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Development Statistics

the redevelopment concepts and the potential reconstruction of the Hoan Bridge create a
positive economic impact for the city of Milwaukee, Milwaukee County and Wisconsin by
encouraging a better use of more than 500 acres of land,

Concept A, which evaphasizes public open spaces and neighborhood scale development, has the

potential to create an estimated 7.6 million gross square feet of new buildings, approximarely

5,000 residential units and an estimated total value of just less than $2.2 billion,

Concept B, which seeks to maximize development, has the greatest economic benefit. This
concept has the potential to create an estimated 18.4 million gross square feet of new buildings
and up to 9,900 new housing units with a total estimated value more than 35.7 bithon.

The graphics on the following pages show a breakdown of the development statistics for the
subareas within the concept plans.

Caveals:

» The information contained in this section is based on rough calculations of polential
building square footages, residential units and bullding values.

» Values are based on a range of construction cost estimates for different land uses
and building types.
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Development Statistics | Concept A: Maximizing Public Benefit

Acres: 83 T
Gross Buliding Area: 1.7 Milion SF
Floor Ares Hatio: 0.80

Residential Units 1,100

alue: $510 Million

TN S S
Residential / Mixed Use
Acres: 118 - 3
Gross Building Arga: 3.3 Mi
Fioor fres Halie 086
Fesidential Uni

Gross Building Area: 7.6 Million SF
Residential Units: 5,000
Value: $2.2 Biflion
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Fa:x;r Afea Ratio 1 8
Resgﬁsﬁisz Uinilg: 2,100
Value: 3840 Milfors

ross Buiiding Area 18 4 Million 8F
Residential Units: 9,900
fue: 55,71 Biiiian




Ecenomic Impact

The replacement of the Hoan Bridge and the subsequent reconstruction of the dlevated [-794
23 an at-grade facility woeld open up the potential redevelopment of approximately 500
acres of prime, waterfront real estate. This location represents one of the most desirabie real
estate locations in the state of Wisconsin, and could command significant redevelopment

opportunities.

Whesn considering reinvestment in infrastructure repewal, it is prudent to investigate what the
payback would be in ferms of new redevelopment, jobs, property taxes, e, In the case of the
reconsiruction of the Hoan Bridge snd portions of I-794, the positive economic impact could

be substantial i done inn 2 master-planned manner

"There are at least four sources of economic benefit that collectively could pay for transportation
infrastructure, parkiand, trails, utilities and other public infrastructure improvements. These

revenue sireams -~ both onetinze and ongoing - include:

1. Sale of excess public property

o

. Property taxes asseciated with private development

i

. Job creation
4. Iacome taxes from permanent workevs

These four economic impacts are conceptually assessed on the following pages to determine

their order of magnitude,




Economic Impact

éﬂ;ff of Property

T

The at-grade roadway reconfiguration and harbor redevelopment will open up a considerable
amount of public land for private redevelopment. This prime property along Lake Michigan, with
its proximity to downtown Milwaukee and available utitity service, is unmatched o the state of
Wisconsin. Recent public and private Jand transactions in the area have determined that this land

is valued at approximately $1 million per acre.

Approximated revernies that could result from the sale of public land within the harbor

redevelopment area are shown below.

Cencept A: Maximizing Public Benefit

TOTAL: 90 acres with & land value of approximately 590 million

Public lands that could
be sold: 949 acres

Private and undeveloped
public land: 410 acres

Coneept B: Maximizing Development Opportunity

TOTAL: 204 acres with aland value of approximately $204 million

Public lands th
be sold: 204 acres

Private and undeveloped
sublic fand: 396 acres
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Economic Impact
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P}'Gperty Tax Revenues

Wisconsin legistation allows municipalities to use tax increment finance (TIF) districts to

pay for infrastructure and site bnprovements from the incremental tax revenues generated by
new development. The harbor area is tailor-made for this legislation because the area requires
significant infrastructure investments to leverage private-redevelopment activity. The following
charts show the revenues that could be generated from the establishiment of a TIF if Concepis A
and B are fully built out. Both charts assume a cutrent assessed valuation of §74.7 million. The
charts also assume no tew constraction value for the first three years due to the reconstruction
of the bridge and roadways, and the time it would take to prepare sites for development. After the
three-year lag, the new construction value is held constant for each year. Concept A assumes an
sennal zddition of $100 million of new construction and Concept B assumes $250 miltion of new

construction value annually,

Concept A - Maximizing Public Benefit

This mrscep*f pssianes masimuen 27-year e of the TIF district allowed in Wisconsia,

22 Billion i contructon vl of v fe TEF districe.
Inilation Naw Value +
Agnesimeant Tocrevent Consiraitiong Inflation Tax Bate

Year @ Vahue {ncrement per $1,068

3611 §747,308 56 13.13

017 £754,775 560 7313

013 $7EE 521 100,500,800 2345

1914 ;. $100,060,500 2343

2015 300, 100, 0 1313

3016 § 14547, 060 500 ; 21.97

W17 : 10,00 $315.4%1,176

3018 3,907,212 L100,004,500 $521.395,385

2619 $6,961.234 £ 100,000

2 $E430.54 $160,000,008 :

2 4,141,138 S 160,508,050 $947,455,62%

2032 $16,202 358 $ 10, 00,050 055,690,887

2023 $100,000,000 §1,167,060

2024 3100, 0EL0G £1,27%,420,509
$13,543,305 5 100,600.000 $1,392.562,014 7
314,674,970 $108 0, $1,807 6306835 1383
$13,831.689 19.43
$16,981,526 1583
$18,151,746 $156,{4HL500 15,83
$19,333.263 §100, 00,600 19.63
$20,516,395 18,51
$21.731.863 : 1854
$32,94%, 180 $7,343,137,198 {84
$24,178,672 § 160,00 G £3,467,515,868 j6d
£33 430,439 §165,000,880 3,736,336 18,54 348,54
§35,674563 $160.000,680 $2.719,410,990 1756 34
§37,541,416 $ 100,000,600 $2.847,352, 400 17,90 $50,967 608

53,500,000,008 $6F7 668,115
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Economic Impact

g

Property Tax Revenues, continued.
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Joly Creation

One of the benefits of selective redevelopment is permanent job ereation in the downiown
vicinity. Projections of job creation ave preliminary and based on various assumptions
including strong redevelopment activity in the vicinity of the Third Ward and the
development of an industrial park. Other assumpions relate fo ratios of jobs per squere

foot of land use types.

Concept A - Maximizing Public Benefit: Estinute of Permanent New Jobs

Land Aven Uisable Eaﬁ{iézsﬁg Aren Tebs Ratie # of Jobs
Sub Ares {Acres] Hesidential efficiency of 80%
Residential {south) 34 2,34 000 MNA 4
SesiderrialiMbred-wse Dvest) 119 Z.540,000 NA 1]
Harbor/MMSD 124 NA A i
Third Ward [nfill* 53 i,%@,i?{};’} 17333 [.361
Lakefront Park 133 NA NA i
Total 519 | 6,640,008 1,361

Concept B - Mazimiring Development Opportenity: Estirate of Permanent Mew Jobs

Land Area Usable Building Area Jobs Ratio # of jobs
Sish Aren {Acres) Residential efficiency of 30%
Resigontiat fsouk) 247 T gaemom NA ¢
industrial Park 122 3RIZO0G 1000 2830
Harbopr/MMSD 11y NA MA ¢
Third Ward Infii* 33 T, 50,000 14333 2,560
Lakefront Park™®™ B LUSG.0600 2SS 2,708
Total 519 13,844,800 B.0%0

* Boit conpepls grsmme onte- i of buiding is mitbeed for s resiidentio] {ofos and redail s

1k cetlaiF tatnnadrtt s Afovig the propuses

s Pork bt Comnept B setermias fob crmiies
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Aricome Tax Revenue

The redevelopment of the harbor area lands will create an ﬁpp{}rmn’zty to generate
permanent jobs and subsequent income tax revermizs. Because the state’ tax rates vary
depending on income levels and filing status, various conservative assumptions have been
made o generate a potentizl order of magnitude for state income tax revenues that could be

coliecied when the study area is fully builr our,

The first assurnption is that the average wage rate would be equal to the median househald

incomne of Milwaukee County, which according to the US. Census Bureau was $37.808 in 2005,

‘The sccond assumption is that all filers would be single. In 2007, the Wisconsin tax rate
for single filers was a flat rate of $1,022 plus 6.5% for income more than $19,000. Thus, 2
worker earning the 2005 Milwaukee County median household income would produce

approvimately $2,200 in annual income tax revenues.

The chart below shows the potential income tax generated by the number of permanent

workers created by the two land use concepts.

Congept # Permanent Jobs Income Tax/Year

A~ Maximizing Public Benefut L300 $3. 1 million

$ - Maximizing Development Opportunity &3040 $18.2 million
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Economic Impact

Summary

The land use concepts created for the Hoar Bridge and harbor redevelopment plan would
resuit in a significant amount of land becoming available for private redevelopment that
will create positive economic tmpacts for the city, county and state. The economic benefit

for land use Concepts A and B range between:
1. $90 million and $204 million in land sales.

2. $698 million and $1.7 billion in new property tax revenues that could be used

to support 2 TIF district,
3. 1,300 and 8,100 new permanent jobs.
4. 53 million and $18 million in annual income tax revenaes,

When land sales are combined with new property and income tax revenues, the city, county
and state could reatize a total revenue stream of $791 million for the more conservative

tand use Concept A, and more than $1.9 billion for the more aggressive land use Concept B

Additional jobs and income tax revenues, which have not been quantified, would also be

created by the reconstruction of the transportation infrastructure and the construction of

new private development.
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Conclusion

‘the Hoan Bridge and the elevated portions of 1-794 along the lakefront have had major

mmﬂienanca issues during the past several years, srd WisDUT needs to replace the deck and
ructural repatrs 1o the bridge in the near future. The context of the area ~ three converging

n“@ers and ’fhe shoreline of Lake Michiyan - presents an opportunity o consider alternatives to

vatf:rcx} e_state redevelopment. Two distinet conceptual concepts were created to explore what

converted

1 the roadway was

& imajer feconstraction could look like if the bridge were lowered ¢
ani Interstate standard to a four-lane boulevard. The benefits of a reconfigured bridge and

¥ system are seemingly significant,

"—’fhéitwe ré&eveiapmem concepts and the potential redesiga of the Hoan Bridge create a positive
econiomic 1mpa::t for the city of Milwatkee, Milwaukes County and Wisconsin by encouraging a

better asé of more than 500 acres of land,

Cgmée‘;i}fA, which emphasizes public open spaces and neighborhood scale development, creates

wan estimated 7.6 million gross square feet of new bulidings. approximately 5,000 residential units

a:;dan estimated total value of just less than $2.2 billion.

Ceme;st B, w}uc’n seeks to maximize economic development, has the greatest economic benefit.

cnmcpt, has the potential to create an estimated 18.4 million gross square feet of new

psand a_z;},tgs,%@ new housing units with 2 tofal estimated value of more than 85.7 bilhion.

WisDIOT will have spent

s bas:tc mfrastmctu{e tife-cycle cost analysis reveals that, even though

gg_én@aint. The increased land values and possible tax base, as well as the public

sat conld be infroduced, will certainly accomplish more public objectives than the

cotstruction of the Hoan Bridge and 1794 in their existing forms.







