*** All present are expected to conduct themselves in accordance with our City's Core Values ***

OFFICIAL NOTICE AND AGENDA

of a meeting of a City Board, Commission, Department, Committee, Agency, Corporation, Quasi-Municipal Corporation, or sub-unit thereof.

Meeting: Economic Development Committee

Date/Time: Tuesday, May 7, 2024, at 5:15 PM

Location: City Hall (407 Grant Street, Wausau, WI 54403), Council Chambers

EDC Members: Chad Henke, Carol Lukens, Terry Kilian, Gary Gisselman, and Victoria Tierney

ECONOMIC DEVELOPMENT COMMITTEE AGENDA ITEMS FOR CONSIDERATION
(All items listed may be acted upon)

1 Elect Chairperson and Vice Chairperson for the 2024-2026 term of the Economic Development Committee

2 Establish regular meeting date and time for the 2024-2026 term of the Economic Development Committee

3 Approval of Minutes from April 3, 2024 Meeting

4 Presentation from Centergy (Angel Laidlaw)

5 Update on Foundry on 3rd, LLC (T Wall - Patterson)

6 Discussion and Possible action on First Amendment with Gorman & Company, LLC and Riverview Lofts Wausau, LLC for Westside Commons
(Fifrick)

7 Discussion and Possible Action on Request for Interest (RFI) for Riverlife South (Fifrick)

8 Discussion and Possible Action Sale of the Southerly % of the Franklin Street right-of-way vacated by the City of Wausau Resolution Document
No. 718987 to YMCA (Fifrick)

9 Discussion and Possible Action on North Riverfront Plan RFP (Lenz, Lynch)
10 Joint Meeting Date with Finance Committee on May 14, 2024
Adjourn

, Chairperson

It is likely that members of, and a quorum of the Council and/or members of other committees of the Common Council of the City of Wausau
will be in attendance at the above-mentioned meeting to gather information. No action will be taken by any such groups.

Members of the public who do not wish to attend in person may view the meeting live or after the fact on the City of Wausau's YouTube Channel: https://tinyurl.com/WausauCityCouncil or live on Cable TV,
Channel 981. Any person wishing to offer public comment who does not appear in person to do so, may email the City Clerk: Kaitlyn.Bernarde@ci.wausau.wi.us or the Economic Development Manager:
Randy.Fifrick@ci.wausau.wi.us with “EDC Public Comment” in the subject line by the start of the meeting. All public comments received, either by email or in person, will be limited to items on the agenda
only. Messages related to agenda items received prior to the start of the meeting will be provided to the Committee Chair.

This Notice was Posted at City Hall and Emailed to Local Media Outlets on 5/1/2024 @ 5:00 PM

In accordance with the requirements of Title Il of the Americans with Disabilities Act of 1990 (ADA), the City of Wausau will not discriminate against qualified individuals with disabilities on the basis of
disability in it's services, programs or activities. If you need assistance or reasonable accommodations to participate in this meeting or event due to a disability as defined under the ADA, please call the
ADA Coordinator at (715) 261-6622 or email ADAServices@ci.wausau.wi.us to discuss your accessibility needs. We ask your request be provided a minimum of 72 hours before the scheduled event or
meeting. If a request is made less than 72 hours before the event, the City of Wausau will make a good faith effort to accommodate your request.

EDC Agenda



MINUTES

Economic Development Committee Meeting

Date / Time: Thursday, April 3, 2024, at 5:15 P.M. | Meeting called to order by Watson at 5:15 P.M.

In Attendance
Members Present: Sarah Watson (C), Tom Kilian, Lisa Rasmussen, Carol Lukens, Chad Henke
Others Present: Randy Fifrick, Shannon Graff, Tom Neal, Terry Kilian

Inaccordance with Chapter 19, Wisc. Statutes, notice of this meeting was posted and sent to the Daily Herald in the proper manner.

Agenda Item 1 - Approval of Minutes from March 7, 2024, meeting

Henke motioned to approve, seconded by Kilian. Motion carried 5-0.

Agenda Item 2 - Presentation from TIF Task Force (Lisa Rasmussen)

Alder Rasmussen has been on the Marathon County TID task force to studying impact of TIDs budget, revenue, service needs, and
levy loss or gains over lifespan of TID, and then make policy recommendations relative to its findings. The task force is comprised of
seven county board members and city representative (Lisa Rasmussen.) The county’s scope of influence only affects two areas of
control (most decisions are controlled by the municipality that holds the TID, and the Joint Review Board, comprised of 1 seat for
each taxing entity and one citizen member,) and the law falls to the state, not the counties. The county finance director is the
representative for the county. The current person in that position is doing a good job, but it is felt it would be good practice to set
some guidelines as to what that person should be doing, so if the employee in that position changes, there is some continuity.
Recommendations to the state include: shorten the maximum life span to a shorter time line; the ability for communities to seek
legislative exemption for the 12% cap be removed or restricted; maximum limitation to lifetime extensions to be one, with the joint
review board having a say; state consider adjusting the makeup of the joint review board but adding another citizen member from
another municipality; asking the state to require a school board or county board member at large be appointed; longer time frame
for joint review board to review the packet. It is expected that if this gets to the state legislature there will be push back from
municipalities and the League. The minutes should be on the county website.

Agenda Item 3 - Discussion and Possible Action on Third Amendment to Briq’s Riverfront Lease (Fifrick)

There was concern about why the contract wasn’t signed when it expired in September. This was because there have been issues
with the HVAC in the building, and the lessee was concerned that those issues be fixed before they signed again. The contract being
signed now will be retroactive to September 2023.

Henke motioned to approve the Third Amendment, seconded by Rasmussen. Motion carried 5-0.

Agenda Item 4 - Discussion and Possible Action on Sale of 6 acres of City-Owned Property of the Northwest Corner of 315 N 72"
Street (29129073030996) to Green Tree Construction for Residential Development (Fifrick)

This is a good opportunity to use this parcel for housing. The shape of the parcel works well for a cul-du-sac.

Rasmussen motioned to approve the sale, seconded by Lukens. Motion carried 5-0.

Agenda Item 5 - Adjourn

Kilian motioned to adjourn, seconded by Henke.

Meeting Adjourned at 5:45 PM

CITY OF WAUSAU, YouTube MEETING LINKS

ALL City of Wausau Meetings can be viewed at:
e https://www.youtube.com/@CityofWausauMeetings

The ED meeting from 04/03/24 can be viewed at:
e https://www.youtube.com/watch?v=-M7bboLRff8
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To: Economic Development Committee
From: Randy Fifrick, Economic Development Manager
Date: April 30, 2024

Re: First Amendment to Westside Commons
Development Agreement

The sanitary sewer service line for 150 E Wausau Ave (Mandarin Restaurant) currently runs
through the development property. Gorman & Company has contracted with Becher Hoppe to
design a new sewer service line that would connect at Stewart Ave.

The original Development Agreement obligated the City to assist the Developer in obtaining a
temporary construction easement for the sanitary connection work in Section 3(d). After further
consideration, the Developer has agreed this provision isn’'t necessary and they will work with
their consultant and contractor to complete the work and connect to the sanitary sewer within
the City right-of-way. Section 3(d) of the existing agreement will be deleted to remove the City’s
obligation.

Staff recommends approval of the First Amendment to the Development Agreement for
Westside Commons.



FIRST AMENDMENT TO DEVELOPMENT AGREEMENT
(Westside Commons)

THIS FIRST AMENDMENT TO DEVELOPMENT AGREEMENT (this “Amendment”) is
made effective as of the ____ day of , 2024 (the “Effective Date”), by and between the CITY
OF WAUSAU, a Wisconsin municipal corporation (the “City””) and GORMAN & COMPANY, LLC, a
Wisconsin limited liability company (“Gorman”), and WESTSIDE COMMONS, LLC, a Wisconsin limited
liability company, f/k/a RIVERVIEW LOFTS WAUSAU, LLC, a Wisconsin limited liability company
(“Owner”) (Gorman and Owner are sometimes referred to herein, collectively, as (“Developer”).

RECITALS

WHEREAS, the City and Developer entered into that certain Development Agreement dated as of
March 26, 2024 (the “Development Agreement™); and

WHEREAS, the parties have agreed that the Developer will obtain the necessary Rights
Agreements for the Replacement Sewer Facilities; and

WHEREAS, the parties hereto now desire to amend certain terms of the Development Agreement.

NOW, THEREFORE, in consideration of the foregoing, and other valuable consideration, effective
as of the Effective Date, the parties hereto agree as follows:

1. Amendment to Development Agreement.

Section 3.d. Rights Agreements, is hereby deleted from the Development Agreement.

2. Conditions Precedent to this Amendment. The effectiveness of this Amendment is conditioned
upon the satisfaction of each and every one of the following conditions:

a. The City, through its City Council, shall have approved or authorized this Amendment
and the transactions contemplated herein, and all the conditions to such approval shall
have been satisfied.

b. No uncured default of Developer, or event which with the giving of notice or lapse of
time or both would be a default of Developer, shall exist under the Development
Agreement. Developer shall not be in default (beyond any applicable period of grace)
of any of its obligations under any other agreement or instrument with respect to the
Project to which Developer is a party or an obligor.

¢. Developer shall provide the City with all documentation with respect to the Project:
(i) as required by the Development Agreement; and (ii) reasonably requested by the
City in order for the City to confirm and verify Developer’s compliance with the
Development Agreement.

3. Reaffirmation of Development Agreement. The Development Agreement, as modified by this
Amendment, remains in full force and effect, and all terms of the Development Agreement, as
modified hereby, are hereby ratified and reaffirmed by Developer. The provisions of the
Development Agreement not affected by this Amendment remain in full force and effect.

4. Representations and Warranties of Developer. Developer hereby represents and warrants to
the City that:



a. After giving effect to this Amendment, all of the representations and warranties made
by Developer in the Development Agreement are true and accurate in all material
respects on the Effective Date of this Amendment, and no event of default under the
Development Agreement has occurred and is continuing as of the Effective Date of
this Amendment.

b. The making, execution and delivery of this Amendment, and performance of and
compliance with the terms of the Development Agreement, as amended, have been
duly authorized by all necessary action of Developer. This Amendment is the valid
and binding obligation of Developer, enforceable against Developer in accordance
with its terms.

Miscellaneous. If any provision of this Amendment or the application thereof to any person or
circumstance is or shall be deemed illegal, invalid or unenforceable, the remaining provisions
of this Amendment shall remain in full force and effect and this Amendment shall be interpreted
as if such illegal, invalid or unenforceable provision did not exist. This Amendment may be
executed in multiple counterparts, each of which shall be deemed an original and all of which
together shall constitute one and the same instrument. The parties agree that electronically
scanned signatures shall be binding on all parties. This Amendment shall be governed in all
respects by the laws of the State of Wisconsin.

[SIGNATURE PAGE FOLLOWS])



IN WITNESS WHEREOF, the parties hereto have executed this Amendment as of the Effective
Date first written above,

DEVELOPER:

GORMAN & COMPANY, LLC
a Wisconsin limited liability company

Michael Redman, Secretary

WESTSIDE COMMONS, LLC,
a Wisconsin limited liability company

By: Westside Commons MM, LLC,
a Wisconsin limited liability company,
f/k/a Riverview Lofts Wausau MM, LLC,
a Wisconsin limited liability company,
its managing member

By: GEC Westside Commons, LLC
a Wisconsin limited liability company,
f/k/a GEC Riverview Lofts Wausau, LLC,
a Wisconsin limited liability company,
its manager

By: Gorman & Company, LLC,

a Wisconsin limited liability company,
its manager

By:

Michael Redman, Secretary

THE CITY

CITY OF WAUSAU

By:

Doug Diny, Mayor

Kaitlyn A. Bernarde, Clerk



PURCHASE AND DEVELOPMENT AGREEMENT
(Westside Commons)

THIS PURCHASE AND DEVELOPMENT AGREEMENT (Westside Commons)
(this “Agreement™) is made as of March 26, 2024 (the “Effective Date™), by and among the CITY
OF WAUSAU, a Wisconsin municipal corporation (the “City”), and GORMAN & COMPANY,
LLC, a Wisconsin limited liability company (“Gorman”), and REVERVIEW LOFTS WAUSAU,
LLC, a Wisconsin limited liability company (“Qwner™) (Gorman and Owner are sometimes
referred to herein, collectively, as “Developer™).

RECITALS

WHEREAS, the City is the owner of certain real property in the City of Wausau, County
of Marathon, State of Wisconsin, with a street address of 415 S. First Avenue, and more
particularly described on Exhibit A attached hereto (the “Property™); and

WHEREAS, the City has, pursuant to the authority granted in Wisconsin Statutes, Section
66.1105, created the City of Wausau Tax Increment District Eight (“TID 87) and the Property is
located in TID 8; and

WHEREAS, Developer has proposed an affordable multifamily housing development, as
hereinafter described, to be located on the Property, which will be undertaken and owned by
Owner; and

WHEREAS, pursuant to the authority granted in Wisconsin Statutes, Section
66.1105(6)(g), the City has adopted a resolution extending the life of the City of Wausau Tax
Increment District Six (“TID _67) in order to finance affordable housing projects and other
permitted uses throughout the City using positive tax increment from TID 6 (the “Affordable
Housing Extension Funds™), and the City has determined to provide assistance to affordable
housing projects through grants or other assistance from the Affordable Housing Extension Funds
and other actions, as hereinafter set forth, to permit development to proceed; and

WHEREAS, in connection with such development, Owner desires to purchase the Property
as determined in accordance with the terms and conditions of this Agreement; and

WHEREAS, Developer’s ability to develop the Property requires certain financial
incentives from the City as set forth herein, and despite the Property being located in TID 8, the
City has determined to use Affordable Housing Extension Funds in order to provide such
incentives; and

WHEREAS, the City has determined that the proposed development by Developer (i) will
promote and carry out the development objectives of the City, (ii) furthers the purposes of the
Affordable Housing Extension Funds, and (iii) would not occur at the Property without the
assistance of the City.

QB\83890750 15



NOW, THEREFORE, in consideration of the mutual covenants and agreements contained
in this Agreement, the parties agree as follows:

1. Definitions. As used in this Agreement, the following terms shall have the following
meanings:

a. *Affordable Housing Extension Funds™ is defined in the Recitals above.

b. “Agreement” is defined in the introductory paragraph to this Agreement.

C. “Calculation Date™ means the date that is sixty days (60) days prior to the date of

the Permanent Financing Closing.

d. “City™ is defined in the introductory paragraph of this Agreement.

& “Closing™ means the execution of the Deed and sale and conveyance of the Property

to Owner in exchange for the Purchase Price, as contemplated by and subject to the terms
and conditions of this Agreement.

f. “Closing Date™ means the date that Closing occurs, which shall be a date mutually
agreed to by the City and Developer but in no event shall the Closing Date be earlier than
the date on which the City completes the Demolition, and no later than the Closing

Deadline.
g. “Closing Deadline™ means the date that is thirty (30) days after the termination (or

earlier waiver by Developer) of the Due Diligence Period, but in no event later than the
Project Commencement Deadline.

h. “Deed” means a special warranty deed of the Property from the City to Owner.
i. “Default” is defined in Section 6 below.

J- “Demolition™ means the demolition and disposal of the existing buildings located
on the Property, as determined by the City in its reasonable discretion.

k. “Developer™ is defined in the introductory paragraph to this Agreement.

I “Due Diligence Period™ means the time period commencing on the Effective Date
and terminating on the date that is thirty (30) days prior to the Project Commencement
Deadline. or such earlier date that Owner waives the remainder of the Due Diligence

Period.
m. “Effective Date™ is defined in the introductory paragraph of this Agreement.
n. “Estimated Permanent First Mortgage Loan Amount™” means Three Million, Six

Hundred Eighty Five Thousand and No/100 Dollars ($3.685,000.00).

0. “Gorman™ is defined in the introductory paragraph to this Agreement.
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p. “Memorandum™ means a short form memorandum of this Agreement recorded in
the real estate records against the Property. The parties agree that the form of memorandum
attached hereto as Exhibit C is acceptable to both parties.

q. “Minimum Construction Cost” means at least Twelve Million and no/100s Dollars
($12,000,000.00).
. “Mortgage Lender(s)” means individually, or collectively, as applicable, the

lenders referenced on Schedule A or such other lending institutions or other lenders
reasonably acceptable to the City.

. “Mortgage Loan(s)” means the construction/permanent mortgage loan(s) from the
Mortgage Lender(s) in amounts consistent with the City-approved Project Cost
Breakdown.

t. “Owner” is defined in the introductory paragraph to this Agreement.

u. “Permanent Financing Closing™ means the first date upon which all of the following
shall have occurred: (i) Project Completion shall have occurred; (ii) each permanent
Mortgage Loan shall have converted to its permanent phase in accordance with the terms
of the agreements with the Mortgage Lender making such Mortgage Loan; (iii)
Stabilization shall have been achieved; and (iv) all other Third-Party Financing
(Permanent) shall have been fully-funded.

V. “Permanent First Mortgage Loan™ means the permanent first priority Mortgage
Loan from the Mortgage Lender described as the primary permanent Mortgage Lender on
Schedule A attached hereto.

w. “Plans™ means final detailed plans and specifications for the Project in form and
substance acceptable to the City, which shall include, without limitation, the following: all
improvements now located or to be located on the Property, the footprint of all
improvements and the square footage of all improvements, all easements, pathways,
exterior boundary lines, walkways, parking and circulation areas, adjoining public streets
and alleys, utilities, exits and entrances, all signage, sidewalks, landscaping, all materials
to be used in construction, all interior and exterior finishes, building sections, description
of room and space sizes, plan arrangement of rooms and functional spaces, exterior
elevations, the stacking of floors and all construction elements, a narrative description of
all structural systems, mechanical systems, electrical systems and any specialty systems.
The Plans shall also include a detailed landscaping plan and a detailed landscape
maintenance plan. A preliminary site plan for the Project, which is subject to further
revisions and approvals, is attached hereto as Exhibit D.

X. “Project” means the construction of a 56 unit Low Income Housing Tax Credit
("LIHTC™), affordable multifamily housing development and the additional
redevelopment of the Property for the operation of the housing development, and
construction and installation of all other improvements as may be required in order to
comply with applicable zoning and building laws, rules, regulations, codes and ordinances
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and in order to develop and operate the Property in substantial conformity with the Plans
and the Proposal and this Agreement.

y. “Project Commencement™ means the occurrence of all of the following: (i) Closing
has occurred; (ii) all building permits and other permits for the commencement of
construction of the Project have been obtained; (iii) the Third-Party Financing has closed;
and (iv) mobilization and commencement of construction of the Project at the Property has
occurred (as reasonably determined by the City).

z. “Project Commencement Deadline” means September 30, 2024.

aa. “Project Completion™ means the occurrence of all of the following: (i) a certificate
of occupancy is issued by the appropriate governmental authorities for Project, as
applicable; and (ii) the Project architect has issued a certificate stating that the Project has
been substantially completed in accordance with the Plans.

bb.  “Project Completion Deadline” means April 30, 2026.

cc.  “Project Cost Breakdown™ means a current cost breakdown of construction and
non-construction cost items (i.e., a line-item budget), clearly identifying development,
engineering, construction, furnishing, equipping, financing, contingency and all other
direct and indirect costs of development, construction and installation of the Project in
accordance with the Plans for the Project. The Project Cost Breakdown shall also include
the Developer’s proposed source of funds for each line-item and shall specify which line
items Developer proposes be used when calculating whether the Minimum Construction
Cost requirement herein is satisfied. The Project Cost Breakdown shall also include details
regarding: the amount of the Third-Party Financing (Construction); the estimated amounts
of the Third-Party Financing (Permanent) the Project will carry after Project Completion;
and all Third-Party Sources. The Project Cost Breakdown as of the Effective Date is
attached hereto as Exhibit B.

dd. “Property” is defined in the Recitals above.

ee.  “Proposal” is Gorman’s response, dated October 14, 2021, to the City’s request for
proposal for the redevelopment of the Property, as supplemented by Gorman’s TIF
Application submitted on November 14, 2023. In the event of a conflict between the
Proposal and this Agreement. this Agreement shall control.

ff. “Purchase Price” means One Dollar ($1.00).

gg.  “Stabilization™ means the calendar month-end on which the Project achieves 90%
physical occupancy of all of the LIHTC units for three consecutive calendar months

hh.  “Tax Credit Equity” means Owner’s equity sources derived from State of
Wisconsin LIHTC equity financing and/or federal LIHTC equity financing, each in an
amount consistent with the City-approved Project Cost Breakdown
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ii. “Tax Increment Grant™ means a one time grant to Lutheran Social Services of
Wisconsin and Upper Michigan. Inc. (“LSS™), a member of the managing member of
Owner, in an amount not to exceed a maximum amount of Six Hundred Fifty Thousand
and no/100s Dollars ($650,000.00), as described in more detail in Section 3 below.

- “Third-Party _Financing”™ means collectively, the Third-Party Financing
(Construction) and the Third-Party Financing (Permanent).

kk.  “Third-Party Financing (Construction)” means the funding from the Third-Party
Sources for the purpose of financing the construction costs of the Project, each in an amount
consistent with the City-approved Project Cost Breakdown and identified in Schedule A.

1. “Third-Party Financing (Permanent)” means the loans, grants, or other types of
funding from the Third-Party Sources (Permanent) for the purpose of financing the
permanent take-out financing, if any, of the initial construction financing, each in an
amount consistent with the City-approved Project Cost Breakdown and identified in
Schedule A.

mm. “Third-Party Sources” means, collectively, the Third-Party Sources (Construction)
and the Third-Party Sources (Permanent).

nn.  “Third-Party Sources (Construction)” means the sources of the Third-Party
Financing (Construction) and the sources of the Tax Credit Equity which are necessary to
achieve Project Completion as contemplated in the City-approved Project Cost Breakdown
and identified in Schedule A.

00.  “Third-Party Sources (Permanent)” means the sources of the Third-Party Financing
(Permanent) and the sources of the Tax Credit Equity which are contemplated at Permanent
Financing Closing in the City-approved Project Cost Breakdown and identified in
Schedule A.

pp.  “TID 6" is defined in the Recitals above.
qq.  “TID 8~ is defined in the Recitals above.

IT, “Total Development Costs” means the aggregate cost to construct the Project,
including, but not limited to, construction and non-construction cost items, including
without limitation engineering, construction, furnishing, equipping, financing, contingency
and all other direct and indirect costs of development (including developer fee, deferred or
not), construction and installation of the Project in accordance with the Plans for the Project
including, but not limited to, the funding of reserve accounts for the Project required by
Owner’s investor or any Third-Party Source.
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2% Commitments of Developer. Developer agrees and covenants with the City as follows:

a.

QB\85890750.15

Purchase of the Property.

i Subject to the terms and conditions of this Agreement, including the
satisfaction of the various conditions precedent to Owner's obligations in this
Agreement, Owner agrees to purchase the Property in its “AS-IS” condition for the
Purchase Price on the Closing Date. The transfer of the Property shall be subject
to all matters of record other than monetary liens. Developer agrees to execute the
Memorandum, and that the Memorandum shall be recorded immediately after the
Deed and prior to any mortgage including any mortgage to any Third-Party Source.
All title insurance fees, transfer fees, title company closing fees, and recording fees
for the purchase shall be at Owner’s sole cost and expense. The City and Developer
hereby agree that the transfer of the Property to Owner hereunder is exempt from
the Wisconsin Real Estate Transfer Fee pursuant to Wis. Stats. § 77.25(2) and the
Wisconsin Real Estate Transfer Receipt filed in conjunction with the recording of
the Deed will reflect that fact. Owner agrees that it shall not receive a proration for
real estate taxes for the year of Closing.

ii. DEVELOPER ACKNOWLEDGES AND AGREES THAT
DEVELOPER HAS HAD AND/OR WILL HAVE SUFFICIENT
OPPORTUNITY TO INSPECT THE PROPERTY PRIOR TO CLOSING AND
THAT THE CITY IS CONVEYING AND OWNER IS ACCEPTING THE
PROPERTY ON AN “AS-IS WITH ALL FAULTS” BASIS AND THAT
DEVELOPER IS RELYING SOLELY ON ITS INDEPENDENT
INVESTIGATION AND NOT ON ANY REPRESENTATIONS OR
WARRANTIES OF ANY KIND WHATSOEVER, EXPRESS OR IMPLIED,
FROM THE CITY OR ITS AGENTS AS TO ANY MATTERS CONCERNING
THE PROPERTY, EXCEPT FOR TITLE. AS A PART OF ITS AGREEMENT
TO ACCEPT THE PROPERTY IN ITS “AS IS” CONDITION, DEVELOPER,
FOR ITSELF AND ITS SUCCESSORS, ASSIGNS, AGENTS, EMPLOYEES,
CONTRACTORS AND INVITEES, HEREBY WAIVES, DISCHARGES AND
RELEASES THE CITY FROM ANY AND ALL DEMANDS, CLAIMS, LEGAL
OR  ADMINISTRATIVE PROCEEDINGS, LOSSES, LIABILITIES,
DAMAGES, PENALTIES, FINES, LIENS, JUDGMENTS, COSTS OR
EXPENSES WHATSOEVER, WHETHER DIRECT OR INDIRECT, KNOWN
OR UNKNOWN, FORESEEN OR UNFORESEEN, THAT MAY ARISE ON
ACCOUNT OF OR IN ANY WAY BE CONNECTED WITH OR RELATED TO
THE PHYSICAL, GEOLOGICAL OR ENVIRONMENTAL CONDITION OF
THE PROPERTY, INCLUDING, WITHOUT LIMITATION, ANY PAST OR
PRESENT CONDITION OF OR ACTION ON OR ABOUT THE PROPERTY
(INCLUDING, WITHOUT LIMITATION, THE PRESENCE OF HAZARDOUS
OR TOXIC MATERIAL AT, UNDER OR IN THE GENERAL VICINITY OF
THE PROPERTY) OR THE CURRENT OR PREVIOUS VIOLATION OF
ENVIRONMENTAL LAWS AT THE PROPERTY, IF ANY:; provided, however,
that the above release of the City shall not apply to any claims against the City
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related to fraud, intentional misrepresentation, and the enforcement of this
Agreement.

iil. As noted above, Owner is taking the Property in its current
condition, without any express or implied warranties by the City as to its physical
condition. Accordingly, during the Due Diligence Period, Developer shall have the
right to complete, at Developer's sole cost, all due diligence activities with respect
to the Property and feasibility analysis of the Project desired by Developer
(including, without limitation, a title search, environmental review or land survey),
provided that Developer complies with the terms of this Agreement. Developer
shall have the right to terminate this Agreement, for any reason or no reason, during
the Due Diligence Period by providing written notice to the City. It shall be
Developer's responsibility to determine the condition of the Property during the
Due Diligence Period; provided, however, that the City agrees to provide Developer
at Developer’s request, with any documentation relating to the Property's condition
that is in the City's possession and reasonable control but without any representation
or warranty that such documentation is complete or accurate. Further, it shall be
Developer's responsibility to determine the state of title of the Property, including
any recorded covenants or restrictions, during the Due Diligence Period through a
title search and other due diligence; provided, however, that the City agrees to
provide Developer, at Developer's request, with any title documentation relating to
the Property that is in the City's possession and reasonable control but without any
representation or warranty that such documentation is complete or accurate.

iv. Prior to the Closing Date, in advance of any entry onto the Property,
Developer shall provide the City with evidence that Developer (and any agents or
contractors performing work on the Property) has in force such insurance policies
and coverage in compliance with the City’s requirements and other agreements as
set forth on Exhibit E attached hereto (the terms, conditions and agreements set
forth on such exhibit are hereby incorporated herein by this reference). When
completing its due diligence activities, Developer shall not have any right to
conduct any soil, soil gas, or groundwater testing or sampling or any drilling, boring
or other intrusive, invasive or destructive due diligence testing of the Property
(“Invasive Testing™) without the prior written consent of the City, which shall not
be unreasonably withheld. If Developer desires to conduct any Invasive Testing,
Developer shall request such consent in writing (via email to the parties discussed
below) with a detailed proposed plan of investigation, and the City shall respond
within five (5) business days of receiving such request either by approving or
disapproving such request, and the City's failure to timely respond shall be deemed
a disapproval of Developer's request. Developer and the City agree to cooperate in
good faith in the scheduling, rescheduling and implementation of any approved
Invasive Testing to allow the City, at the City's option, to arrange for its consultants
to observe such Invasive Testing. With respect to consents by the City in this
subsection relating to Invasive Testing, such consent shall be determined by the
then-current Directors (or their designees) of the City's Department of Community
Development and the City's Department of Public Works, after consultation with
other appropriate City staffand departments. Unless otherwise directed by the City,
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Developer should send such Invasive Testing requests and information via e-mail
to such department directors (currently Liz.Brodek@ci.wausau.wi.us and
Eric.Lindman(@ci.wausau.wi.us, respectively), with a copy to the City's
Environmental Engineer (currently kevin.fabel@ci.wausau.wi.us).  Without
limiting the other obligations of Developer in this Agreement, (A) Developer shall
hold harmless, indemnify and defend the City, and its employees, officers,
volunteers, and elected and appointed officials, from and against any and all claims,
liability and losses, and expenses related thereto (including reasonable attorneys'
fees), which the City incurs arising or asserted to arise out of, any activity (act,
omission, fault or negligence) of Developer, or any of Developer's agents or
contractors, conducted on the Property prior to Closing, and Developer shall be
responsible to require and confirm that such agent or contractor has contractually
agreed to indemnify the City and its employees, officers, volunteers, and elected
and appointed officials for any such activity, and (B) in the event Developer
exercises its right to terminate this Agreement during the Due Diligence Period or
otherwise elects not to or fails to purchase the Property from the City, Developer
shall, at its sole cost and expense, promptly restore any physical damage or
alteration of the physical condition of the Property that results from any Invasive
Testing or other due diligence activities conducted by or on behalf of Developer.
The obligations of Developer in this subsection shall survive termination of this
Agreement.

b. Project. Developer, at its cost and expense, agrees to construct, install, furnish,
equip and maintain the Project pursuant to the terms and conditions set forth herein. Except
as provided for herein, Developer shall pay all costs and expenses associated with
construction and installation of the Project. Developer will cause the Project to be
constructed in a good and workmanlike manner and substantially in accordance with the
Plans for the Project. Project Commencement shall occur not later than the Project
Commencement Deadline, and Developer will continue construction of the Project
diligently and shall achieve Project Completion no later than the Project Completion
Deadline.

c. Replacement Sewer Facilities. City and Developer agree that the existing sanitary
sewer line on the Property needs to be relocated to facilitate the development of the Project
(the “Existing Sanitary Sewer Line™). The Existing Sanitary Sewer Line currently serves
the Property and a building on the real property located at 150 E. Stewart Ave. (the “150
Property™). Developer, at Developer’s sole cost and expense, shall design and build new
sanitary sewer infrastructure to serve the 150 Property (the “Replacement Sewer
Facilities™). It is anticipated that the Replacement Sewer Facilities will be located on the
150 Property and certain adjacent real property located at 303 S. First Ave., 213 S. First
Ave., and 111 S. First Ave. (collectively and together with the 150 Property, the
“Relocation Property™). Developer shall obtain all necessary approvals and permits for the
construction of the Replacement Sewer Facilities, except for the Rights Agreements (as
defined below), and will construct the Replacement Sewer Facilities in a good and
workmanlike manner in accordance with all applicable laws. Prior to commencing the
construction of the Replacement Sewer Facilities. Developer shall have the plans and
specifications for the Replacement Sewer Facilities approved in writing by the City. which
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approval shall not be unreasonably withheld, conditioned, or delayed. Upon completion
of the Replacement Sewer Facilities, Developer shall request that the City inspect the
completed Replacement Sewer Facilities and obtain the City’s written approval of the
completed Replacement Sewer Facilities, which approval shall not be unreasonably
withheld, conditioned, or delayed. Upon receipt of the City’s written approval, Developer
shall quit claim any and all interest Developer may have in and to the Replacement Sewer
Facilities to the City and Developer shall have no further obligations with respect to the
Replacement Sewer Facilities.

d. Construction Spend. Developer shall, no later than the Project Completion
Deadline, spend at least the Minimum Construction Cost in hard construction costs at the
Property in connection with the Project and consistent with the approved Project Cost
Breakdown. Without limitation, the following shall not be included when calculating
whether such construction spend requirement has been met: (i) construction costs which
are inconsistent with the approved Project Cost Breakdown (as may be amended and
approved as set forth herein), or (ii) Owner's expenses from purchasing the Property
(including the Purchase Price) even if included in the Project Cost Breakdown, or (iii)
furnishings, decorations or other personal property installed at the Property even if included
in the Project Cost Breakdown, or (iv) any soft construction costs (including architectural,
engineering, and legal fees), even if included in the Project Cost Breakdown, or (v) any
costs which are not permitted to be included as project costs under Wisconsin Statutes
Section 66.1105, even if included in the Project Cost Breakdown. In connection with
submission and review of the Project Cost Breakdown, Developer and the City shall
document which line items will and which line items will not be included when
determining whether the Minimum Construction Cost was achieved. On or prior to the
Calculation Date, Developer shall provide to the City with written evidence, reasonably
acceptable to the City, of Developer's expenditures with respect to the Minimum
Construction Cost incurred by Developer with respect to the Project, together with such
other documentation as the City may reasonably require.

& Compliance with Zoning and Building Code. Without limiting Developer's general
obligation herein to comply with all laws, Developer agrees that the Project will be
constructed in conformance and compliance with all applicable federal, state, local and
other laws, rules, regulations and ordinances, including, without limitation. all zoning and
land division laws, rules, regulations and ordinances and all building codes and ordinances
of the City, including those relating to parking.

f. Compliance with DNR Requirements. Without limiting Developer's general
obligation herein to comply with all laws, Developer agrees to comply with and to be solely
responsible for (at Developer's cost) completion of any Wisconsin Department of Natural
Resources requirements pertaining to any preexisting environmental conditions at the
Property, including, without limitation, any historic contamination in the soil. Compliance
with such requirements shall be included in the Plans and the costs therefor shall be
included in the Project Cost Breakdown. Notwithstanding the foregoing, the City shall be
solely responsible for compliance with, and will be solely responsible for (at City's cost,
but subject to Owner’s reimbursement obligations set forth herein), complying with
applicable law and any Wisconsin Department of Natural Resources requirements
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pertaining to the Demolition. The City shall indemnify, save harmless and defend
Developer and its employees, members, managers, officers and directors, from and against
any and all liability, suits, actions, claims, demands, losses, costs, damages and expenses
of every kind and description, including reasonable attorney costs and fees, for claims of
any kind including liability and expenses in connection with the loss of life, personal injury
or damage to property, or any of them brought because the City, while completing the
Demolition: (1) failed to substantially comply with applicable law or any Wisconsin
Department of Natural Resources requirements pertaining to the Demolition; or (ii)
exacerbated any environmental condition existing on the Property prior to the
commencement of the Demolition.

g. Calculation Date. On or prior to the Calculation Date, Developer shall provide to
the City all of the following in form and substance reasonably acceptable to the City: (i)
written evidence of Developer's Total Development Costs with respect to the Project as
approved by the senior Mortgage Lender and Owner’s investor member; (ii) a description
of all Third-Party Financing (Permanent) and all Third-Party Sources (Permanent); (iii) the
actual operating pro forma with respect to the operations of the Project; (iv) a 15-year
projected cashflow for the Project; and (v) such other documentation as the City may
reasonably require.

h. Third Party Financing; Permanent Financing Closing. Developer shall close on
the Third-Party Financing (Construction) in substantially the amounts and timelines
contemplated by the City-approved Project Cost Breakdown on or prior to the Closing
Deadline, and Developer shall close on the Third-Party Financing (Permanent) or shall
have firm commitments for the Third-Party Financing (Permanent) in place in substantially
the amounts and timelines contemplated by the City-approved Project Cost Breakdown
prior to the Closing Deadline.

1. Demolition Costs. The City shall initially pay for all costs of Demolition. At
Closing, Owner shall reimburse the City for the City’s actual costs and expenses of the
Demolition. City shall provide such evidence of the City’s costs for the same as Owner
may reasonably request.

J. Return of Property.

i, [f Developer fails to achieve Project Commencement on or prior to
the Project Commencement Deadline, in addition to any other remedies available
to the City pursuant to this Agreement or applicable law, the City, at its option as
exercised in its sole discretion, may by written notice to Developer require
Developer to achieve Project Commencement within ninety (90) days of the date
of Developer’s receipt of such notice, or if not so achieved, transfer the Property to
the City pursuant to a special warranty deed ninety (90) days following Developer's
receipt of such notice from the City, unless Developer achieves Project
Commencement sooner, and the City shall reimburse to Developer the Purchase
Price and all hard construction costs incurred by Developer prior to the Project
Commencement Deadline. The City shall provide the notice to Developer
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described above within sixty (60) days after the Project Commencement Deadline
or the City shall be deemed to have waived its right to do so.

ii. The City’s right to the return of the Property included in this
Section 2 shall be explicitly stated in the Memorandum.

k. Payment-in-Lieu of Taxes. In the event that the Property, or any part of it, becomes
exempt or partially exempt from general property taxes during the life of TID 8, Owner
agrees to make to the City a payment-in-lieu-of taxes payment (a “PILOT Payment™) equal
to the difference between (A) the amount of taxes which would have been levied on the
Property for said year by the City and other taxing jurisdictions if the Property was not
exempt or partially exempt from general property taxes and (B) the actual amount of taxes
levied on the Property for said year by the City and all other taxing jurisdictions. The
PILOT Payment shall be due and payable in full to the City on January 31 immediately
following such tax year; provided, however, that Owner may elect to pay the PILOT
Payment in two equal installments by providing written notice to the City no later than
January 15, with the first installment due no later than January 31 and the second
installment due no later than July 31. The obligations of Owner to pay the PILOT Payment
shall: (1) be referenced in the Memorandum; (2) be a lien on the Property and run with the
land: and (3) bind all owners in title to the Property and their successors and/or assigns.

3. Commitments of the City.

a. Sale of the Property. Subject to the terms and conditions of this Agreement, the
City agrees to sell to Owner the Property for the Purchase Price on the Closing Date. The
City shall convey the Property to Owner by the Deed, subject to all matters of record other
than monetary liens, unless the City agrees in writing, in the City's discretion, to clear any
matters of record or attach a list of permitted encumbrances based on a title search by
Owner's title company provided to the City by Owner. The City's sole obligation shall be
to deliver the Deed to Owner at Closing; provided, however, that the City agrees to
cooperate with Owner's title company's reasonable requests to execute additional closing
documentation reasonably requested by Developer and provided to the City for review
prior to the Closing Date, but only if such documentation does not subject the City, in the
City's reasonable determination, to any additional obligations or liabilities.
Notwithstanding the foregoing, the City agrees to execute and deliver to the Developer’s
title company on or prior to the Closing, any of the following, in form and substance
reasonably acceptable to the City: (i) a customary and standard form of gap indemnity to
permit the provision of a gap endorsement with respect to the title commitment issued by
Developer’s title company at Closing; (ii) a customary and standard form of construction
work and tenants affidavit to facilitate the removal of certain so-called “standard”
exceptions to title on the commitment issued by Developer’s title company, other than any
“standard survey exceptions™; and (iii) a customary form of broker’s lien affidavit
certifying that the no person is entitled a commission or other fee as a result of a brokerage
or similar relationship with the City. Any transfer taxes, recording fees, title insurance
fees, due diligence expenses and other closing costs in connection with such conveyance
shall be at Owner’s expense. Developer understands and agrees that the City's conveyance
is limited to the City's right. title, and interest in and to the Property. Should Owner desire

11

QB\83890750.15



to obtain title insurance or a survey in connection with this conveyance, such items shall
be at Owner’s sole cost and expense. The City agrees to use commercially reasonable
efforts to close in escrow with Owner's title company; provided that all fees charged by the
title company for closing the transaction shall be at Owner's expense.

b. Tax Increment Grant; Reduction in Amount. Subject to the terms and conditions
of this Agreement, the City agrees to provide the Tax Increment Grant to LSS on or before
the date of the Permanent Financing Closing. City and Developer acknowledge that LSS
will lend the proceeds of the Tax Increment Grant to Owner. The amount of the Tax
Increment Grant may be reduced in accordance with this Section 3.b.

For purposes of this Section 3.b.:

“Actual TDC” means the Total Development Costs approved by investor(s) and the
Mortgage Lender(s) as of the Calculation Date.

“Deferred Developer Fee™ means the amount of deferred developer fee shown in
the Project Cost Breakdown.

“Deferred Developer Fee Minimum™ means $250,000.00.

“Developer Fee” means the amount of developer fee shown in the Project Cost
Breakdown (including both paid developer fee and Deferred Developer Fee).

“Estimated TDC™ means the Total Development Costs included in the Project Cost
Breakdown.

“Loan Increase™ means the amount, if any, by which the actual amount of the
Permanent First Mortgage Loan approved by investor and the Mortgage Lender(s)
as of the Calculation Date, is greater the Estimated Permanent First Mortgage Loan
Amount.

“TDC Increase™ means the increase, if any, in the Actual TDC over the Estimated
TDC, but excluding, for purposes of calculating such TDC Increase, any increase
in the Developer Fee included in the Estimated TDC.

The Tax Increment Grant will only be reduced if: (1) there is a Loan Increase, and (2) no
offsetting TDC Increase, and (3) the Deferred Developer Fee approved by investor(s) and
the Mortgage Lender(s) as of the Calculation Date is less than the Deferred Developer Fee
Minimum. If each of these things are true. the reduction in the Tax [ncrement Grant will
be equal to (a) the amount of the Loan Increase minus (b) the TDC Increase minus (c) the
amount needed to reduce the Deferred Developer Fee down to the Deferred Developer Fee
Minimum. For the avoidance of doubt, a Loan Increase may be used to reduce the
Deferred Developer Fee down to the Deferred Developer Fee Minimum with no impact on
the size of the Tax Increment Grant.
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c. Demolition of Existing Improvements. The City shall complete the Demolition in
accordance with all applicable laws, including, but not limited to, those relating to the
handling and disposal of hazardous building materials, on or prior to July 1, 2024.

d. Rights Agreements. The City shall be solely responsible for obtaining such
easements or other agreements from the owner(s) of the Relocation Property as are
necessary. in the City’s sole discretion, to allow for the initial construction, and thereafter,
the use, repair, replacement, and maintenance of the Replacement Sewer Facilities on the
Relocation Property (the “Rights Agreements™). City will use commercially reasonable
efforts to negotiate all necessary Rights Agreements with the owner(s) of the Relocation
Property, the terms of which will allow for Developer to access the Relocation Property
for the purpose of performing its obligations hereunder with respect to the construction of
the Replacement Sewer Facilities. The failure of the City to obtain any necessary Rights
Agreement shall not be a default under this Agreement and shall in no way create any
obligation or liability on the part of the City for any increased costs for the Project. If the
City is not able to obtain all necessary Rights Agreements on or prior to July 31, 2024,
Developer shall have the option to either (i) terminate this Agreement upon written notice
to the City within thirty (30) days thereafter or (ii) proceed to Closing and be responsible
for completion of the Project as provided herein whether or not the Rights Agreements are
ultimately secured, in which case, the City will continue to cooperate with Developer and
use commercially reasonable efforts to obtain the Rights Agreements post-Closing;
provided, however, that such cooperation is without expense to the City except for a
reasonable amount of the City’s time.

4, Conditions Precedent to the City’s Obligations.

a. [n addition to all other conditions and requirements set forth in this Agreement, all
of the obligations of the City under this Agreement are conditioned upon the satisfaction
of each and every one of the following conditions:

i.  Developer shall provide the City with (A) evidence that the persons
signing this Agreement on behalf of Developer are authorized to so sign this
Agreement and to bind Developer to the terms and conditions of this Agreement,
(B) a certified copy of the organizational documents for each entity constituting
Developer, (C)a certificate of status issued by the Wisconsin Department of
Financial Institutions or the applicable jurisdiction for each entity constituting
Developer, and (D) resolutions or consents of the board of directors, partners or
members, as the case may be, for each entity constituting Developer approving this
Agreement and the transactions which are the subject of this Agreement. Developer
shall provide this documentation on or before Forty-Five (45) days after the
Effective Date, but in no event later than Closing.

ii.  No uncured default, or event which with the giving of notice or lapse of
time or both would be a default, shall exist under this Agreement. Developer shall
not be in default (beyond any applicable period of grace) of any of its obligations
under any other agreement or instrument with respect to the Project to which
Developer is a party or an obligor. All of Developer's representations and
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b.

warranties in this Agreement, including, without limitation, those in Section 5
below, shall remain true and correct.

iii.  The City, through its City Council, shall have approved this Agreement
and the transactions contemplated herein.

[n addition to all other conditions and requirements set forth in this Agreement. the

obligation of the City under this Agreement to sell the Property to Developer is conditioned
upon the satisfaction of each and every one of the following conditions:
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i.  No uncured default, or event which with the giving of notice or lapse of
time or both would be a default, shall exist under this Agreement. Developer shall
not be in default (beyond any applicable period of grace) of any of its obligations
under any other agreement or instrument with respect to the Project to which
Developer is a party or an obligor. All of Developer's representations and
warranties in this Agreement, including, without limitation, those in Section 5
below, shall remain true and correct in all material respects.

ii.  Developer, at its cost, shall provide the Project Cost Breakdown to the
City, which must be acceptable in all respects to the City, provided that such
acceptance may not be unreasonably conditioned, withheld or delayed.

iii.  Developer shall provide the Plans to the City. The Plans must be
acceptable in all respects to the City, provided that such acceptance may not be
unreasonably conditioned, withheld or delayed.

iv.  Developer shall provide the City with a detailed completion schedule
for the Project which must be acceptable to the City, provided that such acceptance
may not be unreasonably conditioned, withheld or delayed. Such schedule shall
specify the timing of all material aspects of the Project. Any revisions to such
completion schedule shall be subject to the City’s review and approval. The parties
acknowledge and agree that due to the nature of the construction industry, certain
unavoidable delays may arise, from time-to-time, which may result in incidental
changes to the completion schedule. In such event, the parties agree to cooperate in
good faith to adjust the completion schedule to account for said delays and not to
declare a default for such incidental changes.

v.  Developer shall submit an executed copy of the construction contract or
design-building agreement for the Project to the City. Such construction contract
or design-building agreement must be reasonably acceptable to the City, provided
that such acceptance shall not be unreasonably conditioned, withheld, or delayed.
Among other requirements, Owner agrees, and agrees to cause its general
contractor to agree, to use local subcontractors and tradespersons whenever
reasonably practical.

vi.  Developer shall provide financial information of the Developer to the
City. which information shall be in form and content acceptable to the City,
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C.

including, without limitation, evidence that the Developer has available funds
and/or financing commitments sufficient to complete the Project.

vit.  Developer shall provide evidence that the closing on all of the Third-
Party Sources (Construction) have closed and are available for disbursement for
construction costs or will be closed simultaneously with the sale of the Property at
Closing.

viii.  Developer shall provide evidence that the Memorandum will be
recorded, at Developer's expense, immediately after the Deed and prior to any
mortgages.

ix.  Developer shall have executed and delivered such other closing
documentation reasonably requested by the City or Owner's title company, if any,
in connection with the Closing.

X.  Developer shall execute and deliver any and all other documents
reasonably required by the City effect the transactions contemplated by this
Agreement.

[n addition to all other conditions and requirements set forth in this Agreement, the

obligation of the City under this Agreement to provide the Tax Increment Grant is
conditioned upon the satisfaction of each and every one of the following conditions:
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i.  Nouncured default, or event which with the giving of notice or lapse of
time or both would be a default, shall exist under this Agreement. Developer shall
not be in default (beyond any applicable period of grace) of any of its obligations
under any other agreement or instrument with respect to the Project to which
Developer is a party or an obligor. All of Developer's representations and
warranties in this Agreement, including, without limitation, those in Section 5
below, shall remain true and correct.

ii.  Developer shall provide the City with evidence that the Memorandum
was either recorded before any mortgages, leases or any other assignment of the
Property, or that such pre-existing mortgagee, lessee and/or assignee has agreed in
writing to the terms and conditions of this Agreement.

iii.  Project Completion and lien-free and fully-paid construction shall have
occurred on or prior to the Project Completion Deadline, and Developer shall
provide the City with such related documentation as the City may reasonably
require to evidence the same, such as lien waivers for such work.

iv.  Developer shall provide the City with written evidence of Developer's
expenditures with respect to the Minimum Construction Cost requirement, together
with such other related documentation as the City may reasonably require.



v.  Developer shall provide the City with written evidence of Developer’s
expenditures with respect to the Total Development Costs, together with such other
related documentation as the City may reasonably require.

vi.  Developer shall provide the City with the actual operating pro forma
with respect to operations of the Project to show that Stabilization has been
achieved, together with such other related documentation as the city may
reasonably require.

vii.  Developer shall provide the City with reasonable evidence Permanent
Financing Closing has occurred together with such other related documentation as
the City may reasonably require.

viii. ~ Developer shall provide the City with such other documentation as the
City may reasonably require to determine whether all conditions of the Tax
[ncrement Grant have been satisfied and to determine the amount of the Tax
[ncrement Grant.

All submissions given to the City to satisfy the conditions contained in this Section 4 must be
satisfactory in form and content to the City, in its reasonable discretion.

5. Additional Representations, Warranties and Covenants of Developer. Developer
represents and warrants to the City and covenants with the City as follows:

a. No Default, or event which with the giving of notice or lapse of time or both would
be a Default, exists under this Agreement, and Developer is not in default (beyond any
applicable period of grace) of any of its obligations under any other agreement or
instrument entered into in connection with the Project.

b. All copies of documents, contracts and agreements which Developer has furnished
and will furnish to the City are true and correct in all material respects.

c. Developer will pay for, or cause to be paid for, all work performed and materials
furnished for the Project.

d. No statement of fact by Developer contained in this Agreement and no statement
of fact furnished or to be furnished by Developer to the City pursuant to this Agreement
contains or will contain any untrue statement of a material fact or omits or will omit to state
a material fact necessary in order to make the statements herein or therein contained not
misleading at the time when made.

e. Each entity constituting Developer is a limited liability company duly formed and
validly existing and has the power and all necessary licenses, permits and franchises to own
its assets and properties and to carry on its business. Developer is duly licensed or qualified
to do business and in good standing in the State of Wisconsin and all other jurisdictions in
which failure to do so would have a material adverse effect on its business or financial
condition.
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f. The execution, delivery and performance of this Agreement have been duly
authorized by all necessary action of Developer and constitute the valid and binding
obligations of Developer enforceable in accordance with their terms subject only to
applicable bankruptcy, insolvency, reorganization, moratorium, general principles of
equity, and other similar laws of general application affecting the enforceability of
creditors’ rights generally.

g. The execution, delivery, and performance of Developer’s obligations pursuant to
this Agreement will not violate or conflict with Developer’s organizational documents or
any indenture, instrument or agreement by which Developer is bound, nor will the
execution, delivery, or performance of Developer’s obligations pursuant to this Agreement
violate or conflict with any law applicable to Developer or the Project.

h. There is no litigation or proceeding pending or, to the best of Developer’s
knowledge, threatened against or affecting Developer or the Project that would adversely
affect the Project or Developer or the enforceability of this Agreement, the ability of
Developer to complete the Project or the ability of Developer to perform its obligations
under this Agreement.

I. The Project Cost Breakdown to be provided to the City accurately reflects all
Project costs that will be incurred in the development, completion, construction, furnishing
and equipping of the Project, and the City is entitled to rely on the Project Cost Breakdown
and the financing sources for such Project costs. Developer knows of no previously
undisclosed circumstances presently existing or likely to occur which would or could be
expected to result in a material variation or deviation from the Project Cost Breakdown.

J- Except as otherwise set forth herein, Developer will not, without the City’s prior
written consent, which consent may be withheld in the City's reasonable discretion,
materially change the scope of the Project or the uses of the Project. Except as otherwise
set forth herein or unless otherwise agreed in writing by the City, the construction,
development and operation of the Property and the Project shall be in substantial
conformity with the Proposal.

k. Developer shall not materially alter the Plans approved by the City without the prior
written consent of the City, which consent may be withheld in the City's reasonable
discretion.

I Developer Covenants that construction of the Project shall proceed and be
completed substantially in accordance with the construction schedule approved by the City.

m. Developer will conform and comply with, and will cause the Project to be in
conformance and compliance with all applicable federal, state, local and other laws, rules,
regulations and ordinances, including, without limitation, all zoning and land division laws,
rules, regulations and ordinances, all building codes and ordinances of the City, all
environmental laws, rules, regulations and ordinances.
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n. Developer covenants that it will perform and observe the covenants contained in,
and the Project will conform and comply with, the covenants, restrictions. documents or
instruments governing the Property.

0. Developer shall have in effect at all times, all permits, approvals and licenses as
may be required by any governmental authority or non-governmental entity in connection
with the development, construction, management and operation of the Project.

p. From time to time at the request of the City, Developer shall provide financial
information relating to the Project to the City, which information shall be in form and
content reasonably acceptable to the City.

q. Owner agrees to pay timely all generally applicable property taxes assessed and
levied in connection with the Property under applicable property tax laws, rules, rates,
regulations and ordinances in effect from time to time (including taxes and assessments
due the year of Closing, if any); provided, however, that Owner shall have the right to
lawfully dispute in good faith the property taxes or assessment for the Property so long as
Owner otherwise complies with this Agreement, including, without limitation, payment by
Owner of any required PILOT Payment; provided further that, except for good faith
protests in cases of material inaccuracies, if Owner protests the assessment of the Property,
then no payments of the Tax Increment Grant shall be due during the pendency of such
appeal, and the City may reduce the total maximum principal amount of the Tax Increment
Grant by the City's reasonable costs (including reasonable attorneys' fees) spent in
connection with such appeal. Owner understands that a lower property tax liability will
likely lower its Tax Increment Grant payments, and if any grant installments were
previously made based on a higher property tax liability, Owner shall promptly reimburse
the City for any overpayments of the Tax Increment Grant if the property taxes are later
lowered. Nothing in this Agreement shall impair any statutory rights of the City and other
taxing authorities with respect to the assessment, levy, priority, collection and/or
enforcement of real estate and personal property taxes.

r. Developer understands and agrees that its use of the Property shall be subject to the
terms and conditions of all recorded documentation.

S. Developer shall comply with the requirements of all Third-Party Sources,
including, without limitation, all requirements of the State of Wisconsin LIHTC program
and the federal LIHTC program.

The representations and warranties contained herein shall be true and correct at all times as

required by this Agreement. Developer shall comply with all covenants contained herein at all
times during the term of this Agreement.
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6. Defaults and Remedies.

a.

Default by Developer. The occurrence of any one or more of the following events

shall constitute a default (“Default™) hereunder:
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i.  Developer shall fail to pay any amounts due from it under this
Agreement within ten (10) days after written notice of nonpayment from the City
to Developer; or

ii.  Any representation or warranty made by Developer in this Agreement,
or any document or financial statement delivered by Developer pursuant to this
Agreement, shall prove to have been false in any material respect as of the time
when made or given (or, alternatively, as of the date specified for such
representation or warranty, if other than when made or given); or

iii.  Developer shall breach or fail to perform timely or observe timely any
of its covenants or obligations (other than payment obligations, which is addressed
in subparagraph i above, and the specific defaults listed in subparagraphs iv through
x below) under this Agreement, and such failure shall continue for thirty (30) days
following written notice thereof from the City to Developer (or such longer period
of time as is necessary to cure the default as long as Developer has commenced the
cure of the default within the 30-day period, is diligently pursuing the cure of the
default (any member of Owner or any lender providing financing to Owner may
cure any Developer default and the City shall accept such cure as though it were
tendered by Developer); or

iv.  Construction of the Project shall be abandoned for more than sixty (60)
consecutive days, or if Project Completion is not achieved on or before the Project
Completion Deadline, or if any portion of the Project shall be damaged by fire or
other casualty and not promptly repaired, rebuilt or replaced; or

v.  Developer shall: (A) become insolvent or generally not pay, or be
unable to pay, or admit in writing its/his inability to pay, its debts as they mature;
or (B) make a general assignment for the benefit of creditors or to an agent
authorized to liquidate any substantial amount of its assets; or (C) become the
subject of an “order for relief” within the meaning of the United States Bankruptcy
Code, or file a petition in bankruptcy, for reorganization or to effect a plan or other
arrangement with creditors; or (D) have a petition or application filed against it in
bankruptcy or any similar proceeding, or have such a proceeding commenced
against ithim, and such petition, application or proceeding shall remain
undismissed for a period of ninety (90) days or Developer shall file an answer to
such a petition or application, admitting the material allegations thereof; or (E)
apply to a court for the appointment of a receiver or custodian for any of its assets
or properties, or have a receiver or custodian appointed for any of its/his assets or
properties, with or without consent, and such receiver shall not be discharged within
ninety (90) days after its/his appointment: or (F) adopt a plan of complete
liquidation of its assets; or



7.

vi.  If Developer shall dissolve or shall cease to exist; or

vii. A default shall occur and remain beyond any applicable notice and cure
periods on any other indebtedness of or loan to Developer, including, but not
limited to, any Third-Party Financing, or a default shall occur and remain beyond
any applicable notice and cure periods under any mortgage or other lien or
encumbrance affecting the Property or the Project.

b. City Remedies. In the event of Default by Developer, the City, may take any one
or more of the following actions:

i.  The City may suspend its performance under this Agreement until it
receives assurances from Developer, deemed adequate by the City, that Developer
will cure its default and continue its performance under this Agreement.

ii.  The City may take any action, including legal or administrative action,
in law or equity, which may appear necessary or desirable to enforce performance
and observance of any obligation, agreement or covenant of the Developer under
this Agreement, including securing an injunction to prevent harm.

iii.  The City may terminate this Agreement.

iv.  Upon the occurrence of any Default, any amounts due to the City shall
accrue interest at the rate of one percent (1%) per month.

c. Indemnification. Developer shall indemnify, save harmless and defend the City
and its respective employees, officers, volunteers, and elected and appointed officials, from
and against any and all liability, suits, actions, claims, demands, losses, costs, damages and
expenses of every kind and description, including reasonable attorney costs and fees, for
claims of any kind including liability and expenses in connection with the loss of life,
personal injury or damage to property, or any of them brought (i) because of any Default
or (i) because of any injuries or damages received or sustained by any persons or property
on account of or arising out of the construction and/or operations of the Project and the
Property to the extent caused by the negligence or willful misconduct on Developer’s part
or on the part of its agents, contractors, subcontractors, invitees or employees, at any time.
Prior to the Effective Date, Developer shall provide the City with evidence that Developer
has in force such insurance policies and coverage in compliance with the City's
requirements and other agreements as set forth on Exhibit E attached hereto sufficient to
cover its obligations under this section. This Section 6.c shall survive termination of this
Agreement.

Termination. Except for the terms which expressly survive termination and provided no

Default exists, this Agreement shall terminate upon the latest to occur of (i) Project Completion,
(ii) termination of TID 8, and (iii) Developer's payment in full of all required PILOT Payments.

8.

Transfers: Assignment. Prior to Permanent Financing Closing, Owner shall not, directly

or indirectly, sell, assign, transfer, convey, mortgage or encumber the Property or a portion or
transfer/assign any rights under this Agreement unless it first obtains the prior written consent of
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the City, which consent shall not be unreasonably withheld, conditioned or delayed; provided,
however, that if no Default exists, (i) Owner may transfer the Property to an entity controlled by
or under common control with Gorman without such consent without releasing Developer's
liabilities hereunder upon (A) reasonable prior written notice to the City and (B) such transferee
executing a joinder to this Agreement which is acceptable to the City, (ii) Owner may grant
mortgages of the Property and collateral assignments of this Agreement to Third-Party Sources,
provided such mortgages are recorded after the Memorandum, (iii) Owner may transfer equity
interests in Owner to one or more parties in connection with Owner’s closing of the Tax Credit
Equity, upon reasonable prior written notice to the City; (iv) the investor member of Owner may
remove the managing member of Owner in accordance with Owner's organizational documents;
and (v) Owner may collaterally assign this Agreement to one or more lenders providing financing
for the Project. From and after Permanent Financing Closing, no such City consent shall be
required.

9. Force Majeure. For the purposes of any provisions of the Agreement, a party shall not be
considered in breach or default of its obligations in the event of delay in the performance of such
obligations to the extent due to a Force Majeure event. As used herein, “Force Majeure” means
any event that (i) renders it impossible for the affected party to perform its obligations under this
Agreement, (ii) is beyond the reasonable control of the affected party, (iii) is not caused by the
intentional misconduct, gross negligence, or recklessness of the affected party, and (iv) cannot be
avoided by the exercise of due diligence by the affected party, including the expenditure of a
commercially reasonable sum of money. Subject to the satisfaction of the conditions set forth in
clauses (i) through (iv) of the foregoing definition, Force Majeure shall include, without limitation:
(A) strikes or other labor conflicts that are not motivated by the breach of any other contract on
the part of the affected party, strikes or other labor disputes that cause the delay of any major
equipment supplied by a third party, a lockout, industrial dispute or disturbance; (B) civil
disturbance, an act of a public enemy, war (whether or not declared), a riot, blockage, insurrections,
terrorism, uprisings, sabotage and commercial embargoes against the United States of America (or
against any other country if it impacts the delivery of any major equipment supplied by a third
party); (C) an epidemic or pandemic; (D) natural phenomena such as hurricane, tornado, landslide,
lightning, windstorm, earthquake, explosion, storm, flood; (E) fires, (F) inability to obtain or a
delay in obtaining easements, rights-of-way or permits (provided such delay or inability was not
caused by the party claiming Force Majeure); (G) acts, failures to act or orders of any kind of any
governmental authority acting in its regulatory or judicial capacity (provided that the party
claiming Force Majeure did not create or contribute to such act, failure or act or order); (H) the
inability of any of the parties hereto, despite having exercised its commercially reasonable efforts,
to obtain in a diligent and proper manner any permits necessary for such party’s compliance with
its obligations under this Agreement; (I} transport accidents, whether they be maritime, rail, land
orair; (J) equipment failure or equipment damage (provided such failure or damage was not caused
by the intentional misconduct, gross negligence, or recklessness of the party claiming Force
Majeure); and (K) a material change in law or any other cause, whether enumerated herein or
otherwise. not within the control of the party claiming Force Majeure, which precludes that party
from carrying out, in whole or in part, its obligations under this Agreement. Force Majeure with
respect to a party shall not include any of the following events: (1) financial difficulties of such
party: (2) changes in market conditions affecting such party: or (3) delay in the compliance by any
contractor or subcontractor of such party, except where such delay under (1), (2) or (3) is caused
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by circumstances which would otherwise constitute Force Majeure under this Agreement if such
party were the affected person.

10.

Miscellaneous.

a. Assignment. Developer shall not have the right to assign this Agreement to any
other party without the prior written consent of the City prior to Project Completion, which
consent may be withheld in the City’s reasonable discretion, except for any assignment that
is explicitly allowed by this Agreement without the consent of the City. Following the
Project Completion, Developer shall have the right to assign this Agreement to any other
party without the prior written consent of the City provided that the assignee has accepted
all rights duties and obligations of the Developer under this Agreement. The provisions of
this Agreement shall inure to the benefit of and be binding upon the successors and assigns
of the parties and shall run with the land.

b. Recording. Recording of this Agreement is prohibited except for the recording of
the Memorandum.

c. Notices. All notices hereunder must be in writing and must be sent by either (i)
United States registered or certified mail (postage prepaid), or (ii) by an independent
overnight courier service, addressed to the addresses specified below:

Notices to Developer:

with a copy to:
Gorman & Company, LLC

200 N. Main St. Reinhart Boerner Van Deuren s.c.
Oregon, Wisconsin 53575 1000 N. Water St. Ste. 1700
Attn: President Milwaukee, Wisconsin 53202

Attn: Stephen Elliott
Notices to Owner:

with a copy to:

Riverview Lofts Wausau, LLC Reinhart Boerner Van Deuren s.c.
c¢/o Gorman & Company, LLC 1000 N. Water St. Ste. 1700

200 N. Main St. Milwaukee, Wisconsin 53202
Oregon, Wisconsin 53575 Attn: Stephen Elliott

Attn: President

Notices to the City:

with a copy to:

City of Wausau City of Wausau

407 Grant Street 407 Grant Street

Wausau, WI 54403 Wausau, WI 54403

Attn: City Clerk Attn: City Attorney
22
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Notices given by mail are deemed delivered within (3) three business days after the party
sending the notice deposits the notice in the United States Post Office. Notices delivered
by courier are deemed delivered on the next business day after the party delivering the
notice timely deposits the Notice with the courier for overnight (next day) delivery.

d. No Personal Liability. Under no circumstances shall any alderperson, council
member, officer, official, director, attorney, employee or agent of the City have any
personal liability arising out of this Agreement, and no party shall seek or claim any such
personal liability.

e. Waiver: Amendment. No waiver, amendment, or variation in the terms of this
Agreement shall be valid unless in writing and signed by the City and Developer, and then
only to the extent specifically set forth in writing. Nothing contained in this Agreement is
intended to or has the effect of releasing Developer from compliance with all applicable
laws, rules, regulations and ordinances in addition to compliance with all terms, conditions
and covenants contained in this Agreement.

f. Entire Agreement. This Agreement and the documents executed pursuant to this
Agreement contain the entire understanding of the parties with respect to the subject matter
hereof. There are no restrictions, promises, warranties, covenants or undertakings other
than those expressly set forth in this Agreement and the documents executed in connection
with this Agreement. This Agreement and the documents executed in connection herewith
supersede all prior negotiations, agreements and undertakings between the parties with
respect to the subject matter hereof.

g. No Third-Party Beneficiaries. This Agreement is intended solely for the benefit of
Developer and the City, and no third party (other than successors and permitted assigns)
shall have any rights or interest in any provision of this Agreement, or as a result of any
action or inaction of the City in connection therewith. Without limiting the foregoing, no
approvals given pursuant to this Agreement by Developer or the City, or any person acting
on behalf of any of them, shall be available for use by any contractor or other person in any
dispute relating to construction of the Project.

h. Severability. [f any covenant, condition, provision, term or agreement of this
Agreement is, to any extent, held invalid or unenforceable, the remaining portion thereof
and all other covenants, conditions, provisions, terms, and agreements of this Agreement
will not be affected by such holding, and will remain valid and in force to the fullest extent
by law.

Ii Governing Law. This Agreement is governed by, and must be interpreted under,
the internal laws of the State of Wisconsin. Any suit arising or relating to this Agreement
must be brought in Marathon County, Wisconsin.

J- Time is of the Essence. Time is of the essence with respect to this performance of
every provision of this Agreement in which time of performance is a factor.
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I1.

k. Relationship of Parties. This Agreement does not create the relationship of
principal and agent, or of partnership, joint venture, or of any association or relationship
between the City and Developer.

L. Captions_and I[nterpretation. The captions of the articles and sections of this
Agreement are to assist the parties in reading this Agreement and are not a part of the terms
of this Agreement. Whenever required by the context of this Agreement, the singular
includes the plural and the plural includes the singular.

m. Counterparts/Electronic Signature. This Agreement may be executed in several
counterparts, each of which shall be deemed an original but all of which counterparts
collectively shall constitute one instrument representing the agreement among the parties.
The exchange of copies of this Agreement and of signature pages hereto by electronic mail,
or other electronic transmission of a scanned document, shall constitute effective execution
and delivery of this Agreement as to the parties hereto and may be used in lieu of the
original Agreement for all purposes. Signatures of the parties transmitted by electronic
transmission of a scanned document (including, without limitation, documents in
DocuSign, AdobeSign or Adobe PDF format) shall be effective as delivery of a manually
executed document and shall be deemed to be their original signatures for all purposes in
connection with this Agreement.

Joint and Several Obligations. If Developer consists of more than one entity, each such

entity shall be jointly and severally liable for the payment and performance of all obligations of
Developer under this Agreement and the City may bring suit against each such entity, jointly or
severally, or against any one or more of them.

12,

Planning Option. The parties agree that this Agreement is the only agreement between the

City and Developer relating to the sale/purchase and redevelopment of the Property. To the extent
not already terminated or expired, the parties agree that the Planning Option between the City and
Gorman dated as of December 8, 2021 (as amended to date, the *Planning Option™) is terminated
and of no further effect. The City’s obligations under this Agreement are further conditioned upon
Developer providing the City with a written acknowledgment from Gorman that the Planning
Option is terminated and of no further effect.

[SIGNATURE PAGE FOLLOWS]
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the
Effective Date first printed above.

DEVELOPER:

GORMAN & COMPANY, LLC,
a Wisconsin limited liability company

By: ZZ/ ;WA;QZ/D”/
Name: “Michael Redman¢””
Title:  Secretary

RIVERVIEW LOFTS WAUSAU, LLC,
a Wisconsin limited liability company

By: Riverview Lofts Wausau MM, LLC,
a Wisconsin limited liability company,
its managing member

By: GEC Riverview Lofts Wausau, LLC,
a Wisconsin limited liability company,
its manager

By: Gorman & Company, LLC,
a Wisconsin limited liability company,
its manager

By: %ﬂ’/
Name: ‘Michael Redman * 7
Title: Secretary

THE CITY

CITY OF WAUSAU

By:

Katie Rosenberg, Mayor \9

Signature Page to
Purchase and Development Agreement

(Riverview Lofts)
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Schedule A
MORTGAGE LENDERS

[Attached.]
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Gorman & Company

Project & Feasibility Summary

Project Name Riverview Lofts Developer: Gorman & Company Date: 3/4/2024
Address 415 South First Avenue Development Stage: Initial Feasibility Model
City Wausau County Marathon State Wisconsin
QOccupancy: Family Development Type New Construction Building Type: Multi-story Elevator
Project Type LIHTC only LIHTC Type 4% Located in QCT or otherwise eligible for basis boost: Yes
Additional Project Information (assumption, description, notes, or version details)
Unit Mix, Rent, & Building Summary
Unit Mix Summary I IBu}ldingArea Summary Sq. Ft.
Residential # Units % Sq. Ft. % Total Residential Living Area 47,312
LIHTC/Affordable 56 100.0% 47,312 100.0% Common Space (community room, offices, hallways) 38,862
Market Rate Net Residential Area 86,174
Total Residential 56 47,312 Underground Parking
LIHTC Applicable Fraction 100.0% Gross Floor Area (SF): 86,174
Other Income Summary by AMI
Type ] Monthly l Annual AMI Units %
Laundry, Vending, Application Fees, Etc. 5933 $11,200 30% 12 21%
Parking 50% 22 39%
60%
80% 22 39%
56 100%
LIHTC/Affordable Units
# Bed Description Set # Area Utility Net Monthly Gross Sec42 % of Income
room(s) (optional) Aside Units (Sq. Ft.) | Allowance Rent Rent Rent Limit Limit Limits
1 30% 5 578 $78 5459 52,295 5537 $537 100.0% $21,480
1 50% 7 578 578 S760 $5,320 $838 $895 93.6% $35,800
1 80% 4 578 $78 5990 53,960 $1,068 51,432 74.6% $57,280
2 SUB HOME 30% 3 873 $94 $551 $1,653 $645 5645 100.0% $25,800
2 50% 10 873 $94 5917 $9,170 $1,011 $1,075 94.0% 543,000
2 80% 15 873 $94 $1,440 $21,600 $1,534 $1,720 89.2% 568,800
3 SUB HOME 30% 4 1,150 S110 5635 $2,540 $745 $745 100.0% $29,800
3 LOW HOME 50% 4 1,150 $110 $1,055 $4,220 51,165 51,241 93.9% 549,640
3 50% 1 1,150 $110 51,055 $1,055 51,165 51,241 93.9% 549,640
3 80% 3 1,090 $110 51,650 54,950 $1,760 $1,986 88.6% $79,440
56 $56,763
DRAFT - FOR DISCUSSION PURPOSES ONLY
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Gorman & Company

Project & Feasibility Summary

Net Operating Income, DCR, Cash Flow, & Operating Expenses

Iﬁet Operating Income, DCR, Cash Flow Monthly Annual I IOperating Expenses Annual Per Unit
Gross Rental Income 556,763 $681,156 Advertising $5,000 589
Other Income $933 $11,200 Insurance $31,000 $554
Total Gross Income 557,696 $692,356 Legal / Accounting $10,000 $179
Less Residential Vacancy 5.0% (534,058) Repairs & Maintenance $17,500 $313
Less Other Vacancy 5.0% ($560) Administrative Costs $29,000 $518
Effective Gross Income $657,738 Utilities $55,000 $982
Operating Expenses $387,884 Payroll $100,000 $1,786
Contracted Services $15,000 $268
Net Operating Income $269,854 Management Fees $39,464 $705
Total Annual Hard Debt Service $234,537 Tax Credit Fees $2,520 545
Debt Service Coverage (DCR) - Year 1 1.151 Oper Costs/Turnover $5,000 $89
Real Estate Taxes $61,600 $1,100
Cash Flow 535,316 Subtotal | s37084| | 6627 |
Replacement Reserves $16,800 $300
Total | s3g7,888| | s6927 |
LIHTC & PERMANENT DEBT DETAIL
Tax Credit Equity
Annual Owner Total
Credit Type Credit Years Pricing % Equity
LIHTC $911,018 X 10 X $0.840 X 99.89% = $7,644,133
State LIHTC $710,764 X 6 X $0.720 X 100.00% = $3,078,153
Permanent Debt Information
lSource Amount Interest Term Amort Annual Pmt
WHEDA First Mortgage $3,310,000 6.30% 18 35 $234,537
Wausau CDA Funds $650,000 3.00% 18 35
WHEDA Housing Trust Funds $375,000
AHP $1,000,000 16 40
Wausau Neighborhood Investment $1,750,000
City of Wausau via LSS $650,000 6.30% 16 16 $65,651
Deferred Developer Fee $434,913
DRAFT - FOR DISCUSSION PURPOSES ONLY
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Gorman & Company

Project & Feasibility Su mmary

SOURCES & USES SUMMARY

SOURCES I FlNANClNGI PER UNIT l [ %
WHEDA First Mortgage $3,310,000 $59,107 17.5%
Wausau CDA Funds $650,000 $11,607 3.4%
WHEDA Housing Trust Funds $375,000 $6,696 2.0%
AHP $1,000,000 $17,857 5.3%
Wausau Neighborhood Investment $1,750,000 $31,250 9.3%
City of Wausau via LSS $650,000 $11,607 3.4%
Deferred Developer Fee 5434,913 $7,766 2.3%
LIHTC $7,644,133 $136,502 40.5%
General Partner Equity $100 $2 0.0%
State LIHTC $3,078,153 $54,967 16.3%
Total | $18,892,300| $337362] | 100.0%|
USES I COST' PER UNIT I | % l
I. Acquisition Cost

Land 5260,000 54,643 1.4%
TOTAL ACQUISITION COST $260,000 54,643 1.4%
II. Hard Construction Costs

New Construction $9,073,294 $162,023 48.0%

Rehabilitation

Site Work $2,286,112 $40,823 12.1%

Other (Demo, Landscaping, Off-site, Personal Property) $150,000 52,679 0.8%
SUBTOTAL HARD COSTS $11,509,406 $205,525 60.9%

Contractor Profit 5.0% $581,805 $10,389 3.1%

Contractor Overhead & General Requirements 7.0% $867,472 515,491 4.6%

Contingency 5.0% $654,269 $11,683 3.5%

Misc, Other Hard Costs $181,817 $3,247 1.0%
TOTAL HARD CONSTRUCTION COSTS $13,794,769 $246,335 73.0%
Ill. Prafessional Fees

Architect Fee - Design & Supervision $435,000 $7,768 2.3%

Other (Eng, Env. Reports, Mkt Study, Appraisal, etc.) $368,000 $6,571 1.9%
IV. Construction Financing Costs $1,148,100 $20,502 6.1%
V. Permanent Financing Costs $60,000 51,071 0.3%
VI. Syndication & Organization Costs $50,000 5893 0.3%
VII. Miscellaneous Soft Costs $395,000 $7,054 2.1%
VIIl. Developer's Overhead & Fees

Developer's Fee 51,428,087 $25,502 7.6%

Misc. Fees (Consultant, Co-developer, Non-profit) $434,913 §7,766 2.3%
IX. Tax Credit Fees $132,220 $2,361 0.7%
IX. Project Reserves

Operating Reserves $311,211 55,557 1.6%

Other $75,000 $1,339 0.4%
SUBTOTAL SOFT COSTS 54,837,531 $86,384 25.6%
TOTAL DEVELOPMENT COSTS | $18,892,300| $337,362| [ 100%

Gap Analysis I TOTALI
Total Sources of Funds $18,892,300
Total Development Costs $18,892,300

Oversourced / (Undersourced)

DRAFT - FOR DISCUSSION PURPOSES ONLY .
3/6/2024

30f3




EXHIBIT A

LEGAL DESCRIPTION OF THE PROPERTY

That part of Lot 1 in Block | of Stewart and Alexander’s 2nd Add. to Wausau; and also that part
of the unplatted portion of Government Lot 4 of Section 26, Township 29 North, Range 7 East, in
the City of Wausau, Marathon County, Wisconsin, bounded and described as follows: Beginning
at the intersection of the South line of Stewart Avenue extended East, in the City of Wausau, with
the East line of First Avenue, also called Harrison Boulevard; thence East, along said South line
of Stewart Avenue extended East, 48 feet; thence Northeasterly, by an angle to the right of 113°
and 597, 139 feet; thence West 102.35 feet to a point on the East line of First Avenue, also called
Harrison Boulevard, which is 128.7 feet North of the point of beginning: thence South on and
along the East line of First Avenue, 128.7 feet to the point of beginning; EXCEPTING therefrom,
however, the rights and privileges granted to the City of Wausau for sewage purposes, by
Agreement recorded in the office of Register of Deeds for Marathon County, Wisconsin, in Deed
Book 305 on page 570; also Excepting therefrom the rights and privileges contained in a Warranty
Deed recorded in said Register’s office in Deed Book 378 on page 27.

Also, that part of Government Lot 4 of Section 26, Township 29 North, Range 7 East, in the City
of Wausau, Marathon County, Wisconsin, described as follows: Commencing at the intersection
of the South line of Stewart Avenue extended East, in the City of Wausau, with the East line of
First Avenue, also called Harrison Boulevard; thence East, along the South line of Stewart Avenue
extended East 48 feet; thence Northeasterly, by an angle to the right of 113° and 59° 139 feet;
thence Northeasterly, by an angle to the left of 168° and 24°, 173.3 feet; thence Northeasterly, by
an angle to the left of 135° and 45°, 95.2 feet; thence Northeasterly, by an angle to the right of
149° and 127, 41.3 feet to the Southerly line of the right of way of the Chicago and Northwestern
Railroad Company; thence Southwesterly, along said Southerly line of said railroad right of way,
347 feet, more or less, to the intersection of said Southerly line of said railroad right of way and
the Easterly line of said First Avenue; thence South along said Easterly line of Frist Avenue, 211.9
feet to the place of beginning; excepting that part described in Deed recorded in the office of the
Register of Deeds from Marathon County, Wisconsin, in Deed Book 383 on page 64: and
excepting the rights and privileges granted to the City of Wausau for sewage purposes by
agreement recorded in said Register’s office in Deed Book 305 on page 570; excepting any part
thereof used for highway purposes; and subject to easements of record.

Excepting therefrom land conveyed in Quit Claim Deed recorded January 10, 2019, as Document
No. 1773087 and described as Parcel 78 of Transportation Project Plat 6999-18-03-4.03. recorded
as Document No. 1760657, recorded in Marathon County, Wisconsin.

For informational purposes only:

Property Address: 415 S 1st Ave, Wausau, WI 54401
Tax Key Number: 291-2907-264-070
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EXHIBIT B

PROJECT COST BREAKDOWN

[Attached.]

QB\85890750.15



[SOURCE:
Debt Amount Percent Per Unit
Debt A: First Mortgage 3,685,000 19.3% 65,804
Debt B: Wausau CDA Funds 650,000 3.4% 11,607
Debt C: TID Grant 650,000 3.4% 11,607
Subtotal 4,985,000 26.1% 89,018
Other Sources seU Amount Percent Per Unit
Category Sources Detail
WI_Public AHP 1,000,000 5.2% 17,857
Local_Grant Wausau Neighboorhood Investment 1,750,000 9.2% 31,250
Deferred_Fee Developer Fee 669,667 3.5% 11,958
Tax_Credits Low Income Housing Tax Credits 10,698,256 56.0% 191,040
Equity Developer Cash 100 0.0% 2
Subtotal 14,118,023 73.9% 252,108
E: 91 125]
Amount % of Cost  Per Unit
ACQUISITION COSTS 260,000 1.4% 4,643
Land Cost ' nia psf 260,000 1.4% 4,643
CONSTRUCTION COSTS 13,733,226  71.9% 245,236
“Residential Building ’ 9196301 48.1% 164,220
Parking n/a per stall 150,000 0.8% 2,679
On-site Work 1,995,690 10.4% 35,637
General Requirements 519,455 2.7% 9,276
Builder's Overhead 218,171 1.1% 3,896
Builder's Profit 556,336 2.9% 9,935
Construction Contingency 584,153 4.6% 10,431
Other 513,120 2.7% 9,163
PERMITS/FEES 150,000 0.8% 2,679
Permits/Inspection ' 150,000 0.8% 2,679
PROFESSIONAL SERVICES 972,443 5.1% 17,365
Accounting 15,000 0.1% 268
Appraisals 6.500 0.0% 116
Architectural & Engineering Fees 512,742 2.7% 9,156
Cost Certification/Audit 8,500 0.0% 152
Environmental Assessment Consultant 15,000 0.1% 268
FF&E 75,000 0.4% 1,339
Geotech Consultant 5,000 0.0% 89
Legal - Development 95,000 0.5% 1,696
Market Research 8,000 0.0% 143
Marketing/Leasing 10,000 0.1% 179
P&P Bond 126,701 0.7% 2,263
Soft Cost Contingency 25,000 0.1% 446
Survey 15,000 0.1% 268
Other 55,000 0.3% 982
FINANCING COSTS 1,740,256 9.1% 31,076
Bond - Issuance Fee 139,500 0.7% 2,491
Construction Period Interest 1,000,000 5.2% 17,857
Insurance - Builder's Risk 75,000 0.4% 1,339
Insurance - Hazard/Liability 51,358 0.3% 917
Lender Legal 125,000 0.7% 2,232
Loan Origination Fees 82,640 0.4% 1,476
Real Estate Taxes During Construction 50,000 0.3% 893
Syndication Fees 50,000 0.3% 893
Tax Credit & Compliance Fees 126,758 0.7% 2,264
Title & Recording 40,000 0.2% 714
DEVELOPER FEE 1,863,000 9.8% 33,268
Developer Fee 1,863,000 9.8% 33,268
CASH ACCOUNTS/ESCROWS/RESERVES 384,098 2.0% 6,859
Replacement Reserves 384,098 2.0% 6,859
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EXHIBIT C

FORM OF RECORDABLE SHORT FORM MEMORANDUM

[Attached.]
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MEMORANDUM OF
DEVELOPMENT AGREEMENT

(Westside Commons)

Document Number Document Name

THIS MEMORANDUM OF DEVELOPMENT
AGREEMENT (this “Memorandum™) is made and entered into as
of the  day of . 202 INTD: TO BE DATED
AND RECORDED THE DATE OF THE TRANSFER OF THE
PROPERTY FROM THE CITY TO OWNER]. by and between
the CITY OF WAUSAU, a Wisconsin municipal corporation
located at 407 Grant Street, Wausau, W1 54403 (the “City™). on the
one hand, and GORMAN & COMPANY, LLC. a Wisconsin

limited liability company (“Gorman™). and RIVERVIEW LOFTS T —yT—
WAUSAU, LLC. a Wisconsin limited liability company Sme and Rewm Addres
("Owner™). both with offices located at 200 N. Main St., Oregon.

. e s . Anne L. Jacobson. Esq.
Wisconsin 53575 ("Owner™ and. together with Gorman. the 1

City of Wausau, City Attorney

“Developer™). J er ha ¢ City and Developer are

| [‘L L;)[QLI] ) on Ll;lc ?’LhL; h nlcli (‘l‘[[])t t(;]l?' ind eloper are 407 Cirant Street
-eferred to here ectively. as the “Parties™). : > .
eferred to herein, collectively, as the ties ) Wiansan. W1 54403

WHEREAS., the Parties entered into a certain Purchase and

Development Agreement (Westside Commons) dated as of March
26, 2024 (as may be amended from time to time, the “Development
Agreement”) with respect to certain property described on Exhibit A
attached hereto (the “Property™): and

See Exhibit A attached

Parcel Identification Number (PIN)

This is not homestead property.
WHEREAS, on even date herewith, the Owner, an aftiliate
of Gorman, has purchased from the City the Property pursuant to
the terms of the Development Agreement; and

WHEREAS. the Parties desire to place this Memorandum
of record in the real estate records for Marathon County, Wisconsin
to provide notice to third parties of the Development Agreement.

NOW, THEREFORE. for good and valuable consideration, the receipt and sufficiency of
which are hereby acknowledged. the Parties agree as follows:

l. Development Agreement.
a. Notice is hereby given that the Parties have entered into the Development

Agreement affecting the Property. Until termination of the Development Agreement. the
Development Agreement runs with the Property and is binding upon, benefits and burdens the
Property. Developer and any subsequent owner and/or mortgagee of all or any portion of the
Property and each of their successors and assigns. The Development Agreement imposes certain
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obligations, liabilities and restrictions on the owners and/or mortgagees of all or any portion of the
Property.

b. The term of the Development Agreement commenced as of the effective date of the
Development Agreement and terminates as provided therein.

c. The Development Agreement contains certain rights of the City to require the
Developer to transfer the Property back to the City if certain conditions are not satisfied, as set
forth in the Development Agreement.

d. The Development Agreement contains certain rights of the City to receive a
payment in lieu of taxes in the event the Property, or any part of it, becomes exempt or partially
exempt from general property taxes during the term of the Development Agreement, as set forth
in the Development Agreement.

2. Miscellaneous.

a. The terms, conditions and other provisions of the Development Agreement are set
forth in the Development Agreement, express reference to which is made for greater particularity
as to the terms, conditions and provisions thereof. A copy of the Development Agreement is
available upon request from the City at the offices of the City Clerk.

b. This Memorandum is not a complete summary of the Development Agreement.
Provisions in this Memorandum shall not be used to interpret the provisions of the Development
Agreement. In the event of conflict between this Memorandum and the unrecorded Development
Agreement, the unrecorded Development Agreement shall control.

c. This Memorandum may be executed in several counterparts, each of which shall be

deemed an original but all of which counterparts collectively shall constitute one instrument
representing the agreement among the Parties.

[Signature Pages Follow]

joe)
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IN WITNESS WHEREOF, the Parties have executed this Memorandum as of the date
first set forth above.

DEVELOPER:

GORMAN & COMPANY, LLC,
a Wisconsin limited liability company

By:_ [EXHIBIT - NOT FOR SIGNATURE]

Name:
Title:
STATE OF WISCONSIN )
) ss.
COUNTY OF )
Personally came before me this day of , 20 ,
, to me known to be the person who executed the foregoing instrument
and to me known to be the of GORMAN & COMPANY, LLC, a

Wisconsin limited liability company, a Wisconsin limited liability company, and acknowledged
that s/he executed the foregoing instrument as such authorized representative of said entity and
with its authority.

Print Name:
Notary Public, State of Wisconsin
My commission:

Gorman Signature Page to Memorandum
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OWNER:

RIVERVIEW LOFTS WAUSAU, LLC,
a Wisconsin limited liability company

By: Riverview Lofts Wausau MM, LLC,
a Wisconsin limited liability company,
its managing member

By: GEC Riverview Lofts Wausau, LLC,
a Wisconsin limited liability company,
its manager

By: Gorman & Company, LLC,

a Wisconsin limited liability company,
its manager

By: [EXHIBIT - NOT FOR SIGNATURE]

Name:
Title:
STATE OF WISCONSIN )
) ss.
COUNTY OF )
Personally came before me this day of w 20 ’
, to me known to be the person who executed the foregoing instrument
and to me known to be the of Gorman & Company, LLC, a

Wisconsin limited liability company, the manager of GEC Riverview Lofts Wausau, LLC, a
Wisconsin limited liability company, the manager of Riverview Lofts Wausau MM, LLC, a
Wisconsin limited liability company, the managing member of RIVERVIEW LOFTS WAUSALU,
LLC, a Wisconsin limited liability company, and acknowledged that s/he executed the foregoing
instrument as such authorized representative of said entity and with its authority.

Print Name:
Notary Public, State of Wisconsin
My commission:

Owner Signature Page to Memorandum
QB\88677196.3



THE CITY:

THE CITY OF WAUSAU, WISCONSIN

By: [ EXHIBIT - NOT FOR SIGNATURE]
Katie Rosenberg, Mayor

Attest:

By: [EXHIBIT - NOT FOR SIGNATURE]
Leslie M. Kremer, Clerk

STATE OF WISCONSIN )
) ss.
COUNTY OF MARATHON)

Personally came before me this day of , 20 , Katie
Rosenberg and Leslie M. Kremer, as Mayor and Clerk, respectively, of the above-named City of
Wausau, Wisconsin, to me known to be the persons who executed the foregoing instrument and to
me known to be such Mayor and Clerk, respectively, and acknowledged that they executed the
foregoing instrument as such officers as the deed of said City of Wausau, Wisconsin, by its
authority.

Print Name:
Notary Public, State of Wisconsin
My commission:

This instrument was drafted by:

Jeffrey R. Schneider

Quarles & Brady LLP

33 East Main Street, Suite 900
Madison, Wisconsin 53703

City Signature Page to Memorandum
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EXHIBIT A

LEGAL DESCRIPTION OF THE PROPERTY

That part of Lot 1 in Block 1 of Stewart and Alexander’s 2nd Add. to Wausau; and also that part
of the unplatted portion of Government Lot 4 of Section 26, Township 29 North, Range 7 East,
in the City of Wausau, Marathon County, Wisconsin, bounded and described as follows:
Beginning at the intersection of the South line of Stewart Avenue extended East, in the City of
Wausau, with the East line of First Avenue, also called Harrison Boulevard; thence East, along
said South line of Stewart Avenue extended East, 48 feet; thence Northeasterly, by an angle to
the right of 113° and 59°, 139 feet; thence West 102.35 feet to a point on the East line of First
Avenue, also called Harrison Boulevard, which is 128.7 feet North of the point of beginning;
thence South on and along the East line of First Avenue, 128.7 feet to the point of beginning;
EXCEPTING therefrom, however, the rights and privileges granted to the City of Wausau for
sewage purposes, by Agreement recorded in the office of Register of Deeds for Marathon
County, Wisconsin, in Deed Book 305 on page 570; also Excepting therefrom the rights and
privileges contained in a Warranty Deed recorded in said Register’s office in Deed Book 378 on
page 27.

Also, that part of Government Lot 4 of Section 26, Township 29 North, Range 7 East, in the City
of Wausau, Marathon County, Wisconsin, described as follows: Commencing at the intersection
of the South line of Stewart Avenue extended East, in the City of Wausau, with the East line of
First Avenue, also called Harrison Boulevard; thence East, along the South line of Stewart
Avenue extended East 48 feet; thence Northeasterly, by an angle to the right of 113° and 59° 139
feet; thence Northeasterly, by an angle to the left of 168° and 24°, 173.3 feet; thence
Northeasterly, by an angle to the left of 135° and 457, 95.2 feet; thence Northeasterly, by an
angle to the right of 149° and 12°, 41.3 feet to the Southerly line of the right of way of the
Chicago and Northwestern Railroad Company; thence Southwesterly, along said Southerly line
of said railroad right of way, 347 feet, more or less, to the intersection of said Southerly line of
said railroad right of way and the Easterly line of said First Avenue; thence South along said
Easterly line of Frist Avenue, 211.9 feet to the place of beginning; excepting that part described
in Deed recorded in the office of the Register of Deeds from Marathon County, Wisconsin, in
Deed Book 383 on page 64; and excepting the rights and privileges granted to the City of
Wausau for sewage purposes by agreement recorded in said Register’s office in Deed Book 305
on page 570; excepting any part thereof used for highway purposes; and subject to easements of
record.

Excepting therefrom land conveyed in Quit Claim Deed recorded January 10, 2019, as
Document No. 1773087 and described as Parcel 78 of Transportation Project Plat 6999-18-03-
4.03, recorded as Document No. 1760657, recorded in Marathon County, Wisconsin.

For informational purposes only:

Property Address: 415 S Ist Ave, Wausau, WI 54401
Tax Key Number: 291-2907-264-070

QB88677196.3



EXHIBIT D

PRELIMINARY SITE PLAN OF THE PROJECT

[Attached.]
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EXHIBIT E

CITY’S INSURANCE REQUIREMENTS

The Developer/Contractor shall not commence work until proof of insurance required has been

provided in writing to the applicable department.

Developer/Contractor shall procure and maintain, during the term of this Contract, and for such length of time as is specified, if
any, in the agreement or listed below, whichever is longer, insurance coverage in the following amounts and types:

QB\85890750.15

(a)

(b)

(c)

(d)

(f)

Professional Liability — if project includes the use of engineers, architects, or other professionals, the
below coverage and limits apply:
(1) Limits
(i) $1,000,000 each claim
(ii.) $1,000,000 annual aggregate
{2) Must continue coverage for 2 years after final acceptance of service/job/work.

Commercial General Liability Coverage at least as broad as Insurance Services Office Commercial General
Liability Form CG 00 01, including coverage for Products Liability, Completed Operations, Contractual
Liability, and Explosion, Collapse, Underground coverage with the following minimum limits and
coverage:

{i.) $1,000,000 each Occurrence limit

(ii.) $1,000,000 Personal and Advertising Injury limit

(iii.) $2,000,000 general aggregate {other than Products-Completed Operations) per project

(iv.) $2,000,000 Products-Completed Operations aggregate

(v.) $50,000 Fire Damage limit — any one fire

(vi.) $5,000 Medical Expense limit — any one person

(vii.) Products-Completed Operations coverage must be carried for two years after final

acceptance of work.

Automobile Liability Coverage at least as broad as Insurance Services Office Business Automobile Form,
with minimum limits of $1,000,000 combined single limit per accident for Bodily Injury and Property
Damage, provided on a Symbol #1 ~ “Any Auto” basis.

Worker’s Compensation and Employer’s Liability if required by Wisconsin State Statute or any Worker’s
Compensation Statutes of a different state. Must carry coverage for Statutory Worker’s Compensation
and an Employer’s Liability with limits of:

(i.) $100,000 Each Accident,

(ii.) $500,000 Disease-Policy Limit
(iii.) $100,000 Disease-Each Employee
(iv.) Employer’s Liability limits must be sufficient to meet umbrella liability insurance

requirements.

Umbrella Liability Coverage at least as broad as the underlying Commercial General Liability, Automaobile
Liability, and Employer’s Liability, with a minimum limit of $2,000,000 each occurrence and $2,000,000
aggregate, and a maximum self-insured retention of $25,000. The umbrella must be primary and non-
contributory to any insurance or self-insurance carried by City. Products — Completed Operations
coverage must be carried for a minimum of three years after acceptance of completed work.

Installation Floater/Developer’s Equipment or Property — The contractor is responsible for loss and
coverage for these exposures. City will not assume responsibility for loss, including loss of use, for
damage to property, materials, tools, equipment, and items of a similar nature which are being either
used in the work being performed by the contractor or its subcontractors or are to be built, installed, or
erected by the contractor or its subcontractors. This includes but is not limited to property owned,
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(f

leased, rented, borrowed, or otherwise in the care, custody or control of the contractor or sub-
contractor of any tier.

Applicable Reguirements and Provisions for Liability Insurance of Developers/Sub-Contractors

(i)

(ii.)

(iii.)

(iv.)

{v.)

{vi.)

(vii.)

(VIIl.

Primary and Non-contributory requirement - All insurance must be primary and non-contributory
to any insurance or self-insurance carried by City.

Acceptability of Insurers - Insurance is to be placed with insurers who have an A.M. Best rating of
no less than A- and a Financial Size Category rating of no less than Class VII, and who are authorized
as an admitted insurance company in the State of Wisconsin.

Additional Insured Requirements - The following must be named as additional insureds on all
liability policies: City of Wausau, and its officers, council members, agents, employees and
authorized volunteers. On the Commercial General Liability Policy, the additional insured coverage
must be ISO form CG 20 10 07 04 and also include Products — Completed Operations additional
insured coverage per I1SO form CG 20 37 07 04 or their equivalents for a minimum of 2 years after
acceptance of work. This does not apply to Worker’s Compensation palicies or Professional Liability
policy.

Waivers of Subrogation — All developer and subcontractor liability, workers compensation, and
property policies, as required herein, must be endorsed with a waiver of subrogation in favor of the
City of Wausau, its officers, elected or appointed officials, agents, employees, and authorized
volunteers.

Deductibles and Self-Insured Retentions - Any deductible or self-insured retention in the
developer’s policy must be declared to the City of Wausau and satisfied by the contractor.

Evidence of Insurance - Prior to execution of the Agreement, the Developer shall file with the City
a certificate of insurance (Acord Form or equivalent for all coverages) signed by the insurer’s
representative evidencing the coverage required by this Contract. In addition, form CG 20 10 07 04
for ongoing work exposure and form CG 20 37 07 04 for products-completed operations exposure
must also be provided or its equivalent on the Commercial General Liability coverage.

Limits and Coverage — The insurance requirements under this Agreement shall be the greater of the
minimum limits and coverage specified herein, or (2) the broader coverage and maximum limits of
coverage of any insurance policy or proceeds available to the Named Insured. Itis agreed that these
insurance requirements shall not in any way act to reduce coverage that is broader or that includes
higher limits. No representation is made that the minim insurance requirements stated
hereinabove are sufficient to cover the obligations of Developer under this Agreement.

) Cancellation/Non-Renewal — No policy of insurance required to be maintained hereunder shall be
cancelled, non-renewed, or voided without 30 days’ prior written notice to the City of Wausau,
except where cancelation is due to the non-payment of premiums, in which event, 10 days’ prior
written notice shall be provided.
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Office of the Mayor TEL: (715) 261-6800
Doug Diny WISCONSIN FAX: (715) 261-6808

May 14, 2024
Dear Interested Parties,

The City of Wausau is excited to announce the release of a Request for Interest (RFI) for the development
of its Riverlife area. We invite developers who are eager to contribute to the enhancement of our
community to participate in this opportunity.

The Riverlife area represents a prime location for transformative development within our city. With currently
vacant land awaiting its potential, the City seeks innovative proposals from developers interested in
collaborating on this venture. While detailed site plans are not required at this stage, we encourage
participants to share their vision for the property and their proposed development concepts.

The City's vision for the area emphasizes dense residential development. However, we welcome proposals
that incorporate a mix of residential and commercial components. We seek proposals that align with our
community's growth objectives while enhancing the overall quality of life for our residents.

Successful proposals should:
¢ Be creative in its use and add value to the neighborhood and surrounding businesses.
¢ Propose a use that complements the existing uses and maximizes property tax value of the land to
City.

Event Date

1. Request for Interest Released May 14, 2024

2. Proposals Due July 30, 2024

3. Initial Review of Proposals (Economic
Development Committee) AL, A2

Questions and/or additional information on this RFI and tours of the property are available upon request.
Please contact:

Randy Fifrick, Economic Development Manager, 715-261-6684, randy.fifrick@ci.wausau.wi.us

Sincerely,

Doug Diny
Mayor

|
407 Grant Street — Wausau, WI 54403
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History & Background

The City of Wausau, Wisconsin seeks development partners for two currently separate parcels of prime City-
owned land along the Wisconsin River in the City’s Riverlife area. Over the past two decades the City has
assembled and remediated various properties within this key area north of the downtown commercial core for
redevelopment.

The Riverlife area continues to build on a successful reclamation and redevelopment of Wausau’s urban
waterfront, with the City investing millions of dollars in new infrastructure and extensive public amenities
including the River’s Edge Trail system, nearly 200 parking spaces, new landscaping, a concession stand and
the signature Riverlife Park playground along the riverfront. Riverlife Phase 1 (The Apartments at Riverlife) was
completed and opened to residents during fall 2020 and have remained near full occupancy. The remaining
developable lots in the south zone of Riverlife are intended to boast a high-density, mixed use with potential
restaurant, retail, entertainment, or other commercial uses on the first level complementing residential
opportunities on upper levels.

As with other successful brownfield redevelopments along Wausau’s evolving urban waterfront, the city
welcomes collaborative dialogue with developers and builders to answer questions and provide guidance for
successful redevelopment. The City seeks creative proposals which could involve the construction of new
building(s). Successful proposals should:

Be creative in its use and add value to the neighborhood and surrounding businesses.

Propose a use that complements the existing area uses and maximizes property tax value of the land

to City.

Meets the City’s Urban Design Guidelines, highlights the natural amenities, and fulfills the unique

nature of the site.

The East Riverfront Declarations were created to apportion assessments for ongoing maintenance and
improvement costs among owners in the Riverlife area. These declarations apply to the property.

Market Demand

A Wausau Metropolitan Area Housing Study completed by North Central Wisconsin Regional Planning
Commission (NCWRPC) in 2022 shows a significant demand for more housing units in Wausau. The study
projects the need for 525 additional units by 2025 and an additional 1,191 units needed by 2040.

Census data indicates that there is a shortage of housing for low and high-income earners in the region,
straining the supply of middle-income housing. These price ranges would be under $500 to rent or under
$125,000 to purchase, and over $1,250 per month and over $400,000 to purchase. This includes both owner
and renter occupied housing units.

Format and Required Information

The submitted proposals should include each of the following sections:

Interested developer name, address, telephone, and email.

Summary of your interest in the property.

A concept plan for the property. The plan does not need to be engineered but should provide a
potential layout and uses.

Proposed use of the area with photos or illustration of examples.

Proposed purchase price offered.

Estimated construction value and approximate construction timeline.

Other successful urban redevelopment project examples with location information, timelines, and
construction costs for projects completed by the developer.

Any request for city participation. (If city participation or funding is requested, the proposer will need to
complete an Application for City Assistance, which can be found online at:
https://cloud.bmisw.com/cityofwausau/Tif after a site development plan has been agreed to.)



http://www.wausauwi.gov/your-government/community-development/economic-development/rfp-links
https://www.ncwrpc.org/wausau-metropolitan-area-regional-housing-assessment/
https://cloud.bmisw.com/cityofwausau/Tif

The City’s development and incentive strategy particularly encourages the diversification of housing typology
and rents, deployment of alternative energy technology, achievement of high energy efficiency standards,
and/or the use of Property Assessed Clean Energy (PACE) tools; the priority hiring of local contractors and
subcontractors; and workforce agreements with the local Building Trades Council.

City Participation

The property is located in Tax Increment District #3 & Tax Increment District #12. As part of the proposal the
Developer must identify if they are requesting City participation in the project. If city participation or funding is
requested, the proposer will need to complete an Application for City Assistance once a project plan has been
developed.

Zoning

The property is currently zoned as a Planned Unit Development. City plans for the site envision a high-density
residential or mixed-use development with the commercial portion at the ground-level. Please see the Wausau
East Riverfront Redevelopment District plan for more details. The City wants to see this new development
complement and enhance the public use of this area. In line with the Downtown Periphery Zoning District
which abuts the site, the City is looking for a maximum of five (5) stories in height on this site.

Environmental

Currently, the proposed development area is part of a larger Wisconsin DNR (WDNR) BRRTS Site# 02-37-
000608 — Former Hammerblow Property, 920-1000 N. 1st. Street. This BRRTS Site also includes the Riverlife
Apartments Complex, the City owned properties in this RFI, the Fulton Street Extension and the City Owned
Parking Lot as well. The site is currently considered closed, however because of work completed since the
closure, there are currently a few outstanding items required by WDNR before the Site is considered to be in a
“No Further Action Required” state.

The City has the responsibility of submitting a Post Closure Modification Report encompassing the work done
for Riverlife Apartments, Fulton Street Extension and the City Owned Parking Lot on that site and also
abandoning and submitting documentation for removal of 5 monitoring wells still remaining on site. This report
will be submitted to WDNR by Stantec by the end of April 2024 with the WDNR having 60 days to
review/approve with the wells being abandoned and removed after that approval, assuming WDNR will not
require any additional sampling/testing at the Site.

The City and WDNR are currently working with Riverlife Apartments on a follow-up information request from
WDNR for the vapor mitigation system installed by them during construction of their project. Any developer for
the proposed new development area in this RFI will be responsible for any and all new/additional WDNR
reports, approvals and/or documentation required going forward after property acquisition for the property they
own, for any and all work proposed, and conducted as the result of this RFI and their new development.

Design Standards
City Urban Design Standard must be integrated into the proposed project. If the project involves utilizing the
existing building, improvements to the exterior fagcade should be included with the project. More details can be

found on the RFP announcement page on the City’s website.

Design standards must consider emergency services access and provide adequate room to safely maneuver
vehicles such as fire trucks.

Please review the attached site map for existing utility and easement locations. All parking for the new
development needs to be contained on-site.



https://www.ci.wausau.wi.us/Portals/0/Departments/Finance/Documents/tid3annualreport.pdf
https://www.ci.wausau.wi.us/Portals/0/Departments/Finance/Documents/tid%2012%20annual%20report2020.pdf
https://www.wausaudevelopment.com/Portals/0/Resources/Documents/EastRiverfrontDistrictAreawidePlan_June2015.pdf
https://www.wausaudevelopment.com/Portals/0/Resources/Documents/EastRiverfrontDistrictAreawidePlan_June2015.pdf

Proposal Preparation

Any costs incurred in the development of the Response to this Request for Interest are borne by the
Developer. The City of Wausau is not responsible for any costs incurred by the Developer in formulating a
response, or any other costs incurred such as mailing expenses. Information and attachments provided as part
of the RFI are provided to help the developer in understanding the site. All information should be verified by the
developer.

Evaluation Criteria

The Economic Development Committee and internal staff evaluation shall consider proposals based on the
quality of response, proposed use, appropriateness for the neighborhood, and projected investment. To be
selected, a proposer must be able to comply with general city land purchase requirements and any other
applicable laws and requirements.

Weighting of criteria is used by the City as a tool in selecting the best proposal. The City may change criteria
and criteria weights at any time. Evaluation scores or ranks do not create any right in or expectation of a
contract award. Proposals will be evaluated on the responsiveness of the Developer. Background checks and
references will also be considered.

The following elements will be the primary considerations in evaluating all submitted responses and in the
selection of a Developer (out of a total of 100):

Proposal is creative in its use and adds value to the neighborhood and surrounding businesses. (25
Points)

Proposal maximizes the use of the site and provides significant taxable value to the City. (25 Points)
Developer possesses diverse resources, a successful track record, and strong financial backing for the

project. (20 points)

Proposal complements existing Riverlife developments and the overall vision for the Riverlife District.
(10 Points)

Proposal offers a reasonable purchase price to the City and limits the public assistance ask. (10
Points)

Utilization of high-quality, local design personnel, consultants and contractors to complete the project.
(5 Points)

Proposal incorporates green building, alternative energy technology and achieves high energy
efficiency. (5 Points)

The response that is deemed to be the most advantageous for the City and region will be given the highest
consideration. The City reserves the right to:

Reject any or all offers and discontinue this RFI process without obligation or liability.

Accept or sell land based on initial offers received, without discussions or requests for best and final
offers.

Negotiate the nature and scope of the project before final Committee and Council approval.

Select a single development.

Work with developers to cooperatively develop the area.

Accept no proposal or bid properties again in the future.




Event Date

1. Request for Interest Released May 14, 2024

2. Proposals Due July 30, 2024

3. Initial Review of P_roposals (Economic August 6, 2024
Development Committee)

4. City Council Review and Approval August, 2024

The timeline for Committee and Council Meetings is tentative.

Send proposals by 2:00 p.m. on Tuesday, July 30, 2024, to the attention of:

Randy Fifrick, Economic Development Manager
randy.fifrick@ci.wausau.wi.us
407 Grant Street
Wausau, WI 54403-4783
Office: 715-261-6684



mailto:randy.fifrick@ci.wausau.wi.us
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|5 I City of Wausau
‘\ “5 North Riverfront Redevelopment Plan
AALTENEN ' Request for Proposal

The City of Wausau is seeking proposals from qualified firms to prepare a North Riverfront
Redevelopment Plan. The project area is the next step in the transition of the Wausau riverfront
from legacy industrial to a vibrant place to live, work, and play. The study will propose beneficial
and complementary mix of uses, layouts, and designs considering social impact.

ONE - Introduction

The City of Wausau Council formed the River Edge Commission in 1974 which marked the official
start of efforts to clean up and change the riverfront from legacy industrial to recreational,
residential, and commercial uses. In the 50 years since, there has been steady progress in
acquiring properties, remediating environmental contamination, and building the River Edge
Parkway. Highlights of these efforts include the creation of the Whitewater Kayak park, the River
Edge Trail, the Dudley Tower, and the Riverlife area.

In the past seven years, the City has completed acquisition of properties along the eastside of the
north riverfront that are the project area of this plan. This includes sites that formerly housed the
businesses Wausau Chemical, Great Lakes Cheese, and County Materials. While in the past the
City has entertained proposals for individual parcels, this plan should seek to create a
comprehensive vision and guiding principles for development. There are challenges with the
environmental remediation needed, constrained parcel size, and limited access. There is also a
desire to create an area that is unique and socially impactful when compared to other sections of
the riverfront.

The City’s Economic Development Committee has concurred with staff on several goals for the
area. Those include:

e |owerintensity residential development, avoidant of single family uses.

e Defined commercial corridors and opportunities

e Extending River Drive along the river with improvements to the River Edge Trail
e Environmental remediation considerations and timing

e |mproving public access to the riverfront

e Creating multiple opportunities for neighborhood input



TWO - Maps
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Figure 1. City of Wausau and project area



| . -
.l

Wausau North Riverfront
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Figure 2: Plan area and riverfront parcels



THREE - Supporting Documents
The city has undertaken various plans that may help inform future planning efforts of this area.

Comprehensive Plan

Strategic Plan

Wausau Metropolitan Area Regional Housing Assessment
River Edge Parkway Master Plan

South Riverfront Area Master Plan

East Riverfront Brownfield Plan

FOUR - Scope of Work

The goal of this plan is to set the foundation for future redevelopment activities and expectations in the
plan area. The plan should inform public infrastructure investment to maximize connectivity to the
riverfront while reducing impact on the adjoining residential neighborhood. The plan should seek to
create new tax base with an appropriate intensity and placement of residential and commercial
development.

The City of Wausau Community Development Department will facilitate and manage the study process.
The consultant will coordinate with city staff on project management, communication, and information
sharing. The city’s Economic Development Committee will oversee the process and City Council will
approve the final plan. The consultants will need to establish a qualified team to be responsible for
carrying out the tasks identified below.

e Determine intensity and placement of residential and commercial development.

e Maximize connectivity to the riverfront and access to the natural river amenities. Analysis of
the transportation access to the riverfront parcels and movement within the plan area is
necessary to identify public infrastructure needs while reducing impacts to the adjoining
residential neighborhood.

e |ncorporate input from the surrounding neighborhood throughout the process as well as
identified stakeholders.

e Analyze current and future parking needs of the plan area for residents, businesses,
recreation, and sports facilities. With accommodation of existing parking agreements to the
Wausau Woodchucks organization.

e Examine the need to move or otherwise change any public or private utilities.

e |dentify potential signature uses and/or social impact projects to help distinguish the area
from other sections of the riverfront.

FIVE — Deliverables

A comprehensive strategy that details immediate and future opportunities as well as location and
intensity of development.

Development of guiding principles for North Riverfront development.


https://www.wausaudevelopment.com/Portals/0/Resources/Documents/Comprehensive_Plan2017.pdf
https://www.wausauwi.gov/about-wausau/strategic-plan
https://www.ncwrpc.org/wausau-metropolitan-area-regional-housing-assessment/
https://www.wausauwi.gov/home/showpublisheddocument/3335/638163177412230000
https://www.wausauwi.gov/home/showpublisheddocument/3337/638163177423300000
https://www.wausauwi.gov/home/showpublisheddocument/3321/638163177298300000

Identification of public infrastructure changes or updates needed.

Project phasing and identification of potential funding sources.

Feasibility and projected cost estimates for major private utility changes.
Transportation components with circulation, accessibility, and parking scenarios.

Site plans and illustrative drawings that will depict general themes, inform development partners,
and the public.

SIX - Budget

Consultants should provide a total cost to prepare the plan including hourly rates and estimated
number of hours to complete the project. All expenses associated with the project including all
travel and incidental costs should not exceed $100,000.

SEVEN - Request for Proposal Process

This RFP seeks the submission of proposals to provide services from any and all interested and
qualified consultants. The City of Wausau seeks, by way of this RFP, to obtain services in a manner
that maximizes the quality of services while also maximizing value to the City. Consultants must be
able to show they are capable of performing the services requested. Such evidence includes, but is
not limited to, the respondent's demonstrated competency and experience in delivering services of
a similar scope and type, and the local availability of the consultant’s personnel.

The RFP response must be submitted electronically to andrew.lynch@ci.wausau.wi.us by 4:00
p.m. Central Standard Time on June 28, 2024.

All responses must be received by the stated date and time in order to be considered for award.
The City will not be responsible for and may not accept late proposals.

By submitting a proposal, each consultant certifies that its submission is not the result of collusion
or any other activity which would tend to directly or indirectly influence the selection process. The
proposal will be used to determine the consultant's capability of rendering the services to be
provided. The failure of a consultant to comply fully with the instructions in this RFP may eliminate
its proposal from further evaluation as determined in the sole discretion of the City. The City
reserves the right to evaluate the contents of proposals submitted in response to this RFP and to
select a consultant, if any.

Proposals received late may not be opened or given any consideration for the proposed services
unless

doing so is deemed to be in the best interest of the City.

A. PROPOSAL SUBMISSION REQUIREMENTS
Submit one (1) complete electronic (PDF) version of your proposal and any required attachments to
the City electronically to andrew.lynch@ci.wausau.wi.us by 4:00 pm on 06/28/2024

B. CONTACT INFORMATION
Provide a signed one-page sheet on your letterhead that includes the address, telephone number,
and e-mail address of the contact person(s) and authorized signatories. List the name and title of
each person authorized to represent the consultant in negotiations.


mailto:Andrew.lynch@ci.wausau.wi.us

C. COVER LETTER
Provide a sighed one-page cover letter on your letterhead that outlines the reason for interest in
this project, any special qualifications, and a short description of the proposal.

Specified Content And Sequence Of Information In The RFP

Each proposal should include sections addressing the following information in the order shown in
the following section. The consultant should be sure to include all information that it feels will
enable the evaluation committee and, ultimately, the City to make a decision. Failure of the
consultant to provide specific, detailed information may result in its proposal being rejected in
favor of a sufficiently-detailed proposal. Any necessary exhibits or other information, including
information not specifically requested by this RFP but that you feel would be helpful, should be
attached to the end of the proposal.

D. QUALIFICATIONS AND EXPERIENCE:

1. Provide a statement of qualifications for your organization, a statement of the size of
firm, a description of services provided by your organization, any DEI-B policy, any
relevant vision or core values statements, and a statement of the extent of
experience/history providing the services requested by this RFP.

2. How many full time employees (FTEs) do you plan to assign to this project if you are
selected? Identify each assigned employee’s role on the project and designate the main
contact for the project.

3. How many people in total are employed by your company? Delineate between
employees and

a. sub-consultants.

4. |If applicable, list the professional qualifications for each individual that would be
assigned to provide services requested by this RFP, including date and educational
institutions of any applicable degrees, additional applicable training, and any
professional certifications and/or licensing. In lieu of listing this information, you may
submit a resume or curriculum vitae for each such individual if the resume/CV includes
all the requested information.

E. PROPOSED APPROACH:
This section describes your proposed approach for meeting the services required by the City, as
listed above. Relevant considerations include the quality and feasibility of your approach to
meeting these needs, the manner in which you plan to provide adequate staffing (if applicable), and
equipment or other resources provided by you (if applicable). Keep these considerations in mind as
you respond to the following:

1. Describe how you will fulfill the needs of the City described in this RFP. Attach a
project plan, if appropriate.
2. List your needs for physical space and/or equipment at the City during this

engagement, if any, aside from space or equipment that would be provided by the
City as an obvious aspect of the requested services (for example, computers to
document services, etc.).

3. Identify how you will meet all other aspects of the scope of work and related
requirements stated above. List any items that you cannot provide.

4, Estimate the number of meetings included in the proposed project budget.

5. Cost Analysis and Budget for Primary Services:

6. Provide an itemized budget and a detailed explanation for all costs associated with

providing the requested services.



7. Is travel time to the city of Wausau or other locations expected to be billable? If so,
how will travel time invoices be calculated?
8. Include start-up costs if any.

F. CLAIMS, LICENSURE AND NON-DISCRIMINATION VIOLATIONS AGAINST YOUR
ORGANIZATION:
List any current licensure or non-discrimination claims against you/your organization and those
having occurred in the past five years, especially any resulting in claims or legal judgments against
you.

G. WORK SAMPLES AND REFERENCES:
List at least three business references for which you have recently provided similar services and
associated projects. Include contact names, titles, phone numbers and e-mail addresses for all
references provided. Also provide any work samples you feel are representative of your work on a
similar project.

H. PROPOSAL EVALUATION
All proposals received will be evaluated by an RFP evaluation committee. During the evaluation
process, the City may require a consultant's representative to answer specific questions orally
and/or in writing.
Once a finalist or group of finalists is selected, additional interactions or information may be
required.

The RFP evaluation committee will select the firm that it determines is most likely to deliver a
feasible, quality product. Selection will be based on the overall strength of each proposal, and the
evaluation is not restricted to considerations of any single factor, such as cost.

The criteria used as a guideline in the evaluation will include, but not be limited to, the following:

1. Qualifications and experience of the firm, including capability and experience of
personnel to be employed on this project.

2. Proposed approach, including clarity of understanding of the scope of services to be
provided and appropriateness of the proposed solution/services.

3. Demonstrated history of successfully performing related services to comparable
entities.

4. Costforthe services described by this RFP and the value provided to the City.

5. 5.The evaluation committee may consider any other criteria it deems relevant, and the
evaluation committee is free to make any recommendations it determines to be in the
best interest of the City. Inaccuracy of any information supplied within a proposal or
other errors constitute grounds for rejection of the proposal.

Note that the City reserves the right to evaluate proposals solely based on each provider's written
submission. In relation to written materials, evaluation will be performed only on the material
included directly in the proposal itself unless otherwise indicated or requested by the City. The City
reserves the right to select proposals other than those with lowest costs.

l. ADDITIONAL TERMS AND CONDITIONS
The City reserves the right to accept or reject any or all proposals or portions thereof without stated
cause. Upon selection of a finalist, the City by its proper officials shall attempt to negotiate and
reach a final agreement with the finalist. If the City, for any reason, is unable to reach a final
agreement with this finalist; the City then reserves the right to reject such finalist and negotiate a



final agreement with another finalist who has the next most viable proposal. The City may also
electtoreject all proposals and issue a new RFP.

The City is not bound to accept the proposal with the lowest cost, but may accept the proposal that
demonstrates the best abilities and qualifications to meet the needs of the City. The City reserves
the right to waive any formalities, defects, or irregularities, in any proposal, response, and/or
submittal where the acceptance, rejection, or waiving of such is in the best interests of the City.



To: Economic Development Committee
From: Randy Fifrick, Economic Development Manager
Date: April 30, 2024

Re: First Amendment to Westside Commons
Development Agreement

The YMCA & The Landing have approached the City to acquire a vacated remnant of Franklin
Street located adjacent to the YMCA & The Landing to accommodate the growth of the facility.
City Staff has reviewed the request and feels it's appropriate to move forward with the sale.
City Assessor Rick Rubow was able to provide an estimated assessment value for the property
of $32,000.

Please see the attached information and request provided by Tom Radenz with REI.

Staff recommends approval of the sale of the Franklin Street remnant to the YMCA & The
Landing at a price of $32,000.



BApril 25, 2024

City of Wausau
CIVIL & ENVIRONMENTAL Attn: Randy Fifrick

ENGINEERING, SURVEYING Community Development Director

407 Grant Street
Wausau, WI 54403

L O

[}

Subject: Acquisition of Vacated Franklin Street Adjacent to the Landing/YMCA - The Landing
Expansion Project

Dear Randy,

Our team is representing The Landing/YMCA regarding the proposed addition to The Landing
located at 707 N. 3@ Street. Our goal is to acquire vacated Franklin Street located adjacent to The
Landing/YMCA to accommodate the growth of the facility. This growth anticipates the construction
of a skywalk from The Landing to the YMCA/Landing parking field located west of 34 Street. We
request this matter be brought before the May 7, 2024, Economic Development Committee meeting
for review and approval.

It is our understanding that the value of the parcel is established by the City Assessor. We have
prepared the following enclosed materials to support those efforts:

- Franklin Street Vacation Resolution — Vol. 257 pg. 343

- 2018 Topographic Survey of the subject area

- 2018 Planning Improvements to the subject area — YMCA/Landing expansion project
- 2020 GIS Mapping with Air Photo

- Exhibit map depicting the subject area

- Preliminary CSM addressing the parcel combination pending approval

Please contact us if you need any additional information to complete the review and approval of this
request. Thanks in advance for your help and cooperation with this matter.

Sincerely,
REI Engineering, Inc.

Tom Radenz, PLS
Enclosures

cc. Bryan Bailey, YMCA, 707 N. 34 Street, Wausau, WI 54403
Chuck Ghidorzi, Ghidorzi Construction, Suite 300, 2100 Stewart Avenue, Wausau, WI 54401

© REI Engineering Inc. q:\11200-11299\11230 - ghidorzi - ymca additional parking field - 404 franklin street - wausau\regulatory review\local\ed committee documents\ed cover
letter landings-ymca.docx
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CIVIL & ENVIRONMENTAL
ENGINEERING, SURVEYING

EXHIBIT MAP

ALL OF LOTS | THORUGH 8 OF BLOCK 6 AND ALL OF LOTS | THROUGH 8 OF BLOCK Il OF MCINDOE AND SHUTER'S
ADDITION, FILED IN THE MARATHON COUNTY REGISTER OF DEEDS OFFICE, AND ALL OF VACATED FRANLKIN
STREET BETWEEN BLOCK 6 AND BLOCK Il OF MCINDOE AND SHUTER'S ADDITION; ALL LOCATED IN THE
NORTHWEST 1/4 OF THE SOUTHWEST I/4 AND THE SOUTHWEST I/4 OF THE SOUTHWEST I/4 OF SECTION 25,
TOWNSHIP 29 NORTH, RANGE 7 EAST, CITY OF WAUSAU, MARATHON COUNTY, WISCONSIN.
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CirY OF WAUSAU ™ £01 mighd

WHUSAU, WISCONSIN 34401

CERTIFICATION

I, Ernsst J. Cherney, do hereby certify that I am the duliy
qualified and acting City Clerk of and for the City of Wausau,
Marathon Cﬁunty, Wisconsin. Acting in that capacity, I do
further certify that the accompanying resolution vacating the
east half of Franklin Street bhetween 3rd and 4+h Streets is a
true and correct copy of a resolution adonted by the Common

Council of the City of Wansau on thke 9th day of August, 1977.
Dated this 10th day of August, 1977,

City of Wausau, Marathon County, Wisconsin.

o City Clerk
A skt Wausau, Wisconsin

e o e .




CITY OF \WAUSAU, WISCONSIN ol Wy R L
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JOINT
A RESOLUTION _ of capital improvements and. |  FILE NO._ 71:0634. ...
Street Maintepance Committee .and.Planning..... Introduced __ Aug. 9, 1271
_Commission re. Vacate Fk of Franklin Street. Referred ... __...ooooooeee
_between _3rd.and. 4th _ Strxeets. e Reported Back ... ... ... .
............... Adopted (., %“,mt‘flt,{f?_,__z _____
.................................................................................... Other oo,

RESOLUTION

WHEREAS, your Capital Improvements and Street Main-
tenance Committee held a public hearing on July 27, 1277, to
consider a resolution to vacate the casterly one half of Franklin-®
Street between 3rd and 4th Street, and

WHEREAS, the westerly one half of rranklin Street
in this block was previously vacated and there was no opposi-
tion at this public hearing to vacate the easterly one half
of the street, and

WHEREAS, your Capital Improvements and Street Main-
tenance Committee and Planning Commission concur ii their
recommendation to vacate the subject street, now therefore

BE IT RESOLVED by the Common Council of the City of
wausau that the above described street is hereby vacated, and
the City Cleri be directed to record a certified copy of this
resolution together with a scale map showing the street to be
discont.inued with the Office of the Register of Deeds of
Marathon County.

CAPITAL IMPROVEMENTS AND

PLANNING COMMISSION STREET MAINTENANCE COMMITTEE
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VACATING .+ PORTION OF FRANKLIN STREET BETWEEN TEIRD AND FCOURTH 8T,

e

That portion of Franklin Street lying adjacent to Tots 3
and 4. " k. 1l1: and Lots 5 and 6, Blk. 6; of McIndoe and

S8bhutsx's Additioen.




CIVIL & ENVIRONMENTAL ENGINEERING, SURVEYING

@REI ?ffg) B S, WAUSAU, WI 54401
MARATHON COUNTY CERTIFIED SURVEY MAP

PREPARED FOR:

MAP NO.

WOODSON YMCA FOUNDATION INC.
WOODSON YMCA FOUNDATION INC.

LANDOWNER:

PART OF LOT [, 2, AND 3 OF BLOCK |2 OF MCINDOE & SHUTERS ADDITION,
RECORDED IN THE MARATHON COUNTY REGISTER OF DEEDS OFFICE; LOCATED
IN THE NORTHWEST (/4 OF THE SOUTHWEST /4 OF SECTION 25, TOWNSHIP 29

NORTH, RANGE 7 EAST, CITY OF WAUSAU, MARATHON COUNTY, WISCONSIN.
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MARATHON COUNTY CERTIFIED SURVEY MAP

MAP NO.

PREPARED FOR: WOODSON YMCA FOUNDATION INC.
LANDOWNER: WOODSON YMCA FOUNDATION INC.

PART OF LOT I, 2, AND 3 OF BLOCK 2 OF MCINDOE & SHUTERS ADDITION,
RECORDED IN THE MARATHON COUNTY REGISTER OF DEEDS OFFICE; LOCATED
IN THE NORTHWEST I/4 OF THE SOUTHWEST I/4 OF SECTION 25, TOWNSHIP 29

NORTH, RANGE 7 EAST, CITY OF WAUSAU, MARATHON COUNTY, WISCONSIN.

SURVEYOR'S CERTIFICATE

| JOSHUA W. PRENTICE, WISCONSIN PROFESSIONAL LAND SURVEYOR S-2852, DO HEREBY CERTIFY TO THE BEST OF MY
KNOWLEDGE AND BELIEF: THAT | HAVE SURVEYED, DIVIDED, AND MAPPED PART OF LOT [, 2, AND 3 OF BLOCK |2 OF MCINDOE &
SHUTERS ADDITION, RECORDED IN THE MARATHON COUNTY REGISTER OF DEEDS OFFICE; LOCATED IN THE NORTHWEST /4 OF
THE SOUTHWEST /4 OF SECTION 25, TOWNSHIP 29 NORTH, RANGE 7 EAST, CITY OF WAUSAU, MARATHON COUNTY, WISCONSIN,
MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE WEST /4 CORNER OF SAID SECTION 25; THENCE SOUTH 00°04'34" EAST, COINCIDENT WITH THE WEST
LINE OF SAID SOUTHWEST I/4, 1085.03 FEET; THENCE NORTH 89°55'26" EAST, II11.53 FEET TO THE SOUTHWEST CORNER OF
CERTIFIED SURVEY MAP NUMBER 8049, RECORDED IN VOLUME 31, ON PAGE 2, AS DOCUMENT NUMBER 1027775, FILED IN THE
MARATHON COUNTY REGISTER OF DEEDS OFFICE, THE EAST RIGHT-OF-WAY LINE OF NORTH 4TH STREET, AND THE POINT OF
BEGINNING; THENCE SOUTH 85°15'36" EAST, COINCIDENT WITH THE SOUTH LINE OF SAID CERTIFIED SURVEY MAP NUMBER
8049, 119.29 FEET; THENCE NORTH 04°57'12" EAST, COINCIDENT WITH SAID SOUTH LINE OF CERTIFIED SURVEY MAP NUMBER
8049, 10.83 FEET; THENCE SOUTH 85°22'42" EAST, COINCIDENT WITH SAID SOUTH LINE OF CERTIFIED SURVEY MAP NUMBER
8049, 26.30 FEET; THENCE SOUTH 00°01'07" WEST, 122.42 FEET TO THE NORTH RIGHT-OF-WAY LINE OF FRANKLIN STREET;
THENCE NORTH 85°16'07" WEST, COINCIDENT WITH SAID NORTH RIGHT-OF-WAY LINE, 155.89 FEET TO THE SOUTHWEST CORNER
OF SAID LOT | OF BLOCK 12 AND SAID EAST RIGHT-OF-WAY LINE OF NORTH 4TH STREET; THENCE NORTH 04°50'(2" EAST,
COINCIDENT WITH SAID EAST RIGHT-OF-WAY LINE, Ill.14 FEET TO SAID SOUTHWEST CORNER OF CERTIFIED SURVEY MAP
NUMBER 8049 AND THE POINT OF BEGINNING.

THAT SAID PARCEL CONTAINS 17,094 SQUARE FEET, 0.392 ACRES, MORE OR LESS.

THAT | HAVE MADE THIS SURVEY AND MAP THEREOF AT THE DIRECTION OF WOODSON YMCA FOUNDATION INC., OWNER OF SAID
PARCEL.

THAT SAID PARCEL IS SUBJECT TO EASEMENTS, RESTRICTIONS, AND RIGHTS-OF-WAY OF RECORD.

THAT | HAVE FULLY COMPLIED WITH THE PROVISIONS OF SECTION 236.34 OF THE WISCONSIN STATUTES, WISCONSIN
ADMINISTRATIVE CODE A-E7, AND THE SUBDIVISION REGULATIONS OF THE CITY OF WAUSAU.

THAT THIS MAP IS A CORRECT AND ACCURATE REPRESENTATION OF THE EXTERIOR BOUNDARIES OF SAID PARCEL, AND OF THE
DIVISION THEREOF MADE.

oaTep THis 231 oay or _AFEIL 202 Y \\\\\\\UHI/////
\\\\ \? .-.9.. S////

//L

P

REI

i
JOSHUA W. PRENTICE
WI P.L.S. S-2852

CITY OF WAUSAU COMMON COUNCIL APPROVAL CERTIFICATE
RESOLVED, THAT THIS CERTIFIED SURVEY MAP IN THE CITY OF WAUSAU, WISCONSIN,
IS HEREBY APPROVED BY THE COMMON COUNCIL.

DATE ——_______ APPROVED

DATE o e SIGNED
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MARATHON COUNTY CERTIFIED SURVEY MAP
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WNgCONG,
MAP NO. Nes2Ws 2,
N o* o

Q '.' %, 4
PREPARED FOR: __WOODSON YMCA FOUNDATION INC. S JJOSHUAW.S =
— . ‘. =
LANDOWNER: _ WOODSON YMCA FOUNDATION INC. =% -:* =
PART OF LOT I, 2, AND 3 OF BLOCK 12 OF MCINDOE & SHUTERS ADDITION, Y =
RECORDED IN THE MARATHON COUNTY REGISTER OF DEEDS OFFICE; LOCATED ° N

IN THE NORTHWEST I/4 OF THE SOUTHWEST I/4 OF SECTION 25, TOWNSHIP 29
NORTH, RANGE 7 EAST, CITY OF WAUSAU, MARATHON COUNTY, WISCONSIN.

CORPORATE OWNER'S CERTIFICATE OF DEDICATION

WOODSON YMCA FOUNDATION INC., A CORPORATION FORMED UNDER AND BY VIRTUE OF THE LAWS OF THE
STATE OF WISCONSIN, AS OWNER, DOES HEREBY CERTIFY THAT SAID CORPORATION CAUSED THE LAND
DESCRIBED ON THIS CERTIFIED SURVEY MAP TO BE SURVEYED, DIVIDED, MAPPED, AND DEDICATED AS
REPRESENTED ON THIS CERTIFIED SURVEY MAP. IN WITNESS WHEREOF, THE SAID WOODSON YMCA
FOUNDATION INC. HAS CAUSED THESE PRESENTS TO BE SIGNED BY BRYAN BAILEY, ITS PRESIDENT, AND CHAD

KANE, ITS SECRETARY,

AT WISCONSIN, AND ITS CORPORATE SEAL HEREUNTO AFFIXED ON THIS______, DAY

OF —____, 2___. IN THE PRESENCE OF: WOODSON YMCA FOUNDATION INC.

BRYAN BAILEY, PRESIDENT

CHAD KANE, SECRETARY

STATE OF WISCONSIN)
SS

MARATHON COUNTY)

PERSONALLY CAME BEFORE ME THIS DAY OF 2 THE

ABOVE NAMED BRYAN BAILEY, PRESIDENT, AND CHAD KANE, SECRETARY, OF THE ABOVE NAMED
CORPORATION TO ME KNOWN TO BE THE SAME PERSONS WHO EXECUTED THE FOREGOING INSTRUMENT AND
TO ME KNOWN TO BE SUCH PRESIDENT AND SECRETARY OF SAID CORPORATION, AND ACKNOWLEDGE THAT
THEY EXECUTED THE FOREGOING INSTRUMENT AS SUCH OFFICERS AS THE DEED OF SAID CORPORATION, BY
ITS AUTHORITY.

NOTARY PUBLIC

STATE OF WISCONSIN

MY COMMISSION EXPIRES

SHEET 3 OF 3
DRAWING FILE: Q:\11200-11299\11230 — Ghidorzi — YMCA Additional Parking Field — 404 Franklin Street — Wausau\Drawing\Survey\11230 CSM.dwg



CIVIL & ENVIRONMENTAL ENGINEERING, SURVEYING
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MARATHON COUNTY CERTIFIED SURVEY MAP

MAP NO.
PREPARED FOR: YMCA
LANDOWNER: YMCA & CITY OF WAUSAU

ALL OF LOTS | THORUGH 8 OF BLOCK 6 AND ALL OF LOTS | THROUGH 8 OF BLOCK
[l OF MCINDOE AND SHUTER'S ADDITION, FILED IN THE MARATHON COUNTY
REGISTER OF DEEDS OFFICE, AND ALL OF VACATED FRANLKIN STREET BETWEEN
SAID BLOCK 6 AND BLOCK I OF MCINDOE AND SHUTER'S ADDITION; ALL LOCATED
IN THE NORTHWEST /4 OF THE SOUTHWEST /4 AND THE SOUTHWEST I/4 OF THE
SOUTHWEST 1/4 OF SECTION 25, TOWNSHIP 29 NORTH, RANGE 7 EAST, CITY OF
WAUSAU, MARATHON COUNTY, WISCONSIN.

WEST I/4 CORNER
: SEC. 25, T29N, R7E LEGEND
FOUND SMP NAIL @ - I-I/L IN. 0.D. IRON PIPE FOUND
© O -l-I/& IN. 0.D. X 18 IN. IRON PIPE
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b NORTHWEST CORNER [ T ——
\§ OF LOT 8, BLOCK I N;T;A; e A
| GHT-OF-Way — — —
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| l
[ .
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z 2.389 ACRES ~ Lrcdf® Li& ) o A
[~ e I" =100
. = .
g ! ____ BUILDING e x,
| i ; - AUILDING o | 0 100"
7 20-FOOT WIDE Q1 |y fREsoumon T T T — — ,
D opummeis \| =) | [y : e
______ NK i gsteesaeas Resoyr ; IGHT-0F- WAy — — —
- /I = RESOLD%N“E‘EI! DOC. #71855y .3 T-OF-Way
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So— kN T =00
s 1 . B =N o [REET
= P r | T — — RIGHT-0F-way
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L T T =
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2__— - — | 7 LoT 8 . 60" | \\\\\\\\“ ””I//////
= ' [ LO '
- e BUILDING il R My GONS/////,
e | | so BLOCK 6 | § - R //4
: MCINDOE AND o | I i~ s JOSHUA W, '-’ 2
I SHILER'S Aboition 3 Sk i PRENTICE, 1 k=
[ 0 Jie * R / ’ = 1 s-zesz/ gy —
L W \ N — [} y : —
| / & S LOT 2 [ Z »SCHOFIELD, & &
i o 29,349 SQ.FT. [ + | 25, ' $
| P 0.67L4 ACRES [ | ’//,4/03'"" &
o // \N\ "‘{
\ ~t (/] W 502
P8 Lot o | Mgy 27
—_—— =z TR 20n HTe [ Y
121.04" J 8 I SOUTHEAST CORNER
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VTS e T &~ -—0- .
;T | | T T —— S 3 T
£ l / | NOTES: | / [~ — —RIGHT-OF-way
8 |. FIELD SURVEY WAS COMPLETED ON 4-10-2024. TS e,
\ 2. BEARINGS ARE BASED ON THE MARATHON COUNTY COORDINATE SYSTEM, NAD 83(2011) DATUM AND

REFERENCED TO THE WEST LINE OF THE SOUTHWEST /4 OF SECTION 25, TOWNSHIP 29 NORTH, RANGE 7

CORNE
ggng\é\lE‘?;—gN R7ER EAST, MEASURED TO BEAR SOUTH 00°04'34" EAST.
. : ! 3. THIS CERTIFIED SURVEY MAP DOES NOT TRANSFER PROPERTY OWNERSHIP, AND THE SALE OR TRANSFER OF

FOUND BRASS DISC PROPERTY REQUIRES A RECORDED DEED EXCEPT FOR PUBLIC DEDICATIONS.
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MARATHON COUNTY CERTIFIED SURVEY MAP

MAP NO.
PREPARED FOR: YMCA
LANDOWNER: YMCA & CITY OF WAUSAU

ALL OF LOTS | THORUGH 8 OF BLOCK 6 AND ALL OF LOTS | THROUGH 8 OF BLOCK
Il OF MCINDOE AND SHUTER'S ADDITION, FILED IN THE MARATHON COUNTY
REGISTER OF DEEDS OFFICE, AND ALL OF VACATED FRANLKIN STREET BETWEEN
SAID BLOCK 6 AND BLOCK Il OF MCINDOE AND SHUTER'S ADDITION; ALL LOCATED
IN THE NORTHWEST /4 OF THE SOUTHWEST I/4 AND THE SOUTHWEST I/4 OF THE
SOUTHWEST I/4 OF SECTION 25, TOWNSHIP 29 NORTH, RANGE 7 EAST, CITY OF
WAUSAU, MARATHON COUNTY, WISCONSIN.

SURVEYOR'S CERTIFICATE
|, JOSHUA W. PRENTICE, WISCONSIN PROFESSIONAL LAND SURVEYOR S-2852, DO HEREBY CERTIFY TO THE BEST OF MY

KNOWLEDGE AND BELIEF: THAT | HAVE SURVEYED, MAPPED, AND DIVIDED ALL OF LOTS | THORUGH 8 OF BLOCK 6 AND ALL OF
LOTS | THROUGH 8 OF BLOCK Il OF MCINDOE AND SHUTER'S ADDITION, FILED IN THE MARATHON COUNTY REGISTER OF DEEDS
OFFICE, AND ALL OF VACATED FRANLKIN STREET BETWEEN SAID BLOCK 6 AND BLOCK |l OF MCINDOE AND SHUTER'S
ADDITION; ALL LOCATED IN THE NORTHWEST I/4 OF THE SOUTHWEST I/4 AND THE SOUTHWEST |/4 OF THE SOUTHWEST /4
OF SECTION 25, TOWNSHIP 29 NORTH, RANGE 7 EAST, CITY OF WAUSAU, MARATHON COUNTY, WISCONSIN, MORE
PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE WEST /4 CORNER OF SAID SECTION 25; THENCE SOUTH 00°04'34" EAST, COINCIDENT WITH THE WEST
LINE OF SAID SOUTHWEST /4, 928.79 FEET; THENCE NORTH 89°55'26" EAST, 821.32 FEET TO THE NORTHWEST CORNER OF
SAID LOT 8 OF BLOCK I, THE INTERSECTION OF THE EAST RIGHT-OF-WAY LINE OF NORTH 3RD STREET AND THE SOUTH
RIGHT-OF-WAY LINE OF MCINDOE STREET, AND THE POINT OF BEGINNING; THENCE SOUTH 85°26'56" EAST, COINCIDENT WITH
SAID SOUTH RIGHT-OF-WAY LINE OF MCINDOE STREET, 242.53 FEET TO THE NORTHEAST CORNER OF SAID LOT 5 OF BLOCK Il
AND THE WEST RIGHT-OF-WAY LINE OF NORTH 4TH STREET; THENCE SOUTH 04°50'I12" WEST, COINCIDENT WITH SAID WEST
RIGHT-OF-WAY LINE OF NORTH 4TH STREET, 550.87 FEET TO THE SOUTHEAST CORNER OF SAID LOT 4 OF BLOCK 6 AND THE
NORTH RIGHT-OF-WAY LINE OF GRANT STREET; THENCE NORTH 85°I8'44" WEST, COINCIDENT WITH SAID NORTH
RIGHT-OF-WAY LINE OF GRANT STREET, 242.09 FEET TO THE SOUTHWEST CORNER OF SAID LOT | OF BLOCK 6 AND SAID
EAST RIGHT-OF-WAY LINE OF NORTH 3RD STREET; THENCE NORTH 04°47'29" EAST, COINCIDENT WITH SAID EAST
RIGHT-OF-WAY LINE OF NORTH 3RD STREET, 550.29 FEET TO SAID NORTHWEST CORNER OF LOT 8 OF BLOCK II, SAID SOUTH
RIGHT-OF-WAY LINE OF MCINDOE STREET, AND THE POINT OF BEGINNING.

THAT THE ABOVE DESCRIBED PARCEL OF LAND CONTAINS 133,412 SQUARE FEET, 3.063 ACRES, MORE OR LESS.
THAT | HAVE MADE THIS SURVEY, DIVISION AND MAP THEREOF AT THE DIRECTION OF YMCA, AGENT OF SAID PARCELS.
THAT SAID PARCEL IS SUBJECT TO EASEMENTS, RESTRICTIONS, AND RIGHTS-OF-WAY OF RECORD.

THAT | HAVE FULLY COMPLIED WITH THE PROVISIONS OF SECTION 236.34 OF THE WISCONSIN STATUTES, WISCONSIN
ADMINISTRATIVE CODE A-E7, AND THE SUBDIVISION REGULATIONS OF THE CITY OF WAUSAU.

THAT THIS MAP IS A CORRECT AND ACCURATE REPRESENTATION OF THE EXTERIOR BOUNDARIES OF SAID PARCEL, AND OF
THE DIVISION THEREOF MADE.

> £TH \ D2 1 -
DATED THIS____ &2 DAY OF APEIL 202Y \\\\\\\\HHII///
NeCoNs%,

S %
s *JOSHUA W ~ =z

=7 Skl k2

JOSHUA W. PRENTICE =" i

WI P.L.S. $-2852 V4 =

CITY OF WAUSAU COMMON COUNCIL APPROVAL CERTIFICATE
RESOLVED, THAT THIS CERTIFIED SURVEY MAP IN THE CITY OF WAUSAU, WISCONSIN,
IS HEREBY APPROVED BY THE COMMON COUNCIL.

DATE e APPROVED

DATE e o SIGNED

DRAWING FILE: P:\6400—6499\6483A — YMCA — Yawkey Park\dwg\Survey\6483A CSM 2024.dwg SHEET 2 OF 2



2018 Topographic Survey — Vacated Franklin Street
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From: Rick Rubow

To: Lisa Parsch

Cc: Randy Fifrick

Subject: RE: Vacated Franklin Street West of 4th Street
Date: Monday, April 29, 2024 8:45:18 AM

Hello Lisa,

When we look at this area we have had one sale of a parking lot on parcel 2907- 253-
0613. It sold for 49,900 and was 4,935sqft which equates to $9.90sqft.

To note, for discussion purposes. When the YMCA assembled the property off 3 Street
for the Aspirus building and parking lot. When they were assembling those parcels the
average selling price was $39.60 a sqft plus the cost to raze. After everything was razed
they in turn sold Aspirus the parcel that they built on for $30.75 sqft.

It is also note worthy to note that parcel 253-0311 sold to the neighboring property owner.
The parcel is 1,610 sqft and sold for $50,000 or $31 sqft off Scott Street.

However, since the subject is not on 3™ Street or Scott St and also having a utility
easement running through the parcel we would make adjustments to the $9.90 sale. This
parcel would have an assessment of $32,000 or $8 sqft.

Hope this helps.

Rick

From: Lisa Parsch <Lisa.Parsch@ci.wausau.wi.us>
Sent: Wednesday, April 24, 2024 10:34 AM

To: Rick Rubow <Rick.Rubow@ci.wausau.wi.us>
Subject: Vacated Franklin Street West of 4th Street
Importance: High

Hi Rick,

Attached is the map of the vacated ROW that we discussed. Please forward a value for this
property. The leased parcel is to be included. | understand Randy talked to you about a value also.
Thanks.

Lisa Parsch
Legal Assistant
City of Wausau
407 Grant Street
Wausau WI 54403
P: 715.261.6592
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