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il What is the Urban Land Institute?

The Urban Land Institute (ULI) is a
nonprofit research and education
organization that focuses on issues of
land use and real estate
development.

connecting the global
real estate community

ULI s MiI sSssiI on

To promote leadership in the
responsible use of land to create and
sustain thriving communities
worldwide



http://www.uli.org/
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m What is the Urban Land Institute?

With 40,000 members worldwide, the heart of the ULI
experience is an open exchange of ideas, networking
opportunities, and the ability to work with the leaders of
the land use industry.

Members include:

MDevelopers
Builders
Angineers
Attorneys
Mlanners
Aarket Analysts
Anvestors
MBankers and Financiers
Academicians
Architects
Mublic officials
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i Advisory Services

A Conducting Panels since 1947
A 15-20 panels a year

governments, private firms and nprofits.
A Panelists are volunteers; not paid

A Process
i Review background materials
i Receive a sponsor presentation & tour
I Conduct stakeholder interviews
i Consider data, frame issues and write recommendations
i Make presentation
I Produce a final report
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Panelists

Richard Reynolds, Chair
The Reynolds Group Inc.
Boston, MA

Dean Bellas
Urban Analytics, Inc.
Alexandria, VA

Andrew Irvine
RNL Design
Denver, CO

William Lawrence
TRAdvisors

Jamestown, RI

Dave Stebbins

Panelists

Buffalo Urban Development Corp.

Buffalo, NY




m Assignment

The ULI Panel is asked
to consider and evaluate
potential development
scenarios for the
Lakefront.
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1.What are the highest and best uses of the land depicted on the

2.

D

9.

attached exhibit?

What is the best way to develop the property in a manner whick
maximizes its lakefront location?

. How important is the presence of commuter rail?
. What is the most appropriate street systems?
. What implications / impacts do the wastewater treatment plant t

and the coafired power plant to the south have on the
development potential for the site?

. Can Bender Park add anything to development of the site?
. What properties west of the site should be incorporated into the

redevelopment effort?

. What is a practical timeframe to undertake a development proje

of this scale? What fcatalyt
spur development in the early stages?

What impacts do the environmental conditions have upon
development?

10. What can be done to incorporate sustainable design practices

the development of the site?

11. What is the best approach to development of the site?
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Planning Issues

The Panel sees that there are a number of on and off site is

both physical and market related, that would influence any
development strategy and design:

Oak Creek is predominately a middle income community w

a median household income of $65,000 and a median hous
value of $200,000

Significant areas of developable land exist for single family

residential west of Highway 32 and industrial/commercial la
closer to 194 than the subject site

Significant environmental remediation is needed on much c
the subject site which is both costly and will limit both the tc
acreage for and the type of development

Limited eastwest roadway connection exists from the City
business center and 194 to the subject site

Bender Park has not been activated and is therefore not a «
to this eastern portion of the City

Implementation of the KRM commuter rail line is still unclea
and in the best case not in operation until 2065

Constraining topography and public access requirements lii
the use of the lakefront for private, higher value uses
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Strategic Concepts

It is clear that redevelopment of the subject site will be a mphiased, long term (120

year) process. Resolutions to many of the issues identified above -@@ngrgons to any
successful relevelopment. Therefore we recommend that the City immediately proceed on
the following major strategic tasks:

A Aggregate and put under control the var.i
varying formats, including fee ownership, joint venture, or alliance with existing
landowners under development agreement,

A Complete the investigation of environmental conditions, finalize remediation plans,
estimate costs to remediate, negotiate cost responsibility with the various landowners,
and implement remediation (even to the extent of funding such remediation with
repayment through litigation and/or Federal funding)

A Actively promote the approval, funding, and implementation of the KRM commuter rail
with a station stop at Ryan Road

A Work with the County to activate Bender Park, providing financial assistance as
necessary

A Improve access to and within the area




Table1
Demographics
City of Oak Creek, Wisconsin
2009 (Estimated)

2000 2009 Radius from Site

City City 1-mile 3-miles S5-miles
Population’ 28,456 35,223 3,015 31,626 66,124
Households' 11,239 13,525 1,132 12375 27,290
Median Household Income®>  $ 62,921 S 65,016 n/a n/a n/a
Median Dis posable Income n/a n/a S 48975 S 50,579 $ 49,663
Per Capita Income’ $27596 528516 $ 29023 S 28697 S 29480

Source: ESRlIand infoUSA; City of Oak Creek Lakeview Village Briefing Book;
US. Census Bureau.

Notes:

(1) U.S. Census 2008 estimate.

{2) U.S. Census 2008 estimate {in 2007 inflation adjusted dollars).
{3) U.S. Census 2000 per capita income adjusted to 2007 ddllars.
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Table 2

2008 Employment Data
Milwaukee County, Wisconsin

Employment Sector 2008 %
Retail 119,634 25.99%
Office 213,785 46.44%
Industrial 104,734 22.75%
Other 22,220 4.83%

Total 460,373 1.0000

Source. Bureau of Labor Statistics
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Table 3
Industrial Space
Milwaukee County, Wisconsin
Second Quarter 2009
(Square Feet}

Submarket Total Inventory Total Vacant Vacancy Absormion1
Downtown 12,309,751 1,267,438 10.30% 90,090
North Central 10,703,495 1,001,224 9.35% 7,606
North Shore 6,939,855 848,960 12.23% 154,780
Northwest 18,678,819 2,013,526 10.78% 122,648
South 22,249599 1,715,586 7.71% 257,648
South Central 9,347,263 1,035,673 11.08% (47,102)
West 13,563,053 1,388,107 10.23% 106,136

Total 93,791,835 9,270514 9.88% 691,806
Source:

The Dickman Company, Inc. Southeastem Wisconsin Industrial Market
Report. Second Quarter 2009.

Note:

(1) Reflects the amount of spaceabsorbed. A negative number reflects

new vacant space added to the market.
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Table 4

Office Space

Milwaukee County & Metropolitan Area, Wisconsin
Second Quarter 2009

(Square Feet)

Submarket Total Inventory TotalVacant Vacancy YTD Absorption

Downtown 12,477,627 2,451,384 19.65% 43,238
Central 4,633,481 868,711 18.75% 96,154
North 2,734,089 532,784 19.49% 22,064
South 696,968 141,295 20.27% (12,055)
West 6,492,189 916,509 14.12% 76,354
Northwest 1,392,790 218,463 15.69% (8,790)

Total 28,427,144 5,129,146 18.04% 216,965
Source:

Inland Companies, Inc., Milwaukee, WI

Note:
(1) Reflects the amount of space absorbed. A negative number reflects new

vacant space added to the market.
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Table 5

Retail Space
Milwaukee County, Wisconsin
Second Quarter 2009
(Square Feet)

Submarket Total Total Vacant Vacancy
Downtown 747,288 127,786 17.10%
East Side 280,918 44 666 15.90%
North Central 689,243 37,908 5.50%
North Shore 2,096,431 157232 7.50%
Northwest 2,253,499 459,714 20.40%
Southeast 1,990,087 181,098 9.10%
South Central 2,017,273 193,658 9.60%
Southwest 3,610,971 429,706 11.90%
West 1,433,445 130,443 9.10%

Total 15,119,155 1,762,212 11.66%

Source:

CB Richard Ellis. MarketView Milwaukee Retail. Second

Quarter 2009.




Market Conclusions

A The growth patterns of Oak Creek remain
consistent

A Solid Industrial base with sufficient land
Inventory

A Limited Office Demand
A Locally Serving Retail
A No external drivers for the Lakeview site
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Site Influences

A Bender Park unrealized
asset with potential to
catalyze site

A Lakefront connectioi
ecological recreation
amenity

A KRM commuter rail station
A Enhanced access
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AcCcessS

A State Highway 100
extension

A Potential bus route
extension

A Potential mult
modal station
Interchange




M insiue

Site Strategic Framework

A Discrete catalyst projects
rat her t han a
bull et o

A 51" Avenue Completioii
filling in the gaps

A Bender Park lakefront
extension

A Northern Catalysi
opportunistic driver

A Southern Catalyst station
area development
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Insfitute Cooper it .

A 80 acres
A Relatively clean

A Active & Involved
ownership

A Poised for
redevelopment




Hynite Site

A Environmental
conditions unknown

A Lack of visibility from
Fifth Avenue

A Needs work
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A Severely

Connell Site

environmentally
challenged

A Complicated

ownershi
A Visual im
A Needs a

0 history
pacts

ot of work
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Institute C|ty Intake Site

A Cleanup required

A Interesting
topography

A Access opportunity
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M insiue

Development Strategies
Northern Anchor

ﬁ“ 6:- ; i!.'.;"i“ l- | !

A Catalytic Project

I Regional, Sustainable,
Architecturally interesting

I Brands Area
I Centered on Cooper site

A Initial focus: wateresource
technology cluster
T Milwaukee 7 Water Council

I Leverage sites location on Lake
Michigan and other assets

Michigan
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Alternatives for Northern Anchor

A Corporate headquarters or
major back office campus

A Green industry research,
development and related
activities
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Development Strategies
Balance of site

A Expedite site N
Investigations,
remediation

A Activate site with public
uses and activities

A Improve visual impacts

A Improve access from
north

25



Implementation
Catalytic Project

A Forge alliance with property owners, especially Cooper
site
A Completion investigation and remedial work plan
A Identify site attributes
I Location on Lake Michigan
I Proximity to wateiresource facilities
I Proximity to airport
A Prepare marketing materials, site plans
A Establish incentive package
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Implementation Tactics
Balance of site

A Improve visual impacts
I Demolish Connell buildings
I Landscaping and streetscape improvements

A Aggressive intervention in Connell site investigation and
remediation; involuntary acquisition?

A Open public access to Lake on City site, pathway and
fishing pier

A Widen Fifth Avenue north to Puetz? South Milwaukee?
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A Area South of City
owned parcel

A Parcels inside
study vs. outside
study area
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Institute D U P 0 nt

A All Buildings have been removed,
foundations remain
A Eastern portion
I Areas under slabs contaminated
I Only Recreational uses allowed
I Some interim use possible

A Western Portion
I Rel atively cl ec

I Proposal to remove and put on
eastern portion

I Vertical Development
Unrestricted
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DuPont

Regulatory process
I DuPont wants closure

City of Oak Creek and DNR

I Want additional owner action
City wants coal pit removed '
DNR want additional study under sle
Probably outcome Voluntary Party
Liability Exemption
City expects some monetary
compensation

No current plan for Bluff erosion
remediation

30
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El Paso

A Site subject to EPA
Clean Up

A Existing remediation
areas untouchable

A Area west of capped
area possible
commercial/ Industrial
uses
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El Paso

A Area east deemed
undevelopable due to
wetlands

A Owner Completed Blu|
and shoreline protectic

A El Paso expects
Ncl osur eo
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Boerke

A Owner anticipates no clean up required

A Combined with eastern DuPont site
I 2000 feet of street front
I 45 acres of potential residential development

A Plus another 20 acres of Commercial
Industrial on El Paso site

A Total TOD = 65 Acres
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Outside Sites

A Carrollville

I Traditional
Neighborhood
Development

I Remnant of old
company town

I Enhancements along
5t Avenue south to
TOD
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