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Existing Site

12.76 acre parcel in the heart of
downtown Cedarburg

Blighted Industrial Land and Vacant
Structure

Mercury Marine Plant 1951 to 1982

Wilo Machine last user of site
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Proposed Site Plan

* 166 Rental Unitsin 2
buildings

* 44 Townhomes

* 26 Pocket Homes

* Developer — P2
Development, Saukville, WI
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Phases

B?\?tse =61 Start (10/22) — Completion (12/23)
Apartments

f .
andStartof - \jaluation: $15,200,000

Units

B:?:e 1-99  Town House Units and Pocket Homes
Apartment :

aﬁjrAmi?“ty Start (3/23) — Completion (6/25)

Areain center

of building, Valuation: $16,900,000

Phase Il - Start (7/25) — Completion (12/26)

Balance of
Town House
Units and

Balance of Valuation: $17,200,000

Pocket Homes
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Reason For TID

Blighted Site

Contaminated with VOC’s mainly
TCE in bedrock requiring vapor
barriers

Eyesore in the heart of Downtown




TID Agreement
with Developer

* Separate from Developers Agreement

* $13.48M in developer assistance Pay-
Go

* $2.54M for municipal road (G.O. Bonds)
* Payments subject to third party review
* Payments also based on IRR

* The City loan will be paid first prior to
payment to developer

* INCREMENT VALUE ESTIMATED AT
$49.3M

* 20 year estimate to pay back all project
costs

* Total Estimated Project Cost: S70M
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Revenue

* Impact Fees: $1,415,744.74 * WEDC Grant: $250,000
* Building Inspection Fees: $189,096




Questions?
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Long Term Plans
Southshore Redevelopment Plan
Riverwalk Plans

Imagine Oshkosh - Sawdust District Plan

d in early 2000's
s

What We Learned: Do a lot of research and spend time educating your
elected officials. Set expectations early!




Southshore Redevelopment District
Map 9 - Conceptual Land Use Plan - Main Street to Pioneer Inn Area

SOUTHSHORE
REDEVELOPMENT PLAN

RIWERWALK

N Bollard Light
s PLAN
ﬁw Rip Rap

2006







AWDUST DISTRICT
2020

SAWDUST DISTRICT UPDATE
REDEVELOPMENT PLAN

CONCEPTUAL VISUALIZATION

ting bridge and an un:
walk




20 LONG years to acquire
Leased buildings for income
Railroad property was most difficult to acquires i

RMU-RFO
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What We Learned: Always, always, always do a Phase | Environmental
Site Assessment (ESA) before acquiring propetrty!







Request for Proposals sent out in 2021
Different types of proposals received
Public Input
one to choose? How did city staff help elected and appointed officials decide?
o e sl
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A Challenge for Us: There may be
challenges of balancing local
developers and new developers who
submit proposals. Loyalty vs
Opportunity. How do you choose?




TOUGH DECISIONS

Developer and
Project Name

T. wall

The Mills on Main

Red Earth

Oshkosh Sawdust
Apartments

Alexander & Bishop
Real Estate
Capital Markets, LLC

Riverwalk on the Fox

Tadych Investment
Partners

‘Wesenberg, Hess,
Dumke,
Golden, Hildebrandt

River North
Development

Type of Development?

Mixed use

19,000 sq. ft. of commercial

Multi family

0 sq. ft. of commercial

Mixed Use

14,000-15,000 sq. ft. of commercial

Owner-occupied condos

0 sq. ft. of commercial

Mixed Use

18,195 sq. ft. of commercial

# Residential
Units
& Density

281-296 units

38 units/acre

338 units

45 units/acre

20 townhome units
140 1&2 bedroom units

21 units/acre

30 unit condos

7.5 units/acre

34 condos
120 wnits

18 units/acre

Estimated Value
TIF requested? per City
Assessor*

90% increment, but
not less than -&335,000 $38,026,500
per unit
510,360,000

B0%, 20 years $39,867,800
$10,055,500 B
$6,820,000 $22,542,000 [

75% increment,
20 years $22,116,000
90% of increment
$23,406,100
for 20 years

*Preliminary Value is subject to change once plans are finalized
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RIVERFRONT MIXED USE-PLANNED
DEVELOPMENT OVERLAY (RMU-PD)

i skrmace

| 20 STALLE
REST.

TN RN
BUILDING Al

e | STORY RLTAIL & PARKING
FIRST FLR| 4 STORIES RESIDENTIAL

RETAIL

PRIVATE
CLUBHOLUSE

4,800 5F
FIRST AR
RETAIL

BUILDING A2 BUILDING A3
5 STORIES 5 STORIES
| STORY RETAIL & PARKING e 1 STORY PARKING
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TORIES RESIDENTIAL [
5 LINITS

91 UNITS
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Land Purchase Agreement
Wisconsin DNR Green Team meeting

om city staff

Something We Do: When we have a

complex project starting in the City,

we create a timeline for all the
approvals needed to complete the

project.

RIVERFRONT MIXED USE-PLANNED
DEVELOPMENT OVERLAY (RMU-PD)




Contamination
Urban fill
Old utilities

Very important utilities

a -

What we learned: Keep a
spreadsheet of the status of all the
different tasks that need to be

completed.



CONTAMINATION
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What we learned: There needs to be A LOT of communication between the City,
the City’'s environmental consultant, the developer and the xi/eveloper’s
environmental consultant. Establish who is responsible for what early on in the
project and include it in an Agreement!




Criteria for TIF Assistance- Policy developed in 2012
Private developer equity requirement of at least 15%
No more than 20% of increment generated may be used towards TIF assistance
Payback periods under 15 years will be looked upon favorably

not exceed more than 25% of total project costs

generate enough increment to fund the

~ proiect




DEVELOPER TIF ASSISTANCE Without

Internal Rate of Rzturn (28,386,875)
mmmmuain.u.c [Type of TID: Blight and Redevelop 7.01%

1. Presence of

v o
v 20 points if costs are greater than 20% of Fair Market Value (FMVY; WI.I.h

15 points if costs s 15-20%. of PRIV
:::Inemm 0 paints o costs are 10 % of FRIV
d. Public Infrastructure 5 points if oosts are 5% of FMY

25 points if progssety poses a haath or comaurity-wids threa; Internal Rate of Return {14,344,33?]

20 paints if property has been dadared blighted or & under raze crder by the City bafiore the TIF

application i submitted; 15.60%
L it - f— bisght eliminatian ar 15 points if property is nonconforming and)'or undar 3 repair order; B
10 paints if proparty mests tha Blight Designation per TIF Stats Statutes

of the City's strategic plasming dooumesnts such as:

10 jpoinis if project s inlocal planning document;

S i TIF Request- 25% of all

project costs

15 Points if property ks landmarked or an Mational Register;
10 Points If property is contributing or abigible for Register or locabed in 2 Historic Disbrict;
5 Points if bullding is ovar 50 years old

5 points if site exceeds architectural design OR landscape requiremsnts by 15% per Zoning Code;
5. Quality of and overall [arc st
5 BONLS paints if BOTH architectural and landscaping raquirsmsnts sxcosd 15% par Zoning
design, landscaping, etc) beyond that wivkch ks minimally required by the Zoning Ordinance o

6. Enwironmental sustainability impacts such as higher standards of
bl sk e, mntmsbake el gy wifichescyp 5 Points if LEED Cartifiod or 10% of total bulding anargy lad providsd by solar paneés or cthar
ON-5tE rerw abia TOUncEs

1 point for sach 15% of building frontage ground flscr space permancntly ressnsed fior retsl,
7. Enhance the streetscape and pedestrian experience e msmsl‘mﬂf“_

1 Paiint for svery S full-time aquivalont jobs created or ratained;
8. Proposed employment potential 5 BONUS points if 50% of the jobs create or retained are above tha Oshiosh-Neanah M4
mazdian incoere beval

9. Projects that involve development that i targeted to encourage an inflow of customiers from outside the dity of that provides 5 poinks if markat study shows 3 gap or leakage for 3 particular product or servics that curmntly
services or fll underserved markets in the City is mat offerad in tha naighborhood or area.

TOTAL SCORE

Foint Total must ba graater than 50 points or Coundl Waiver b requirad




TIF Development Agreement Challenges
Uncertainty of phased approaches

Developer’s first project in the City

e parcels and multiple LLC's

What we learned: If the project will be phased, consider a phased TIF
Development Agreement with terms that encourage the deveffoper o construct
in a timely manner and finish all phases.




TIF Development Agreement Terms
?20% of increment generated- Base Value was $0
25% of total project costs for all three phases
27 years of Paygo TIF assistance

f\n incentive to complete all three phases of the proposed development with the following
erms:

right of $400,000 if Phase Il or lllis not completed within 10 years of
n date. The City moy reduce the developer’s TIF




The City spent millions of dollars to get the site
ready for development

Existing TIF funds, Capital Improvement
Program (CIP) borrowing, Grants, ARPA funds

Installed a new sireet
Undergrounded overhead utilities

onstructed a riverwalk




Status of the project

City staff keep in communication
with the developers

What we learned: Keep elected officials updated on the project, no matter if
the news is good or bad.







City of Eau Claire

DEVELOPMENT CONCEPTS




Cannery District

vecember 17,2019
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Cannery Redevelopment Plan
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Gateway Residential Redevelopment

Area A
Lot Type. DU/AC  Units h y
Ot ¢ F :
[ Eonoeny 48 ~10621 - |
B g romey: Aoy 810 ~54-67 4 - | !
[ Brctend 1012 ~6274 : Al [ B
- 1216 ~16-21 — ¢
B momramiy 16-30  ~211-396 | % | 1
TOTAL Units  ~449-840 \ “ 4
Stormwater ~9.0 acres 3
Greenways ~9.0 acres 3
Parks & Open Space ~227 acres - - 1
- /53]
Area B i = E
Lot Type. DU/AC  Units - X4
3
[ towslomer 4 -ns
] i ooy 48 1427
[T i e B 1 ~19-24
I g fomey: 10-12 ~24-29
W e, 1216 ~31-42
B mom-ramiy 16-30  ~174-326
b
TOTAL Units  ~262-563
Stormwater ~11.3 acres S X Q)
Greenways ~62acres g5 Sg - —
Parks ~3.7 acres S - $ ==
& St 5
=== OnStreet Bike Facilties %
—— Bike Paths i
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Mall Redevelopment-Current Conditions

Oakwood Mall
Project Goals
Eau Claire, Wisconsin

IMPROVE PEDESTRIA
& BICYCLE CIRCUI.A'I'ION

TR -
ADD GA'I'HERING SPACES




Mall Redevelopment-New Concept

REDEVELOPMENT PLAN
PHASE: DESTINATION USES
OAKWOOD MALL
Eou Claire, Wisconsin

OAKWOOD HiLLs |

3 Residential
B3 Office

INDOOR SPORTS
TOURNAMENT CENTER

JENHANCECJENTRYS
[XOUTOT ORI

[COURTSEATING]

EXISTNG PARKING.
CISEOV ey




Download the Presentation!
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Important Disclosures

Ehlers is the joint marketing name of the following affiliated businesses (collectively, the “Affiliates”): Ehlers & Associates, Inc.
("EA”), a municipal advisor registered with the Municipal Securities Rulemaking Board (“MSRB”) and the Securities and
Exchange Commission (“SEC”); Ehlers Investment Partners, LLC (“EIP”), an SEC registered investment adviser; and Bond Trust
Services Corporation (“BTS”), a holder of a limited banking charter issued by the State of Minnesota.

Where an activity requires registration as a municipal advisor pursuant to Section 15B of the Exchange Act of 1934 (Financial
Management Planning and Debt Issuance & Management), such activity is or will be performed by EA; where an activity
requires registration as an investment adviser pursuant to the Investment Advisers Act of 1940 (Investments and Treasury
Management), such activity is or will be performed by EIP; and where an activity requires licensing as a bank pursuant to
applicable state law (paying agent services shown under Debt Issuance & Management), such activity is or will be performed
by BTS. Activities not requiring registration may be performed by any Affiliate.

This communication does not constitute an offer or solicitation for the purchase or sale of any investment (including without
limitation, any municipal financial product, municipal security, or other security) or agreement with respect to any investment
strategy or program. This communication is offered without charge to clients, friends, and prospective clients of the Affiliates
as a source of general information about the services Ehlers provides. This communication is neither advice nor a
recommendation by any Affiliate to any person with respect to any municipal financial product, municipal security, or other
security, as such terms are defined pursuant to Section 15B of the Exchange Act of 1934 and rules of the MSRB. This
communication does not constitute investment advice by any Affiliate that purports to meet the objectives or needs of any
person pursuant to the Investment Advisers Act of 1940 or applicable state law.
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