
$692,339
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

Annual
Surplus/
(Shortfall)
$0
$0
$507,927
$35,616
$35,616
$35,616
$35,616
$35,616
$35,616
$35,616
$35,616
$35,616
$35,616
$35,616
$35,616
$35,616
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

TID-BACKED BOND PAYOFF ANALYSIS
Interest Earning/ TID Could Prepay
Cumulative
(Carry Cost) on
Outstanding
Fund Balance
Balance
Principal
[9]
$0
$0
NO
$0
$0
NO
$507,927
$20,317
NO
$563,860
$22,554
NO
$622,031
$24,881
NO
$682,529
$27,301
NO
$745,446
$29,818
NO
$810,880
$32,435
NO
$878,932
$35,157
NO
$949,706
$37,988
NO
$1,023,310
$40,932
NO
$1,099,859
$43,994
NO
$1,179,470
$47,179
NO
$1,262,265
$50,491
NO
$1,348,372
$53,935
NO
$1,437,924
$57,517
YES
$0
$0
NO
$0
$0
NO
$0
$0
NO
$0
$0
NO
$0
$0
NO
$0
$0
NO
$0
$0
NO
$0
$0
NO
$0
$0
NO
$0
$0
NO
$0
$0
NO
$0
$0
NO
$

524,501
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Table A2: TID Projections - Increased Bond Amount
TID Assumptions
2014 Current AV
Annual Inflation Rate
2014 Composite Prop. Tax Rate
Compound Rate of Change:
Tax Collection Rate
City TID Administration Costs

TID
Year

$1,127,400
0.0%
1.620%
0.00%
100%
5%

Bond Assumptions
Bond Issuance Year
Bond Issuance Amount
+ Issuance Costs
+ Capitalized Interest Allowance
Total Issuance

TID REVENUE PROJECTIONS
TID Actual/Projected Valuation
Incremental
Property Tax
Inflation
Frozen Base
Value
Rate
New AV
Total TID Value
Factor
Value
[2]
[3]
[4]
1.00
$0
$1,127,400
$1,127,400
$0
1.620%
1.00
$33,003,684
$34,131,084
$1,127,400
$33,003,684
1.620%
1.00
$16,321,248
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
1.00
$0
$50,452,332
$1,127,400
$49,324,932
1.620%
-Collections for TID year 27

0
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
--

Assessment
Year
[1]
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041
2042
2043

[1]
[2]
[3]
[4]
[5]
[6]
[7]
[8]
[9]

Assumes a TID base year of 2015.
Assumes no inflation of property values.
Source: Waukesha County, 2014 total assessed value of development parcels.
Source: Waukesha County; Current tax rate is held constant throughout analysis period.
Assumes full tax collections from TID properties.
Assumes a 5% city administration for TID (e.g. legal and accounting).
Assumes TID-backed bond issuance in 2015.
Debt service assumptions as outlined above.
Assumes excess TID revenues not used to immediately repay debt service will be placed in an interest earning account.

1.0%
10.0%

Gross TID
Revenue

Collection
Loss

City Admin
Fee

[5]
$0
$0
$534,660
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064
$799,064

Bond Assumptions (Continued)
Assumed Number of Level Principal and Interest Payments
Years of TID Before Payment Begins
Interest Rate on Bonds
Cost of Funds (Local Government Investment Pool)

2015
$7,420,000
$74,200
$742,000
$8,236,200

Net TID Revenue

[6]
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

$0
$0
-$26,733
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
-$39,953
$

Source: Irgens, SB Friedman

TID-Backed
Bonds Issued

$0
$0
$507,927
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
$759,111
20,244,805 $

[7]
$8,236,200
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
8,236,200

16
2
4.50%
4.00%

TID-BACKED BOND DEBT SERVICE
TID Annual Target
Principal
Interest Payment
Debt Service
Payment
Payments
[8]
$0
$0
$0
$0
$0
$0
$0
$0
$0
$733,148
-$362,519
-$370,629
$733,148
-$378,833
-$354,316
$733,148
-$395,880
-$337,268
$733,148
-$413,695
-$319,454
$733,148
-$432,311
-$300,837
$733,148
-$451,765
-$281,383
$733,148
-$472,095
-$261,054
$733,148
-$493,339
-$239,810
$733,148
-$515,539
-$217,609
$733,148
-$538,738
-$194,410
$733,148
-$562,982
-$170,167
$733,148
-$588,316
-$144,833
$733,148
-$614,790
-$118,358
$733,148
-$642,455
-$90,693
$733,148
-$671,366
-$61,782
$733,148
-$701,577
-$31,571
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$
11,730,374 $ (8,236,200) $
(3,494,174)

Principal
Balance
$8,236,200
$8,236,200
$8,236,200
$7,873,681
$7,494,848
$7,098,968
$6,685,273
$6,252,962
$5,801,197
$5,329,102
$4,835,763
$4,320,224
$3,781,486
$3,218,504
$2,630,189
$2,015,399
$1,372,943
$701,577
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

Annual
Surplus/
(Shortfall)
$0
$0
$507,927
$25,962
$25,962
$25,962
$25,962
$25,962
$25,962
$25,962
$25,962
$25,962
$25,962
$25,962
$25,962
$25,962
$25,962
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

TID-BACKED BOND PAYOFF ANALYSIS
Interest Earning/ TID Could Prepay
Cumulative
(Carry Cost) on
Outstanding
Fund Balance
Balance
Principal
[9]
$0
$0
NO
$0
$0
NO
$507,927
$20,317
NO
$554,206
$22,168
NO
$602,337
$24,093
NO
$652,392
$26,096
NO
$704,450
$28,178
NO
$758,591
$30,344
NO
$814,897
$32,596
NO
$873,455
$34,938
NO
$934,355
$37,374
NO
$997,692
$39,908
NO
$1,063,562
$42,542
NO
$1,132,067
$45,283
NO
$1,203,312
$48,132
NO
$1,277,407
$51,096
NO
$1,354,465
$54,179
YES
$0
$0
NO
$0
$0
NO
$0
$0
NO
$0
$0
NO
$0
$0
NO
$0
$0
NO
$0
$0
NO
$0
$0
NO
$0
$0
NO
$0
$0
NO
$0
$0
NO
$

537,245

