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HOME PROGRAM COMMISSION
Minutes

September 13, 2016

MEMBERS PRESENT: Alderperson Anthony Kennedy, Alderperson Dave Paff, 
Alderperson Curt Wilson, Anita Faraone, Ronald Frederick

MEMBERS EXCUSED: Scott Haraty

STAFF PRESENT: Mike Maki

The meeting was called to order at 5:15 pm by Alderperson Kennedy, roll call was taken.

Citizens Comments - No Citizens Comments

A motion was made by Alderperson Wilson and seconded by Alderperson Paff to 
approve the October 28, 2015 minutes.  The motion passed.  (Ayes 5, Noes 0)

1. Election of Chairperson and Vice Chairperson of the HOME Program 
Commission

A motion was made by Alderperson Wilson and seconded by Ms. Faraone to nominate 
Alderperson Paff as Chairperson.  The motion passed.  (Ayes 5, Noes 0)

Alderperson Kennedy passed the gavel to Alderperson Paff.

A motion was made by Alderperson Kennedy and seconded by Alderperson Wilson to 
nominate Ms. Faraone as Vice Chairperson.  The motion passed.  (Ayes 5, Noes 0)

2. Amendment to the HOME Program Policies and Procedures.  PUBLIC 
HEARING

Mike Maki, Community Development Specialist, presented the recommended changes.

Alderperson Paff said the in the past, Habitat for Humanity was the CHDO, is that still 
true?  Mr. Maki stated that Habitat is till a CHDO, but they are not eligible for this pool of 
funds.  They are no longer eligible since they are receiving CDBG funds.  Alderperson 
Paff asked if the homeowner would apply to the Commission?  Mr. Maki said no, to 
Community Development and Inspections, with approval by the Housing Authority.

Public hearing opened, no comments, public hearing closed.

Ms. Faraone asked why is the maximum loan going from 100% to 125% of the property 
value?  Mr. Maki said property values have dropped and the Mayor wants to make a 
bigger impact on this neighborhood.  Ms. Faraone asked why they want to make more 
exceptions to the credit score.  Mr. Maki said they are required by HUD to do 
underwriting.  The applicant's credit score may be low because of issues like medical 
problems or credit card debt.  We could make exceptions if the mortgage and auto 
payments are current.  Ms. Faraone asked why this is limited to a certain area.  Mr. Maki
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said Administration is looking to impact a specific area.  Ms. Faraone asked if we are 
subject to discrimination actions.  Mr. Maki said no.

A motion was made by Ms. Faraone and seconded by Alderperson Kennedy to approve 
the Amendment.

Alderperson Paff asked if this would hinder the program.  Mr. Maki said this was a 
directive from Administration.  

Mr. Frederick asked if we find this is too restrictive, can we alter the requirements.  Mr. 
Maki said yes.

Ms. Faraone made a motion to add student loans and medical as an exception to 
approve a credit score lower than 600.  Alderperson Kennedy agreed.  The amendment 
passed.  (Ayes 5, Noes 0)

A motion was made by Alderperson Kennedy and seconded by Alderperson Wilson to 
approve the motion as amended.

Alderperson Kennedy asked how many have applied outside the restricted area.  Mr. 
Maki said one (1) loan had been approved and one (1) application is in the process.

Alderperson Paff asked how much HOME money is allotted this year?  Mr. Maki said 
about $380,000.  There is $160,000 for new loans plus the 2017 funds.

The motion passed.  (Ayes 5, Noes 0)

Commissioner's Comments

Alderperson Kennedy suggested that this information be taken to the Mayor by the 
Chairperson prior to the Common Council meeting.

A motion was made by Ms. Faraone and seconded by Alderperson Wilson to adjourn.  
The meeting adjourned at 5:40 pm.

Meeting Minutes Prepared by:  Kay Schueffner, Community Development & Inspections
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KENOSHA HOME LOAN 
RESIDENCES AT LIBRARY PARK
KENOSHA, WISCONSIN
10/26/2016

$500,000 LOAN

LOAN PAYMENT RESTRUCTURE

Year Description  Principal  Interest 
1 (2017) No payment  $                        -    $                        -    $                        -    $              500,000 

2 (2018) No payment  $                        -    $                        -    $                        -    $              500,000 

3 (2019) No payment  $                        -    $                        -    $                        -    $              500,000 

4 (2020) Interest only @ 2%  $                        -    $                10,000  $                10,000  $              500,000 

5 (2021) Interest only @ 2%  $                        -    $                10,000  $                10,000  $              500,000 

6 (2022) Interest only @ 2%  $                        -    $                10,000  $                10,000  $              500,000 

7 (2023) Interest only @ 2%  $                        -    $                10,000  $                10,000  $              500,000 

8 (2024) Interest only @ 2%  $                        -    $                10,000  $                10,000  $              500,000 

9 (2025) Interest only @ 2%  $                        -    $                10,000  $                10,000  $              500,000 

10 (2026) Interest only @ 2%  $                        -    $                10,000  $                10,000  $              500,000 

11 (2027) Interest only @ 2%  $                        -    $                10,000  $                10,000  $              500,000 

12 (2028) Interest only @ 2%  $                        -    $                10,000  $                10,000  $              500,000 

13 (2029) Interest only @ 2%  $                        -    $                10,000  $                10,000  $              500,000 

14 (2030) Interest only @ 2%  $                        -    $                10,000  $                10,000  $              500,000 

15 (2031) Interest only @ 2%  $                        -    $                10,000  $                10,000  $              500,000 

16 (2032) Interest only @ 2%  $                        -    $                10,000  $                10,000  $              500,000 

17 (2033) Interest only @ 2%  $                        -    $                10,000  $                10,000  $              500,000 

18 (2034) Interest only @ 2%  $                        -    $                10,000  $                10,000  $              500,000 

19 (2035) Interest only @ 2%  $                        -    $                10,000  $                10,000  $              500,000 

20 (2036)  $              500,000  $                10,000  $              510,000  $              500,000 
Totals  $              500,000  $              170,000  $              670,000 

TERMS
The repayment of the HOME loan was approved to have a term of 20 years and an interest rate of 2%.
No payments are proposed in Year 1 - Year 3; in Year 4 - Year 19, interest-only payments are required.
A lump sum payment of Principal, along with the interest, will be paid in Year 20.

Annual 
Payment

Principal 
Balance

Interest @ 2% and lump sum payment of Principal and 
Deferred Interest
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Executive Summary 
 

 
Introduction 

Legacy Property Management Services (“Developer”) has acquired a five-story vacated building located on the 
southeast corner of the 8th Avenue and 59th Street intersection in the City of Kenosha, Kenosha County, 
Wisconsin for the adaptive reuse and conversion into the Residences at Library Park, a proposed forty-nine unit 
Low-Income Housing Tax Credit (“LIHTC”) development.  The proposed development will consist of the 
construction of one, five-story garden style building containing 12, studio units (956 square feet), 26, one 
bedroom units (785 square feet), 10, two bedroom units (1,296 square feet), and 1, three bedroom unit (1,500 
square feet). 
 
The Developer proposes to set aside forty-two of the units for residents earning 30, 50, and 60 percent or less 
of the Kenosha County Area Median Income (“AMI”) using the Wisconsin Housing and Economic Development 
Authority (“WHEDA”) LIHTC Program with the remaining seven units being rented at the prevailing market 
rental rates.  In addition, the Developer is also proposing to target approximately 25 percent of the total unit 
count (twelve units) to the general population and Veterans eligible for long term care services. 
 
The subject redevelopment site is centrally located within the City of Kenosha, Wisconsin.  More specifically, 
the site is located on the southeast corner of the 8th Avenue and 59th Street intersection.  The existing site is 
currently made up of the existing Kenosha YMCA located at 720 59th Place, a vacated five-story masonry 
structure.  The immediate area surrounding the site is made up of a variety of uses including park space, small 
multifamily developments, commercial, medical and retail uses, as well as residential single-family homes to the 
south.  Lake Michigan is approximately 0.4 miles to the east of the subject site. 
 
Purpose 

This market study was prepared in accordance with the most recent WHEDA Market Study Guidelines as 
published by WHEDA as of the date of this report for the purpose of assisting the Developer to determine the 
availability of WHEDA tax credits or financing for the project.   
 
This market study will assess whether sufficient potential demand exists for the introduction of forty-nine 
multifamily rental units into the proposed development site’s housing market.  Potential demand is defined as 
the pool of income-qualified households that can afford the proposed rents.  In this study, demand will be 
qualified by identifying the following:  the lease-up period, the date of estimated sustained occupancy (93 
percent occupied at underwritten rents and expenses) in the primary market, and the effect of the newly 
renovated project on the existing market.  The market study will further assess the market demand compatibility 
for the unit rental rates and other development amenities associated with the proposed forty-nine unit rental 
development.  
 
Methodologies 

Methodologies used by Baker Tilly Virchow Krause, LLP (“Baker Tilly”) include the following: 
 
> The primary market area (“PMA”) must first be established before the influences of supply and demand 

can be assessed. The PMA is defined as the geographic area from which a property is expected to draw 
the majority of its residents. PMAs are established using a variety of factors including, but not limited to: 

 
 A detailed demographic and socioeconomic evaluation 
 Interviews with area planners, realtors and other individuals who are familiar with area growth patterns 
 Personal observations by the field analyst 
 An evaluation of existing housing supply characteristics and trends. 
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> A site visit is conducted in order to identify competing multifamily developments. The site visit is used to 
measure the overall strength of the apartment market. This is achieved through an evaluation of existing 
occupancy and rent levels, unit mix, and overall quality of product. In addition, the site visit establishes 
those projects that are most likely directly comparable to the proposed property. Both Section 42 LIHTC 
developments and market rate developments that offer unit and project amenities similar to the proposed 
development are included in the analysis based on the site visit.  

 
> Economic and demographic characteristics of the area are evaluated. The demographic evaluation uses 

the most recently issued Census information, as well as projections that determine what the characteristics 
of the market will be when the proposed project opens and when it achieves a stabilized occupancy.   

 
 This market study utilizes demographic data obtained from both the US Census and ESRI, a nationally 

recognized third party provider of demographic data, demographic estimates and demographic 
projections.  Specifically, the data provided by ESRI is known as ESRI Business Analyst Online (“ESRI 
BAO”).  These sources for demographic data are deemed as reliable.  Given the transitional nature of the 
analysis by ESRI BAO, the demographic data presented in this report is a combination of actual 2010 and 
forecasted 2015 and 2020 demographic data sets.  According to ESRI BAO, the latest most reliable 
Census data is used in their demographic estimates and projections. 

 
> Area building statistics and interviews with officials familiar with area development provide identification of 

those properties that might be planned or proposed for the area that will have an impact on the 
marketability of the proposed development.  

 
> A determination of estimated achievable market rent for the proposed subject development is conducted. 

Using a Rent Comparability Grid, the features of the proposed development are compared with the most 
comparable properties in the market. Adjustments are made for each feature that differs from that of the 
proposed subject development. These adjustments are then included with the collected rent resulting in an 
estimated achievable market rent for a unit comparable to the proposed unit. 

 
> An analysis following WHEDA market study guidelines of the subject project’s required capture of the 

number of income-appropriate households within the PMA is conducted. This analysis is conducted on a 
renter household level and a market capture rate is determined for the subject development. This capture 
rate is compared with acceptable capture rates for similar types of projects to determine whether the 
subject development’s capture rate is achievable. In addition, Baker Tilly also conducts a comparison of all 
existing and planned LIHTC housing within the market to the number of income-appropriate households. 
The resulting penetration rate is evaluated in conjunction with the project’s capture rate. 

 
Sources 

Baker Tilly uses various sources to gather and confirm data used in each analysis.  These sources include the 
following: 
 
> The 2010 US Census      
> ESRI Business Analyst Online (“ESRI BAO”) 
> U.S. Department of Labor 
> Local chamber of commerce officials 
> Local economic development officials 
> Property management for each comparable property included in the survey 
> Local planning, zoning, and building officials 
> Local housing authority representatives 
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Report Limitations 

The intent of this report is to collect and analyze data to forecast the market success of the subject property 
within an agreed to time period. Baker Tilly relies on a variety of sources of data to generate this report. These 
data sources are not always verifiable.  Baker Tilly, however, makes a significant effort to assure accuracy. 
While this is not always possible, we believe our effort provides an acceptable standard margin of error.  Baker 
Tilly is not responsible for errors or omissions in the data provided by other sources. 
 
The reported analyses, opinions and conclusions are limited only by the reported assumptions and limiting 
conditions and is our personal, unbiased professional analyses, opinions and conclusions.  We have no present 
or prospective interest in the property that is the subject of this report and we have no personal interest or bias 
with respect to the parties involved.  Our compensation is not contingent on an action or event (such as the 
approval of a loan) resulting from the analyses, opinions, conclusions in or the use of this study. 
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Proposed Project Description Summary 

The Residences at Library Park 
Development Overview Summary 

  
Project Name: The Residences at Library Park 
  
Project Location: 720 59th Place 

Kenosha, WI 53140 
  
Project Description: The proposed Residences at Library Park apartments will consist of the 

adaptive reuse and conversion of the existing, vacated Kenosha YMCA building 
into a total of forty-nine units made of the following unit mix: 12, studio units 
(956 square feet), 26, one bedroom units (785 square feet), 10, two bedroom 
units (1,296 square feet), and 1, three bedroom unit (1,500 square feet).  The 
existing masonry building will total five stories in height served by a centralized 
elevator. 

  
# of Units: 49 
  
# of Income Restricted Units: 42 
  
AMI Target Market: The Developer proposes to set aside forty-two of the units for residents earning 

30, 50 and 60 percent or less of the Kenosha County AMI using the WHEDA 
LIHTC Program with the remaining seven units being rented at the prevailing 
market rental rates. 

  

Tenancy Restrictions: None, open to all ages.  The Developer is also proposing to target 
approximately 25 percent of the total unit count (twelve units) to the general 
population and Veterans eligible for long term care services. 

  
Existing Site Conditions: The proposed development site is currently improved with the existing, vacated 

Kenosha YMCA building.  The existing building consists of five stories with a 
masonry exterior.  

  
Current Occupancy N/A 
  
Utility Arrangement: Trash removal will be included in the rent while residents will be responsible for 

their own water, sewer, gas for hot water and heating, and unit electric for 
cooking, lighting, and air conditioning. 

  

Project Based Rental Assistance: N/A 
  

Unit Amenities Proposed unit amenities and building attributes will generally include the 
following:  electric self-cleaning oven/range, refrigerator, dishwasher, garbage 
disposal, microwave, in-unit washer/dryer, carpet, central air-conditioning, 
window blinds, and balconies (in select units). 

  
Common Area Amenities: The proposed development amenities and building attributes will generally 

include the following:  elevator, management office with on-site resident 
manager, meeting/activity room, computer center, fitness center, controlled 
access with intercom system, storage lockers, and Wi-Fi access 

  
Parking: Surface parking (52 stalls included in the rent) 
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The Residences at Library Park 
Development Overview Summary (continued) 

  
On-Site Supportive Services: The proposed project will not provide long-term services, nor charge fees 

related to the long-term services to residents, but will rather refer residents to an 
area Aging and Disability Resource Center (“ADRC”) and/or other area local 
partners in order that they find services and resources and service providers 
most appropriate for the residents. 

  

Construction Start Date: October 2016 
  
Occupancy Date: September 2017 

 
Proposed Project Unit Matrix 

The Residences at Library Park 
Proposed Unit Matrix 

# of 
Units 

Unit 
Type 

% of AMI* 
Net Rent 

$/Mo. 
Utility 

Allowance 
Gross 
Rents 

2015 
Kenosha 
County 

Maximum 
Rent 

Size 
(SF) 

4 Studio 30% $277 $91 $368  $368 956 
4 Studio 50% $497 $91 $588  $613 956 
4 Studio MKT $840 $91 $931  N/A 956 
5 1 BR/1 BA 30% $282 $112 $394  $394 785 
11 1 BR/1 BA 50% $517 $112 $629  $657 785 
8 1 BR/1 BA 60% $638 $112 $750  $789 785 
2 1 BR/1 BA MKT $890 $112 $1,002  N/A 785 
3 2 BR/1-2 BA 30% $335 $138 $473  $473 1,296 
3 2 BR/1-2 BA 50% $617 $138 $755  $788 1,296 
3 2 BR/1-2 BA 60% $767 $138 $905  $946 1,296 
1 2 BR/1-2 BA MKT $1,075 $138 $1,213  N/A 1,296 
1 3 BR/2 BA 60% $868 $179 $1,047  $1,094 1,500 
49 Total Units       
Note:  Trash removal will be included in the rent while residents will be responsible for their own water, sewer, gas for hot water and 

heating, and unit electric for cooking, lighting, and air conditioning. 
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Major Findings and Conclusions 

Below is a summary of the general findings and recommendations with respect to the market.  
 
> Based on the scope of the research conducted and the analyst’s professional opinion, sufficient potential 

demand likely exists for the introduction of forty-nine rental units at the proposed site in Kenosha, 
Wisconsin.  The site location and scope of development make the proposed development marketable in the 
prevailing rental market. Based on the scope of the research conducted, the unit mix, unit sizes, rents and 
amenities are appropriate for the intended use and targeted market and the development is consistent with 
the competition within the PMA. 
 

> Based on the scope of the research conducted and the analyst’s professional opinion, the proposed 
development is likely feasible from a market perspective, and a market likely exists for the development as 
proposed.  The prospect for long-term performance of the property is positive given the housing, 
demographic trends, and economic factors.  Although the proposed development may directly compete for 
residents with the comparable developments, the proposed development will not have a material negative 
impact on the existing housing market including the LIHTC Section 42 housing, other affordable housing 
properties (Section 8, 515, 236, and public housing), or market rate housing.  Based on discussions with 
numerous managers of competing developments in the PMA, the key to the long-term success of the 
proposed development is proactive management. Also based on the research conducted, we have no 
recommendations for improvement or modifications to the proposed project.  
 

> The site possesses convenient vehicular linkages with easy connections to the major roadways in the City 
of Kenosha.  The site will not benefit from significant drive-by exposure as all surrounding roadways are 
lightly traveled.  This may be somewhat mitigated by the height of the proposed development (five stories).  
In addition, the site will not benefit from pedestrian linkages due to the lack of a significant amount of 
commercial uses and/or services near the site.  Therefore, the site is deemed as an average location for 
multifamily housing.   
 

> The following development strengths and weaknesses were noted during the course of this analysis: 
 
Strengths 
 The site maintains strong transportation linkages with quick and convenient access to other areas of 

Kenosha.  The subject site is located just east of several Kenosha bus transit routes with connections 
throughout the city. 

 The site is located directly north of Library Park and Simmons Library and 0.4 miles west of Lake 
Michigan offering several recreational opportunities.  

 The site is located ¼ mile to the north of the United Hospital System Kenosha Medical Center Campus.   
 The subject site has a Walkscore of 89 out of 100.  This location is considered “Very Walkable” 

meaning most errands can be accomplished by foot. 
 The overall population is projected to increase by approximately 265 people per year for the five years 

ending in 2020, resulting in an overall gain of 1.0 percent.  The number of households is projected to 
increase at a rate of about 105 per year for a gain of 1.1 percent.   

 The multifamily rental market in the PMA is considered strong by generally accepted standards, with a 
total of twenty-seven vacancies for a 0.8 percent vacancy rate. Of the twenty-seven vacancies, seven 
were noted within the LIHTC Section 42 developments for a 1.7 percent vacancy rate, and twenty 
vacancies were noted in the market rate developments for a 0.8 percent vacancy rate. 

 The subject property is consistent with all other competition with respect to most important categories 
including unit mix, rental rates, and amenities offered.   The subject development is superior to the 
competition with respect to unit sizes.  Therefore, the proposed development would be competitive in 
the PMA rental marketplace. 
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 The most recently constructed LIHTC family development in the PMA (5th Avenue Lofts) is exhibiting 
very high absorption rates indicating a need for rental units targeting 30 to 60 percent AMI households.  
The first thirty units at 5th Avenue Lofts will be ready for occupancy January 30, 2016 and the second 
thirty units on February 20, 2016.  Preleasing began twelve months ago by taking names for a waiting 
list and began taking face to face meetings October 20, 2015.  As of January 14, 2016, 37 of 40 LIHTC 
units are preleased and 17 of 20 market rate units have down payments.   

 
Weaknesses 
 The site will not benefit from a significant amount of drive-by exposure as all surrounding roadways are 

lightly traveled and the site is not located on an arterial roadway.  This may be somewhat mitigated by 
the height of the proposed development (five stories) as well as the subject’s location at a well-known 
location overlooking Library Park.  In addition, given the local residents’ knowledge of the former YMCA 
building, the proposed revitalization of the building will likely garner attention from local residents, 
thereby helping to mitigate the apparent lack of drive-by visibility.   

 
> The predominant target market for the development exists.  In addition to the consensus among those 

interviewed, a review of existing comparables, a review of the transportation linkages for the surrounding 
area, a review of the health care providers, and a driving tour of the surrounding area establish a factual 
basis for determining the PMA boundaries.  These factors indicate that the predominant PMA includes 
Kenosha County to the east of Interstate 94.  Specifically, the PMA includes U.S. Census Tracts 1 and 3 
through 26.  
 
Based on the site’s access to major thoroughfares and discussions with property managers of potentially 
competing developments, it is likely that 20 to 25 percent of the residents that ultimately rent from the 
proposed development will originate from outside the PMA (most likely from other areas of the Kenosha 
County).  However, as a conservative approach, only the population from within the PMA was analyzed in 
this study. 
 

> ESRI BIS provided the demographic data for the analysis based on the 2000 and 2010 US census data.  
According to the US Census Bureau and the ESRI BIS actual 2010 and forecasted 2015 and 2020 
demographic data sets, the overall population is projected to increase by approximately 265 people per 
year for the five years ending in 2020, resulting in an overall gain of 1.0 percent.  The number of 
households is projected to increase at a rate of about 105 per year for a gain of 1.1 percent.  A greater 
increase is projected in renter occupied units than in owner occupied units, with the overall average 
household size remaining constant at 2.56 persons per household. 
 

Demographic Summary 

Description 
2010 
US 

Census 

2015 
ESRI 

Forecasts 

2020 
ESRI 

Forecasts 

% Change 
2015-2020 

Annual 
Change 

2015-2020 
Population 127,928 128,929 130,253 1.0% 265.0
Households 48,127 48,734 49,259 1.1% 105.0

Families 31,625 31,809 32,026 0.7% 43.4
Average Household Size 2.56 2.56 2.56 - -

Owner Occupied Housing Units 30,693 30,134 30,418 0.9% 56.8
Renter Occupied Housing Units 17,434 18,600 18,841 1.3% 48.2

Median Age 35.0 35.8 36.1 - -
  Source: U.S. Census Bureau, Census 2010 Summary File 1. ESRI Forecasts for 2015 and 2020. 
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> Twenty-eight comparable developments were identified and inventoried for a total of 3,214 rental units 
within the PMA.  The multifamily rental market in the PMA is considered strong by generally accepted 
standards, with a total of twenty-seven vacancies for a 0.8 percent vacancy rate. Of the twenty-seven 
vacancies, seven were noted within the LIHTC Section 42 developments for a 1.7 percent vacancy rate, 
and twenty vacancies were noted in the market rate developments for a 0.8 percent vacancy rate.   

   
Comparable Development 

Occupancy Summary 

Development Type 
Number of 

Developments 
Number of 

Units 
Vacant Units Vacancy Rate 

Vacancy 
Rate with 

Applications 
Pending 

LIHTC Section 42 Family 5 424 7 1.7% 0.5% 
Market Rate Family 20 2,471 20 0.8% 0.5% 

Federally Subsidized Family 2 137 0 0.0% 0.0% 
Federally Subsidized Senior 1 182 0 0.0% 0.0% 

Overall 28 3,214 27 0.8% 0.4% 
 

> Market rate calculations were based on the most prevalent unit types for the one, two, and three bedroom 
apartment units within family developments located in the PMA.   

 
Summary of Estimated Achievable Market Rents  

Development 1 BR/1 BA 2 BR/1 BA 2 BR/2 BA 
Estimated Achievable Market Rents Minimum $772 $926 $929 
Estimated Achievable Market Rents Maximum $951 $1,189 $1,209 
Estimated Achievable Market Rents Average $890 $1,060 $1,075 

 
Due to an insufficient amount of comparable studio and three bedroom units in the PMA, estimates were 
made in determining the achievable market rents for the subject’s studio and three bedroom units.  Based 
on discussions with numerous property managers in the PMA and a review of the rental differential between 
the one and two bedroom units, Baker Tilly has determined that the rental discount for a 956 square foot 
studio unit will be $50 per month under a one bedroom unit.  Given the large size of the studio units, this 
discount is likely very conservative and rental rates will likely be more consistent with the estimated 
achievable one bedroom market rent.   
 
The premium for a 1,500 square foot three bedroom unit will be $100 per month over a two bedroom/two 
bathroom unit.  The likely market rent for the three bedroom unit will be $1,175 per month, which is $.78 per 
square foot. 

 
Summary of Estimated Achievable Market Rents 

Unit Type 
Base Market Rent 

per Month 
Average Unit Size 

(SF) 
Rent per SF 

Studio $840 956 $0.88  
1 BR/1 BA $890 785 $1.13  
2 BR/1 BA $1,060 1,296 $0.82  
2 BR/2 BA $1,075 1,296 $0.83  
3 BR/2 BA $1,175 1,500 $0.78  
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> Our analysis suggests that the proposed set side rents are 31.7 to 73.9 percent of estimated achievable 
market rents representing greater than a 10 percent discount to market rate rental rates in the PMA.   

 
Proposed The Residences at Library Park Rents  

versus Estimated Achievable Market Rents 

# of 
Units 

Unit 
Type 

% of AMI* 
Net Rent 

$/Mo. 

Estimated 
Achievable 

Market Rents 

Ratio of Proposed 
Net Rents to 
Estimated 

Achievable Market 
Rents 

4 Studio 30% $277 $840 33.0% 
4 Studio 50% $497 $840 59.2% 
4 Studio MKT $840 $840 100.0% 
5 1 BR/1 BA 30% $282 $890 31.7% 
11 1 BR/1 BA 50% $517 $890 58.1% 
8 1 BR/1 BA 60% $638 $890 71.7% 
2 1 BR/1 BA MKT $890 $890 100.0% 
3 2 BR/1-2 BA 30% $335 $1,060-1,075 31.6%-31.2% 
3 2 BR/1-2 BA 50% $617 $1,060-1,075 58.2%-57.4% 
3 2 BR/1-2 BA 60% $767 $1,060-1,075 71.3%-72.4% 
1 2 BR/2 BA MKT $1,075 $1,075 100.0% 
1 3 BR/2 BA 60% $868 $1,175 73.9% 
49 Total Units     

Note:  Trash removal will be included in the rent while residents will be responsible for their own water, sewer, gas for hot water and 
heating, and unit electric for cooking, lighting, and air conditioning. 

 
> A normative estimate of 6,713 renter-only income-qualified households are projected to be potential 

residents for the proposed development.  The introduction of forty-nine units will need to capture between 
0.6 percent and 0.9 percent of the estimated renter households under the age of 65 in the income eligible 
cohort of the PMA.  The normative estimate is approximately 0.7 percent.  This range falls well below the 
typical maximum 15 percent threshold for family housing developments in similar sized communities.  Due 
to the lack of other affordable family housing developments located within the PMA, the number of units 
appears reasonable and subject to other market conditions will likely be absorbed.. 

 
> Based on discussions with property managers in the PMA (including properties owned and managed by the 

Developer), the low vacancy rates for the family developments in the PMA, and the lack of a significant 
amount of existing LIHTC Section 42 housing in the PMA, the proposed development will likely have a 
monthly absorption of four to five units per month.  The Developer indicated that the property manager will 
conduct a substantial amount of preleasing.   Based on the low vacancy rate for the market rate units that 
are deemed competitive to the proposed development, it is reasonable to assume that the development will 
open with 20 percent of the units preleased (ten units).  Based on a 4.5 unit per month absorption rate 
combined with 20 percent of the units preleased at the development’s opening, an eight month lease-up 
period is expected based upon a 93 percent stabilized occupancy rate.  The absorption is calculated as 
follows: 
 
Absorption Calculation: 
Total Units     49 
Stabilized Occupancy   93% 
Total units to be leased   46 
Less:  Units Preleased (20%)            (10) 
Remaining units    36 
Divided by 4.5 units per month  4.5 
Number of months to reach  
Stabilized occupancy   8 Months 
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Project Description 
 

 
Understanding of the Project 

This market study serves to assess the multifamily housing market in the City of Kenosha, Wisconsin for the 
development of the Residences at Library Park, a proposed forty-nine unit rental housing development open to 
residents of all ages.  Establishing the lease-up period, the date of estimated sustained occupancy (93 percent 
occupied at underwritten rents and expenses), and the effect of the newly developed project on the existing 
market will provide necessary information to determine the market for the Residences at Library Park 
development.  
 
This market study was prepared in accordance with the most recent WHEDA Market Study Guidelines as 
published by WHEDA as of the date of this report for the purpose of assisting the Developer to determine the 
availability of WHEDA tax credits or financing for the project.  The scope of this market study will also include: 
 
> a visual analysis of the property 
> a determination of the PMA 
> an evaluation of the socio-demographic characteristics of the population 
> a survey of the comparable, existing, proposed, and zoned market rate and LIHTC rental projects in the 

PMA 
> an analysis of the historic, current and forecasted absorption rates and occupancy levels in the PMA 
> an analysis of the supply-demand relationship for the rental units  
> an executive summary including findings and recommendations regarding the overall market study   
 
This analysis is based upon secondary information provided by the US Census Bureau and other local, state, 
and private agencies. In addition, primary information was collected through interviews with the Developer, 
public officials, and knowledgeable real estate professionals in the Kenosha community.  A site visit by David 
Haviland, a representative of Baker Tilly Virchow Krause, LLP, was conducted on June 9, 2014. 
 
Problem Definition 

This market study will assess whether sufficient potential demand exists for the introduction of forty-nine family 
rental units into the proposed development site’s housing market.  Potential demand is defined as the pool of 
income-qualified households that can afford the proposed rents. In this study, demand will be qualified by 
identifying the following:  the lease-up period, the date of estimated sustained occupancy (93 percent occupied 
at underwritten rents and expenses) in the primary market, and the effect of the newly renovated project on the 
existing market.  The market study will further assess the market demand compatibility for the unit rental rates 
and other development amenities associated with the proposed forty-nine unit multifamily rental development.  
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Development Overview 

The proposed Residences at Library Park apartments will consist of the adaptive reuse and conversion of the 
existing, vacated Kenosha YMCA building into a total of forty-nine units made of the following unit mix: 12, 
studio units (956 square feet), 26, one bedroom units (785 square feet), 10, two bedroom units (1,296 square 
feet), and 1, three bedroom unit (1,500 square feet).  The existing masonry building will total five stories in 
height served by a centralized elevator. 
 
The Developer proposes to set aside forty-two of the units for residents earning 30, 50 and 60 percent or less of 
the Kenosha County AMI using the WHEDA LIHTC Program with the remaining seven units being rented at the 
prevailing market rental rates.  The Developer is also proposing to target approximately 25 percent of the total 
unit count (twelve units) to general the population and Veterans eligible for long term care services. 
 
Trash removal will be included in the rent while residents will be responsible for their own water, sewer, gas for 
hot water and heating, and unit electric for cooking, lighting, and air conditioning.  Based upon estimates 
provided from the Kenosha Housing Authority, unit utilities are estimated to be an additional $91 to $179 per 
month.  The projected rents are indicated in the following table along with the 2015 Kenosha County maximum 
rents allowed by WHEDA. 
 

The Residences at Library Park 
Proposed Unit Matrix 

# of 
Units 

Unit 
Type 

% of AMI* 
Net Rent 

$/Mo. 
Utility 

Allowance 
Gross 
Rents 

2015 
Kenosha 
County 

Maximum 
Rent 

Size 
(SF) 

4 Studio 30% $277 $91 $368  $368 956 
4 Studio 50% $497 $91 $588  $613 956 
4 Studio MKT $840 $91 $931  N/A 956 
5 1 BR/1 BA 30% $282 $112 $394  $394 785 
11 1 BR/1 BA 50% $517 $112 $629  $657 785 
8 1 BR/1 BA 60% $638 $112 $750  $789 785 
2 1 BR/1 BA MKT $890 $112 $1,002  N/A 785 
3 2 BR/1-2 BA 30% $335 $138 $473  $473 1,296 
3 2 BR/1-2 BA 50% $617 $138 $755  $788 1,296 
3 2 BR/1-2 BA 60% $767 $138 $905  $946 1,296 
1 2 BR/1-2 BA MKT $1,075 $138 $1,213  N/A 1,296 
1 3 BR/2 BA 60% $868 $179 $1,047  $1,094 1,500 
49 Total Units       
Note:  Trash removal will be included in the rent while residents will be responsible for their own water, sewer, gas for hot water and 

heating, and unit electric for cooking, lighting, and air conditioning. 
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Unit and Development Amenities 

The Developer has acquired a five-story vacated building located on the southeast corner of the 8th Avenue and 
59th Street intersection in the City of Kenosha, Kenosha County, Wisconsin for the adaptive reuse and 
conversion into the Residences at Library Park, a proposed forty-nine unit LIHTC development.  The proposed 
development will consist of the construction of one, five-story garden style building containing 12, studio units 
(956 square feet), 26, one bedroom units (785 square feet), 10, two bedroom units (1,296 square feet), and 1, 
three bedroom unit (1,500 square feet). 
 
The subject redevelopment site is centrally located within the City of Kenosha, Wisconsin.  More specifically, 
the site is located on the southeast corner of the 8th Avenue and 59th Street intersection.  The existing site is 
currently made up of the existing Kenosha YMCA located at 720 59th Place, a vacated five-story masonry 
structure. Development amenities and building attributes would generally include the following: 
 
> Controlled entry with intercom system 
> Management office with on-site resident manager 
> Elevator 
> Meeting/activity room 
> Computer center 
> Fitness center 
> Storage lockers  
> Surface parking (52 stalls included in the rent) 

 
Unit amenities and building attributes would generally include the following: 

 
> Energy Star appliances (electric self-cleaning oven/range, refrigerator, dishwasher, garbage disposal, 

microwave) 
> In-unit washer/dryer 
> Private balconies (select units) 
> Central air-conditioning  
> Window treatments  
> Cable TV/computer hookups 
> Wi-Fi access 

 
Construction of the development is proposed to commence in October 2016 with initial occupancy slated for 
September 2017.  Premarketing will begin six months prior to occupancy. 
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Location and Market Area Definition 
 

 
Primary Market Area (“PMA”) 

The PMA is defined as a geographic area from which a property is expected to draw the majority of its 
residents.  Additionally, the PMA is the area in which similar properties compete with the subject property for 
tenants.  The PMA for the proposed development must first be established before the influences of supply and 
demand can be assessed.  
 
The subject redevelopment site is centrally located within the City of Kenosha, Wisconsin.  More specifically, 
the site is located on the southeast corner of the 8th Avenue and 59th Street intersection.  The existing site is 
currently made up of the existing Kenosha YMCA located at 720 59th Place, a vacated five-story masonry 
structure.  The immediate area surrounding the site is made up primarily of a park, smaller apartment 
developments, various commercial, medical and retail uses, and residential single-family homes to the south, 
mostly government, commercial and retail uses to the north, mostly commercial and retail uses along with 
pockets of single-family residential homes to the west, and residential single-family homes, smaller apartment 
developments and various commercial and retail uses to the east.  Lake Michigan is approximately 0.4 miles to 
the east of the subject site. 
 
Interviews were conducted with property managers of potentially competing properties, the City of Kenosha’s 
Planning Department, and other city and county officials.  A consensus among those interviewed indicated that 
a predominant target market for the development exists.  In addition to the consensus among those 
interviewed, a review of existing comparables, a review of the transportation linkages for the surrounding area, 
a review of the health care providers, and a driving tour of the surrounding area establish a factual basis for 
determining the PMA boundaries. 
 
These factors indicate that the predominant PMA includes Kenosha County to the east of Interstate 94. 
Specifically, the PMA includes U.S. Census Tracts 1 and 3 through 26. 
 
Based on the site’s access to major thoroughfares and discussions with property managers of potentially 
competing developments, it is likely that 20 to 25 percent of the residents that ultimately rent from the proposed 
development will originate from outside the PMA (most likely from other areas of the Kenosha County).  
However, as a conservative approach, only the population from within the PMA will be analyzed in this study. 
 
A map of the PMA is included on the following page. 
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