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Background

Door County and City of Sturgeon Bay -
The Introduction of Pocket Neighborhoods



Project Goals l

1.

2.

B .

Create a financially feasible 20 unit pocket
neighborhood located within Door County

Provide an alternative to public transportation,
examining the feasibility and functionality of the
proposed transportation

Examine the development aspects of rooftop solar,
constructing a cost analysis

Produce a child-care concept, promoting
“live-work”



Why Pocket Neighborhoods? | l

'6‘ S ¢

Eco-Friendly Foster Desired by
& Sustainable Community Citizens

i The following comments were selected from community input in the
Sturgeon Bay Comprehensive Zoning Plan 2040.



Community Input

“I'd like to see the development of sub-communities
that have areas for growing food and electrical
infrastructure for promoting electric car use.”

“Allow small home (cottage) developments. Include
intergenerational co-op housing...”




“We could probably use more
single-family housing, but
smaller homes. Like a cottage
community or pocket
neighborhood. Shared outdoor
slpaces instead of single large
ots. I hear much interest in
co-housing.”
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Site Boundary

Development Site - Magnus Ryan Capital, LLC
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Contact:

Magnus Ryan Capital, LLC
749 Happ Rd

Northfield, IL 60083

City of Sturgeon Bay
Commmunity Development
421 Michigan Street
Sturgeon Bay, W1 54235
620-746-2910

Photo: April 2017
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Demographics

Sturgeon Bay Employs 4,520 People

Industries

Manufacturing,
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Linkages

Sturgeon Bay Linkage Map
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Plot Layout
& Concepts
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Our Site Master Plan

Proposed Alley /
Private Drive

Proposed 1250 sft Homes

Google Earth

U201 Googe




Sample Floor Plan

First Floor



Cottage Exterior Concepts







Childcare

e Childcare facilities / options in Sturgeon Bay
o 3 child-care facilities currently operating in Sturgeon Bay

o Median age being around 42, there are likely families
o  We have incorporated a communal flex space into the design
of the neighborhood
m Depending on the demographic of the subdivision after 1
year of sales, the homeowner’s committee will determine
how they would like to build out this space
m [he developer will provide additional funds for any
improvements (including creating a childcare center here)



Why we need to account for Childcare

e Childcare is a major expense in US households

e In 2017 the cost of center-based care for 2 children exceeded
housing costs for homeowners with a mortgage in 35 states
and the District of Columbia

e Essentially what this means is that by accommodating for
child care in our building, many tenants with children will be
apt to choose our complex when we enter the sales process.



Live-Work

e |n the design of each house, we incorporated a studio space
o This space can be used for

m Artistic studio space
m Work from home office
m Guest space for visitors
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Sustainability
Aspects

Solar System and Electric Vehicles



Need For Transportation

e Limited access to public Transportation
o Infrequent routes
o Small supply of transportation
e High costs of personal vehicle ownership
o High gas prices and maintenance costs
e Lower income
o Spread out areas make public transportation less
feasible



The Solutions

ot

\'4

I

Partnership with Hourly EV Rentals Monthly EV
Door 2 Door Rentals




Partnership with Door 2 Door

Shared ride taxi services
throughout Door County

Site Located in “Taxi Core”
Minimum of 40 minute notice for
rides within Green Zone
Crossing Zones requires
reservation 24 hours in advance




Door 2 Door Pricing

“Orange Core”

Other Zones

Adult $4 $7
60+ $2 $3.50
Student (3-22) $2 $3.50

Crossing Zones:

e Crossing the first zone is a flat $10 fare
e S5 per each additional zone crossed.

**All fares are based on one way trips per person.




Electric Vehicle Selection

Chevrolet Bolt:

Highest rated EV on Consumer Reports

119 Mile Range on full charge

Low maintenance costs

No fuel or electric charge due to solar panels

Bulk order discount

$23,500 per car for 10

o Monthly Payment of
$279.70 per car for 7 years




5 Bolts Available for Hourly Rentals

e Not everyone needs or can afford a full time vehicle
e Public transportation can be expensive

Our offerings:

e b electric vehicles available to our 20 units
for hourly rentals

e Charging a rate of just $4.00 per
hour

e FEach car only needs to be
rented 70 hours per month to
break even (about 2.3 hours
per day)




5 Bolts Available for Monthly Rentals

e People who need a car, but cannot afford to own one can
choose to rent by the month

Our offerings:
e b electric vehicles available to rent monthly
e Charging a rate of just $400 per
month

e Monthly car rentals generally
cost upwards of $1,000 per
month




The Impact

e A solution for everyone in need

e Door 2 Door allows those traveling to not need to worry
about hourly or monthly fees

e Hourly EV rentals give people the opportunity to rent a car at
their convenience for the lowest
price available

e Monthly EV rentals provides
a low cost option for frequent
car users

e All options create a more
sustainable environment




Rooftop Solar

e Current local energy cost per
kWh
o $0.119/kWh

e [Effective Federal Tax Rate of
21%

o 30% Federal Investment Tax
Credit: $39,000




Rooftop Solar

167 Total Proposed Solar Panels
41.67kW Proposed Project Size
50,000 kWh Base Generation

Kilowatt Hours Generated in the

First Year
o 53,995 kWh



Solar Financing Analysis

e Discount Rate: 6%
e Net Present Value: $105,207
o IRR:7.7%
o Both NPV & IRR indicate a value-creating project

e 588,614 required in Debt Financing
e 5% Interest Rate
e Debt Payback: 13 Years
o By the end of year 13, the project will have a cumulative
value of solar kWh generated of $95,510
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Financial
Information



Site & Dwelling Area

OSite size
o 3.85 acresor 167,706 square feet

Average size per dwelling unit
o 1,250 square feet

O Unit Breakdown
o 20 units
o Shared Green-space



$5,400,000

Total Estimated Project Cost*

*without funding



Funding Sources

O Estimated cost per unit: $240,000

O Based on current taxes, we are requesting a TIF of
$621,000

Q With the city TIF funding, the estimated cost
would decrease to $4,750,000



$240,000

Minimum Asking Price per Home, after funding
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Conclusion &
Closing Remarks



Final Thoughts

e The City of Sturgeon Bay is the ideal site for the
development of a pocket neighborhood

e Financially feasible

e FEco-Friendly
o Car Sharing options
o Rooftop Solar Panels

o Space for work-from-home, art studio, or guest rooms
in homes



Sources

https://www.co.door.wi.gov/245/Maps-and-Land-Records
http://map.co.door.wi.us/map/

https://www.door2doorrides.com/service-map.html
https: i

https://www.consumerreports.org/cars/chevrolet/bolt/2021/overview/
https://www.door2doorrides.com



https://www.co.door.wi.gov/245/Maps-and-Land-Records
http://map.co.door.wi.us/map/
https://www.door2doorrides.com/service-map.html
https://carbuying.consumerreports.org/prices-new/chevrolet/bolt-ev-pricing/?zipcode=53706
https://www.consumerreports.org/cars/chevrolet/bolt/2021/overview/
https://www.door2doorrides.com/

Thanks!

Does anyone have any questions?

asiepmann@wisc.edu
bjpfeffer@wisc.edu
ermillerb@wisc.edu
oschapiro@wisc.edu
ojahn@wisc.edu

CREDITS: This presentation template was created by Slidesgo,
including icons by Flaticon, and infographics & images by Freepik
Please keep this slide for atribuition



http://bit.ly/2Tynxth
http://bit.ly/2TyoMsr
http://bit.ly/2TtBDfr
mailto:asiepmann@wisc.edu
mailto:bjpfeffer@wisc.edu
mailto:ermiller5@wisc.edu
mailto:oschapiro@wisc.edu
mailto:ojahn@wisc.edu
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Vision & Investment Overview

Sources:

Debt: $4,405,632
Equity: $1,156,478

Uses:

Hard Costs: $4,260,000
Soft Costs: $657,000
Developer Fee: $590,040
Loan Fees: $55,070

$

Value Creation:

Solar panel rooftopscreate
energy efficiency

Strong job market increasing
short- and long-term demand

Neighborhood amenitiesto
attract familiesand promote
sustainability

Zh

Property Highlights:

3.85-acre parcel in
Sturgeon Bay with pocket
neighborhood plan

e 20,1300 SFhomes
featuring two-car garages

e Centrally located childcare
center and surrounding
green space

» Shared-car program for
residents



3 - . J DEVELOPER'SPROPOSAL

o e _ Pocket Neighborhood

TERC Development Group

Alabama Street & N 4th Avenue:

* Development of 20 market rate single-family rentals

* Allthree-bedroom homeswith 2 bathroomsand 1300
square feet in size

* Housesinclude 2-car parking garage, two entrances, and
basement

» 3,000 square-foot child day care conveniently located in
the center of greenspace

» Energy efficient homesfeaturing rooftop solar panels

8%

bt
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City of Sturgeon Bay

Also known as “Bird City”

Population:
Median Household Income:

Amenities:

* Proximity to Lake Michigan
o Sturgeon Bay School District
e Outdoor Recreation Activities

e Quaint Downtown Area




Proximity To:

Sunset Park....0.9 miles

Downtown Sturgeon
Bay....1.2 miles

Walmart....1.7 miles

Pick ‘n Save....2.1 miles

Highway 42....2.2 miles

Door County Medical
Center....2.7 miles

YMCA....2.8 miles
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Solar Power

Solar panels will be installed on each unit:

e 41.67 kw Proposed Sze
o Equatesto 139 panels
e $74,791 net cost after purchase of tax
Incentives
e Break even after year 10
e |IRRof 9.73%¢qgiven 6%discount rate
e $226,727 incumulative energy savings




Community Electric Vehicle

Purchase one electric vehicle for the use of the
residentsto encourage sustainable actions

Follow Zip-Car model, in which residents can sign-up
weekly for use of the vehicle

Charging station will be located at center clubhouse

No initial charge to rent the vehicle, but a per-hour
charge to encourage responsible usage

Monitor regulations and adapt when needed
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Cherry Blossom Child Care Center

Designed to meet an unmet need in Sturgeon Bay that
will grow with addition of the Cherry Blossom

neighborhood
e InSturgeon Bay thereisonly 8 licensed child
care centers;
« Veryfew child care centersoffer PT option or
dropincare;

» Thelack of child care centersin close
proximity to homesoften force parentsto

choose between work and Chl|d care
\LURRICURT

Benefits of having neighborhood child care center

» Attract youngfamiliesto the neighborhood,;

» Allow parents of young children to not sacrifice
income and work benefits

» Create asense of community in the neighborhood

* Providejob opportunities

* Provide neighborhood children with opportunity
to build social skillsand cognitive development
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Virdre

Door County and
Sturgeon Bay in
particularis a
vacation
destination.

Single Family
homes are being
purchased by
investors and
developers and
being rented on the
vacation rental
market

Vacation Rental Strategy

Option 1

Sell several of the rental units to developers to be marketed as
vacation rentals.

Potential Income $125,000-$150,000 per home

Option 2

Designate several of the rental units to be marketed as vacation
homes. Would be responsible for furnishing and maintaining
the rental home.

Investment Cost: $100,000 for furnishings

Potential Income: $90,000.00 annually (average of $2,500.00 per
week accounting for some unrented weeks)
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Sources of Capital

Equity,

51,156,478,

21%

* Debt = Equity

Debt,
54,405,632 ,
794%




Uses of Capital

= Hard Costs = SoftCosts

® Developer Fee ¥ Loan Fees
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Risk Mitigation

Construction
Costs

+

* Recent spikes in
construction costs due to
COVID-19 slowdowns
We were able to mitigate
this risk by signing a
Guaranteed Maximum
Price contract

Financing

* Interest-only construction

loan at 150bps above WSJ
Prime

We assume 5.50% rate in
our modeling
assumptions

Absorption

+

* New single-family rentals

have seen strong demand
since the beginning of
COVID-19

Reversion

* These homes could be

sold to another investor
to be used as long-term
or VRBO rentals, or sold
as single-family homes to
individuals







Pocket Neighborhood Development Proposal S

Badger Investment + Management Group 3L SCONSIN

¥ SCHOOL OF BUSINESS



VISION
A close-knit community consisting of 2 pocket
neighborhoods, each with 10 homes
surrounding a green courtyard
Each home has a basement, private garage,
and rooftop solar panels
Homes are centered around a common garden
courtyard
The two neighborhoods are connected by a
park
The community will accommodate on-site
childcare and contain a parking structure with
access to electric vehicle ride-share options

VALUE
Capture strong and growing single-family
housing demand with high-quality,
reasonably priced homes
Use solar power for eco-conscious living
and long-term financial savings
Offer shared electrical vehicles to all
community members to cut back on gas
emissions and enable easy transportation
options
Encourage on-site, in-home childcare at
affordable rates, with potential to cultivate
intergenerational care

RISK + REWARD

S256K 5% ETC Developer
$5.13M Total Budget

© O O O

S3.59M  70% LTC (traditional construction/mini-permanent recourse loan)
$1.28M  25% ETC Equity Investor IRR 14.2% Equity Multiple 2.6x
IRR 28.1% Equity Multiple 3.7x

IRR14.0%  Equity Multiple 2.6x




Project Location | Sturgeon Bay, Wisconsin
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Project Location | Zoning Considerations | R-1 and R-2

The property we'd like to develop
is zoned primarily as R-1 with a
small area dedicated as R-2.

R-1 and R-2 are residential zones
that require single family homes to
occupy lots sized at 10,000 and
7,500 square feet, respectively.

These large lot sizes undermine
the intimate community
atmosphere that characterize
pocket neighborhoods.

The ideal lot size for our
development is approximately
4,500 sq ft per unit.

As such, we plan to petition the
city of Sturgeon Bay to redesignate
the property as a Planned Unit
Development (PUD) zone.




Project Location | Zoning Considerations | Planned Unit Development

NOTE: Sturgeon Bay’s City Zoning Manager (Christopher Sullivan-Robinson) responded to our inquiry and
verified this area could be petitioned for rezoning, assuming we connect the development to a
comprehensive plan, ensure the residential density does not exceed 8 units per acre, and go through the
proper process.

This process takes approximately 5-6 months to complete:

Conceptual Presentation (Q&A) with the Plan Commission

Preliminary Project Presentation / Public Hearing with the Plan Commission
Recommendation By Plan Commission to the Common Council

Approval of Preliminary Project by Common Council

Final Project Presentation by Plan Commission w/ Recommendation to Council
Approval of Final Project by Common Council / 15t Reading of the PUD Ordinance
24 Reading of the PUD Ordinance by Common Council

O OO OO o o



Project Location
Transportation

Restaurants and Recreation
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Project Location | Retail and Service Linkages

: Q Walmar Supercenter i
UI:.I_:. o n
ShiDWrEck nalmart L EP Blek ' Bavs
[Tty Cheary Poind Mall @'nunhnm's Sports

O vt b cidimsig , Pickhsave "

H
E) Quantum PC Sarvices 1
| l3ertHay
o il NgikE: @ Door County Hebitat
for Humanity

- ON DECK |

O Deck Clothing Q ;
L0 Py Qr“
@

Darcing B

Bay Shode Oufiters Q
aturgeon Bay
Morharm Tarritons

W Mapla 51 - Coumtry Eabin &

Q Target
ablgreend
Larmpert Lumibses Q - Q

Sturgeon Bay E;} . X
Walareans Sunshing House
9 ReSale Store

\



Market | Sturgeon Bay

[
FA¥atoima i WYY,

STURGEON BAY




Demographic Trends | Median Household Income

60k

553k

Lid
e
-

Atk

352k

AN HEUSEHDLD INCIOIME
w
=
5

5 $4dk

H

540k

sk
a3 2014 2016 2M6 207 2018

Source: U.S. Census Bureau

. Sturnean Bay, Wi Parant Geagraphies

$52,947 3.15%

Median Household Income Annual Growth




Demographic Trends | Homeownership
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Demographic Trends | Commuter Transportation

Source: U.S. Census Bureau
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Demographic Trends | Property Value

Source: U.S. Census Bureau
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Project Development Plan
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Development Plan

Development

Land for phased
development of future
pocket neighborhoods

Shared greenspace for
proposed neighborhoods
that would connect to
future developments

Access streets to connect
neighborhoods to each
other and to existing
roads

Individual housing lots
surrounding shared
neighborhood courtyard
(not to scale)

Optional community
garage for 2 shared
electric cars



Development Plan | Concept (borrowed from Ross Chapin Architects)

Basic concept for each
pocket neighborhood:

Average cost for house
$221,200

2 bedrooms (x 9)
1200 sq ft

3 bedrooms (x 10)
1300 sq ft

2 bedroom option (x 1)
with extra living space for
in-home childcare

1500 sq ft

J Development J



Development Plan | Concept

, .
F L

Roughly 1,285 square feet
with full height ceilings.

Basement ready for extra
bedroom / expansion space.

Detached garage in back of
home with street access.

Renewable Energy — solar PV
on roof (option).

Cost in-line with area housing
stock.

Development



Project Financials

Financials
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Project Financials

- Total Project Costs

« Total Capital Budget: 55,127,360
e Hard Costs: $3,795,000

« Appliances: 5120,000

The Development

e 20-unit pocket neighborhood development
* Integrated roof mount solar system technology
* Community electric vehicle

TIF Assumptions

1.24%

Community Tax Rate

$2,505

Current Property Tax

$63,579
Proposed Property Tax

$61,074

Sources of Funding

e $703,419 in potential TIF from City of Sturgeon Bay
e 70% LTV bank loan

Property Tax Increment

$703,419
Total Potential TIF

Financials




Conclusion

STURGEON BAY



Appendix

Option | Rooftop Solar
Option | Electric Cars

Option | In-home Childcare
Reference | Financial Models

STURGEON BAY'



Appendix | Rooftop Solar Power
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Appendix | Rooftop Solar Power

RESULTS
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Appendix | Rooftop Solar Power

#EH,, Residential Electricity Rates

S

Residential Electricity in Sturgeon
Bay

#

~ Residential -~
— " B
- - .-_I'i"r,-

B3 5T 34 :'!';:'

7 11.89¢

» The average residential
electricity rate in Sturgeon Bay is
11.89¢/kwh. 1]

» This average (residential)
electricity rate in Sturgeon Bay is

9.86% less than the Wisconsin average rate of 13.19¢/kKWh.
2]

» The average {residential) electricity rate in Sturgeon Bay is
0.08% greater than the national average rate of
11.88¢/kWh. Residential rates in the U.S. range from
8.37¢/kWh to 37.34¢/kWh 12

I ! Apbpenda




Appendix | Rooftop Solar Power

Costs and Savings

Litiity Rates

2 L L} =
INIEASE] —— o " Walus of Solar
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LU 50,119 Energy Cost per Kwh
2= 103.00% Assumed annual increase in utility energy and fixed charges
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Appendix | Community Electric Car Option

'\.-' -

Total Costs

e Lease 5 cars (Kia Niro): $199/month/car

e Level 2 charging line: $400

e Electric vehicle service equipment (EVSE): S650/car
e 10 car garage: $80,000

e Total: $83,650 + $12,000/year

The Proposition

e 10 car garage in case demand is higher than 5 cars
e Proof of insurance required from each tenant

e New cars leased at end of every leasing period

e \Waiver required

Sources of Funding

e Additional $150/month in HOA costs

-

. d""‘
-

n x ﬁ‘ .--.
-
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Appendix | Child Care Option

o

In the interest of encouraging an intergenerational community
with easy and affordable options for childcare, there will be an
opportunity for one of the residences to house an in-home
daycare capable of serving up to eight children.

The additional 200-square feet included in the designated 2-
bedroom home would be considered flex-space to
accommodate in-home play and care.

The abundance of planned outdoor area in both the courtyard
and the adjacent greenspace would also enable a variety of
activities for neighborhood youth.

The following information is the average amount a family
spends on daycare in the area, per child. It would be up to the
resident provider to determine his/her fees, with the
assumption that costs would be affordable to the community.

5164 dollars per week

S656 per month

S656 x 8 kids x 12 months

= 562,976 potential Gross Income

Appendix



Appendix | Financial Model (Front Door 1)

1,265/unit
Average Sq Ft.

Total Home Sq. Ft. z TotSgFt
Avg. Home Sq. Ft. z AveSgFt 25,300
Zero Bedroom z_ZeroSqgFt Total Rentable Sq Ft.
One Bedroom z OneSqgFt
Two Bedroom z TwoSqFt
Two Bedroom w/Child Care |z TwoDenSgFt
Three Bed Zz ThreeSgFt
Unit Square
INCOME Type Footage
Market Rate 0
Two Bedroom 10,800
Two Bedroom with Child Care 1,500
Three Bedroom 13,000
0
Total Unit Rental Square Footage 25,300
TOTAL UNITS 20 Average Square Footage per unit 1,265
Percent Market Units 100.00%

Appendix




Appendix | Financial Model (Front Door 2)

Assumptions Site acquisition Cost p/unit
Efficiency Residential Area  Hard Cost per Square Foot 25,300 $ 150.00 /sf $ 3,795,000
0% Common Area Hard Cost per Square Foot 0 $ -
Commercial Area Hard Cost per Square Foot 0 /sf $ -
Unit #'s 25,300 $ 3,795,000
20
Number of underground parking stalls
Avg. Sq. Ft. Cost per underground parking stall Istall
1,265 Appliances / Furniture / Equipment $ 6,000 unit $ 120,000
Soft Cost as a percent of total Hard Cost
Commercial
Sq. Ft. Construction Budget
0
Developer Fee
Tax Credt Rate
0% Total Capital Budget
Less: City Contribution (not TIF) % of Cost 0.00% 0
Less : Tax Credit Equity % of Units 0.00% 0
Net Cost $ 5127,360 | $ 256,368

Loan to Cost Ratio | 0%| S150/sf

Hard Cost
Mortgage Loan - Gross E -]

0
Mortgage Loan - Net $ - .
$6,000/unit

Loan Fee 1.25% Appliances & Furniture
Loan Rate 6%
Loan Term 25 |years
Debt Service B - iyear

_ "7 Market | Development  Financials = Appendix



Appendix | Financial Model (Front Door 3)

Gross Required Sale Proceeds $ 5,127,360
Tax Incremental Financing / City Funds $ 703,419 S 7O3I4 1 9
_ TIF / City Funds
Net Required Sale Proceeds $ 4,423,941
Required Cash on Cash Return
(0)
1.24%
Property Tax Rate
Cash Throw Off Required for Equity
Net Operating Income
100%
Net Leasable Area Residential 25,300 |sf
Commercial - sf
Operating Expenses Residential $0 |PUPY (w/o property taxes) $ -
Commercial $  3.75 |/sflyear $ -
Property Tax CAP Rate 0.00% Taxable Value
Tax Rate 1.240% $4,423,941 $ 54,857
Effective Gross Revenue Required $ 54,857
Vacancy Loss Vacancy Rate 0.00%
Potential Property Tax Annual Revenue Total Property Tax Revenue $ 54,857 |/year
Commercial Revenue $ -
Residential Unit Analysis Total Revenue $ 54,857
Avg.Sq.Feet p/HOME Number of units Per Home Cost
1265 20 $ 221,197
Residential Isflyear
Commercial | $ - |/sflyear
Total [ so
*should be roughly equal to Gross Potential Revenue

| i 1 l §  Appendix



Appendix | Financial Model (Front Door 4)

Back of the envelope TIF analysis
b Y 1.24%
Community Tax Rate
Net Operating Income $ -
Capitalization Build Up
Community Property Tax Rate 1.24% $2 ,505
Market Capitalization Rate 0.00% Current Property Tax
Total 1.24%
Estimated Property Value $0
$63,579
Estimated Property Tax Proposed Property Tax
Current Taxes 2,505
Proposed Taxes 63,579
Increment $ 61,074
$61,074
Property Tax Increment
Estimated TIF
Borrowing Rate 3.50%
Loan Term 15
Total Potential TIF (at 100% of Increment) $ 703,419 $703;419
Total Potential TIF (at 50% of Increment) $ 351,709 Total Potential TIF

I T s R oo
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VALUE PROPOSITION

Our team looks to capture vaue in the project througn:

1. Functiona product & design

2. Srong demographics and positive linkages

3. Verticaly integrated, experienced sponsors (DCC)
4. Favorable ded structure



PROJECT OVERVIEW

m Door County Capital (DCC) will construct 20 new homes on 3.85
acresin a “pocket neighborhood” style development

B Located in Door County, the current R (R-2 Zoning) alows for high
density residential development

® 20 three-bedroom homes each with atwo car garage and afinished
basement

B 24 months construction

m All units will be finished with vinyl floors, European style
kitchen cabinets, quartz countertops, central air and
washer/dryer hookups in each unit

m Swer and Water Infrastructure in place



Demographics

Footnotes:© 2020 Easy Analytic Software
Inc. (EASI) is the source of all updated estimates.

All other data are derived from the US Census and other official government sources. Consumer Expenditure

data are derived from the Bureau of Labor Statistics.

1 Miles
POPULATION BY YEAR
Population (4/1/2010)
Population (1/1/2020)
Population (1/1/2025)
Percent Growth (2020/2010) 11
Percent Forecast (2025/2020)

HOUSEHOLDS BY YEAR

Households (4/1/2010)
Households (1/1/2020)
Households (1/1/2025)
Percent Growth (2020/2010) 382
Percent Forecast (2025/2020) 164

GENERAL POPULATION CHARACTERISTICS

Median Age
Urban

37,099
Rural

28,680

10 Miles

3,007
3,040
3,040
0.18
0

1,465
1521
1,546
2.89
1.65

412

25 Miles

15,949
15,978
15978
-1.94
0.03

7,263
7473
7,596
129
182

476
2,905

102

65,779
64,505
64,522

28,763
29,134
29,664

453
8,617

7,332

1 Miles
Miles

GENERAL HOUSEHOLD CHARACTERISTICS
Households (4/1/2010)

28,763
Families

4541
N on-Family Households

10,365
Average Sze of Household

225
Median Age of Householder

54.6
Median Value Owner Occupied ($)
Median Rent ($)

$116,860.00

$508.00
Median Vehicles Per Household 2

GENERAL HOUSING CHARACTERISTICS
Housing, Units

39,461
Housing, Owner Occupied

21,370
Housing, Renter Occupied

7,393
Housing, Vacant

10,698

GENERAL INCOME CHARACTERISTICS
Median Household Income ($) $37,527.00
Average Household Income ($) $44,158.00
Per Capita Income ($)

10 Miles
1,465
747
18,398
718
2.02
529
$167,221.00 $128,396.00
$555.00
2.3
1,651
822
643
186
$49,050.00 $48,522.00
$67,817.00 $61,334.00
$21,879.00 $31,106.00

25

7,263

2,722
216

55.9

$590.00

23

10,330
5,292
1971

3,067

$27,059.00



Access to numerous eateries and chain restaurants
Nearby medical services though Aurorahealth care
Wamart Qupercenter within a short drive proximity

Short drive to multiple state parks, including W hitefish Dunes Sate Park, Cave Point County Park, and the Eastern Terminus of the Ice Age
Trall

W hitefish Dunes Sate Park Trall W hitefish Dunes Sate Park Beach Cave Point County Park



Linkages/Location Map

The Farmhouse
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Plot Layouts



Interior Concepts




Exterior Concepts

Desion Guidelines

e Bungdow style architecture

e Font porchesto encourage
neighborhood interaction

e Orientation of home and active
spaces within home towards
shared common spaces

e 3rong design covenantsto
maintain coherence of
neighborhood aesthetic




Rooftop Solar Systems

FHxed, open rack system with 139 solar panels

Using ratio of 24 units : 50 KW, our 20 unit
development would thus be about 42 KW

Given the parameters of the system, a debt financing
amount of about $73,500 would be required

Given this debt amount, energy net savings would begn
to be generated within year 11, when the cumulative
amount of savings generated would be reaching about
$76,500 ($73,500 of debt financing would have been
initialy required)

Assuming a discount rate of 6% thisleadsto a NPV of
about $102,400 and an IRR of 9.4%




Additional Green Energy Sources

- Geotherma would be a possihility, to supplement the solar energy system and generate more green energy
- An efficient water heater system would help to reduce the energy consumption of the geothermal system

- Wind Power, though not as substantial, could also help to supplement the development’s energy need

- Skyligntsinstaled to increase naturd light and reduce reliance on electricity

ate I
i ﬂﬂ




Live / Work Artist Studio Concepts

Background:
% 250+ active paintersin county

% 90+ gdleriesincounty _
% Nationally renowned destination for art tourism

Benefits to Project:

< Desdirable amenity for potentia tenants
< Source of income for potential tenants _
% Createslongterm sense of community and place, reducing

tenant turnover

Benefit to Community:
% Supportscraft and maker culture in Door County
% Contributesto Door County’s identity as destination for art

tourism.
% Adds supply of studio space, helping keep studio rents lower.

Garage Conversion Concept Garage Addition Concept



Child Care: Project Benefits

Benefits of In-Home Child Care to Project:
+» Desdrable neignborhood amenity for
prospective buyers

+* Reduces childcare commute and
associated costsimpacts

Basement Concept ADU Concept

7/
%®

Economic support for neighborhood
families

7/
%®

Economic support for childcare
provider

7/
L X4

Creates community and connection
In-Home Concept Above Garage Concept



Child Care: Community Benefits

Door County Child Care Supply

Community Benefits of In-Home Child Care: . Capaciy — E—
Meets pressing needs of community: Cortor o 70 % X
In Home 4 12 v X
% Overall shortage of childcare in
Surgeon Bay and Door County. Within Average Child Care Costs State of Wisconsin
10 mile radius of site, 4500 families with infant Toddler 4 Year OId
current childcare Capac|ty for 475 Child Care Center $12,268 $11,563 $9,954
children. In-Home Child Care $9,645 $9,300 $8,611
Difference ($2,623) ($2,263) ($1,343)
Footnotes:© 2020 Easy Analytic Software
@ 9]0[‘1:899 of affordable childcare Household Incomes in Proximity to Ste
OptionS. In-home certified child care is 1 Mile Radius 10 Mile Radius 25 Mile Radius
more affordable than aternatives. edian Househld 53752700 $49,05000 528.522.00
Currently Only Capmlty for 12 Chlldren Per Capita Income $21,879.00 $31,106.00 $27,059.00

within 10 mile radius of gite.



Electric Vehicles

N eighborhood Car Sharing Model Benefits:
¢ Ability to travel by car without the cost
of owning a vehicle

¢ Reduces carbon footprint through
electric vehicle use

% Jationed at pocket neighborhood for
guick access

 Easy reservations through app-based
reservation system




Electric Vehicles: Preliminary Affordability Analysis

3 Year Electric Vehicle Lease:

% Estimated $2,400 annual leasing cost per

vehicle for developer

N eighborhood Car Sharing Model Benefits:

¢ Himinates insurance, repair,
maintenance costs of owning a car

 Jonificantly reduces costs of using a
vehicle

+» More affordable option than Uber and
purchasing a vehicle

AAA average annua cost to buy medium sedan = $8,643

Estimated Annua Uber Cost

Average Miles Average Cost Annual Cost
Driven per Mile
Uber 9600 2 $19,200

Estimated Costs by Household for Carsharing Model

Average Rate per Annual Cost* | Per Household (20 | Per Household (15 | Per Household (10
Miles Driven | Mile participating) participating) participating)
Carsharing 9600 .50 $6,240 $492 $596 $804
Model

(Per Vehicle)

T Annual cost incluaes annualized costs per mile a

na annuallized hourly Tees to use venicle.




Impacts of Vacation Rentals by Owner (VRBOS)

Positives
- Economic impact through additional income
creation (restaurants, retail, taxes, etc.)
- Increased tourism activity
- correlation between short-term rentas and
employment

- popularizes less visited areas (could aso be a
negative from a neighborhood per spective

Negatives

Decreases the supply of avalable long-term rentals
(leads to increasing rents)
- Changes neighborhood dynamics
- “Ghost Neighborhoods’ (i.e. constantly changing
‘neighbors)
- NIMBYism
- Government still workingto fully regulate
- Loss of tax revenue

- STRsare not subject to same standards as
traditiona hotel lodgng

https://granicus.com/blog/six-ways-that-short-term-vacation-rentals-are-impacting-communities/

https://www.epi.org/publication/the-economic-costs-and-benefits-of-airbnb-no-reason-for-local-

policymakers-to-let-airbnb-bypass-tax-or-regulatory-obligations/



https://granicus.com/blog/six-ways-that-short-term-vacation-rentals-are-impacting-communities/
https://www.epi.org/publication/the-economic-costs-and-benefits-of-airbnb-no-reason-for-local-policymakers-to-let-airbnb-bypass-tax-or-regulatory-obligations/

Proposed Capital Stack: Upfrontor Sle Model

MP Equity: 25%

$338,844 30% Eqiity

LP Equity: 75%
$1,016,532
8% Preferred Return followed by pari-passu split




Financial Information: UpfrontFor Sale Assumptions and Returns

Sale Price
Residential Hard Cost

Residential Soft
Cost (20% of hard)

Developer Fee

LTC
Rate / Amort
MP/LP equity

Project time

DCC
$250,000

$130psf

5,500 per unit

12%

70%

4.25% 1/10

75/25

24 months

Gross Potential Revenue: $5,000,000
Tota Cost: $4,517,920

CFfrom operations: $482,080
Development fee (1299: $451,920

LP IRR (9% pref): 10%
MP IRR: 53%



Proposed Capital Stack: 3 Phased Developménr Se

Sponsor Equity:
$283,168 .
25% Equity

LP Equity - Land (15% lookback IRR)
Total: $300,000




Financial Infe 3 Phased Development - For Sale Assumptions and Returns

Assumptions:

*Project completed in 22 months

Returns:



Feasibility Analysis

Upfront Development Model:
B Need to obtain ~$250,000 per unit saes price to justify the upfront development model
B Could be tricky with the median income within 10 miles at slightly under $50,000, while we need
closer to $57,000 in median income to justify the saes price - The mortgage lender would need to
allow for adebt to income ratio of 25%instead of 20%
B These are newer unitsin a pocket development with amenities, which may attract some dlightly
higher income buyers
B Inthisscenario the LPreturns would be sim and it would be difficult to attract LP investors
B Need to obtan a?24 month I/O loan a around 4.25%

Phased Development Model:

B This model assumes that the land is being contributed by an LP equity partner who requires a 15%
lookback IRR

B In order for this approach to be feasible we will need a sales price of $300,000 per home

B This approach does not include developer fees

® Includes some additional lot infrastructure hard costs which are not included in the upfront
development model




THANK YOU!




UniverCity Alliance

LHIVERSITY OF WISCOMSIN - MATNS DN

About
UniverCity Year

UniverCity Year is a three-phase partnership between UW-Madison and
communities in Wisconsin. The concept is simple. The community partner
identifies projects that would benefit from UW-Madison expertise. Faculty
from across the university incorporate these projects into their courses, and
UniverCity Year staff provide administrative support to ensure the
collaboration’s success. The results are powerful. Partners receive big ideas
and feasible recommendations that spark momentum towards a more
sustainable, livable, and resilient future. Join us as we create

better places together.

univercityalliance@wisc.edu @  608-261-1141 @  univercity.wisc.edu [ ) ’@UWUniverCity
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