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13: Financial Strategy:

Land purchase price 1o be $16/s.1.
A lease arrangement with the City of Madison to allow construction to begin earlier than 2014 is desired and Developer requests additional
discussion with Staff regarding this element.

Project will be financed through a combination of private developer equily, equity from: the sale of New Markets Tax Credits,
TILE, and conventional debi.

NMTC:

The project ineels or exceeds the following eligibilily guidelines for NMTC awards:
-CDFE Fund

-Qualified Census Tract

-80% rule

-Lermanent Jobs

-Catalytic effect on Community

-Other City funding Sources considered (gap apparent)
-Brownfield Site

-Local enterprise Zone

-Site Iis designated as a Food Desert”

Involvement of Randy Roth and the Endeavour Group as a component of the Development tewn has strengthened the position of
the project for NMTC. The inelusion of the Grocery Stove as an anchor tenant is very much desired by NMTC allocatees and
Chase has been identified as the primary investor due to the strength of the project and their history with similar scale projects
{sce attached letter of interest).

As with all financing tools, theve is # visk al'not receiving these credits. Tn the wnlikely event that ocewrs, develeper would explore
ather financing options as well as diseuss with City Stalt alternatives, imcluding, ut not liwited to, a longer phase-in of preject

componcnts.

THE:

Additionally; the development team is reguesting City of Madison assistance in the form of Tax Incremental Finabeing to suppuoit
the gap created by the shruetured parking component and additional sustainable clements as the City deeins desired or
appropriate.

A move detailed analysis of the proposed THF request is in Sections 16 and 18 of this booklet.
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ANCHORTENANT:
Meteaife’s Markel will enter into a long term lease for their component and this is viewed very favorably by lenders and utive
commmnercial tenants due to Metealfe’s stability, continuing snceess, service to the Community, and credit history.

COMMERCIAL TENANTS:
Several additional eomnereial tenants liave expressed interest in the space given the amenities and Features aflforded tenants by
hotli this project and the adjacent Constellation project.

OVERALL VIABILITY OF PROJECT:
I’roject concept as presented has many positive elements that greatly increase its viability:
-Anchor tenant in place
-Very strong Neighborhood rapport with Development team, espeeially Metealfe’s grocery
-No significant hurdles with City plans
-Development team experience with Distriet and site eonditions
-Adiacent development by Gebhardt {Constelation) strengthens Developer’s and lender’s position on the Constellation
and desive for additional investiment in Distriel.
-Positive pre-leasing performance by the Constellation
-Lenders are still in a position where a projeet like this is very much desired, particularly
considering the strengths of the project, developer, anchor tenant and neighborhood support. The caveat to this is thal

an wnanticipated humanitarian, market, or curreney crisis could alter these amenable conditions quickly.

In addition, there are a mumber of variables that affect the financing and City TEF involvement:

-NMTC- We do not anticipate any issies at this thme with acquiring NMTC for this project.Fhe final amount of allocated
credits will affect potentiul gaps elsewhere. Additional information on NMTC should be avaitable in April of 2013.

-Sustainable and other program goals. We would like 1o discuss with Stafl and the Neighborhood in detail what the
achievable goals ave for this projeet, and what the project can realistically support. We are attempting, through private
partnerships and the involvement ol Sustain Dane, to provide resources to achieve many ol these goals, but would
welcome additional disenssions on how to achieve a true sustainable showease for the City.

-A discussion regarding the velxtionships between TIE, sustainability, building height, and density is also desired with City
Staff.

-We feel that diseussions regarding program, sustainability, and TTF would be of a high priority to assist in locking the
other pieees of the projeet into place.

-Development tearmn would requesl an approach similar to the Constellation, in which all parties, working very well

together, can quickly identily potential issues and determine and implement solutions that are satisfactory to all.

14: Estimate of Value Calculations:

We are estimating value based on markel demand for office space and terms from Melealfe’s Market for the Anchor tenaul
location.

Apartment numbers are based vental market conditions {eurrent and projected vacancies, nmnber of units to come online in the
next 3-5 years, and employnient and econouiie projections) as well as performance of the Constellation project.

NOTE: A cap rate of 8% is used as e multiplier for value assumptions,
Sce attached Spreadsheet

15: Estimated Annual Property Tax Payments (for life of T1D)

NOTE: A comparison of 22 and 27 year T1D durations is included .
Sce attached Spreadsheet

297 Nowth Steeed, Velison, 15T 3001 G082 85.40753
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16: Details ol Potential TIF Investment

Reguested TIF support will be used lor the following components of the praject:
-Brownfiekd remediation (Urban in@ilh
-Structured parking (Parking o serve events at Breese Stevens Field)
-Higher Standards of Design and Sustainability

Developer is vequesting the following:

-The 800N block of East Washington is removed From TID 36 and i« new TID created for this block with a full 27 year eycle

Proposed project meets or excecds Adopted Policy Goals ol the City of Madison for usc of TIF Policy (adopted in 2009}

SECTION 1:TIF GOALS, OBJIECTIVES AND STRATEGIES

Goal I: Support Econmnic Developaent
(1) Job Creation in High.Need Arvas.
ii.5tagnation or decline in property values
iti. Commervial nndfor industrial vacaney
{2) Joh Creation Thirough New Business Development.

{3} Job Creation Through Attraction, Retention,
Expansion of Existing Business.

for family siz¢ For rental housing and 100% of Dane
County median income for owner-cccupied housing. By
adopting this income standard, it is the intent of the
Common Councit 1o enceurage the development of
mised-income alfordable liousing, which should include

housing units at low and very low-income levels,

{4} Mixed-Use or Industrial Projects Linked to Strategics to Support Neighiborhood Resitatization:
Workforce Housiug {1} Improve the pubtic infrastructure.

12) Hipon demonstrating the “but for”, provide TH assistance @ private

Goal 2: Support Neighhorhood Revitalization, Including Downitovn
{1} High-Need T1Dz Improved conditions in biighted
area TIDs in *high need” areas that
demonstrate a significant and substantial
combination of the following examples of physical deterioration: {a}
Breteriorating or obselete building stock

(b} Stagnation or ilechine in property vahues

{NLand upon which huildings or
structures have beeat demolished and which
hecause of ohsolete platting, diversity of
ownership, deterioration of structures or of
site improvements, or obherwise substantially
impaies or arrests the sound growih of the
comtuunily.

{4} Higher Standards of Building Besign, Materials.
(3) trban In.Bl1. Urban in-fili projects that either increase or decrease density
vonsistent with the City comprehensive plan.
(6) Affordable or Workforce Housing {rental or ewneroceupied)
{c} Banc County Median Income. The affordable housing units shall be
made available 1o income cestificd houselinlds at

or below 80% of the Dane County median income, adjusted

227 North Street, Mo, W8 33701

development projects that:

a} Provide a varety of housing choices, through renovation and

rehabilitation of existing buildings and
higher-density new construction in selected areas
to inerease the number and divessity of downtown
residents.

(b} Stimulate the rehabititation or removal of deteriorated or
dilapidated buildings and the creation of
mised-use in-fll redevelopment.

{1} When feasible, pravide assistance to businesses that create
a significant number of living woge jobs. T1F Loan
policies in Section 4, paragraphs {1 through (8},
(16 through (13} and [[6] and the job ercation
guaranty in Goal 2: (3}, () and (5) shall apply.

le} Provide tzansportation linkages and other urban
amenities.

{f) Increase the supply and varicty of high-quality, howne
ownership opportunities.

{g} Encrease (or decrease, when approprinte), residential
densities at selected locations as idemified in the
adopted Gity of Madisen comprehensive plan.

{h) Encourage the developinent of higher concentrations and
mixes of eominereial, refail, Business and
professional office uses, with parking and
Transportation Demand Management {TDM},

within mixed-use projects.
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17: Developer Guaranlee Proposals
Beveloper Guarantees will be consistent with City of Madison TIF Policy (adopted in 2009). Developer will

explore other oplions with staff if reguired or deemed necessary ov appropriate.

18: Terms of TTEF Tnvestmenl

In order to make the project financially feasible, the TIF application wonld he submitted concurrent with the Land use
applications, The lollowing terms would apply, with additional discussion 1o aceur as project progresses:

L: TIF assistance shall be provided in the form of a zero interest (0%) loan from the City to Developer: TITF Loan
hecomes a grant when tax increment recovered from the Project and/or cash payments by Developer are
sufficient lo repay the TIF Loan and the Cily’s associated horrowing costs.

2:The Cily'’s expenditure in providing the TIF Loan shall be repaid by Developer through tax increments generated
by the Project and/or cash payments by Developer Developer shall guaranty the Cily’s receipt of increment
Ievenue.

3. Developer shall comply with Madison General Ordinance 4.20 that requires Borrower to provide a living wage.

4: No ecquity participation payments (gross sate proceeds) shall be made hy Developer to City
5: Equily equal 1o or exceeding TTIF amoul shall be a combination of NMTC equity and private cash sources and as

required by lender

If selecied, Gebhardt Development is requesting additional discussions on the following items:
- Additional TIF assistance would be requested by the developer in ovder to assist with more intensive sustamahility goals.
-More extensive Rooftop farm
-Ground source Heat pump systems
-HVAC Heal reclamation systems {at Groeery Store}
-Other items as determined through conversations with Staff, Neighborhood, elected officials, and potential
lenants.
-The relationships between building height, increment, existing ordinances, and T1EF would like to be explored by the
developer with City Staff.
-The current project program contains elements that are complementary to the MSCC. We would welcome a discussion of
the appropriateness of this projeel to house the MSCC if stalt deans appropriate.
-The proposed site/remediation work as presented by BT2 and City Engineering. The Developer would tike to assess what is
proposed and how alternate cost effective solutions eotld be inplemented.
-Potential 2013 ownership and title transfer options from City to Developoer

19:  Financing Component Breakdown (by Building)

Project will be considered as one entity phased in accordance with construction requirements {slaging, material
storage, ele.), lenant commitments, and requirved infrastructure improvements.
The following general conditions would apply:
-FIF would be utilized for siructured parking, sile, infrastructure, snd additional sustainable elements
-NMTC would be utilized for the Grocery, Commereial, ind Residentiul portions of the project.
-Othier potential fands acquired through grants ov donations would he utilized for remediation, energy, and
suslainable elements.
A more detailed analysis will be provided if Developer’s Leam is selected and when additional variables are resolved
between City Staft and Developer.

20: Sources of Funds and Petential Commitments

See attached Spreadsheet and letter from NMTC allocatee and BMO Harris

200 Nty Street, Hedeson, WE 337010 G 2050753
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21: Monthly cash flows for lirst 3 years
See attached Spreadsheet
22:  Annual Cash Ilows for term of T1F {Minimum 10 years)
Note: Assumption of project stabilization at Year 4

See attached Spreadsheet

EXD

Respectfully Submitted,

o Gebhardt 111, Gebhardt Development

292 Nowth Strect, Ve s WU 3807 HO8 25 0753




» S\ GEBHARDT
7 DEVELOPMENT

"Transmittal

800N [ast Washington RIFP response

02.15.13
Contents

I 12 fuvelve) capics of RFP boaklet
2: Sealed envelope of Financial Calculations and Informaron

3: Flash Drive with PDF version of REP booklet

Cordially,

Otto Gebhardt IH, Gebhardt Developmment

227 Nopethy Stiee, Veadpo, 38 330707
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800N RFP Response
Financing Spreadsheat

Gebhardt Development

{Total Land Area [Ail Phases)

19G060]

{Phase 1 Land Area

196060

021543

s
s.f

Addrass or Tax Parcel LD,

Data Acquired

Acqulsilion Prica |

70313302163

454

16le'ss,

[75373302025

1E;

TOTALLAND ACQUISITION COSYT

Project Componant

Gross Finished Area (SF}

HetLeaseabls Area

Commeroal

54,0004

52,0003

Refad

12,0004

T0.700)

Residental

233,000

Grocery

49,0003

232,
49,

TOTAL

PARKING

T

2 i

Project Componenk

Humber of Underground Sialls

Humber of Strctured
Slails

Humber of
Surfaca Stalfls

Other (Deflng}

Cammrercial

o

Rela!

o

Residential

0

decicated to apartments

Grocery

172

Cther

TOTAL

172

5. DETAILED PROJECT COST

Land Cost

| Acquisiion

Th|

$3,135,

Refocation

Demoltion/Rermediabion

Total Land Gost

Hard Cost

Commercial Cfice Component

$5,940,000]

Residential Component

$28,680,000

$8,330,000

Grocery
Parking Sinxtae 57,425,600
Tolat Hard Gost 350,316.500

Soft Cost

Daveloper Feo {6.0%)

$3,022,506}

AE Feas (4.0%)

$2,015,064}

Contingency (3.075)

ilerest & Eoan Feas

Consiniction Overhead {included)

$1,511,208
4325770
0,

594,000

Sods'Geotech Testing
Appraizal

$55,000,

$170,000)

577,080

Padormance Bood [135)

Parks Fees

Accounbing

Survaying

Buad guls ($30vs T a¥owances)

Broter Feas

Other {Printrg)

Other {Aodel)

Tolat Soft Cost

[TOTAL PROJECT COST

ASPs T

x31205F

HEITCS A ncindes bu!
x4, 200585

i Co R - $63,697,254

6. RENTS

$ {00,000 Courdinala with CHyEPA Grant

=k

‘0 out intivded iy construction cost

RENTS

Lease Tyoe (Net, 3-Net, elc)

Cornmereial

Tripa Net}

Base Renfi{per SF)

Gross Rend

SF

CAM _ {per SF)}
$4.00

22.00|

Refai

Trip'a Hell

$4.00

3.00}

Grocery

Trpe Nel

9.6

inci.

$.00)

Residanbsl

$1.45]

ind,

1.45|

Parking

Per Sia¥

$70]

Cther

HOUSING UNIT MIX

Ho, of Units

Rentat Hous'ng Unis

Market Unts

1839

Afordable Unds (20F4)

45

Total Renlal Units

226

Oaner Occupied

22

Erea/i ok

i4

Totaf Unils

262

7. SOURCES OF CAPITAL




I EsL HOi @ Cap Rale
Value Assumptions — Rental Proposed Valwe Stahitization

Telad Profect {SiabTred Yeat 4) $41,264,510 $3,201,161 800%

Tolal Estimaled Valuz $41,264,510
L | }
lSourcas of Funds- RFP

SOURCES AND USES (GAP) Proposed

Profect Cosl $63,69/,254,00

NATC 54,300‘000‘

MGE Grant $150,000

Remediation Grands $150,000

Daveloper Equily $3,100,000

Total non TIF Fquty £8,050,000]

Equity Required- 774 LTV $15,824,314

Equity from nion TIF Sources $8,050,000

MNOTE: Gap amoyniss s%ecied by many varsbies- desied sustanalve and program elaments, b

GAP {¥IF Requesl} 37,874, 314 heixtt avaltstla granis. elo.

Financed Amount §49,046,886)

RENTAL CASH FLOW

Vacancy Assumptions (%) Flrst Year I Second Year Third Year

Residengat 20.00%f 7.00% 4.00%]

Retal Commercial 20.00% T00%: 4.00%] 3.00%
Parking H.00F 7 00% 4 DO¥| 3.60%
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{cash Flow Anatysis ot Year 4 stabifzation i
Income Araual
Rent - Com.-Retzi $1.623,547
ent - Rasidenfal $4,273,787
Parving 541325
et trooma §57.368
To'at ncoma 5,908,021
Expenses
Advertising §35,000
ApTFumniCan £60,000
Bad Detdt $42,000
Bark Chavges £25,000
Chraning £70,000
Fre Bat $10.000
Gererat Mant £200,000
tnstrance $50.009
LegaiProd. $15.000
Lok $5.500
Management $354,3652
Peintng 85,000
Pest Cont. $2400
Reat Estate Tax [ $893,560 cakidloled of 8 cop rpts ond L6206 lad t5ts
Rentzl Fess 530,000
Res. Mge. $35,000
SnoaGrourds £40,000
Suppies 350,000
Trash $60,000
Usiges $230,000
WileriSewer $55.000
Water Softaner $10.600 -
rutkars iz ba gdustad bassd on B progeas
Talat Op. Exp.
Het Op. Profit $3,522.205
Oebt Secvice
Cost §53.697,254 Piinc Rala Years Morihiy
1sf % 49,046,656 £.00% 30 {234,157)
{235,157) {2.809.683)
200 M. Block EV Project Cosis {omi sy e feat ]
Budgzt fems. Site Work and Packing Amaunt ]
ot
Piirgs & Tota) 55608 283
:I $7428 €00
x $16.103,077
$7.556.455
55,037 850
$5.037£80
S709.000
$2518830
ol $50,376,600.00
Parking Strcturel 742660000 523]stalls $14.200.00 per g2l I
Totsl buzding witheut parking $42,$50,000.60 354.@ s
Auitding &/s.1. 121,33 b oy Addzaa s o redured s & gt efemenls el st narider
{
i SHe Work| 15,575,283 |sew batow Disetrssions wih Cly Ergicering con adusd tHs roader
Estlmate: poor soli condition cost impact
Pl cepaciy -
ey Lead Kps'each ol s £ns tors oty plas
TriErfar CohATES Ins S15he 142 1070 143,600 T4 a3z
Ext=rior cobTes 103 550 5,000 47,500 &y 523
for shals 43 1070 45010 065 =) 286
for bwrhomEsizrls 50 450 F2E00 11.239 ) 135
By 333 THE10 145,405 L] 1741 fodat pres
44 Havgleach
76587 LA LF
€@ SAF
$4.555213 St
P Cips (dadwly 333 s 550 Sfea §1863.150
Gratatazrs
4740 o Feidan desp 43 E3 227,520
Encavaion, esport deposal of contamingt=d sols dua o caps, beams, and shb rickness $500,000
Structrsl Sab (37 wih heavy reirfaming) ve hpial 5° 5253,600
Seismic dsss - spsdal regiravents i elevabr and macharical syst=ms $23T.400
sl 45,936,233
[51e and Parking Costs ]
B2 work {Sol3) §5,936,233
Parking Swuchse $7,426, 800

13,422 883

Total S Work




[‘I'ID 36 Profectons {Property Tax Payments) |

Current tax reverua {00 Black) ]

Profecied Vahue (Cap 'z of 8) $41.264,5900

Profcied yoarty taxes. £899.560 02217 tansz'e
Profscted Inaeasa In tax reverue $899.560

27 year TI0 Projection 21 yeurs

BO2Z8 calndaled tan rofn
Yalue Increment Revenue

20i3 40 50
2014 $500,000 114
2015 £22,000.000 $497,200
218 £41.264.510 932,578
2017 $42,089,800 5351,22%
a8 £42,931,556 5370,254
a9 43,780,228 039,659
2020 £44,666,032 59.009452
2021 545,558,353 §1,020.641
rarzra $46.470,540 §,050,234
2023 $47.393,954 81,671,239
2024 $48,347,950 51,092,665
2025 $49.314.909 11,1457
2028 $50.301.207 £1,338,807
2027 £51.307,231 $1.159.513
2073 $52333.376 $1,182,734
2029 352,334,455 $1.182.759
2030 §53,381,145 $1.206414
203t 554,448,763 1,230,542
Fokrs 855,537,743 51,255,153
33 536,648,493 $1,280.258
201 $57, 781468 $1,305 881 M st oferssny T 37
35 £58,937.097 1,331 978
2028 $60,115.830 $1,353,618
2037 $61,318,154 $1,385790
038 262544 519 $1.413506
2033 $63,795409 $1.441,776

$28,580,407 Tolal kncrement Generaled to year 2009

HPV 513,204,148
Avalable of MaSsn TF [S0%) $£5.602,074
Amounl requested $7,574,314

{_Pecentage requested for project 53.64%] assuming 27 year MO Durstion

o e e T AN
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BMO %\f;%} Harris Bank 11,5, Commerdial Real Estate
R 1 West Main Street
A part of BMO Financial Group Madison, Wi 53703

Tel: 608252-5931
Fax: 608283-5792

Febroary 14,2013

Mr. Otto Gebhardt
Gebhardt Development
222 North Street
Madison, WI 53704

Re: 800 L. Washington Block Redevelopment
Madison, WI

Dear Mr, Gebhardt:

Thank you for the opportunity to discuss your potential proposal in response to the City of
Madison RFP regarding the 800 E. Washington Redevelopment site.

BMO Harris Bank N.A., and Gebhardt Development have completed many successful financings
in the past including, most recently, the financing for the adjacent Constellation Project. We
believe your development proposal, which provides a mix of complementary uses, would
contribute greatly to the growing vibrancy of the neighborhood.

We look forward to continuing to partner with you in future development opportunities and
would be interested in considering a financing proposal for this project as it moves forward.

Please continue to stay in touch with us as your plans progress. If you have any questions, please
contact me at 608-252-5826.

Sincerely,

ot
A ,Sf&f// L2 AV
Sarah Locke

Vice President
.S, Commercial Real Estate
BMO Hartris Bank, N.A.

BRO Hasris Bank NA.




HEALTHY FOOD PARTNERS LLC

Christopher Gosch at bark design
Dear Mr. Gosch:

Healthy Food Paitners, CDE is pleased to inform you that your Madison, Wisconsin based
project was included in our 2013 Federal New Market Tax Credit CDE Allocation submitial
to the Department of Treasury. We have identified Chase Bank as the credit investor for your
project.

Healthy Food Partners, CDE is a collaboration of several national-based banks serving as
credit investors, development professionals serving as project identification and comnmunity
stakeholders interested in promoting healthy food alternatives for underserved markets, Our
team has identified over $100 million in quatified grocery store development projects from
Wisconsin, Hinois, Alabama, North Carolina and Florida.

We expect the Department of Treasury Community Development Financial Institution to
announce the 2013 NMTC allocation plan in April. Given the priority placed on creating
healthy food options through the use of NMTC’s, we have every reason to believe that your
$65M project along with our allocation submittal will be funded.

If you or affiliated members wonld like to schedule a call to discuss our commitment, please
feel free to contact me at 205.259.1743. We look forward to assisting in your projectina
multitude of ways.

Any conuniiment by Healthy Food Partners or its affiliates with respect to any debt or equity
investinent ts contingent upon final due diligence with respect to the financial conditions,
operations, management and business prospects of your partner organization and the specitic
Harvey project.

Thank you and [ look forward to your project completion.

z};'ﬁw eil

ﬁealthy ood Pariners Principal




