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NORTH AVENUE: Developments add millions in value to east side neighborhood
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ing that will be ready for occupancy this fall,
Wiertzema said.

The Downer Garage is near the largest
single construction project in the corridor
— Milwaukee-based Mandel Group Inc.’s
$51 million Cambridge Commons, which is a
UWM Real Estate Foundation housing project
that will accommodate 700 students and add
more than 7,500 square feet of retail space in
the 1400 block of East North Avenue.

A quarter-mile west of the Mandel and
Wangard developments across the North Av-
enue bridge, the UWM Real Estate Foundation
opened the $30 million RiverView student
housing project just over a year ago.

Less than three blocks east of the Downer
Garage property and Cambridge Commons
construction site near East Kenilworth Place
and North Farwell Avenue, Milwaukee's Der-
mond Development Group recently broke
ground on an estimated $15 million apart-
ment complex on a parcel formerly owned by
New Land Enterprises, Milwaukee.

The five-story building, with studio and
one-bedroom apartments, will include 7,500
square feet of retail space on the ground floor
and a 103-vehicle parking structure. The
building is being marketed to University of
Wisconsin-Milwaukee students and employ-
ees at the new $500 million Columbia St.
Mary'’s hospital complex, which is under con-
struction three blocks away.

Also, Educators Credit Union will finish con-
struction in September of a $6 million, three-
story east side Milwaukee branch featuring a
“green” rooftop garden.

The Racine-based credit union began demoli-
tion in August 2008 at the site along East Ivan-
hoe Place at Prospect Avenue. The credit union
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Wayne Wiertzema . . . “This stretch along North Avenue is one of the hottest corridors in town.”

bought the site for $1.1 million from Columbia
St. Mary’s, which operated a clinic there.

SIGNIFICANT POPULATION DENSITY

Jim Plaisted, executive director of the East
Side Business Improvement District that en-
compasses the areas around North and Pros-
pect avenues, estimated 70 properties and
more than 100 commercial businesses are
along the North and Prospect avenue corri-
dors.

“A big reason why new construction is
booming here is the expansion of the hospital
and the population density of the surround-
ing neighborhoods,” said Plaisted.

North of the credit union, Boulder Venture
Inc. acquired a 6,000-square-foot, triangle-
shaped parcel on the southwest corner of
East North and North Prospect avenues for

$970,000 in May 2008. The property now
houses a Bruegger’s Bagel and Subway Sand-
wich shop that opened last spring and cost
nearly $2 million to complete, according to
city records. The site was once a gas station.

While construction and new retail space is
booming across North and Prospect avenues,
there are a handful of properties and several
parking lots that eventually will be developed,
said Bob Monnat, chief operating officer of
Mandel Group.

Mandel Group owns a 20,000-square-foot
building at 1518 E. North Ave. that was once
an office for Hometown Fuel Co.

“Our next chore is figuring out what to do
with the old Hometown office building,” Mon-
nat said.

Boulder Venture's president, Robert Schmidt
II1, is one of three partners who acquired the

vacant 42,000-square-foot Prospect Mall at
2217-2239 N. Prospect Ave. more than five
years ago for $2.8 million.

“We've kicked around a couple of ideas
for the mall, but with the down economy it
may take a couple more years to redevelop,”
Schmidt said.

The Prospect Mall is the largest building
in the North and Prospect corridors that
could be a prime development site, Plaisted
said.

Another potential redevelopment site is a
29,000-square-foot warehouse located at
1633 E. North Ave. owned by Robert John. A
Milwaukee real estate developer, who wished
to remain anonymous, also said there may be
a future deal involving the Von Trier Tavern at
2235 N. Farwell Ave., a well-established pub
in a 4,100-square-foot building with an out-
door beer garden.

With regard to future development along
North and Prospect avenues, it is unlikely the
city will lend support through the creation
of a tax incremental financing district, said
Mayor Tom Barrett.

“It’s a neighborhood that’s demonstrated
development creativity in the past and con-
tinues showing strength on its own,” Barrett
said.

Ald. Nik Kovac, whose district includes the
area, expects the neighborhood to continue
growing both from a commercial and resi-
dential perspective. He said Bayshore Mall in
Glendale was redeveloped in recent years on
the concept of creating a village-like atmo-
sphere that already exists along North and
Prospect avenues.

“There’s really no reason for people to
go to Bayshore for the neighborhood am-
bience,” Kovac said. “We’ve already got it
right here.”

MODINE: Company using retention bonuses to keep top management talent
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shareholders’ meeting at The Pfister Hotel in
Milwaukee. Modine is a Racine-based ther-
mal management systems and components
manufacturer.

Burke’s decision not to participate in the
plan is fully supported by Modine’s board,
the filing said.

The board directors felt the retention bonus
program was necessary to create stability and
retain the expertise of Modine’s management
team so that it could “lead the company
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through the remaining economic challenges
associated with the recession,” said Modine
spokeswoman Susan Fisher.

Burke declined to participate in the pro-
gram to be “better aligned with the interest
of shareholders and to express his confidence
in the future of the company,” Fisher said.

Any cash bonuses paid to Burke will be tied
to Modine's financial performance.

“He has long-term confidence in this com-
pany,” Fisher said. “He was quite sincere in
underscoring the importance of retaining
his management team while at the same
time boldly committing himself to the future
of the company.”

With the exception of Burke, all execu-
tive officers and other company officers
will be paid retention bonuses equivalent
to their salaries as of April 1, to be paid
in three equal installments in December
2009, October 2010 and April 2011, as
long as they are employed by Modine on
the payment dates.

If officers voluntarily quit before April
2011, they will be contractually obligated to
return all money, minus taxes, paid to them
under the retention plan.

Fisher said the program applies to 13 ex-
ecutives, with total payments under the plan
not to exceed $3.2 million.

The Modine board’s officer nomination and
executive compensation committee came up
with the retention bonus program after key
executives left the company after the fiscal

fourth quarter, which ended March 31.

CROMWELL LEAVES

The departures included Thomas Cromwell,
who took over Modine’s North and South
American operations on Feb. 1, but resigned
from the company for unspecified reasons a
month later. Cromwell, a 16-year veteran of
Modine, was a former vice president of the
company's Commercial Products Group.

The proxy statement also outlined the com-
mittee’s other major actions in fiscal 2009,
such as employment agreement amendments
for Burke and Bradley Richardson, the com-
pany’s executive vice president of corporate
strategy and chief financial officer, that call
for any future severance payments paid to
them be made over time instead of in a lump
sum.

“Given the economic climate impacting our
industry, our financial condition and the ex-
treme pressure on cash flows, the committee
determined that payment over time is more
appropriate than a lump sum payment,” the
filing stated.

For fiscal 2009, Modine posted a net loss
of $108.6 million, or $3.38 per share, com-
pared with a net loss of $68.6 million, or
$2.14 per share, the year before. Sales de-
clined to $1.41 billion from $1.6 billion.

In a research note prepared last month
after Modine reported fiscal 2009 sales and
earnings, David Leiker, an analyst at Robert
W. Baird & Co. Inc., Milwaukee, said Mo-

dine’s cost-cutting in North America made
a noticeable difference in the company’s fi-
nancial performance, but the company was
overwhelmed by severe declines in European
end-market demand. Modine reported a $6
million loss for its European business in fiscal
2009, compared with a $24 million profit the
prior year. Incremental cost-cutting actions
are needed over the next four quarters, Leiker
said.

To reach the break-even point, the compa-
ny needs an improvement in end-market de-
mand to drive revenue higher, Leiker noted.

The proxy also showed that Burke got a
$627,750 salary in fiscal 2009, a 36 per-
cent increase over his $462,500 salary in
fiscal 2008. The salary increase was tied to
Burke’s promotion to company president and
CEO. Burke, who previously served as chief
operating officer, moved into the CEO role on
April 1, 2008, when former CEO David Ray-
burn retired.

Richardson received a $454,530 salary in
fiscal 2009, an increase of 10 percent over
his $414,000 salary in fiscal 2008. Richard-
son’s salary increased because of expanded
job duties.

No top-level executive received a cash bo-
nus in fiscal 2009.

Modine also noted in the proxy filing that it
revised the timing for granting equity incen-
tive awards to make sure they are made after
the company announces results for the prior
fiscal year.




