
Community Development Authority  
Meeting Agenda 
Wednesday, February 25, 2026, at 9:00 a.m. 
Village Hall Court Room 

        3930 N. Murray Ave., Shorewood, WI 53211 
 
Please take notice that the meeting will be held in hybrid meeting format (in-person and videoconference) 
on Wednesday, February 25, 2026 at 9:00 a.m.   
 
Join Zoom Meeting 
https://zoom.us/j/95619369822?pwd=EEIiP2Aeza4RGbN8B9yc0iWbNcAbga.1  
 
Meeting ID: 956 1936 9822 
Passcode: 290150 

 
1. Call to order.  

 
2. Consider CDA meeting minutes – May 30, 2025 

 
3. Consider recommendation on Phase II application submitted by Spoerl Commercial LLC for 

public assistance to develop affordable housing at 4450 N. Oakland Avenue, and if applicable 
statement of the public benefit(s) of the project. 
 

4. The CDA will consider moving into closed session pursuant to Wis. Stat. Sec. 19.85(1)(e) to 
deliberate or negotiate the purchasing of public properties, where competitive or bargaining 
reasons require a closed session, to discuss a development agreement for 4448 – 4450 N. 
Oakland Avenue. 

 
5. Reconvene into open session. 

 
6. The CDA may consider items related to the closed session noted above.   

 
7. Adjournment. 

 
 

DATED at Shorewood, Wisconsin, this 19th day of February 2026 at 4:30 p.m. 
        

VILLAGE OF SHOREWOOD 
           Toya Harrell, Village Clerk 

 
Should you have any questions or comments regarding any items on this agenda, please contact the 
Village Manager’s Office at 414-847-2701. It is possible that members of and possibly a quorum of 
members of other governmental bodies of the municipality may attend the above stated meeting to gather 
information; no action will be taken by any governmental body at the above stated meeting other than the 
governmental body specifically referred to above in this notice.  Upon reasonable notice, efforts will be 
made to accommodate the needs of all individuals. 

https://zoom.us/j/95619369822?pwd=EEIiP2Aeza4RGbN8B9yc0iWbNcAbga.1
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Community Development Authority 
Meeting Minutes - DRAFT 
Friday, May 30, 2025 at 9:00 a.m. 
 

 
CDA Members Present: John Krouse, Chair; Mitchell Auping, Jessica Carpenter, Joe LeSage, Tr. 
Kathy Stokebrand, and Tr. Wesley Warren (arrived during item 3) 
 
Also present: David Erdman, Joshua Davis, Mikeala Huot (virtual) Brian Spoerl, Village Manager 
Rebecca Ewald; and Planning & Development Director Bart Griepentrog 

 
1. Call to order.  

 
Chair Krouse called the meeting to order at 9:05 am.   
 

2. Consider CDA meeting minutes – March 7, 2025 
 
Mr. LeSage moved to approve the minutes, as drafted; seconded by Tr. Stokebrand.  Vote 5-0. 
 

3. Consider recommendation on Phase I application submitted by Spoerl Commercial LLC for 
public assistance to develop affordable housing at 4450 N. Oakland Avenue, and if applicable 
statement of the public benefit(s) of the project. 
  
Village Manager Ewald provided an overview of this item noting that the process being followed is laid 
out in the Village’s Policy 40 related to requests for public assistance. She noted that a new TID is not 
being proposed, but that funds created by the extension of a TID were being requested to facilitate the 
development of affordable housing. She detailed that the policy outlines a two-phase application 
process, which requires recommendations by the CDA to the Village Board. She noted that phase 1 
included a financial review of the application, the results of which were provided by the CDA’s financial 
consultant (Baker Tilly) and were included in the meeting packet. She introduced David Erdman, 
Joshua Davis and Mikeala Huot of Baker Tilly who were asked to present an overview of that analysis.  
 
Tr. Warren sought to clarify that the CDA’s recommendation to the Village Board represented a request 
to continue to review the application but was not necessarily an endorsement of the project. Village 
Manager Ewald noted that the CDA was asked to review the application in conjunction with the policy 
and provide a statement of public benefit. She also noted that the application would proceed to the 
Village Board for consideration even if the CDA did not recommend continuing.  Tr. Stokebrand 
confirmed that the CDA could defer action for more information, if desired.  
 
Mr. Davis presented the purpose and disclosure of Baker Tilly’s involvement in the process, noting that 
their study considers the likelihood that the project would occur without the requested incentive.  He 
stated that Baker Tilly was hired by the Village and had no financial interest in the project. He noted that 
they were not reviewing the feasibility of the project and that actual results could vary from what is 
being forecast. He identified CoStar (real estate data), PWC Investor Survey (investment and financing) 
and RS Means (construction costs) as their primary market sources.  
 
Mr. Davis described the project as being a three-story, 19-unit residential building with 100% of the 
units being rented out to tenants who earned between 30% and 60% of the Milwaukee County Median 
Income. He noted that the requested financial assistance to build this project relied on the applicant’s 
final capital stack, but for purposes of review, a request of $1.7 million was assumed. He pointed out 
that number could be reduced if the land value of approximately $330,000 was discounted.  
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Mr. Davis outlined the study’s approach, which included an evaluation of the applicant’s estimated 
project costs, an evaluation of the estimated project revenues, consideration of a hypothetical sale of 
the asset, a determination of the internal rate of return without incentive, and a comparison of the 
internal rate of return without incentive to investor expectations.  
 
Mr. Davis presented a chart of the applicant’s estimated development expenses and stated that they 
appeared reasonable. He noted that construction costs were estimated to be $183 per square foot, 
which fell within the benchmark data of between $151 - $191 per square foot. Tr. Warren questioned 
how the project’s soft costs, which were estimated to be 37.34% of the project’s overall costs, were 
determined to be within the benchmark range. Mr. Davis noted that the individual soft costs fell within 
the expected 5–10% range.  
 
Mr. Davis noted that the analysis of the project’s operating expenses, estimated property taxes and 
financing assumptions were also within expectations. He mentioned that many of these expenses were 
dictated by federal standards. Chair Krouse clarified that the annual replacement reserves were per unit 
and essentially represented funds to maintain the building.  
 
Mr. Davis presented an overview of the projected rents, which visualized each unit type (1BR, 2BR and 
3BR) in relation to income standards (30%, 50% and 60% of AMI).  Chair Krouse questioned if there 
were requirements for how many tenants could be from each income category and live in each unit 
type.  Mr. Spoerl responded that all tenants needed to be within the income range to qualify for the tax 
credits. Tr. Stokebrand questioned the difference between deep, shallow and no subsidy.  Ms. Huot 
noted that deeper subsidy would refer to incomes at 30% AMI whereas shallow subsidy would be 
around 60-80% AMI levels. Mr. Spoerl noted that the application identified the defined income levels 
per unit, which he designed to maximize scoring on his tax credit application. He also noted that 
Shorewood is well positioned to win a tax credit deal based on the current formula because it scores 
well in the area of economic opportunity.  
 
Ms. Carpenter asked Mr. Spoerl if the proposed financing of this project was the same as his current 
project in Whitefish Bay.  Mr. Spoerl noted that his Whitefish Bay project did not apply for competitive 
9% tax credits because it received additional financing from Milwaukee County.  The Whitefish Bay 
project utilized 4% non-competitive tax credits. He noted rents for that project are between 50–60 % 
AMI. 
 
Tr. Warren confirmed that if the proposed rent structure was violated that Mr. Spoerl would lose the tax 
credits.  Mr. Spoerl also noted that if there are no tax credits the project is not feasible.  
 
Mr. Davis noted that the proposed internal rate of return was within expectations.  He stated that the 
upper boundary of the PWC’s range was 10.75% and the lower boundary was 6.88%.  This project 
projected an estimated internal rate of return at 8.25% with the incentive.  The project did not provide 
any return without incentive. He noted that variables such as the marginal revenues associated with 
affordable housing, construction costs, interest rates, and the small scale of development impacted this 
number.  
 
Mr. Davis reviewed the project’s compliance with Policy 40.  He noted that the project is broadly aligned 
with the criteria. He pointed out that the equity requirement in this case is unique because the project is 
reliant on affordable housing tax credits for equity. If the income from the tax credit investors were 
counted as equity, it would amount to 58%, and the policy only requires 15% equity. He noted that 
based on their conservative estimate of the project’s tax revenue, this project would not pay itself off 
within the desired 20-year payback period, but it was noted that the project is not requesting the 
creation of a new TID.  
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Tr. Stokebrand questioned what infrastructure costs would be associated with the project. Mr. Spoerl 
noted that the project would pay for the costs to hook up to infrastructure.  It was noted that no 
additional village infrastructure costs were expected to be needed because of this project.  
 
Chair Krouse opened the discussion to members of the CDA.  
 
Mr. Auping noted the lower density of the proposed project and asked for a comparison to similarly 
sized lots.  Director Griepentrog noted that the two most recent redevelopments of similar sized lots 
involved 39 and 43 units within four-story buildings. He also noted those developments occupied the 
entire lot and provided underground or indoor parking, whereas the proposed development would utilize 
surface parking on the rear of the lot. Mr. LeSage confirmed that Mr. Spoerl believed it would be cost 
prohibitive and not feasible to provide underground or covered parking in order to develop more units. 
He noted that the other recent projects were charging market rate rents and could afford to pay for 
those other amenities. He also stated that the project was designed with the amount of available 
subsidy in mind to fill the financing gap and noted that when he first discussed this project last year, he 
heard feedback that the Village didn’t want to expend all of the extension funds on one project. Mr. 
Auping questioned if the Village’s parking requirements were impacting the number of units that could 
be developed.  Mr. Spoerl said hypothetically yes, but he believed the tax credit investors would likely 
not be interested in a project that didn’t provide parking. 
 
Ms. Carpenter questioned if the building was accessible, since it didn’t have an elevator and was 
shown with stairs in the front.  Mr. Spoerl noted that the first-floor units were all accessible from the rear 
of the building.  
 
Ms. Carpenter asked Mr. Spoerl to discuss the front façade materials. Mr. Spoerl noted that the 
application included a rendering, but that final designs and materials had not been selected. He stated 
that his project in Whitefish Bay is approximately 25% brick, and the rest is glass and two different 
siding products.  Ms. Carpenter believed that the design in relation to the adjacent, brick apartment 
buildings should be part of the conversation. Mr. Spoerl said that he appreciates the comment and 
would respect that perspective.  Tr. Stokebrand questioned the range of construction costs that were 
presented, and Mr. Davis clarified that the project is within the expected range and that higher quality 
materials would push it to the higher end of the range. Tr. Stokebrand noted that if the Village were to 
give a subsidy, she would hope that the project would match the community aesthetic. Mr. Spoerl said 
that he would work with the community as a partner. Mr. Auping confirmed that Mr. Spoerl’s estimates 
did not assume the cheapest possible materials.  
 
Tr. Stokebrand desired to better understand the developer’s capital stack and what he and his investors 
were putting into the deal. She questioned where the developer fee would go. She also noted that the 
project looked good, fits within the community, and was something that she might be able to support.  
She appreciated Mr. Spoerl’s efforts to go through the process.  Mr. Spoerl noted that the process has 
been thoughtful and appreciated the questions.  Mr. Spoerl noted that with affordable housing there is 
no place to hide; all of his numbers are available. He noted that the proposed development fee would 
go to Spoerl Commercial.  But he also noted that it is a moving target, which can be used to finance the 
project if more equity is needed at which point the fee is deferred and paid through cash flow.  He noted 
that the final payout would occur after project stabilization, which is typically about 18 months after the 
start of construction. Mr. Spoerl also noted that the projected developer fee is low compared to most tax 
credit projects.  Tr. Stokebrand questioned why he was doing the project if he wasn’t projected to make 
that much money.  Mr. Spoerl said that he was doing it because ultimately, he would own a building in 
Shorewood, which has been his community for nearly 30 years, and that he would make the 
development affordable to people who normally wouldn’t be able to live in Shorewood. Tr. Stokebrand 
questioned what his “skin in the game” was. Mr. Spoerl noted that he has put in all the pre-development 
costs to develop the project and would take on all the risks and guarantee the tax credit equity and any 
of the loans.  He also noted that these types of projects are very time consuming, which means he can 
only do them sparingly.  
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Tr. Stokebrand said that she was concerned that there was no appraisal on the property. She believed 
that if the land were to be given or sold, the Village should know how much it is valued at. She said that 
she would need to know that before the project goes forward.  
 
Tr. Warren questioned the amount of financial assistance being requested, noting that it was either 
$750,000 or $1.7 million, depending on the award of funds from the Federal Home Loan Bank (FHLB).  
He wondered if current federal politics would impact that decision. Mr. Spoerl was unaware of any cuts 
to the funding and noted that the money is funded by member banks.  
 
Tr. Stokebrand noted that her first choice would be to get people into homes. Her second choice would 
be to get affordable units mixed into a market rate development, which she believed was a more 
inclusive approach. But she noted that no one has proposed that. She said that she was interested in 
supporting this upon understanding some more of the numbers, but she also noted that she was 
committed to saving 25% of the extension funds (approximately $500,000) to help fund the streetlight 
replacement project, which would leave only about $1.5 million of available subsidy. She also reiterated 
that she would like to see an appraisal of the land.  
 
Mr. Auping sought to clarify the proposed tax rate increase of 3% within Baker Tilly’s projections, which 
he believed was low, and how that would affect the long-term affordability of the units. Mr. Spoerl noted 
that taxes can only be assessed based on the net operating income of the development.  
 
Chair Krouse opened the discussion to members of the public.  
 
Christine Sweda, 4114 N. Lake Dr., noted that the Village’s housing stock is 54% rental, which is 
significantly higher than Whitefish Bay (19%) or other areas. She did not believe Shorewood needed 
more rental housing. She stated that the Village’s policy desired payback within 10 years and noted that 
the analysis reviewed a payback of $750,000, not the full $1.7 million that has been requested. She 
believed that the payback would be excessively long, perhaps 50 years.  She questioned the length of 
the tax credits and noted that once the credits expire the rent structure could be changed, which 
concerns her because it would no longer achieve the goal of providing affordable housing. She was 
concerned about the Village’s infrastructure replacement obligations. She believed the TIF money 
should be used to help the existing community. She said she was not in favor of using the money for 
rental housing.  
 
Dieter Wegner, 1606 E Beverly Rd., questioned what we are doing and why. He questioned if this was 
the highest and best use of the lot.  
 
Mr. LeSage responded to both comments by saying that the Village Board voted to extend the TID for 
one year and use those funds specifically for the purpose of providing affordable housing. He noted that 
only 25% of the funds could be used for other purposes. He noted that a request for proposals was 
issued that any developer could’ve responded to. He noted that other proposals were problematic and 
that Mr. Spoerl’s was the only one that remained. He noted that tax revenues from the existing public 
parking lot were non-existent. He believed it would provide more benefit if developed.  
 
Ms. Carpenter noted that the CDA has looked at several different options to provide affordable housing 
over the last few years. She agreed that she would prefer to provide opportunities for owner-occupied 
housing, but when the option of doing that was presented [through a Community Land Trust], it was 
noted that tax revenue would decrease in perpetuity, which she did not believe was the best option for 
the Village. She believed that the Village should look at the option to fund its infrastructure costs with 
these funds to extent that they can. She pointed out that she voted for affordable housing in 2021 and 
thinks the Village can do both. She noted that Mr. Spoerl’s application might not require the full $1.7 
million that was being requested.  
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Tr. Warren also noted that he was part of the vote to extend the TID and set aside these funds for 
affordable housing.  He noted that the Village has undertaken a very deliberative process to understand 
a lot of options.  He said that at this time he was supportive of moving this application forward. He 
agreed with Tr. Stokebrand that the Village Board may want additional details but believed that the 
proposal was comprehensive and would create a lot of new affordable units. He said he was excited to 
have a proposal that the Village could work with that is moving us in the direction of utilizing the funds 
that have been set aside for a while now.  
 
Ms. Sweda stated that she did not think it was necessary to use the funds for affordable housing if the 
Village could not find a project that it wanted to pursue. Chair Krouse noted that it was possible that the 
Village Board may not move the application forward but noted that the CDA’s job today was to review 
the request for funding and make a recommendation. Tr. Warren noted that 75% of the set aside funds 
had to be used for affordable housing. Ms. Sweda believed that the community wanted affordable 
housing, but not more rentals. Chair Krouse noted that rental housing is housing. Mr. LeSage noted 
that the CDA’s economic analysis of providing a subsidy to purchase homes in a community as 
expensive as Shorewood was not feasible. Ms. Carpenter reiterated that setting aside houses to be 
affordable in perpetuity would decrease the amount of taxes that they paid, which is the biggest 
expense for property owners in Shorewood. She did not believe that option was feasible, as much as 
she wished it was. She stated that the CDA researched that for over a year. Chair Krouse 
recommended that Ms. Sweda look at old meeting minutes and other materials on the Village’s 
website. He stated that the decision on how to spend the funds has involved a long and well-
researched process. 
 
Ms. Sweda noted that the parking permit revenue received from the lot exceeds the amount of tax 
revenue that is projected with this development. She believed that the numbers do not work. She noted 
that people who can afford to live in Shorewood are living here. She does not believe this is something 
that the Village has to subsidize. She suggested that the Village should revisit its decision to set aside 
these funds. Chair Krouse noted that discussion is beyond the CDA’s scope and suggested that she 
share her concerns with the Village Board.  
 
Ms. Carpenter moved to recommend the phase I application to the Village Board as “But for” the use of 
TID funds for affordable housing, the development would not be created, and the following public 
benefits will be provided: the provision of affordable housing; seconded by Mr. Auping.  
 
Tr. Stokebrand questioned if the recommendation related to any specific numbers. Chair Krouse noted 
that they would be recommending what has been included in the phase 1 application. Director 
Griepentrog clarified that the CDA would be recommending further consideration to the Village Board 
and the Village Board would be providing direction to the developer on whether to submit a phase 2 
application.  Tr. Stokebrand questioned at what time she could ask to get an appraisal to see how that 
changes any numbers. Director Griepentrog noted that the Village Board could conditionally approve 
the application, subject to that requirement. Mr. LeSage questioned if there would be a true appraised 
value because the lot either gets used for parking or it’s used for this affordable housing project. Tr. 
Stokebrand noted that the Village has sold land for other private, market rate housing. Chair Krouse 
suggested that Tr. Stokebrand’s request is reasonable, but did not believe it was a reason to hold it 
from proceeding to the next phase. Tr. Stokebrand asked Mr. Spoerl how time sensitive the Village’s 
approval was. Mr. Spoerl noted that WHEDA’s conceptual application is due in December by which 
point all entitlements must be secured and all due diligence must be performed.   
 
Chair Krouse reminded the members that the motion on the floor was to recommend the application to 
the Village Board, as “But for” the use of TID funds for affordable housing, the development would not 
be created, and the public benefit of affordable housing would be provided. Vote 6-0. 
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4. Adjournment. 
 
Tr. Warren motioned to adjourn the meeting at 10:25 am; seconded by Tr. Stokebrand. Vote 6-0.  
 
Respectfully submitted, 
 

 
Bart Griepentrog, AICP 
Planning & Development Director 



 

VILLAGE OF SHOREWOOD 
REPORTS AND PRESENTATIONS TO THE CDA 
Agenda Item: Consider Phase II public assistance application for 4448 and 4450 N. 
Oakland Ave. from Spoerl Commercial LLC for the purpose of building affordable housing. 
Date: February 25, 2026 
Presenter: Rebecca Ewald, Village Manager Department: Village Manager’s Office 
History 
 
The Community Development Authority (CDA) was tasked by the Village Board to provide a 
recommendation on how to utilize Tax Increment District (TID) funds from TID #1 extension for 
purposes of affordable housing in accordance with State Statutes.  
 
Note: The affordable housing funds requested do not require the creation of a new TID.  The 
affordable housing funds were provided through TID #1 which closed in 2021.  State law requires 
that 75% of the funds may only be utilized for purposes of affordable housing, and 25% may be 
reserved for other general “improvements” to the Village housing stock. 
 
In 2021-2024 the CDA received and provided education on affordable housing, The Role of Suburbs 
in Creating a Diverse and Inclusive Region: Spotlight on Housing.  Following the educational series, 
the CDA recommended on June 3, 2022, and the Village Board agreed on June 20, 2022, to explore 
rental offense approaches including: 1) adding affordable rental units via vouchers and/or 2) 
modifying existing multiunit dwellings into set-aside affordable units.    Community Land Trusts 
(CLTs) were also explored.  These options were not selected to proceed.   
 
Simultaneously, the Plan Commission was working on the Commercial Zoning Code Update, 
where multiunit dwellings are predominantly located in the village. Other than the block southeast 
of the intersection of Oakland and Capitol, the height of buildings in these districts were limited to 
4 or 5 stories in the code update.  This ultimately limits the number of units and revenue that could 
be developed to decrease housing costs within this area.   
 
Any site that includes affordable housing may need to maximize the use of tax credits through 
WHEDA.  Developers have expressed interest in developing Village owned parking lots with 
affordable housing.   The CDA and Village Board agreed to issue an RFP for Redevelopment of 
Village Owned Parking Lots to assess a developers receptiveness to redevelop the sites with 
affordable housing.  This RFP remains active, however, since it’s release the Village Hall/Center 
parking lot was removed as an option for development. 
 
Policy 40 Tax Increment District (TID) creation and Tax Increment Financing (TIF) assistance 
outlines a phased application process for requesting public assistance required for affordable 
housing.   
 
On May 30, 2025 the CDA unanimously recommended the phase I application to the Village Board.  
The Board found that “But for” the use of TID funds for affordable housing, the development would 
not be created, and the public benefit of affordable housing will be provided. To watch the meeting 
click here.  
 

https://www.villageofshorewood.org/162/Community-Development-Authority
https://www.villageofshorewood.org/DocumentCenter/View/8952/Resolution-2021-08-Approving-TID-Affordable-Housing-Extension-for-VOS-TID1
https://docs.legis.wisconsin.gov/statutes/statutes/66/xi/1105/6/g
https://www.villageofshorewood.org/1066/Spotlight-on-Housing
https://www.villageofshorewood.org/1066/Spotlight-on-Housing
https://villageofshorewood.org/AgendaCenter/ViewFile/Minutes/_06032022-1769
https://villageofshorewood.org/AgendaCenter/ViewFile/Minutes/_06202022-1781
https://www.villageofshorewood.org/1123/Commercial-Zoning-Update
http://www.villageofshorewood.org/DocumentCenter/View/12030
http://www.villageofshorewood.org/DocumentCenter/View/12030
https://www.villageofshorewood.org/DocumentCenter/View/8882/Policy-40-TID-Creation-and-TIF-Assistance
https://www.villageofshorewood.org/AgendaCenter/ViewFile/Agenda/_05302025-2468
https://www.youtube.com/watch?v=p5TdPDFmCJ4


 

On June 16, 2025, the Village Board moved that the project warrants future exploration and 
requested the developer complete a Phase II application.  Motion carried by a vote of 5-1 
(Stokebrand), see pg. 286 of the meeting packet.   

On July 7, 2025, the Village Board directed the Village Attorney and Village Manager to review the 
proposed offer to purchase and provide a recommendation to the Village Board on August 4th for 
consideration. 

On August 4, 2025, the Village Board approved an Offer to Purchase contingent upon Spoerl being 
awarded the WHEDA funds or other similar financing and execution of a development agreement, 
see pg. 198 of the packet. 

 
Overview 
 
A Village of Shorewood Phase II Public Assistance Application was submitted by Spoerl 
Commercial LLC for 4448-4450 N. Oakland Avenue for purpose of constructing affordable housing.  
WHEDA has advanced Spoerl’s WHEDA tax credit in their process, requesting submission of a full 
application in March 2026.   
 
Baker Tilly requested Spoerl execute a non-disclosure agreement for purposes of providing a 
managerial and financial capacity review. Baker Tilly reviewed the development entity’s financial 
statements, verifying the financial information proposed in the Phase I application and reviewing 
changes made in the Phase II application, and reviewed the development team’s managerial 
capacity to complete the project. See report attached.    
 
Per Policy 40, 
 

“The CDA will provide a recommendation on the application and development agreement 
terms to the Village Board to be considered by the Village of Shorewood for possible TID 
creation and approval.  Included within the recommendation will be a statement of the 
public benefit(s) of the project and how the Village will benefit from contributing public 
support.” 

 
No TID is proposed for creation in the Phase II applications submitted.  The Village has 
approximately $2.1 million in TID 1 Extension funds for the purpose of creating affordable housing.  
CDA is requested to provide a recommendation on the application, including the following: 
 

“TIF Cap. Policy 40 requires the total amount of TIF assistance should not exceed 15% 
of total project costs and will not exceed the level of private equity investment.  This 
limitation may be waived upon recommendation of the CDA and approved by the Village 
Board.”  
 
Spoerl has requested $1.6 million or 22% of estimated project costs. 

 
On 2/25 the CDA is requested to provide a recommendation on the Phase II application, 
specifically the amount of TID extension funds, in open session.  Then the CDA will adjourn into 
closed session in accordance with Wis. Stat. 19.85(1)(e) for purposes of negotiations related to the 

https://www.villageofshorewood.org/AgendaCenter/ViewFile/Agenda/_06162025-2479
https://www.villageofshorewood.org/AgendaCenter/ViewFile/Agenda/_08042025-2499


 

development agreement for 4448-4450 N. Oakland Avenue.  When closed session is completed, 
the CDA will reconvene into open session, and may or may not provide recommendations to the 
Village Board following closed session.     
 
Below is an outline of the next steps: 
    
CDA considers Phase II application & development agreement terms  2/25        
Tentative: Village Board considers recommendation on Phase II   3/16 
application & development agreement      
Spoerl: WHEDA LIHTC applications due          3/20 
WHEDA LIHTC award announcement           5/2026 
Spoerl: Federal home bank loan submitted          6/2026 
Federal home bank loan awards announced        10/2026 
 
Financial Impact:  

Village Attorney legal fees for reviewing and opining on an Offer to Purchase would be funded by TID 
1 extension funds.   
 
Lots 4448-4450 N. Oakland Avenue present use is public parking.  Permits for overnight parking 
($40/month) are sold for the 49 spaces in this lot, an estimated $23,520 in revenue annually. 
Redevelopment of this lot would eliminate this annual revenue for the parking utility.  
 
The sale of 4448-4450 N. Oakland Avenue is estimated at $331,000 of revenue the Village would take 
into the general fund.  The Village may utilize the funds for the 2027 budget or designate the funds to 
be utilized for purposes of affordable housing with the remaining TID 1 extension funds. 
 
Possible motions: 
 
I move to (Recommend/Not recommend) the Phase II application submitted by Spoerl 
Commercial LLC to the Village Board, requesting $1.6 million in public assistance, contingent upon 
WHEDA financing and other financing being awarded, and the execution of a development 
agreement that commits Spoerl Commercial LLC to building the affordable housing project for the 
public benefit. 
 
Attachments:  
 

1. Phase II Application submitted by Spoerl  
2. Baker Tilly Financial Analysis of Phase II application 
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February 19, 2026 

Rebecca Ewald 
Village Manager  
Village of Shorewood 
3930 N Murray Avenue 
Shorewood, WI 53211 

Ms. Ewald: 

The Village of Shorewood, Wisconsin (“Village”) retained Baker Tilly Municipal Advisors (“BTMA”) to evaluate the financial and managerial capacity of 
the development entities associated with the proposed Affordable Housing Development – 4448-50 N Oakland Ave (“Project”). This letter summarizes 
our evaluation of the primary Project developer, Spoerl Commercial, LLC. (“Applicant”). This review is in accordance with Phase 2 of the Village’s 
Policy 40. relating to Tax Increment Financing (TIF) assistance.  

To complete this managerial and financial capacity review, BTMA entered into a non-disclosure agreement with the Applicant.  The information provided 
is either publicly available or the summary results of our analysis presented in a manner that protects the Applicant’s confidential and proprietary 
information.   

BMTA evaluated a combination of information provided by the Applicant in response to a request for information and available public data sources to 
consider the Applicant’s managerial and financial capacity to complete the Project as proposed in the current market. BTMA considered the Applicant’s 
prior projects, available financial information, and Applicant and Project Team’s general professional experience with each element of the Project as 
proposed.  

Executive Summary – Project Updates and Policy Considerations 
BTMA provided an initial But-For Analysis dated May 22, 2025 to determine whether the Project required the requested financial assistance from the 
Village. Specifically, the Applicant was seeking a maximum request of $1.7 million from the $2.1 million of TIF extension funds which are available for 
affordable housing developments (the “Incentive”). While the max request was estimated to be $1.7 million, this would be subject to the Applicant’s 
final capital stack and the final amount received from other grants and incentives. At the time of the But-For Analysis, the pro forma reflected an 
acquisition cost of the land below the current market price as well as $750,000 in TIF extension funds. The conclusion of that report was that the 
Project would not proceed in the current market without the requested Incentive.  

There have been two material updates to the Applicant’s pro forma since the review last May. The first being the requirement of an elevator which is 
estimated to increase construction costs by approximately $300,000. The elevator is a necessary addition to obtain the tax credits and meet WHEDA’s 
accessibility requirements of having type C visitable units.  

The second new update is the capitalization of a supportive service reserve for thirty years ($766,712). The supportive service reserve fund is a 
restricted pool of funds set aside to pay for resident support services which intends to promote stability and reduce operating volatility. The capitalization 
of supportive services for a duration of thirty years is a requirement of WHEDA. Offering supportive services for WHEDA’s 9% competitive applications 
makes the the Project competitive in both the WHEDA and AHP point scoring and are a requirement to win the tax credits and grant. 

After reviewing the Project and the updated information, BTMA has identified the following policy considerations for the Village of Shorewood 
Community Development Authority (“CDA”) and the Village Board of Trustees. A full outline of each criterion listed in Policy 40 and any applicable 
notes can be found at the end of this memo.   

1) Finalizing the maximum cap amount of TIF extension funds
2) Method of reimbursement – are funds disbursed “up-front” upon demonstrating a complete capital stack after award of all tax credits and 

funds, tied to specific development milestones, or disbursed upon completion of the Project?
3) Relating to Village Policy 40, the following have been identified as areas which may not conform with Village policy

a. Project may not meet payback provision due to nature of affordable housing.
b. Waiving of the 15% property assembly cap (TIF funds estimated to be 22% of total costs)

Baker Tilly Municipal Advisors, LLC 
4807 Innovate Ln 
Madison, WI 53718 
United States of America 

T: +1 (608) 240-2516  

bakertilly.com 
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Summary of Project – Background 
On March 15, 2021 the Village Board approved the extension of TID 1 for purpose of developing affordable housing. The value of this extension totaled 
approximately $2 million in additional TIF funds. The CDA has explored opportunities for utilizing the funds; however, no disbursements have been 
made thus far.  

In February 2024, the Village solicited input from various developers on the possibility of constructing affordable housing on public and private sites 
within the Village. Positive interest in the Village’s publicly owned sites was received. On May 30, 2024, at a joint meeting of the Village Board and 
CDA, staff was directed to develop a Request for Proposals for affordable housing on the Village-owned parking lots. The RFP was released in August 
of 2024, and the Applicant’s submission materials for the Phase 1 Application to redevelop the site at 4448-50 N Oakland was provided in February of 
2025.  

The subject property is .35 acres in size and is zoned to allow a mixed-use development of residential and office uses. As the property is owned by 
the Village, the Milwaukee County Assessor reports a market value of the site of $0; however, the Applicant’s sources and uses show an acquisition 
cost of $333,731. The But-For Analysis of the Project was formally presented in June of 2025 when the Village Board considered the Applicant’s Phase 
1 application for the TIF extension funds. The Village board voted to move forward with the Project for consideration of the Applicant’s Phase 2 
application.  

The Applicant’s expected unit mix and gross rents are as follows.   

Affordable Housing Units 
 # of Units AMI Sq. Feet Monthly Rent $ PSF 

1BR 2 30% 575 $515 $0.90  
1BR 3 50% 575 $931 $1.62  
1BR 3 60% 575 $1,007 $1.75  
2BR 2 30% 825 $614 $0.74  
2BR 2 50% 825 $1,113 $1.35  
2BR 3 60% 825 $1,204 $1.46  
3BR 1 30% 1100 $702 $0.64  
3BR 2 50% 1100 $1,278 $1.16  
3BR 1 60% 1100 $1,479 $1.34  
Total 19   $18,674  

 

Based on the prior preliminary analysis of potential property tax estimates, BTMA estimated $517,294 to be collected by all taxing jurisdictions over a 
period of twenty years with an annual average of approximately $27,000. Affordable housing projects are often assessed using the income-approach 
(NOI / Cap Rate) which results in lower assessed values relative to market-rate developments. Our property tax estimates assume a constant mill rate 
as of 2024 (22.629917) and a modest inflation multiplier of 3.00% annual growth in the property value.     

As of September 22, 2025, the Village and the Applicant entered into a real estate purchase agreement in which the property will be sold to the 
Applicant for a purchase price of $333,731.00. The Applicant was the winner of the WHEDA concept round and was invited to participate in the WHEDA 
competitive 9% round in March. If the Applicant receives the tax credits from WHEDA, they will then apply for a loan through the Federal Home Loan 
Bank’s (“FHLB”) affordable housing program (“AHP”). WHEDA tax credit awards are announced in May. The AHP application is due in June with 
awards announced in October 

The Applicant has proposed the following financing structure and reflects their most recent pro forma. Material updates between the Applicant’s prior 
estimates and updated pro forma include an increase to the construction cost of the building ($300,000) and WHEDA’s requirement for the capitalization 
of a thirty-year supportive service reserve ($766,712).  
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Sources Amount % of Project Total Status 
Federal LIHTC Investor Capital $3,754,394 52.81% Contingent 
FHLBC - AHP 950,000 13.36% Contingent 
WHEDA Permanent Mortgage 776,787 10.93% Committed 
TIF Extension Funds 1,627,524 22.89% Un-committed 
GP Equity 100 0.00% Committed 
Total $7,108,805   

Uses Amount % of Project Total $ PSF 
Construction $3,730,028  52.47% $199.59 
Construction Period Expenses 396,040 5.57%  
Contractor Fees 464,575 6.54%  
Acquisition 333,731 4.69% $22.25 
Developer Fees 330,625 4.65%  
Architect and Engineering 200,330 2.82%  
Construction Contingency 371,544 5.23%  
Other Soft Costs 132,705 1.87%  
Financing Fees and Expenses 111,902 1.57%  
Operating Reserve 99,739 1.40%  
Supportive Service Reserve (30 years) 766,712 10.79%  
Professional Fees and Reports 170,875 2.40%  
Total $7,108,805   
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The Project Team

Spoerl Commercial, LLC was organized in June of 2022 with an exclusive focus on affordable housing; it has five shareholders including managing 
member Brian Spoerl.  Brian Spoerl owns a 70% interest in the company. The Applicant was reported as restored to good standing according to the 
State of Wisconsin Department of Financial Institutions.  

Spoerl Commercial, LLC has five shareholders. Shareholders are: 
• Brian J. Spoerl – 70%
• Peter Diotte – 10%
• RTD Investments, LLC – 10%

• D’nardo T Colucci Living Trust – 5%
• Matthew Tadisch Revocable Trust – 5%

The Applicant has retained multiple separate entities for assistance with the Project to form the Project Team. These are:

• Zimmerman Architectural Studios: Responsible for construction documents, state and local approvals and project management to ensure
that buildings meet strict design and building code throughout the design and construction schedule. Zimmerman has been the architect of
record on all Spoerl projects.

• Harwood Engineering: Providing comprehensive engineering services, including civil, structural and MEP design. Harwood Engineering has
been the engineer on all Spoerl projects.

• Spoerl Design Build: This is Spoerl’s in-house construction management team who serves as the project General Contractor to manage the
budget.

• Selzer-Ornst Construction: Selzer-Ornst and Spoerl Design Build will partner on the general contracting for the Oakleaf.
• Oakleaf Design Build, LLC: allows for shared GC responsibilities between Spoerl Design Build and Selzer-Ornst. Organizational structure

reflects a common practice for liability purposes, streamlining accounting, etc. Spoerl provides owner representation and pricing experience
while Selzer will provide a project manager, project supervisor, accounting and favorable insurance and bond pricing to the team.

When presented with disclosure questions addressing defaults, legal suits, bankruptcies, judgments, tax delinquencies, and felonies, none were 
applicable except a property purchase dispute reported by Selzer-Ornst Construction Company, LLC which is currently going through mediation. 

Oakleaf Affordable, LLC 
(Owner) 

Oakleaf Affordable MM, LLC 
.01% during compliance; then 100% 

Tax Credit Equity Limited Partner  

(99.99%) 

Spoerl Commercial, LLC 
Managing Member 49%  

Not-for-Profit Housing Partner  
(51.00%) 

Brian J. Spoerl – 70% 
Peter Diotte – 10% 

RTD Investments, LLC – 10% 
D’nardo T Colucci Living Trust – 5% 

Matthew Tadisch Revocable Trust – 5% 

Selzer-Ornst LLC Spoerl Design Build LLC 

Oakleaf Design Build, LLC Tax Credit Member  
(100%) 
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Managerial Capacity (Construction Management) 

To evaluate the Project Team’s capacity to manage the Project, BTMA reviewed the following. 

• Background on the Applicant and the Project provided by the
Applicant

• Company web sites.
• Publicly available information on the Applicant and its

associated projects.

• Internet news searches.
• Publicly available information on the Applicant’s past associated 

projects.

The Applicant’s past and current residential projects include the following. 
1. The Hampton - 17 units - Whitefish Bay, WI (opening May 2026)
2. The Avenue – 59 units - Sturgeon Bay, WI (closing on financing in May of 2026)

The past residential projects of Selzer-Ornst Construction include the following: 
1. Waterford Lofts - 12 units – Waterford, WI
2. Playbill Lofts – 59 units – Milwaukee, WI (renovation)
3. Lasata Heights – 16 units – Cedarburg, WI (renovation)

4. Linden Court – 24 units – Waukesha, WI
5. Manitowoc Place – 33 units – Manitowoc, WI (renovation)

Prior projects demonstrate the Project Team’s robust experience in property development including housing and various forms of commercial real 
estate. Mr. Spoerl is the primary project manager and his prior experience leans heavily on commercial real estate experience; however, there is a 
demonstrated range of product types including retail, healthcare, and other forms of commercial real estate. Selzer-Ornst Construction also has 
demonstrated extensive experience in developing commercial and multi-family projects. The totality of the development team’s past projects and 
experience are indicative of managerial capacity to successfully complete the proposed Project.  

Financial Capacity 

Brian Spoerl and Matthew Tidsch will be partnering on construction and will be co-guarantors of any loans. All guarantees are joint and several. Baker 
Tilly Municipal Advisors reviewed the following documents to assess the Applicant’s financial capacity to substantiate the guarantees and to complete 
the proposed Project. 

• Balance Sheet for Spoerl Commercial, LLC as of January 31, 2026
• Profit and Loss Statement for Spoerl Commercial, LLC as of January 31, 2026
• Balance Sheet for Hampton Affordable, LLC as of January 31, 2026
• Personal Financial Statement of Matthew Tadisch, dated June 16, 2025

Based on materials provided by the Applicant, Baker Tilly has determined that there is a reasonable expectation that the Applicant has 
sufficient assets and liquidity to support and execute the Project. It should be noted that as an affordable housing project, the developer’s financial 
position is further substantiated by eligibility to participate in the LIHTC program and provide personal guarantees. LIHTC personal guarantees are 
requirements aimed at mitigating risk during construction, lease-up, and the compliance period. Developers must guarantee construction completion, 
operating deficits, and tax credit recapture, with common requirements including high net worth and liquidity thresholds.  

The Applicant’s financial capacity may change over the course of the Project, as may the Applicant’s willingness to apply this capacity. It is 
recommended that the City include in the development agreement and related documents terms which will protect the City’s financial interests. Baker 
Tilly is available to advise on terms, if desired. 

Sincerely, 

David Erdman, Managing Director 

BAKER TILLY MUNICIPAL ADVISORS, LLC 
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Project Alignment with Village Policy 40. 
Policy Statement Conforms Non-Conforming Notes 
TIF assistance will not be considered for market rate housing, unless the 
project incorporates affordable housing.  

The Village will provide assistance primarily through developer-financed 
methods to minimize the risk of public participation whenever possible  

TIF-extension funds are funds on hand. 
Funds may not be used for any purpose 
other than affordable housing 

The Village will consider TIF requests only after determining that other possible 
available funding sources are not sufficient to finance the project and provide 
an adequate rate of return for the project to move forward. 

 Requested funds are necessary to complete 
capital stack and secure LIHTC credits 

The developer will consider other financing options, prior to application  
The Village will consider up front project financing through the sale of bonds or 
other internal sources on a case-by-case basis when other methods including 
developer-financed are deemed infeasible, will limit TIF to the highest priority 
projects as determined by the Village Board, and will require specific and 
measurable interim milestones prior to disbursement of funds 

N/A N/A Terms of development agreement not yet 
finalized 

The Village will consider TIF only for projects with demonstrated market 
demand  
The Village will not provide mortgage guarantees  
The Village will require that a developer provide guarantees to the Village to 
cover any shortfall in costs not paid by increment should direct TIF assistance 
be provided. 

 

The Village will not provide TIF assistance to developers that cannot 
adequately demonstrate an ability to complete the proposed project on time 
and on budget 

 
See managerial capacity review in above 
sections 

The Village will only provide TIF assistance for tax-exempt uses where those 
uses are subject to payments in lieu of taxes (known as PILOTS)  
Equity Requirement. Developers must provide a minimum 15% equity of total 
project costs. Projects that exceed the 15% equity requirement will be looked 
upon favorably by the Village. Equity is defined as cash or un-leveraged value 
in land or prepaid costs attributable to the project. TIF shall not be used to 
supplant cash equity. 

 

LIHTC deals are unique. Generally, very 
little equity from developer. Equity comes 
from tax credit investors.  

Payback Period. 20-year maximum payback period. Preference will be given to 
projects with payback periods of 10 years or under. 

 

Based on a preliminary analysis of potential 
property tax estimates, BTMA estimates 
$517,294 to be collected by all taxing 
jurisdictions over a period of twenty years. 

TIF Cap. The total amount of TIF assistance should not exceed 15% of total 
project costs and will not exceed the level of private equity investment. This 
limitation may be waived upon recommendation of the CDA and approval by 
the Board.  

 Currently estimated to be 22% of total costs 
based on the request of $1.6 million 

Taxable Increase. The project should result in an increase in taxable valuation 
of at least 20% upon completion of project construction and stabilization. 

N/A N/A Requirement expected to be omitted from 
current draft of terms sheet 

Self-Supporting Projects. Each project requesting TIF assistance should 
generate sufficient tax increment to cover the requested TIF assistance and a 
portion of any public infrastructure costs within the district. No increment from 
other private development projects within the district may be used to 
supplement another project’s inability to generate sufficient tax increment to 
cover project costs. 

N/A N/A 
Incentive request is an up-front payment of 
funds of TIF extension funds for the purpose 
of affordable housing.  

Property Assembly Cap. TIF assistance for property assembly costs will not be 
provided in an amount exceeding 10% of the fair market value of the property. 
The fair market value will be determined by an independent appraiser 
contracted by the Village with cost of appraisal paid for by developer. This 
limitation may be waived upon recommendation of the CDA and approval by 
the Board. 

N/A N/A 

Special valuation methodology is used for 
affordable housing as compared to market 
rate developments. Valuation is based on 
NOI which is already below market by 
design.  
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Policy Statement Conforms Non-Conforming Notes 

Internal Rate of Return. The amount of assistance provided to a developer will 
be limited to the amount necessary to provide the developer a reasonable rate 
of return on investment in the project and the subject site. A developer’s return 
on equity, return on cost or internal rate of return will be based on current 
market conditions as determined by the Village or Village’s financial advisor 
and is expected to fall in a general range of 8- 16%. In no case shall the 
internal rate of return exceed 18%. 

 See findings of But-For Report from Phase 
1 Application for details and analysis 

All TIF assistance shall include a “claw-back” provision to verify project 
estimates. When the actual costs are below original estimates, the Village will 
share in the savings and where the return significantly exceeds initial 
estimates, it will reduce or require repayment of the amount of assistance 
provided. The claw-back mandates a developer to provide the Village, or its 
financial advisor, with evidence of its annualized cumulative internal rate of 
return on the investment (IRR), other revenue, or applicable criteria (ie. 
longevity or job creation commitments) at specified periods of time after project 
completion and upon sale. In the case of IRR, it shall be calculated with equity, 
revenues, and expenses in accordance with generally accepted accounting 
principles. If the IRR is exceeded, there will be a return or reduction of public 
subsidy in the amount that was in excess of the established maximum IRR 

N/A N/A Terms of development agreement not yet 
finalized 

All development agreements shall establish a maximum assessed value 
whereby the property owner shall agree not to protest to the Board of Review 
or Circuit Court the Assessor’s determination of the property value for the 
properties for which the grant is requested during the life of the TID. N/A N/A Terms of development agreement not yet 

finalized 

Baker Tilly Municipal Advisors, LLC is a registered municipal advisor and controlled subsidiary of Baker Tilly Advisory Group, LP.  Baker Tilly Advisory Group, LP and Baker Tilly US, LLP, 
trading as Baker Tilly, operate under an alternative practice structure and are members of the global network of Baker Tilly International Ltd., the members of which are separate and 
independent legal entities. Baker Tilly US, LLP is a licensed CPA firm and provides assurance services to its clients. Baker Tilly  Advisory Group, LP and its subsidiary entities provide tax 
and consulting services to their clients and are not licensed CPA firms. ©2026 Baker Tilly Municipal Advisors, LLC 
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