**% 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, June 6, 2023 at 5:15 p.m.
Location: City Hall, Council Chambers

Members: Sarah Watson (C), Chad Henke (VC), Lisa Rasmussen, Tom Kilian, and Carol Lukens

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

Approval of Minutes from May 2, 2023.

JEM presentation on The River. (Ellis and Dybdahl)

Discussion and possible action directing staff to begin negotiations on The River development.
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. Discussion and possible action on First Amendment to Development Agreement and Second Amendment to Master Ground Lease
between City of Wausau and Federal Building Redevelopment Limited Partnership. (Stratz)

v

Discussion and possible action on possible sale of 1408 Bissell Street. (Stratz)

6. Discussion and possible action approving Second Amendment to Planning Option for Commonwealth Real Estate Acquisitions, LLC at
700 Grand Avenue. (Fifrick)

7. Discussion and possible action on waiver of Right of First Refusal at 7130 Packer Drive. (Fifrick)

8. Discussion and possible action approving Skywalk Easement Agreement with Foundry on 3rd PH1, LLC for connection to parking ramp
formerly known as the Sears ramp. (Brodek, T Wall rep)

9. Discussion and possible action approving the sale of tangible personal property and fixtures of Bull Falls Brewery, LLC, located at 836
and 900 East Thomas Street in TID #9, by auction. (Jacobson)

10. CLOSED SESSION pursuant to s. 19.85(1)(e), Wis. Stats., deliberating or negotiating the purchasing of public properties, the investing
of public funds, or conducting other specified public business, whenever competitive or bargaining reasons require a closed session,
regarding approval of the sale of tangible personal property and fixtures of Bull Falls Brewery, LLC, located at 836 and 900 East
Thomas Street in TID #9, by auction.

11. RECONVENE IN OPEN SESSION, to take action on closed session item, if necessary.

12. Adjourn.

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.

This Notice was posted at City Hall and emailed to the Media on 6/2/23

Members of the public who do not wish to appear in person may view the meeting live on Channel 981 of Cable TV or the City of Wausau Meetings YouTube Channel at
https://tinyurl.com/WausauCityCouncil (go to playlist and choose the meeting playlist desired). Any person wishing to offer public comment who does not appear in person
to do so, may email Liz.Brodek@ci.wausau.wi.us with “EDC public comment” in the subject line by 4:30 p.m. on the meeting day. All public comments received, either by
email or in person, if agendized, will be limited to items on the agenda only. Messages related to agenda items received by 4:30 p.m. on the meeting day will be provided to
the Committee Chair.

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 asssitance or reasonable accommodations to participate in this meeting or event due to
a disability as defined under the ADA, please call the ADA Coodinator 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.

Other Distribution: Media, Alderpersons, Mayor, City Departments

EDC Agenda



MINUTES

Economic Development Committee Meeting

Date / Time: Tuesday, May 2, 2023, at 5:15 P.M. | Meeting called to order by Henke at 5:15 P.M.

In Attendance

Members Present: Chad Henke (VC), Tom Kilian, Lisa Rasmussen, Carol Lukens
Members Absent: Sarah Watson (C)
Others Present: Shannon Graff, Tammy Stratz, Liz Brodek Atty. Anne Jacobson, Mayor Katie Rosenberg, Maryanne Groat, Andy

Brueggemann, Christopher Naumann

In accordance 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 3/7/23

Kilian motioned to approve minutes from 3/7/23, seconded by Lukens Approved Unanimously 4-0

Agenda Item 2 — Approval of Minutes from 4/11/23

Kilian motioned to approve minutes from 4/11/23, seconded by Rasmussen Approved Unanimously 4-0

Agenda Item 3 — Presentation on Thomas Street Visual Preference survey results (Naumann)

Christopher Naumann from Christopher Max Design & Development, LLC presented the results and summary from the Visual
Preference Surveys conducted on March 27, 2023, and April 5, 2023, regarding construction of single family homes on the vacant lots
of Thomas Street. The results and summary can be found on YouTube at the link below:

https://www.youtube.com/watch?v=uKM5yERKIMo&list=PLTKmYFdIHPXfMAcOXOwWUdEKTUEEE7GCoZ&index=1

Brodek noted there were 44 participants out of over 250 fliers that were distributed by hand door-to-door which equates to a 17.6%
response rating. Brodek questioned if the committee is comfortable with that as a response or if they would like to hold a 3™ visual
preference survey.

Rasmussen commented that she thought the response rate was good, noting that historically it was said that a ‘reliable enough’ sample
would be sufficient and seeing as the surveys resulted in a reasonable turnout, another survey isn’t necessary. Rasmussen also noted
the topics covered were diverse and provided asked was important information that should be relied on as it moves into the design
process. She also said that since ARPA dollars are being used, it’s important to be mindful of the cost but also try to incorporate the
elements the neighborhood would like to see and the number of homes to be built will have to be reviewed once the costs are
determined.

Henke commented he took the survey and thought it was presented well and a good result was received.

Brodek provided the committee with a timeline of the next steps in the process. She said the first step is to create an internal group
to put the pieces of the Visual Preference Survey together. She foresees the participants to include a planner, real estate agent,
developer, contractor, environmental and structural engineer, and a neighborhood resident who took the survey but wants input from
the committee if there is anyone else that should be consulted. Brodek acknowledged environmental concerns in certain areas and
explained staff will be submitting an application for a DNR Grant for an environmental assessment. Brodek hopes to bring that to
Council soon but noted she heard the turnaround time could be long. Brodek said she’d then like to reconvene with the neighborhood
to present some designs for their input which she estimated to be somewhere between late summer to late fall. She said an additional
two neighborhood meetings would be held after that for the residents to provide any additional feedback. Once those are completed,
the renderings will be tweaked to conform with the neighborhood opinions with the hopes of then putting it out to bid by the end of
this year. Brodek noted since we are using ARPA funds, they need to be committed by 12/31/24 and expended by 2026 so if any part
of the process takes a bit longer, as long as the funds are committed, it should still meet the deadline requirement.

Agenda ltem 4 —Discussion and possible action on approving sale of 1316 and 1407 N Second Street to Habitat for Humanity
(Stratz)

Stratz explained that an offer to purchase was received by Habitat for Humanity for two parcels on North Second Street. She noted
Habitat is in the process of completing their home for 2023 on North Sixth Avenue and will be able to build two homes in 2024.

Rasmussen commented she is excited Habitat is able to put up two homes next year and that the homes they’ve built in other
neighborhoods has garnered a positive relationship among all involved.

Rasmussen motioned to approve the sale of both sites, seconded by Kilian. Approved Unanimously 4-0
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Kilian agreed with Rasmussen and noted he is happy to see the homes in the area of a newer, higher cost development. He stated that
although the development looks nice, in working class neighborhoods there’s a difference between revitalization and gentrification
so he was pleased to see preservation of affordable housing and hopes there is more to balance out the pricing in the area.

Agenda Item 5 - Discussion and possible action on Commercial Rehabiitation Loan Program Policy (Stratz)

Stratz reminded the committee about the commercial rehabilitation application presented at March’s meeting which prompted
discussion about the current commercial rehabilitation loan guidelines and a request to have them revamped to comply with the
commercial market today. Stratz said there was dialogue with staff on how the guidelines should look, keeping in mind the city is a
gap financer and the commercial rehab funds are currently limited, there were not a lot of the guidelines that could be changed. She
noted they still want to keep the max loan amount at 25% of the total project cost but did say there was discussion on changing the
terms of the loan. Stratz said the terms is currently a 15 year term, 1*t year deferred payments and 3% no matter how much is borrowed.
She commented she’d like the interest rate to be 3% if under $100,000 and 4% if over that but also cap the loan amount at $200,000.
She also asked the committee for feedback on how they’d like applications brought to them, asking if they’d like a report of loans
made on a semi-annual basis or continue to bring forth each application for consideration noting that sometimes borrowers are in a
time crunch and being able to bypass taking application to a couple of committees for approval, it could move things along a bit faster.

Rasmussen commented this program has had measurable success over the years and noted the program has always been staff
approved and then reported back to the committee. She agreed that receiving a semi-annual report for the loans that have been made
is sufficient because she trusts who is managing the program. She mentioned the commercial rehab application presented in March
wasn’t a bad application, but it was asking for an exception to the guidelines which she disagrees with doing. She said when guidelines
are established, they need to be followed and she doesn’t want to see exceptions being made for anyone. Rasmussen suggested the
more flexibility and have larger loans repaid within 10 years or less depending on viability of the project, so the loan fund can be
recapitalized and be loaned out again. She also suggested incorporating flexibility in the cap limit because worthy projects may be
presented that could be funded at 35-40% but the 25% cap would limit those opportunities.

Kilian agreed with Rasmussen on shortening the repayment terms but disagrees with increasing the cap of 25% too much if that
amount has worked in the past.

Henke asked if there is a state statute that required the repayment terms to be 15 years.

Stratz replied that the commercial rehab funds are not federal funds so the guidelines can be structured as we want. She said she likes
the idea of a 10 year payback but also struggles with it because it’s smaller businesses who utilize these funds and if they have a larger
payment they may not be able to cash flow. She noted she has discussions with business on what works for them and what they can
afford so they are set up for success.

Rasmussen suggested changing the verbiage to read “financing assistance shall be made as loans not to exceed a 15 year amortization”
so the repayment term can be negotiated at the front end so if it's possible to have it repaid sooner, then it opens up the ability to
capitalize other things faster.

Henke asked if there was a time crunch in completing the updates to the criteria. Stratz replied there is not. Rasmussen and Henke
suggested staff take another month to update the guidelines based on feedback received.

No action was taken on this item.

Agenda Item 6 — Adjournment

Kilian motioned to adjourn, seconded by Lukens Approved Unanimously 4-0

Meeting adjourned at 6:09 p.m.
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June 06, 2023

RE: Development Proposal

Committee Members,

VY Properties, LLC is proposing to build a modern format 3500 capacity concert venue in
downtown Wausau near Athletic Park, named “The River". The proposed 58,000 square foot
facility includes up to 10,000 square feet of commercial retail and rental space, a 7,000 square
foot lobby reception area and a multi level concert hall in a mostly standing room format with
the exception of limited premium seating in the VIP balcony.

We view this project as a key component in the region’s long term strategic plan to attract and
retain the next generation of residents and workforce. A venue of this size and type fills a
massive gap in the touring market which until now, has been drawing millions of dollars out of
the Central Wisconsin area to be spent on entertainment in larger markets. We would like to
see that money, and those fans, stay right here.

We love Wausau, and the arts culture here is excellent, however it is absolutely critical that the
region maintains relevance in the live entertainment segment by continuing to meet growing
industry and consumer demand. At this very moment, larger markets are investing heavily into
venues like ‘The River’ which motivates residents, potential tourists, and the next generation to
spend their time and money in places with more options than Wausau has to offer.

The facility aims to be a ‘value add’ to the community, by bringing millions in spending to area
restaurants, hotels and retail, and by providing ample space for community activities such as
Wausau Events’ “Concerts on the Square” to find refuge on rainy summer days.

We hold a strong commitment to community support through charitable giving to area causes
at 5 percent of profits annually, and we hope to assist in parking solutions to the north river
area development.

In addition to live entertainment, the state of the art venue will allow Wausau to host large
format corporate conferences, and will be home to additional retail and dining experiences on
the riverfront.

Ultimately, we want to see our local economy thrive, we want tourism to grow, and we want to
see the strategic goals of the community met. This project is essential for the long term
economic health of the region.



DEVELOPMENT PROPOSAL SUMMARY

Preferred development site:

North Riverfront, downtown Wausau. Location is flexible to agreement for best fit within long
term strategic goals of the council and other stakeholders.

Parking:

For discussion; We envision a partnership solution with surface parking for multi use, offering
solutions to The River, The Wisconsin Woodchucks, and general public use.

Below assumptions based on 6 events per month average annually

Anticipated Annual Attendance:
Anticipated Total Project Cost:
Anticipated Build Cost:

Anticipate Assessed Value:

Anticipated Annual Total Economic Impact:

Anticipated Partnership Contribution (City):

Contact Information:

Joe Ellis
715.370.3400
joe@theriverconcerts.com

Anna Herman
612.741.1544
anna@theriverconcerts.com

250,000

18.3 Million

15 Million

13.1 Million

53 Million

312,000
176,400

Total Spending:
Property Tax:
Room Tax:

Twenty percent of assessed value, as
follows:

-negotiated percentage in advance
-remaining contribution via reverse TIF
credit

-Agreeable parking solution

-Sale price of land to VY Properties @
50,000.00


mailto:joe@theriverconcerts.com
mailto:anna@theriverconcerts.com

The River - Total Stack 6-2-23

Sources

Nicolet Bank $9,127,000.00 50.00%
SBA $4,127,000.00 22.61%
Investors/Sponsorships/Personal $5,000,000.00 27.39%

Total Sources

$18,254,000.00

Uses

Anticipated Build Costs

$15,000,000.00

Contingency Build Costs/Start Up Costs

$1,500,000.00

Professional Services $250,000.00
Developer Fee $900,000.00
Interest During Construction $500,000.00
Purchase of Land $50,000.00
Financing Costs $54,000.00

Total Uses

$18,254,000.00

Value of Property

80% of Cost of Build

$12,000,000.00

(80% of Build Costs per Rick Rubow)

82,000 sqft of Land - Once Developed

$1,064,700.00

($13/sgft per Rick Rubow)

$13,064,700.00
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20-UNIT AFFORDABLE HOUSING DEVELOPMENT.

Federal Building Redevelopment Limited Partnership agrees to redevelop and convert the Property into

20 apartment units in conformance with a general development pian, subject to CITY approval, Department of
Interior approval and zoning approval as residential in a Conditional Use in the Central Business District
("Development Plan”).

FINANCING ASSISTANCE.

Subject to the provisions of this Agreement, CITY shall loan Federal Building Limited Partnership, for a 30-year
period, zero percent (0%) interest, $75,000.00 from TIF # 3 for blight elimination, environmental testing and
cleanup, site preparation, infrastructure, and utilities/services. Such funding shall be provided as set forth in the
Development Plan, and the terms of such funding shall be evidenced by appropriate loan documents acceptable

to CITY.
TIME LINE FOR DEVELOPMENT.

Redevelopment of the Property is contingent upon issuance of WHEDA tax credits for the Project, which is
expected June 1% 2011, In the event Metro Plains receives said tax credits, the Project would commence July 1,
2011 and be completed by June 1, 2012, Should WHEDA choose not to award the tax credits in the 2011 cycle,
Metro Plains may re-apply for credits to be awarded June 1, 2012. In the event Federal Building Redevelopment
Limited Partnership receives said tax credits, then the developer shall commence the Project by July 1, 2012 and
complete it by June 1, 2013 consistent with the Development Plan. Notwithstanding the foregoing, if Federal
Building Redevelopment Limited Partnership does not receive the applicable tax credits by June 1, 2011, the
CITY reserves the right to accept other development proposals or to submit another Request for Proposals (RFP),

whereupon this Agreement shall terminate.
PARKING COMMITMENT,

The CITY shall designate 5 spaces abutting the Federal Building as guest parking and an additional 2 spaces for
handicapped guest parking.

Additionally, the CITY shall make available for lease parking spaces within five hundred (500) feet of the Property
(e.g., the Center Mall Ramp and/or Jefferson Street ramp) at the rate of $23.80/per month/per space including
sales tax. The number of parking spaces reserved hereunder for tenants of the Property shall be thirty (30). For
any parking spaces leased by Federal Building Redevelopment Limited Partnership or tenants of Federal Building
Redevelopment Limited Partnership after the first ten (10) years of the Lease term, the rent for each parking
space shall be adjusted to fair market rent. Fair market rent shail mean that net monthly basic rent per parking
space that a willing user would pay and the CITY would accept in an arms—fength, bona fide transaction for

space.
LEASE AGREEMENT/DEVELOPMENT PLAN.,

This Agreement is contingent upon Federal Building Redevelopment Limited Partnership entering into a Ground
Lease Agreement acceptable to the CITY and providing the Development Plan acceptable to the CITY and
Parking Space Agreement acceptable to CITY. The Ground Lease shall have a term of fifty (50) years and
require annual payments of $14,000.00 for the first lease year adjusted two percent (2%) in each lease year
thereafter. This Agreement is further contingent on the parties receiving all applicable governmental or regulatory

approvals for the Project.

NATIONAL REGISTER'S DEFINITION OF HISTORICAL ELEMENTS TO BE PRESERVED.

The CITY upon agreement with the NATIONAL PARK SERVICE shall continue to own and maintain the furniture
and may, at its option, store the furniture in the re-constructed Federal Building or at another location for

preservation purposes.






13.

14,

16.

16.

17.
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The parties, however, recognize that Federal Building Redevelopment Limited Partnership may assign its rights
hereunder to an entity established by it for the purpose of carrying out its responsibilities hereunder.

AMENDMENT, CHANGES, AND MODIFICATIONS.

This Agreement may be amended or any of Its terms modified only by written document duly authorized, executed
and delivered by CITY and Metro Plains.

FURTHER ASSURANCES AND CORRECTIVE INSTRUMENTS.

CITY and Metro Plains agree that they will, from time to time, execute, acknowledge, deliver, or cause to be
executed, acknowledged and delivered, such supplements hereto and such further instruments as may
reasonably be required for carrying out the expressed intention of this Agreement.

EXECUTION AND COUNTERPARTS.

This Agreement may be simultaneously executed in several counterparts, each of which shall be an original and
all of which shall constitute one and the same instrument.

TERMINATION.

Unless otherwise provided herein, Federal Building Redevelopment Limited Partnership shall satisfy the
contingencies set forth herein, including specifically the execution of a Ground Lease acceptable to the CITY and
finalization of approval by the CITY of the Development Plan for the Project by no later than June 1, 2011, in the
event Federal Building Redevelopment Limited Partnership fails to timely satisfy said contingencies by said date,
the CITY on written notice may terminate this Agreement. In the event of termination, Federal Building
Redevelopment Limited Partnership shall reimburse the CITY for the costs of its obligations under this

Agreement.
NQO PRIVATE RIGHT OR CAUSE OF ACTION.

Nothing contained herein shall be interpreted or construed to create any private right or any private cause af
action by or on behalf of any person not a party hereto, except as may be pravided in this Agreement.

IN WITNESS WHEREOF, the parties hereto have executed this Agreement on the day and year first above

written.
cITY %% %
By.__— L' E. \/"7‘%@/@

or

FEDERAL BUILDING REDEVELOPMENT
LIMITED PARTNERSHIP:

By:WW‘W

Rob McCready, Co-President







' ONSIN - MARATHON COUNTY
STATE OF WISC N D
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MICHAEL J. SYDOW, REGISTER OF DEEDS

MASTER GROUND LEASE
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Recording Area

Name and Return Address
Office of the City Attorney
City Hall - 407 Grant Street
Wausau, WT 54403

($30 Charge to City of Wausau)

PIN: 37.291.4.2907.253.0490 #7660
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Event of Default: An event set forth in Section 13.

Governmental Authorities: All federal, state, county and local governmental or legislative bodies
or units, the Secretary of the Interior, the Wisconsin State Historic Preservation Office, and all
other public officials, agencies, municipalities, and counties having jurisdiction with respect to

the Premises.

Hazardous Material: Any hazardous or toxic substance, material, or waste under applicable law
or regulation, now or hereatter existing, including, but not limited to, those substances, materials,
and wastes now or hereafter listed in the United States Department of Transportation Hazardous
Materials Table (49 CER 172.101) or by the Environmental Protection Agency as hazardous
substances (40 CFR Part 302) and amendments thereto, or such substances, materials and wastes
that are or become regulated under any applicable federal, state, or local law, ordinance, or
regulation including, but not limited to the Resource Conservation and Recovery Act, the Toxic
Substances Control Act, the Comprehensive Environmental Response, Compensation and Liability
Act (“CERCLA” or “Superfund”), the Clean Air Act, and the Clean Water Act,

Historic Requirements: All laws, regulations and requirements, now existing or hereafter
established or credted by any of the Governmental Authorities relating to historic aspects of the
Premises or the preservation thereof, including requirements pursuant to Section 47 of the Code
and requirements of the U.S. Department of Interior and the State Historic Preservation Office,

{mpositions: A charges and obligations relating to or arising from the Premises, including, without
limitation, all taxes, license, and permit fees, charges for public utilities of any kind, including
utilities supplied by Governmental Authorities and utilities supplied by private companies, and
obligations for ady and all other governmental charges, general and special, ordinary and
extraordinary, unforeseen as well as foreseen, of any kind and nature whatsoever, further
including, but not limited to, assessments for sidewalks, streets, sewers, water, or any public
improvements, and any other improvements or benefits which shall, during the Term hereof be
made, assessed, levied, or imposed upon, or become due and payable in connection with or a lien
upon, the Premises, or any part thereof, or Improvements thereon, or upon this Lease. The
Impositions shall not include any tax incurred by Lessor as a result of receipt of Annual Rent.

Improvements: All permanent improvements, including the Building, apartment dwelling units,
and commercial space, if any, now or hereafter located on the Premises.

Landlord’s Address: 407 Grant Street, Wausau, Wisconsin 54403, or as hereafter designated in
writing by Landlord.

Landlord's Interest: Landlord's fee simple right, title and interest in the Premises.
Lease. This Master Ground Lease, as amended pursuant to the terms hereof.

Legal Requirements: All laws, statutes, ordinances, orders, rules, regulations and requirements
of all federal, state and local governmental or quasi-governmental entities, subdivisions, agencies,
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Tenant's Address: 1600 University Avenue, Suite 212, St. Paul, MN 55104-3825, or as hereafter
designated in writing by Tenant.

Tenant’s Designated Member: The equity investor in Tenant (or a representative thereof)
designated by Tenant's Investor Members to receive Notices.

Tenant's Investor Members: The equity investors in Tenant.

Tenant Limited Partnership Agreement. The Amended and Restated Limited Partnership
Agreement or Limited Partnership Agreement of Tenant dated on or before the Commencement

Date.

Term: The period commencing on the Commencement Date, which is defined previously as
July 1, 2011, and ending on the fiftieth anniversary of the Commencement Date, unless earlier

terminated in the Bvent of Default.

When used herein, the singular shall apply to the plural, the plural to the singular, and the
use ot any gender shall apply to all genders.

SECTION 2
DEMISE OF PREMISES

Landlord leases to Tenant and Tenant leases from Landlord pursuant to the terms,
covenants and conditions set forth herein, the Premises together with the Iriprovelietits 'nbw
existing or hereafter located thereon, for the Term. Tenant hereby accepts the Premmi ses) iticliiding
the Improvements and the Building, in “AS IS” condition.

SECTION 3
RENT

(a) Beginning on the Commencement Date and on the anniversary date thereof for each
year during the Térm, Tenant, without deduction, set-off, recoupment, counterclaim, or demand,
shall pay the Anrual Rent for the applicable year to Landlord at Landlord’s Address.

(b)  Tenant, as Additional Rent, covenants and agrees, commencing on the
Commencement Date and at all times thereafter during the Term, to pay, as the same become due
and payable and before any fine, penalty, interest, or other charge which may be added thereto
for the non-payment thereof, all Impositions excluding therefrom so such thereof as is'prapérly
allocable to petiods before or after the Term. The parties agree to send promptly to the 6thét party
copies of any nofices in respect of the Impositions. # 37

©) Tenant shall have the right, if Tenant disputes the amount or validity of any
Impositions upon the Premises or Improvements thereon (whether in respect of the amount of tax
assessment or otherwise) to contest and defend against the same, and in good faith diligently to
conduct any necessary proceedings to prevent and avoid the same; provided, however, that such
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this regard, Landlord and Tenant have provided for additional Subtenant parking pursuant to that
certain Parking Space Agreement bearing even date herewith, the terms of which are incorporated

herein and included as a part hereof,

(b)  From and after the Commencerent Date, Tenant shall not commit or allow waste
on the Premises and not use or allow use of the Premises for any unlawful purpose, ot in violation
of any certificate of occupancy, or for any purpose that may constitute a nuisance, public or
private, nor suffer amy dangerous article to be brought on the Premises unless safeguarded as
required by law. From and after the Commencement Date, Tenant agrees to promptly comply with
all applicable statutes, regulations, rules, ordinances, orders, and requirements of all
Governmental Authorities, including those relating to Hazardous Material, Historic Requirements,
Impositions, Legal Requirernents, LIHTC Requirements, and the Americans with Disabilities Act
of 1990. Tenant shall be responsible for the design, construction and rehabilitation of the
Premises in compliance with requirements of present and future Legal Requirements, including
those established by the Governmental Authorities, The parties agree to give notice promptly to
each other of any notice from any Governmental Authorities relating to the Premises, including
any notice pertaining to air and water quality, Hazardous Materials, waste disposal, air emissions,
other environmental maters, or otherwise restricts the use or occupancy of the Premises for the
purposes described in Section 6(a). Tenant may, in good faith, dispute the validity of any
complaint or action taken pursuant to or under color of any of the foregoing, defend against the
same, and, in good faith, diligently coriduct any necessary proceedings to prevent and avoid any
adverse consequence relating to same. Tenant agrees that any such contest shall be prosecuted to
a final conclusion as speedily as possible, and Tenant wil] save Landlord harmless with respect
to such Legal Requirements and actions required by any Governmental Authorities.

(c)  Fromand after the Commencement Date, Tenant shall work diligently and exercise
its best efforts to complete the construction and rehabilitation of the Premises pursuant to the Plans
and Specifications within 12 months after the Commencement Date.

(d  Tenant shall engage in leasing activities relating to the Premises at all times in
compliance with Legal Requirerents, including the LIHTC Requirements. Further, Tenant shall
at all times maintain and operate the Premises in full accordance with Legal Requirements,
including Historic Requirements and in compliance with regulations issued by the Department of
Housing and Urban Development, including laws and regulations relating to nondiscrimination

(the “Housing Requirements®).

(e) Tenant shall engage a property manager reasonably knowledgeable and experienced
in matters relating to Legal Requirements, including LIHTC Requirements, Housing Requirements

and Historic Requirements.

SECTION 7
MAINTENANCE AND REPAIR

From and after the Commencement Date, Tenant, at Tenant’s sole cost and expense, shall
keep the Premises and the Improvements structurally sound and in good order and condition,
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amounts as Landlord and Tenant shall mutually agree to be reasonably necessary for the protection
of their respective interests in the Premises under this Lease; and (2) public liability insutance with
coverage in amounts not less than $1,000,000.00 annual aggregate coverage and $1,000,000.00
per occurrence. Tenant may satisfy the insurance requirements imposed upon Tenant under this

Lease through a blanket policy of insurance.

(b)  Except to the extent claims resuli from any negligent or intentional act of Landlord
or its agents or employees, Tenant agrees to defend, indemnify and hold Landlord harmless
against any and all third party claims against Landlord relating to the Premises, including claims
for (1) personal injury or death and property damage arising from the Premises, intentional or
negligent acts of Tenant, its agents, contractors, employees, servants, Sublessees or invitees, or
the occupancy or use by Tenant or its Sublessees of the Premises, or by Tenant's agents,
contractors, employees, servants, Sublessees or invitees; (2) the lien of any contractor for labor
or materials supplied in connection with the construction, repair or replacement of any
Improvements; and (3) any lien, penalty, cost, expense or liability arising in connection therewith:
and (4) together with attorney's fees and costs reasonably incurred by Landlord in defending any
such claim or liability. Tenant's liability insurance policy shall include contractual liability
coverage insuring Tenant's obligations under this Section. Tenant's obligations under this Section
shall survive expiration or termination of this Lease. ‘

(¢)  Subject to applicable Legal Requirements, including Historic Requirements, in the
event that the Premises or any portion thereof is destroyed or not otherwise available for
occupancy for more than thirty (30) days as a result of the occurrence of fire or other casualty

" event:

() If insurance proceeds received as a result of such casualty event are in the
judgment of both Landlord and Tenant sufficient to rebuild an economically feasible
project, then Tepant shall cause such proceeds to be used for reconstructing the Premises
or part thereof, beginning no later than sixty (60) days following the payment of such

insurance proceeds; and

(i)  If insurance proceeds received as a result of such casualty event are in the
judgment of both Landlord and Tenant not sufficient to rebuild an economically feasible
project or part thereof, or the casualty occurs during the last two (2) years of the Term,
then Tenant shall demolish and raze completely the damaged Improvements, including
removing all basements and foundations, filling excavations, clearing the Premises,
returning the surface to grade, and leaving the Premises safe and free of hazards and
debris, and any insurance proceeds then remaining (other than proceeds payable for items
other than the Improvements) shall be allocated and paid to Landlord and/or Tenant
pursuant to Section 11(d) and this Lease shall terminate effective as of the date of such

payment.

(d)  Tenant shall deliver certificates of insurance policies required hereunder to
Landlord prior to the Commencement Date and within thirty (30) days after Tenant's receipt of
updated, renewed'or new policies issued to Tenant during the balance of the Term. Each such
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shall relieve the Tenant from Tenant's obligations hereunder unless Landlord specifically agrees
to release Tenant in writing .

(b) Tenant shall not enter into any Sublease of any portion of the Premises, the
occupancy of which either singularly or in the aggregate with other Subtenarits of the Premises,
cause the Premises to be deemed “tax exempt use property” under applicable law or
Section 47(c)(2)(B)(v) of the Internal Revenue Code of the United States of America. Further,
the terms and provisions of Subleases shall at all times after the Commencement Date require
Subtenants to be in compliance with Tenant's obligations hereunder, as well as the Legal
Requirements, including the requirements of Governmental Authorities, Hazardous Material,
Historic Requirements and LIHTC Requirements.

SECTION 13
EVENTS OF DEFAULT

(a)  Any one or more of the following events shall constitute an “Event of Default” by
Tenant hereunder:

() 1f default is monetary in nature, including failure to timely pay any Rent,
the failure to cure same within thirty (30) days from the date of Notice of Default; or

(i)  If default shall be made by Tenant in the material performance of, or in
compliance with, any other terms, covenants, or conditions contained in this Lease, and
the same is not cured within ninety (90) days from the date of Notice of Default from

Landlord to Tenant; or

(iif)  Default by Tenant under any of the Loan Documents or Mortgages
pertaining to the Premises and entered into by Tenant, which default continues beyond the
applicable period provided for the cure thereof.

(iv)  Tenant's abandonment of the Premises for a period of 180 days after written
notice thereof from Landlord to Tenant specifying the basis for Landlord's claim that an
abandonment has taken place; however, surrender of all or any part of the leasehold
interest of Tenant to mortgagee or to a permitted assignee or subtenant or such other party
or parties succeeding to Tenant's interest hereunder, shall not constitute an abandonment.

(v)  The appointment of a receiver to take possession of the Premises or of
Tenant's leasehold estate or of Tenant's operations with respect to the Premises for any
reason, including assignment for the benefit of creditors or voluntary or involuntary

bankruptcy proceedings.

(vi)  An assignment by Tenant for the benefit of creditors or the filing of a
voluntary or involuntary petition by or against Tenant under any law for the purpose of
adjudicating Tenant a bankrupt; or for extending time for payment, adjustment, or
satisfaction of Tenant's liabilities; or for reorganization, dissolution, or arrangement on
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at twelve percent (12%) per anoum; (2) reenter the Premises without termination of the Lease and
Tenant's right to possession, and enforce Landlord's rights and remedies under the Lease; (3) with
or without termination of this Lease or Tenant's right of possession, cure Tenant's default and
thereafter enforce its rights pursuant to Section 15; (4) without termination of the Lease, terminate
Tenant's right to possession of the Premises. No payment , performance, or act of compliance by
Landlord of or with any of Tenant's obligations under this Lease shall constitute a waiver or cure
of Tenant's default, or render Landlord liable for any loss or damage resulting from any such
paymment, performance or act of compliance. Landlord's remedies shall be cumulative, and
Landlord's election to pursue any remedy expressly provided for herein shall not be deemed to

exclude or waive any other remedy allowed by law or in equity.

(b)  Inthe Event of Default, Landlord shall be entitled to recover against Tenant its
reasonable legal fees and coss.

SECTION 17
LANDLORD’S WARRANTIES

Landlord warrants that so long as Tenant shall not be in default hereunder beyond any
applicable cure period, Tenant shall quietly hold, occupy, and enjoy the Premises and all rights
relating thereto during the Term, without hindrance, ejection, or molestation by Landlord or any
party claiming by, through, or under Landlord.

SECTION 18
ESTOPPEL CERTIFICATES

Landlord agrees at any time and from time to time, within 10 days after reasonably
requested by Tenant in writing, to execute, acknowledge, and deliver, without charge, to Tenant,
or to any person designated by Tenant, a statement in writing certifying: (i) that this Lease is in
full force and effect and has not been modified, assigned, subleased, supplemented, or amended
except by such writings as shall be stated; (1i) that no Notice of Default of this Lease has been
served on Tenant (or if Landlord has served such notice, that the default has been cured or the
termination has been revoked, if such be the case); (iii) that Landlord has no claims against Tenant
hereunder (or, if Landlord has any such claims, specifying the same); and (iv) the dates to which
the Annual Rent and Additional Rent have been paid by Tenant. '

SECTION 19
PASSTHROUGH ELECTION

(a)  Landlord hereby agrees, thatif it is deemed the owner of the Premises, to cooperate
with Tenant to file an election (the “Election”) with respect to the Building, to pass through the
Federal Historic Credit pursuant to Section 47 of the Internal Revenue Code (the “Federal Historic
Credits”) relating to the Premises to Tenant pursuant to the provisions of Section 50(d) of the
Code and Section 1.484 of the Treasury Regulations. Tenant shall be responsible for preparation
and timely submission of the Election,

12
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SECTION 23
NO PARTNERSHIP

Landlord shall not be construed ot held to be a partner or associate of or joint venturer
with Tenant in the conduct of Tenant’s business, it being expressly understood and agreed that the
relationship between the parties hereto is and shall at al] times remain, during the Term, that of

landlord and tenant.

SECTION 24
NO WAIVER

No failure by Landlord or Tenant to insist upon the performance of any term, covenant,
or condition of this Lease or to exercise any right or remedy consequent upon a default or Event
of Default hereunder, and no acceptance of full or partial payment of Annual Rent or Additional
Rent during the continuance of any such default or Event of Default shall constitute a waiver of
any such default or of such term, covenant, or condition. No waiver of any default or Event of
Default shall affect or alter this Lease, but each and every term, covenant, and condition of this
Lease shall continue in full force and effect with respect to any other then existing or subsequent
default or Event of Default hereunder.

SECTION 25
APPLICABLE LAW, CONSTRUCTION OF LANGUAGE OF LEASE

This Lease is made pursuant to, and shall be construed and enforced in accordance with,
the laws in force in the State of Wisconsin. All provisions of this Lease shall be construed to be
“conditions” and “covenants” as though language specifically expressing or imposing covenants
and conditions were used in each separate provision of this Lease.

SECTION 26
COVENANTS RUN WITH THE LAND

The parties hereto covenant and agree that all of the terms, covenanis, conditions,
agreements, rights, privileges, obligations, duties, specifications, and recitals in this Lease
contained shall be construed as covenants running with the land, and as extending to, inuring to
the benefit of, and binding upon Landlord and Tenant and thejr personal representatives,
successors, and assigns fo the same extent as if said personal representatives, successors, and
assigns were herein named as original parties hereto, all to the end that this Lease shall bind the
owner and holder of any interest whatsoever in or o the Premises and the Improvements thereon
during the term; provided, however, that no rights shall accrue to any personal representative,
successor, or assign of Tenant not permitted under Section 12.

SECTION 27
NO BROKER

The parties hereto covenant and agree with each other that no person is entitled to a
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necessary in connection with rehabilitation and conversion of the Premises.

SECTION 33
COUNTERPARTS

This Lease may be executed in multiple counterparts or in duplicate, and when so executed
by all parties shall constitute one agreement.

SECTION 34
TOTAL AGREEMENT

This Lease contains the entire agreement between the parties and cannot be changed or
modified except by a written instrument subsequently executed by the parties hereto.

SECTION 35
TIME OF THE ESSENCE

Time is of the essence in all provisions of this Lease to be performed by or on behalf of
Tenant.

SECTION 36
THIRD PARTY RIGHTS

Notwithstanding anything to the contrary set forth elsewhere in this Lease, Landlord and
Tenant hereby acknowledge and agree that Tenant's Investor Members shall be deemed third-party
beneficiaries of the provisions of this Lease which entitle the Tenant's Designated Member to
receive Notices hereunder and the Tenant's Investor Members to exercise Tenant's right o cure
hereunder. Nothing herein, however, shall require Landlord to name any of Tenant's Investor
Members in any legal proceedings instituted by Landlord under Section 16.

SECTION 37
OWNERSHIP OF IMPROVEMENTS

All improvements made by Tenant pursuant to the Plans and Specifications shall remain
the property of Tenant until the end of the Term. At the end of the Term, Tenant's improvements
shall be the property of Landlord. Tenant, however, shall have the absolute and unrestricted right
(but not the obligation) to remove any or all of its personal property or trade fixtures as defined
under applicable law prior to the end of the Term. Personal property and trade fixtures which are
not removed prior fo termination shall thereafter become the property of Landlord.

16
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FIRST AMENDMENT TO DEVELOPMENT AGREEMENT
AND SECOND AMENDMENT TO MASTER GROUND LEASE

THIS FIRST AMENDMENT TO DEVELOPMENT AGREEMENT AND SECOND
AMENDMENT TO MASTER GROUND LEASE (this “Amendment”) is made effective as of the
day of , 2023 (the “Effective Date”), by and between the City of Wausau, Wisconsin, a
Municipal Corporation of the State of Wisconsin (the “City”) and Federal Building Redevelopment
Limited Partnership, a Wisconsin limited partnership, or its designee, qualified to do business in
Wisconsin (“Tenant”).

RECITALS

WHEREAS, the City and Tenant entered into that certain Development Agreement dated as of
January 31, 2011 (the “Development Agreement”); and

WHEREAS, pursuant to the Development Agreement, the City and Tenant entered into that certain
Master Ground Lease dated as of February 1, 2011 (the "Ground Lease") with respect to the real property
located in the City of Wausau, County of Marathon, State of Wisconsin, described on the attached Exhibit A
(the "Premises"); and

WHEREAS, the City and Tenant entered into an Amended and Restated Master Ground Lease
dated as of March 15, 2012; and

WHEREAS, the parties hereto now desire to amend certain terms of the Development Agreement
and Ground Lease (capitalized terms which are not otherwise defined herein shall be deemed to have the
same meanings herein as are ascribed to such terms in the Development Agreement or the Ground Lease,
as the case may be).

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

1. Amendments to Development Agreement.

Section 3 Rent shall be amended to reflect the addition of the $121,000.00 loan (b.)

3.a Financing Assistance. Subject to the provisions of this Agreement, CITY shall
loan Federal Building Limited Partnership, for a 30-year period, zero percent (0%) interest,
$75,000.00 from TIF #3 for blight elimination, environmental testing and cleanup, site
preparation, infrastructure, and utilities/services. Such funding shall be provided as set
forth in the Development Plan, and the terms of such funding shall be evidenced by
appropriate loan documents acceptable to CITY.

3.b. Subject to the provisions of this Agreement, CITY shall loan Federal Building
Limited Partnership, for an 8-year period, two percent (2%) interest, $121,000 from TIF
#3 for blight elimination and rehabilitation of the historical structure. Such funding shall
be provided as set forth in the Development Plan, and the terms of such funding shall be
evidenced by appropriate loan documents acceptable to City.

2. Amendment to Master Ground Lease. Addition of the $121,000.00 loan.




a. Section 1 Definitions. shall be amended to reflect the addition of the $121,000.00
loan from the City of Wausau.

Loan Documents: All documents evidencing or securing the Mortgages encumbering
Tenant’s leasehold interest in the Premises securing the following loans: first loan of
$3,100,000.00 in favor of the Wisconsin Housing and Economic Development Authority,
second loan of $548,800.00 in favor of the Wisconsin Department of Administration, third
loan of $75,000.00 in favor of the City of Wausau, and fourth loan of $121,000.00 in favor
of the City of Wausau.

Mortgages: The mortgages or deeds of trust encumbering Tenant’s leasehold interest in
the Premises described as follows: first mortgage securing indebtedness in the amount of
$3,100,000.00 in favor of the Wisconsin Housing and Economic Development Authority,
second mortgage securing indebtedness in the amount of $548,800.00 in favor of the
Wisconsin Department of Administration, third mortgage securing indebtedness in the
amount of $75,000.00 in favor of the City of Wausau, and fourth mortgage securing
indebtedness in the amount of $121,000.00 in favor of the City of Wausau.

b. Section 3 Rent.

(a) Beginning on the Commencement Date and on the anniversary date thereof for
each year during the Term, Tenant, without deduction, set-off, recoupment,
counterclaim, or demand, shall pay the Annual Rent for the applicable year to
Landlord at Landlord’s Address, except for the annual rent payment due during the
eight year loan shall be forgiven which shall start 7/1/2024; however, the
difference between the annual loan and the lease payment shall be paid to the City.
By way of example, Metroplains will pay the City $17,000 in annual rent in 2023.
Per the Development Agreement, this rent increases 2% annually and will continue
to do so with this amendment. The annual loan payment, which will begin in 2024,
will be $16,538.88. Using the 2023 lease payment of $17,000 - $16,538.88 loan
payment = $461.12 would be due to the City for rent.

3. Lender Consent. Tenant shall use commercially reasonable efforts to promptly obtain a
consent to this Amendment from each of its mortgage lenders with a mortgage on Tenant’s leasehold
interest in the Premises in the form attached hereto or in a form otherwise reasonably acceptable to the City.

4. Reaffirmation of Development Agreement and Master Ground Lease. The
Development Agreement and the Master Ground Lease, both as modified by this Amendment, remain in
full force and effect, and all terms of the Development Agreement and the Master Ground Lease, as
modified hereby, are hereby ratified and reaffirmed. The provisions of the Development Agreement and
the Master Ground Lease not affected by this Amendment remain in full force and effect.

5. Representations and Warranties of Tenant. Tenant hereby represents and warrants to
the City that:

a. After giving effect to this Amendment, all of the representations and warranties
made by Tenant in the Development Agreement and the Development Agreement
and the Master Ground Lease are true and accurate in all material respects on the
Effective Date of this Amendment, and no event of default under the Development
Agreement or the Master Ground Lease 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 and the Master Ground
Lease, as amended, have been duly authorized by all necessary action of Tenant.
This Amendment is the valid and binding obligation of Tenant, enforceable against
Tenant in accordance with its terms.

6. 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 faxed and 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.

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

TENANT:

Federal Building Redevelopment Limited Partnership

By:

Rob McCready, Co-President

THE CITY

THE CITY OF WAUSAU, WISCONSIN

By:

Katie Rosenberg, Mayor

Attest:

By:

Kaitlyn A. Bernarde, Clerk



EXHIBIT A

LEGAL DESCRIPTION OF THE PREMISES

Lots 1, 4, 7 and 8, Block 8;

and

The West 29 feet of Lots 2, 3 and 6, Block 8, Original Plat of the City of Wausau, Marathon
County, Wisconsin.

Parcel Identification Number: 291.2907.253.0490



MORTGAGEE’S CONSENT

WHEREAS, pursuant to a certain [Mortgage] (the “Mortgage”) given to | |
(“Lender”) by Federal Building Redevelopment Limited Partnership (“Ground Lessee™) dated at of
[ , ] and recorded with the Register of Deeds for Marathon County, Wisconsin on
[ , ] as Document No. | |, Lender took an interest, as mortgagee, in Ground
Lessee’s leasehold interest in a portion of the property described on Exhibit A attached to and made a part
of this Declaration (the “Mortgaged Property”); and

WHEREAS, Lender now wishes to consent to the terms and conditions of this First Amendment
to Development Agreement and Second Amendment to Master Ground Lease (this “Amendment”).

NOW, THEREFORE, Lender hereby consents to Tenant entering into this Amendment.

By:
Name:
Title:




Planning, Community and Economic Development TEL: (715) 261-6680
Liz Brodek, Development Director FAX: (715) 261-6808

MEMO

TO: Economic Development Committee Members
FROM: Tammy Stratz, Community Development Manager
DATE: June 2, 2023

RE: 1408 Bissell Street

The City of Wausau has owned 1408 Bissell Street for over 40 years. The original building was moved to this site and
then was added onto to create 8 bedrooms. The goal was to specifically work with North Central Health Care and their
extremely handicapped male clients. North Central paid rent to the City and maintained the property. The City was
responsible for building maintenance and upgrades.

This partnership worked very well for most of these 40 years. Several months ago we heard from the County that North
Central was planning to relocate their clients and no longer needed the Bissell Street property. North Central did not
confirm this but then an event happened at Bissell Street which caused the tenants to be temporarily relocated while we
made some upgrades/repairs. These repairs took a couple weeks to perform. Once they were completed, North Central
requested several additional, unnecessary repairs to be made before they would move back in. For example — several
blinds were bent and they wanted them replaced, a kitchen cupboard was broken, a piece of trim was missing — none
that should stop a tenant from moving back in.

This incident, with others throughout the years, was an indication that this partnership was no longer working and it is
time to sell the house. The City gave North Central a 90-day notice to vacate — which takes them through July to remove
their personal property. In the meantime, we had an appraisal completed on the property — which is attached.

Staff is requesting authorization to sell the property and return it to the tax roll. 1f you have any questions or concerns,
please feel free to call me at 715-261-6682 or e-mail me at tammy.stratz@ci.wausau.wi.us.

Thank you.

407 Grant Street — Wausau, W1 54403


mailto:tammy.stratz@ci.wausau.wi.us

APPRAISAL OF REAL PROPERTY

1408 Bissell St
Wausau, WI 54401

LOCATED AT
1408 Bissell St
Wausau, WI 54401
BONNIE DOON 1ST ADD LOTS 8 & 9 BLK 5

FOR
Ms. Tammy Stratz and the City of Wausau
407 Grant Street
Wausau, WI 54403

OPINION OF VALUE
295,000

AS OF
05/08/2023

BY
Benjamin Shuman
Phillips Valuation & Consulting, LLC
6005 Hilgemann Street
Weston, WI 54476
715-218-8499
ben.shuman@phillipsvaluation.com

Form GA1V - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Serial# 49433B6B  Serial# CA7B2760
esign.alamode.com/verify



Phillips Valuation & Consulting, LLC
6005 Hilgemann Street

Weston, WI 54476
715-218-8499

05/08/2023

Ms. Tammy Stratz and the City of Wausau

City of Wausau
407 Grant Street
Wausau, WI 54403

Re: Property:
Borrower:

File No.:

Opinion of Value: $
Effective Date:

In accordance with your request, we have appraised the above referenced property. The report of that appraisal is

attached.

The purpose of the appraisal is to develop an opinion of market value for the property described in this appraisal
report, as improved, in unencumbered fee simple title of ownership.

This report is based on a physical analysis of the site and improvements, a locational analysis of the neighborhood and
city, and an economic analysis of the market for properties such as the subject. The appraisal was developed and the

report was prepared in accordance with the Uniform Standards of Professional Appraisal Practice.

The opinion of value reported above is as of the stated effective date and is contingent upon the certification and

1408 Bissell St
Wausau, WI 54401
N/A

23-218

295,000
05/08/2023

limiting conditions attached.

It has been a pleasure to assist you. Please do not hesitate to contact me or any of my staff if we can be of additional

service to you.

Since esign.alamode.com/veri Serial:49433B6B

Benjamin Shuman

License or Certification #: Trainee
State: WI Expires: 12/14/2023
ben.shuman@phillipsvaluation.com

Serial# 49433B6B  Serial# CA7B2760
esign.alamode.com/verify



Borrower N/A File No. 23-218

Property Address 1408 Bissell St

City Wausau County Marathon State wiI Zip Code 54401

Client Ms. Tammy Stratz

TABLE OF CONTENTS

BOVET PAGE ..ottt ettt e st ss sttt e et s e s s e s st sttt ettt ettt s st e et sttt ettt nes 1
LEHET OF TrANSIMELAL .......cvocvocvecectcetec ettt b b et s bbbt bbb b s R s s s s s bbb bbbttt s b s e st s ettt aen 2
Summary of Salient Features ... o 3
O T30 OO 4
GP RESIABNTAL ......o.cvoveeveiece ettt s s s s s R S ss e R bR bR bR bR bR R bR R bbbt 5
AdAIIONAl COMPATADIES 4-6 ...ttt ettt e s s e e et ee s e s et e s s e s e eseeeeeneeneesees e et et ee s et an e et es s e et eneeneeseenesseeseesesnenean, 6
GP RESIABNTAL ........veveevesece ettt s s s s AR bR bR bR bR bR bR R bRttt 7
Supplemental Addendum

Supplemental Addendum

BUIIGING SKEICR ...ttt ettt e e s et e s e s e s et se e e s s s eeeeneeeeeeeesees e s e et eeseeseesenese e s e et st eneeneeseeneeneesees et eesenseeseneaee

RS0 0T 501100
SUDJBCE PROTOS ...vvvvettctece sttt bbb bbbt bbb bbb bbb bbb s bbb bbb bbb s bbbt s bbb
Interior Photos ...
IMEBIION PROTOS ..ottt sttt sttt sttt s s s s s bbb bbbttt e b st s s s e s s bbbttt bbbt n e s e e
INMEBIION PROTOS ...o.voovevetecvce ettt R s bR s e bRt s bbb et
LOCATION IVIAD ..ottt ettt ettt s st es bt s st s bt bt en bt s bt n bt e bt e bt n bt e bt et et n bt b et b et b b et et e b et b s et s e bbbttt ettt s et s
RS PP
Comparable Photos 1-3 ...
COMPATADIE PROTOS 4-6 .......cvoieceieieieetcte ettt sttt sttt s s st s bttt sttt ettt e E 8 b e s bt s e s sttt ettt et et en s st st st st ses
UAD DEFINItIONS AQABNAUM ....oocvoveeeeieeseee ettt sttt st b bt e sttt b bbb b s s e st s e et s s st bttt s s en s st s s s s s ettt 20
BB ottt R RS AR AR AR R AR R R R R AR R bRt en 23
LICBINISE ©.vvoveveieeveeie ettt sttt sttt ettt et b st s e e b e st E A AR AR SRR R bR bR bR A AR R A bR bR bbbttt bttt 24

Serial# 49433B6! Serial# C. 2760
Form TOCNP - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE oo iamadecomiverty Te2T



SUMMARY OF SALIENT FEATURES
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Subject Address
Legal Description
City

County

State

Zip Code

Census Tract

Map Reference

1408 Bissell St

BONNIE DOON 1ST ADD LOTS 8 & 9 BLK 5

Wausau

Marathon

Wi

54401

0004.00

48140

PRICE & DATE

Contract Price

Date of Contract

PARTIES

Borrower

Client

N/A

Ms. Tammy Stratz

DESCRIPTION OF IMPROVEMENTS

Size (Square Feet)

Price per Square Foot

2,272
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=
=

Location N;Res;

Age 71

Condition C4

Total Rooms 8

Bedrooms 4

Baths 2

Appraiser Benjamin Shuman
Effective Date of Appraisal 05/08/2023

Opinion of Value $ 295,000

Form SSF - "TOTAL" appraisal software by a la mode, inc

.- 1-800-ALAMODE

Serial# 49433B6B  Serial# CA7B2760
esign.alamode.com/verify



Phillips Valuation and Consulting, LLC

RESIDENTIAL APPRAISAL REPORT FileNo: 23-218

MARKET AREA DESCRIPTION

Property Address: 1408 Bissell St City: Wausau State: wi Zip Code: 54401
- County: Marathon Legal Description.  BONNIE DOON 1ST ADD LOTS 8 & 9 BLK 5
8 Assessor's Parcel #: 291-2907-224-0008
= Tax Year: 2022 R.E. Taxes: $ 0 Special Assessments: $ 0 Borrower (if applicable): N/A
2 Current Owner of Record: City of Wausau Occupant: [ | Owner [ ] Tenant X Vacant \ [ ] Manufactured Housing
Project Type: [ ] PUD [ ] Condominium [ ] Cooperative [ ] Other (describe) HOA:$ 0 [ ] peryear [ | per month
Market Area Name:  City of Wausau Map Reference: 48140 Census Tract.  0004.00
The purpose of this appraisal is to develop an opinion of: DX Market Value (as defined), or [ | other type of value (describe)
This report reflects the following value (if not Current, see comments): X Current (the Inspection Date is the Effective Date) [ ] Retrospective [ ] Prospective
E Approaches developed for this appraisal: X Sales Comparison Approach [ ] Cost Approach [ ] Income Approach  (See Reconciliation Comments and Scope of Work)
g Property Rights Appraised: DX Fee Simple [ | Leasehold [ ] Leased Fee [ ] Other (describe)
5 Intended Use:  To develop an opinion of market value, as of the effective date of the appraisal.
7]
& | Intended User(s) (by name or type): M. Tammy Stratz and the City of Wausau
Client:  Ms. Tammy Stratz Address: 407 Grant Street, Wausau, WI 54403
Appraiser:  Benjamin Shuman Address: 6005 Hilgemann Street, Weston, W1 54476
Location: [ ] Urban X Suburban [ ] Rural Predominant One-Unit Housing Present Land Use Change in Land Use
Built up: D Over75% [ ] 25-75% [ Under 25% Occupancy PRICE AGE | One-Unit 45 %| D Not Likely
Growth rate: [ ] Rapid X Stable [ ] Slow > Owner $(000) (yrs) | 2-4 Unit 5% ([ | Likely* [ ] InProcess *
Property values: [ | Increasing [} Stable [ ] Declining [ ] Tenant 35 Low 19 |Multi-Unit 5%]| * To:
Demand/supply: D Shortage [ ]InBalance [ ] OverSupply |[ ] Vacant (0-5%) 491 High 122 [Comm!l 15%
Marketing ime: D€ Under 3 Mos. [ ] 3-6Mos. [ ] Over6Mos. | D Vacant (>5%) 270 Pred 50 |Other 30%
Market Area Boundaries, Description, and Market Conditions (including support for the above characteristics and trends): Market conditions are considered to

be positive, or reflective of the generally positive market conditions of the area. MLS records indicate values appear to be stabilizing. Normal
exposure time would be under 3 months. Most sales use conventional financing, financing concessions are not a factor. Normal list/sale price
ratio is near to over 100%

Subject is bound to the north by Merrill Avenue, to the south by West Bridge Street, to the east by North 3rd Avenue, to the west by Highway
51. The subject neighborhood consist of a mix between residential properties, commercial and multi-family properties, and also includes
Wausau West & Newman Catholic, High Schools. Access to support facilities is considered to be good, being located less than one mile
from the goods and services found in the City of Wausau

SITE DESCRIPTION

Dimensions:  190'X113.75' Site Area: 21,612 sf
Zoning Classification: SR-3 Description:  Residential

Zoning Compliance: D& Legal [ ] Legal nonconforming (grandfathered) [ ] llegal [ ] No zoning
Are CC&Rs applicable? [ ] Yes D& No [ ] Unknown Have the documents been reviewed? [ ] Yes [ | No  Ground Rent (if applicable) ~ $ /

Highest & Best Use as improved: D] Presentuse, or [ Other use (explain) ~ Single family residential is considered best use of subject property.

Actual Use as of Effective Date: Senior Housing Use as appraised in this report: Single Family Residence

Summary of Highest & Best Use: To use as a single family residential property is considered best use of subject property.

Utilities Public  Other Provider/Description Off-site Improvements Type Public Private | Topography —~ Mostly Level

Electricity X [] Public Street Asphalt / Black Top X [ [Sie 21,612 sf

Gas X [ ] N-Gas Curb/Gutter ~ Public X [] [Shape Rectangle

Water X [] Public Sidewak  None ][] |Drainage Standard

Sanitary Sewer X [ ] Public Street Lights Public X [ | View N;Prk;

StomSewer X [ | Public Alley None N

Other site elements: [ Inside Lot [ ] Corner Lot [ | Culde Sac [ | Underground Utilities [ ] Other (describe)

FEMA Spec'l Flood Hazard Area [ ] Yes DX No FEMA Flood Zone X FEMA Map # 55073C0382F FEMA Map Date  07/22/2010

Site Comments:  While no adverse site conditions or external factors are known, no guarantee is made that they do not exist. No zoning
problems are readily apparent. Compliance with exact setbacks and technical zoning requirements are beyond the scope of this appraisal.

DESCRIPTION OF THE IMPROVEMENTS

General Description Exterior Description Foundation Basement [ ] None Heating

# of Units 1 [ ] Acc.Unit | Foundation MsnryBlk/Avg | Slab N/A Area Sq.Ft. 1,638 Type FA

# of Stories 1 Exterior Walls Brk/Vin/Avg Crawl Space N/A % Finished 7594 Fuel N-Gas

Type DX Det. [ ] Att. [ ] Roof Surface AsphSgh/Gd-Avd Basement  Full Ceiling Drop

Design (Style) DT1;Ranch Gutters & Dwnspts.  Alum/Avg Sump Pump [ ] N/A Walls Standard Cooling

D Existing [ ] Proposed [ ] Und.Cons. [ Window Type DH/Avg Dampness [ | N/A Floor WD/Cer/Avg |Central  AC

Actual Age (Yrs.) 71 Storm/Screens Nylon/Avg Settlement  N/A Qutside Entry Walk-Out Other

Effective Age (Yrs.) 15 Infestation ~ N/A

Interior Description Appliances Attic [ |None | Amenities Car Storage [ ] None

Floors Cer/Avg Refrigerator D[ Stairs X | Fireplace(s) # 1 Woodstove(s) # 0 Garage #ofcars ( 6 Tot)

Walls DW/Avg Range/Oven  D)|Drop Stair [ ]|Patc  None Attach. 0

Trim/Finish Wd/Avg Disposal [ J|Scute  D|Deck  Wooden Detach. 0

Bath Floor Cer/Avg Dishwasher ~ D{|Doorway [X|Porch  Front Bit-in 2

Bath Wainscot DW/Avg Fan/Hood [ ]| Floor [ ]|Fence  None Carpot 0

Doors Standard Microwave [ ]|Heated [ ]| Pool None Driveway 4
Washer/Dryer | Finished [ ] Surface Asphalt

Finished area above grade contains: 8 Rooms 4 Bedrooms 2 Bath(s) 2,272 Square Feet of Gross Living Area Above Grade

Additional features: The subject property features a front porch and rear deck.

Describe the condition of the property (including physical, functional and external obsolescence): C4:No updates in the prior 15 years;There was no deferred

maintenance observed at the time of inspection. There is no apparent functional or external obsolescence. All conditions found to be
acceptable, matching those typically found in a well maintained home.
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RESIDENTIAL APPRAISAL REPORT

File No.:

23-218

TRANSFER HISTORY

My research | ] did DX did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

Data Source(s):

WI-Dept-Of-Rev

1st Prior Subject Sale/Transfer

Analysis of sale/transfer history and/or any current agreement of sale/listing:

Per search of WI-Dept-Of-Rev, the

SALES COMPARISON APPROACH

Date: subject had no transfers in the past three (3) years; Comparables 1, 2, 3, and 5 have had no transfers in
Price. the last twelve (12) months. Comp 4 transferred on 12/14/2022 for $300,000 and is labeled in the
Source(s): WDOR as "2-Non-Useable-Sale".
2nd Prior Subject Sale/Transfer
Date:
Price:
Source(s):
SALES COMPARISON APPROACH TO VALUE (if developed) [ ] The Sales Comparison Approach was not developed for this appraisal.
FEATURE \ SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address 1408 Bissell St 1407 Brown St 710 N 28th Ave 1215 Spring St
Wausau, WI 54401 Wausau, WI 54403 Wausau, WI 54401 Wausau, WI 54403
Proximity to Subject 2.30 miles E 1.03 miles SW 2.12 miles E
Sale Price $ $ 279,900 $ 285,000 $ 285,000
Sale Price/GLA $ /sqft]$  150.32 /sa.ft. $§  143.94 /sqft. $  128.49 /sqit.
Data Source(s) Inspection MLS#22201723;DOM:5 MLS#22204921;Dom:1 MLS#22201828;DOM:4
Verification Source(s) Assessment Inspection / Assessment Records|Inspection / Assessment Records|Inspection / Assessment Records
VALUE ADJUSTMENTS DESGRIPTION DESGRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) § Adjust.
Sales or Financing Conventional FVA Conventional
Concessions 0 $2,500;Sell -2,500|0
Date of Sale/Time s:05/22:¢;06/22 s:;10/22:¢;11/22 s;05/22:¢;07/22
Rights Appraised Fee Simple Fee Simple Fee Simple Fee Simple
Location N:Res; N;Res; N:Res N;Res
Site 21,612 sf 37,462 sf -9,352(20,909 sf 0[10,890 sf +6,326
View N:Prk; N:Res 0|N:Res 0|N:Res 0
Design (Style) DT1;Ranch DT1;Ranch DT1.5;Contemp. 0|DT2;2 Story 0
Quality of Construction 04 Q4 Q3 -5,700(Q4
Age 71 69 0[27 0[58 0
Condition C4 C4 C3 -5,700[{C4
Above Grade Total | Bdrms| Baths | Total | Bdrms| Baths Total | Bdrms|  Baths Total | Bdrms| Baths
Room Count 8 4 2 7 3 2.1 +2,000] 7 3 2.1 +2,000{ 8 4 2.1 -1,500
Gross Living Area 2,272 sqft. 1,862 sq.ft. +10,250 1,980 sa-ft. +7,300 2,218 sq.ft. +1,350
Basement & Finished 1638sf1229fin 1862sf900fin 0[1400sf657fin +5,240[1600sf555fin +3,750
Rooms Below Grade 4bd1balo bd1lbalo 0[1bdilbalo 0[ObdObalo 0
Functional Utility Typical For Age Typical For Age Typical For Age Typical For Age
Heating/Cooling FA/CA FA/CA FAICA FAICA
Energy Efficient Items Typical For Age  [Typical For Age Typical For Age Typical For Age
Garage/Carport 2gbi4dw 2gad4dw 0[2gad4dw 0[2gaddw 0
Porch/Patio/Deck Porch/Deck Deck +1,500|Deck/Porch 0|Deck/Patio/Porch -1,500
Net Adjustment (Total) X+ [1- |8 4398 X+ [1- |$ a0l X+ []- |8 8,426
Adjusted Sale Price
of Comparables $ 284,298 $ 285,640 $ 293,426

Summary of Sales Comparison Approach

Adjustment for GLA is $25 per square foot; finished basement $15 per square foot; unfinished

basement $10 per square foot; $3,500 per bedroom; $1,500 per 1/2 bath; $3,000 per full bath; $1,500 decks, porch, patios; $25,000 per acre

($0.59 per square foot); $1,500 per garage stall; $500 for driveway and sheds; 3% for condition/quality; These are contributory value

adjustments derived from the local market.

See "Comment on comparable sales" in the supplemental addendum.

Indicated Value by Sales Comparison Approach $

295,000
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ADDITIONAL COMPARABLE SALES FileNo: 23-218

FEATURE \ SUBJECT COMPARABLE SALE # 4 COMPARABLE SALE # 5 COMPARABLE SALE # 6
Address 1408 Bissell St 1215 Elm St 3340 N 12th St
Wausau, WI 54401 Wausau, WI 54401 Wausau, WI 54403
Proximity to Subject 1.23 miles S 2.08 miles E
Sale Price $ $ 300,000 $ 301,000 $
Sale Price/GLA $ /sqft]$  153.69 /sa.ft. $  149.60 /sq.ft. $ /sq.ft.
Data Source(s) Inspection MLS#22204203:DOM:5 MLS#22201276:DOM:7
Verification Source(s) Assessment Inspection / Assessment Records|Inspection / Assessment Records
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) § Adjust. DESCRIPTION +(-) § Adjust. DESCRIPTION +(-) $ Adjust.
Sales or Financing Cash Conventional
Concessions 0 0
Date of Sale/Time s;08/22:¢;09/22 s;04/22:¢;05/22
Rights Appraised Fee Simple Fee Simple Fee Simple
Location N:Res; N;Res; N:Res
Site 21,612 sf 21,780 sf 0/41,818 sf -11,922
View N:Prk; N:Res 0|N;Res 0
Design (Style) DT1;Ranch DT2;Split-Level 0|DT1.5;Contemp. 0
Quality of Construction Q4 Q4 Q4
Age 71 44 0|83 0
Condition C4 C3 -9,000|C3 -9,030
Above Grade Total | Bdrms| Baths | Total | Bdrms| Baths Total | Bdrms| Baths Total | Bdrms| Baths
Room Count 8 4 2 8 4 2 7 3 2.1 +2,000
Gross Living Area 2,272 sqift. 1,952 sq.ft. +8,000 2,012 sqft +6,500 sq.ft.
Basement & Finished 1638sf1229fin 1336sf1336fin +2,485[1000sf400fin +10,525
Rooms Below Grade 4bdibaOo 2bd0.1balo 0/0bd0.1balo 0
Functional Utility Typical For Age  [Typical For Age Typical For Age
Heating/Cooling FA/CA FA/CA FA/CA
Energy Efficient ltems Typical For Age Typical For Age Typical For Age
Garage/Carport 2gbi4dw 2ga2dw +1,000[2ga2dw +1,000
Porch/Patio/Deck Porch/Deck Deck/Porch 0|Deck/Porch 0
Net Adjustment (Total) X+ []- |$ 2485 [+ X - |$ 927 [+ []- |8
Adjusted Sale Price
of Comparables $ 302,485 $ 300,073 $
Summary of Sales Comparison Approach Adjustment for GLA is $25 per square foot; finished basement $15 per square foot; unfinished

basement $10 per square foot; $3,500 per bedroom; $1,500 per 1/2 bath; $3,000 per full bath; $1,500 decks, porch, patios; $25,000 per acre
($0.59 per square foot); $1,500 per garage stall; $500 for driveway and sheds; 3% for condition/quality; These are contributory value
adjustments derived from the local market.

See "Comment on comparable sales" in the supplemental addendum.

SALES COMPARISON APPROACH
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RESIDENTIAL APPRAISAL REPORT FileNo: 23-218

COST APPROACH TO VALUE (if developed) D The Cost Approach was not developed for this appraisal.

Provide adequate information for replication of the following cost figures and calculations.

Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value): A market survey was conducted of vacant
lot sales applicable to the subject site within the previous 12 months and the average of the survey was approximately $25,000 per acre.
After considering factors which affect market value, the subject site was estimated to have a per square foot value at or near the discovered
average.

ESTIMATED [ ] REPRODUCTION OR [ | REPLACEMENT COST NEW OPINIONOF SITEVALUE =$ 13,000
5 Source of cost data: DWELLING SeFft.@$ =5
é Quality rating from cost service: Effective date of cost data: So.Ft. @ $ =%
E Comments on Cost Approach (gross living area calculations, depreciation, etc.): Se.ft. @ $ ____=$%
% Given the age of the property, the depreciated cost to construct the St @9 =%
£5| property is not considered to be reliable methodology in estimating SoFt. @8 ____=$%
8 market value for the subject. Therefore, the Cost Approach has not =%
been weighted in the final reconciliation of market value. Garage/Carport St @$ ____=$%
Total Estimate of Cost-New .=
Less Physical Functional External
Depreciation =§( )
Depreciated Cost of Improvements =$
"As-is" Value of Site Improvements . =$
=$
Estimated Remaining Economic Life (if required): 45 Years |INDICATED VALUE BY COSTAPPROACH =$
— | INCOME APPROACH TO VALUE (if developed) D The Income Approach was not developed for this appraisal.
2 Estimated Monthly Market Rent § X Gross Rent Multiplier =$ Indicated Value by Income Approach
2 Summary of Income Approach (including support for market rent and GRM):
>
L
=
@]
g

PUD

PROJECT INFORMATION FOR PUDs (if applicable) [ | The Subject is part of a Planned Unit Development.

Legal Name of Project:

Describe common elements and recreational facilities:

RECONCILIATION

Indicated Value by: Sales Comparison Approach$ 295 000 Cost Approach (if developed) $ Income Approach (if developed) $

Final Reconciliaion ~ See supplemental addendum for weighting of comps in the sales comparison approach. Cost approach and income
approach were not developed. See addendum "Scope of Work" for explanation

This appraisal is made X "asis", [ | subject to completion per plans and specifications on the basis of a Hypothetical Condition that the improvements have been
completed, [ ] subject to the following repairs or alterations on the basis of a Hypothetical Condition that the repairs or alterations have been completed, [ ] subject to
the following required inspection based on the Extraordinary Assumption that the condition or deficiency does not require alteration or repair:

[ ] This report is also subject to other Hypothetical Conditions and/or Extraordinary Assumptions as specified in the attached addenda.

Based on the degree of inspection of the subject property, as indicated below, defined Scope of Work, Statement of Assumptions and Limiting Conditions,
and Appraiser’s Certifications, my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject
of this report is: $ 295,000 ,as of: 05/08/2023 , which is the effective date of this appraisal.
If indicated above, this Opinion of Value is subject to Hypothetical Conditions and/or Extraordinary Assumptions included in this report. See attached addenda.

fQ A true and complete copy of this report contains 25 pages, including exhibits which are considered an integral part of the report. This appraisal report may not be
E properly understood without reference to the information contained in the complete report.
S | Attached Exhibits:
§ X Scope of Work [] Limiting Cond./Certifications {1 Narrative Addendum X Photograph Addenda X Sketch Addendum
E| X Map Addenda X Additional Sales "I Cost Addendum "I Flood Addendum || Manuf. House Addendum
<t| [ ] Hypothetical Conditions [ ] Extraordinary Assumptions [ ] [ ] [ ]
Client Contact: Client Name: Ms. Tammy Stratz
E-Mail: Address: 407 Grant Street, Wausau, WI 54403
APPRAISE a esign.alamode.com/verify Serial:49433B6B SUPERVIS Serial:CA7B2760
or CO-APP
0
4 )
o) Supervisory or
£ [ Appraiser Name:  Benjamin Shuman Co-Appraiser Name:  Noah Phillips
% Company:  Phillips Valuation & Consulting, LLC Company:  Phillips Valuation & Consulting, LLC
@ | Phone: 715-218-8499 Fax: Phone: 715-218-8499 Fax:
E-Mail: ben.shuman@pbhillipsvaluation.com E-Mail: noah.phillips@phillipsvaluation.com
Date of Report (Signature):  05/08/2023 Date of Report (Signature):  05/08/2023
License or Certification #:  Trainee State: Wi License or Certification #:  1844-10 State: W1
Designation: Designation:
Expiration Date of License or Certification: 12/14/2023 Expiration Date of License or Certification: 12/14/2023
Inspection of Subject: X Interior & Exterior [ ] ExteriorOnly [ ] None | Inspection of Subject: X Interior & Exterior [ ] Exterior Only [ ] None
Date of Inspection: 05/08/2023 Date of Inspection: 05/08/2023
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File No. 23-218

Borrower N/A

Property Address 1408 Bissell St

City Wausau County Marathon State Wi Zip Code 54401
Client Ms. Tammy Stratz

Comparables Summary & Estimated Indicated Value

Estimated indicated value is determined by using the Gross Adjustment of sale price for each comparable as a measure of
the relative quality of the comp. A lower adjustment indicates a better comp, and vice versa. The ratio of gross dollar
adjustment to sale price for each of the comps is used to calculate the weight each comp should have in a weighted
average calculation. This weighted average is used as the indicated value of the subject.

As with any method, this technique is not perfect. However, it does do a very good job of giving more weight to the most
similar comps while at the same time minimizing values near the extremes of the indicated value range.

The amount of weight given to each adjusted comparable sale, is based on lowest gross adjustment. They are weighted as
Comp 1, 2, 3, 4 & 5. The module gives a weighted indicated value of $294,641.54 and is rounded to the final value of
$295,000.

The appraiser is not a home inspector, nor is the appraiser a contractor with expertise in electrical systems, plumbing,
engineering, radon, termites, environmental hazards, etc. Any obvious conditions readily observable are noted. Only items
that affect soundness, safety, or security of the property are required repairs under conventional loan requirements. The
appraiser does not guarantee that the property is free of defects. A professional home inspection is recommended.

Signature Certification
The digital signatures in this report are duplicates of the original signature(s) and have not been altered or changed in any
way.

Software Certification

Any and all references in this (TOTAL) software regarding clients, intended users, intended use, definition of value,
assignment conditions, relevant characteristics, scope or work performed, and/or any other conditions / assumptions
relative to this assignment are superseded by data expressly entered by the appraiser, respectively.

URAR: Site - Highest and Best Use

The subject is a legally permissible use based on its current zoning. Also, the lot size, shape and land-to-building ratio
allow the present structure and indicate a good utilization of the improvements. Based on current market conditions, the
existing structure as a single family residence is its financially feasible and maximally productive use. The highest and best
use, as if vacant, would be to construct a single family residence.

Geographic competency statement
The subject property is located 12 miles from my office. | have spent sufficient time in the subject’s market and understand
the local market and the supply and demand factors relating to the specific property type and the location involved.

Comment on property values in the present market

https://www.wra.org/ (Wisconsin Realtors Association)

March 2023 at a glance

Low inventories kept March sales low and contributed to strong price pressure over the past 12 months. Existing home
sales fell 23.6% between March 2022 and March 2023, whereas the median home price rose 6.9% to $272,500 over that
12-month period.

This is consistent with the pattern seen in January and February. Overall, first quarter sales fell 27.4% relative to the first
three months of 2022, and median prices rose 9.4% to $262,500 over that same period.

Inventory does follow a regular seasonal pattern, with inventory levels typically shrinking in the winter and then growing
during the spring and before peaking in the summer. However, the inventory levels for March are historically low, with just
13,342 units for sale

Months of supply were at just 2.2 months in March, unchanged from a year earlier. The last time the Wisconsin housing
market was balanced, with six months of supply, was August 2017. Over the past three years, March inventory levels have
been consistently in the range of 2.2 months to 2.5 months, translating to a very strong seller’s advantage in the market.
Tight inventories were remarkably consistent throughout the state. March inventories ranged from a low of 2.0 months in
the Central and Southeast regions to just 2.5 months of supply in the North region. Over the last 12 months, inventories
have been tightest for entry-level homes, which are homes with sale prices ranging between $125,000 and just under
$350,000, where there were 1.5 to 1.7 months of supply. The strongest supply was seen in higher-priced homes, priced at
$500,000 and over, where inventories stood at 4.2 months

Housing affordability is influenced by changes in income, home prices and borrowing costs. The Wisconsin Housing
Affordability Index measures the fraction of the median-priced home that a qualified buyer with median family income can
buy, assuming a 20% down payment and the remaining balance financed using a 30-year fixed-rate mortgage at current
rates. Median prices rose 6.9% over the last 12 months, and the average monthly mortgage rate increased from 4.17% in
March 2022 to 6.54% in March 2023. In contrast, the median family income is projected to have been flat over the past
year. The net effect is that the Wisconsin Housing Affordability Index dropped from 181 in March 2022 to just 132 in March
2023.
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File No. 23-218

Borrower N/A

Property Address 1408 Bissell St

City Wausau County Marathon State Wi Zip Code 54401
Client Ms. Tammy Stratz

Comment on comparable photos
The appraiser has driven past all comparable sales. MLS photos have been added for quality and clarity.

Comment on comparable sales

The comparable sales in this report have failed to bracket the subject property's GLA. Despite this fact, the comparables
chosen were done so because of similarities in GLA, room count, quality, condition, and location. The comparable sales in
this report are believed to be the most reflective of the subject property that have sold within the last 12 months in the
market area.

Comment on Comparable Distance

The County of Marathon Wisconsin consists of approximately 1,545 square miles. Within the last 12 months, the entire
county has had 1,655 closed sales, leaving one sale for approximately every 0.93 square miles. Due to the lack of data it is
necessary to expand the search for accurate comparables.

ANSI Z765-2021 Statement

The subject property has been measured following the ANSI Z765-2021 standards. The main level consists of 2273 square
feet of above grade finished living area. The basement is approximately 75% finished with 1229 finished square feet below
grade and approximately 409 unfinished square feet of space below grade. Additionally, the subject contains a front porch
and a deck. See attached sketch if further clarification is required

Comment On functional obsolescence

Due to the previous use as a senior care facility and the unique layout of the subject property, an adjustment for functional
obsolescence was considered, but not warranted. The comparables chosen are believed to bracket the subject properties
key features accurately.

Age of Subject

Subject was built in 1952 and the addition was added in 1967.

Serial# 49433B6B  Serial# CA7B2760
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Building Sketch

Borrower N/A
Property Address 1408 Bissell St
City Wausau County Marathon State Wi Zip Code 54401
Client Ms. Tammy Stratz
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TOTAL Sketch by a la mode Area Calculations Summary
Living Area Calculation Details
First Floor 2272.21 Sq ft 22.02 x 28.8 = 634.18
30.42 x 32.6 = 991.69
17 x 38.02 = 646.34
Total Living Area (Rounded): 2272 Sq ft
Non-living Area
Deck 351 Sq ft 26x135 = 351
Deck 328.96 Sq ft 8.9 x 20 = 178
29.6 x5.1 = 150.96
Basement 1638.03 Sq ft 30.42 x 32.6 = 991.69
38.02 x 17 = 646.34
2 Car Built-In 634.18 Sq ft 28.8 x 22.02 = 634.18
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Subject Photo Page

Borrower N/A

Property Address 1408 Bissell St

City Wausau County Marathon State Wi Zip Code 54401
Client Ms. Tammy Stratz

Subject Front
1408 Bissell St

Sales Price
G.LA. 2,272
Tot. Rooms 8

Tot. Bedrms. 4
Tot. Bathrms. 2

Location N;Res;
View N;Prk;
Site 21,612 sf
Quality Q4

Age 71

Subject Front

Subject Rear
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Subject Photo Page

Borrower N/A

Property Address 1408 Bissell St

City Wausau County Marathon State Wi Zip Code 54401
Client Ms. Tammy Stratz

Subject Rear
1408 Bissell St

Sales Price
G.LA. 2,272
Tot. Rooms 8

Tot. Bedrms. 4
Tot. Bathrms. 2

Location N;Res;
View N;Prk;
Site 21,612 sf
Quality Q4

Age 71

Subject Street

Subject Street
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Interior Photos

Borrower N/A

Property Address 1408 Bissell St

ity Wausau County Marathon State W Zip Code 54401
Client Ms. Tammy Stratz

Kitchen

Fireplace

AL

Bathroom 1

Bedroom 2 Hallway Bedroom 3

Serial# 49433B6B  Serial# CA7B2760
Form PICINT15 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE eiiﬁiﬁén?od?c%m/viﬂfy# ArBzt




Interior Photos

Borrower N/A

Property Address 1408 Bissell St

City Wausau County Marathon State Wi Zip Code 54401
Client Ms. Tammy Stratz
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Interior Photos

Borrower N/A

Property Address 1408 Bissell St
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Client Ms. Tammy Stratz
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Comparable Photo Page
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Comparabhle 1
1407 Brown St

Proximity 2.30 miles E
Sale Price 279,900
GLA 1,862

Total Rooms 7
Total Bedrms 3

Total Bathrms 2.1
Location N;Res;
View N;Res
Site 37,462 sf
Quality Q4

Age 69

Comparabhble 2
710 N 28th Ave

Proximity 1.03 miles SW
Sale Price 285,000
GLA 1,980

Total Rooms 7
Total Bedrms 3

Total Bathrms 2.1
Location N;Res
View N;Res
Site 20,909 sf
Quality Q3

Age 27

Comparable 3
1215 Spring St

Proximity 2.12 miles E
Sale Price 285,000
GLA 2,218

Total Rooms 8
Total Bedrms 4

Total Bathrms 2.1
Location N;Res
View N;Res
Site 10,890 sf
Quality Q4

Age 58
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Comparable Photo Page

Borrower N/A

Property Address 1408 Bissell St

City Wausau County Marathon State Wi Zip Code 54401
Client Ms. Tammy Stratz

Comparahle 4

1215 Elm St

Prox. to Subject 1.23 miles S
Sale Price 300,000
Gross Living Area 1,952
Total Rooms 8

Total Bedrooms 4

Total Bathrooms 2

Location N;Res;
View N;Res
Site 21,780 sf
Quality Q4

Age 44

Comparable 5
3340 N 12th St
Prox. to Subject 2.08 miles E

Sale Price 301,000
Gross Living Area 2,012
Total Rooms 7

Total Bedrooms 3

Total Bathrooms 2.1
Location N;Res
View N;Res
Site 41,818 sf
Quality Q4

Age 83
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File No. 23-218
UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM

(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)
Condition Ratings and Definitions

C1

The improvements have been recently constructed and have not been previously occupied. The entire structure and all components are new
and the dwelling features no physical depreciation.

Note: Newly constructed improvements that feature recycled or previously used materials and/or components can be considered new dwellings
provided that the dwelling is placed on a 100 percent new foundation and the recycled materials and the recycled components have been
rehabilitated/remanufactured into like-new condition. Improvements that have not been previously occupied are not considered “new” if they
have any significant physical depreciation (that is, newly constructed dwellings that have been vacant for an extended period of time without
adequate maintenance or upkeep).

Cc2

The improvements feature no deferred maintenance, little or no physical depreciation, and require no repairs. Virtually all building components
are new or have been recently repaired, refinished, or rehabilitated. All outdated components and finishes have been updated and/or replaced
with components that meet current standards. Dwellings in this category are either almost new or have been recently completely renovated and
are similar in condition to new construction.

Note: The improvements represent a relatively new property that is well maintained with no deferred maintenance and little or no physical
depreciation, or an older property that has been recently completely renovated.

C3

The improvements are well maintained and feature limited physical depreciation due to normal wear and tear. Some components, but not every
major building component, may be updated or recently rehabilitated. The structure has been well maintained.

Note: The improvement is in its first-cycle of replacing short-lived building components (appliances, floor coverings, HVAC, etc.) and is
being well maintained. Its estimated effective age is less than its actual age. It also may reflect a property in which the majority of
short-lived building components have been replaced but not to the level of a complete renovation.

C4

The improvements feature some minor deferred maintenance and physical deterioration due to normal wear and tear. The dwelling has been
adequately maintained and requires only minimal repairs to building components/mechanical systems and cosmetic repairs. All major building
components have been adequately maintained and are functionally adequate.

Note: The estimated effective age may be close to or equal to its actual age. It reflects a property in which some of the short-lived building
components have been replaced, and some short-lived building components are at or near the end of their physical life expectancy; however,
they still function adequately. Most minor repairs have been addressed on an ongoing basis resulting in an adequately maintained property.

C5

The improvements feature obvious deferred maintenance and are in need of some significant repairs. Some building components need repairs,
rehabilitation, or updating. The functional utility and overall livability is somewhat diminished due to condition, but the dwelling remains
useable and functional as a residence.

Note: Some significant repairs are needed to the improvements due to the lack of adequate maintenance. It reflects a property in which many
of its short-lived building components are at the end of or have exceeded their physical life expectancy but remain functional.

C6

The improvements have substantial damage or deferred maintenance with deficiencies or defects that are severe enough to affect the safety,
soundness, or structural integrity of the improvements. The improvements are in need of substantial repairs and rehabilitation, including many
or most major components.

Note: Substantial repairs are needed to the improvements due to the lack of adequate maintenance or property damage. It reflects a property
with conditions severe enough to affect the safety, soundness, or structural integrity of the improvements.

Quality Ratings and Definitions

Q1

Dwellings with this quality rating are usually unique structures that are individually designed by an architect for a specified user. Such
residences typically are constructed from detailed architectural plans and specifications and feature an exceptionally high level of workmanship
and exceptionally high-grade materials throughout the interior and exterior of the structure. The design features exceptionally high-quality
exterior refinements and ornamentation, and exceptionally high-quality interior refinements. The workmanship, materials, and finishes
throughout the dwelling are of exceptionally high quality.

Q2

Dwellings with this quality rating are often custom designed for construction on an individual property owner’s site. However, dwellings in
this quality grade are also found in high-quality tract developments featuring residence constructed from individual plans or from highly
modified or upgraded plans. The design features detailed, high quality exterior ornamentation, high-quality interior refinements, and detail. The
workmanship, materials, and finishes throughout the dwelling are generally of high or very high quality.

UAD Version 9/2011 (Updated 1/2014)
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)

Quality Ratings and Definitions (continued)

Q3

Dwellings with this quality rating are residences of higher quality built from individual or readily available designer plans in above-standard
residential tract developments or on an individual property owner’s site. The design includes significant exterior ornamentation and interiors
that are well finished. The workmanship exceeds acceptable standards and many materials and finishes throughout the dwelling have been
upgraded from “stock” standards.

Q4

Dwellings with this quality rating meet or exceed the requirements of applicable building codes. Standard or modified standard building plans
are utilized and the design includes adequate fenestration and some exterior ornamentation and interior refinements. Materials, workmanship,
finish, and equipment are of stock or builder grade and may feature some upgrades.

Q5

Dwellings with this quality rating feature economy of construction and basic functionality as main considerations. Such dwellings feature a
plain design using readily available or basic floor plans featuring minimal fenestration and basic finishes with minimal exterior ornamentation
and limited interior detail. These dwellings meet minimum building codes and are constructed with inexpensive, stock materials

with limited refinements and upgrades.

Q6

Dwellings with this quality rating are of basic quality and lower cost; some may not be suitable for year-round occupancy. Such dwellings

are often built with simple plans or without plans, often utilizing the lowest quality building materials. Such dwellings are often built or
expanded by persons who are professionally unskilled or possess only minimal construction skills. Electrical, plumbing, and other mechanical
systems and equipment may be minimal or non-existent. Older dwellings may feature one or more substandard or non-conforming additions
to the original structure

Definitions of Not Updated, Updated, and Remodeled

Not Updated
Little or no updating or modernization. This description includes, but is not limited to, new homes.
Residential properties of fifteen years of age or less often reflect an original condition with no updating, if no major
components have been replaced or updated. Those over fifteen years of age are also considered not updated if the
appliances, fixtures, and finishes are predominantly dated. An area that is ‘Not Updated’ may still be well maintained
and fully functional, and this rating does not necessarily imply deferred maintenance or physical/functional deterioration.

Updated
The area of the home has been modified to meet current market expectations. These modifications
are limited in terms of both scope and cost.
An updated area of the home should have an improved look and feel, or functional utility. Changes that constitute
updates include refurbishment and/or replacing components to meet existing market expectations. Updates do not
include significant alterations to the existing structure.

Remodeled
Significant finish and/or structural changes have been made that increase utility and appeal through
complete replacement and/or expansion.
A remodeled area reflects fundamental changes that include multiple alterations. These alterations may include
some or all of the following: replacement of a major component (cabinet(s), bathtub, or bathroom tile), relocation
of plumbing/gas fixtures/appliances, significant structural alterations (relocating walls, and/or the addition of)
square footage). This would include a complete gutting and rebuild.

Explanation of Bathroom Count

Three-quarter baths are counted as a full bath in all cases. Quarter baths (baths that feature only a toilet) are not
included in the bathroom count. The number of full and half baths is reported by separating the two values using a
period, where the full bath count is represented to the left of the period and the half bath count is represented to the
right of the period.

Example:
3.2 indicates three full baths and two half baths.

UAD Version 9/2011 (Updated 1/2014)
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)

Abbreviations Used in Data Standardization Text

Abbreviation Full Name Fields Where This Abbreviation May Appear
A Adverse Location & View
ac Acres Area, Site
AdjPrk Adjacent to Park Location
AdjPwr Adjacent to Power Lines Location
ArmLth Arms Length Sale Sale or Financing Concessions
AT Attached Structure Design (Style)
B Beneficial Location & View
ba Bathroom(s) Basement & Finished Rooms Below Grade
br Bedroom Basement & Finished Rooms Below Grade
BsyRd Busy Road Location
c Contracted Date Date of Sale/Time
Cash Cash Sale or Financing Concessions
Comm Commercial Influence Location
Conv Conventional Sale or Financing Concessions
cp Carport Garage/Carport
CrtOrd Court Ordered Sale Sale or Financing Concessions
CtySky City View Skyline View View
CtyStr City Street View View
cv Covered Garage/Carport
DOM Days On Market Data Sources
DT Detached Structure Design (Style)
dw Driveway Garage/Carport
e Expiration Date Date of Sale/Time
Estate Estate Sale Sale or Financing Concessions
FHA Federal Housing Authority Sale or Financing Concessions
g Garage Garage/Carport
ga Attached Garage Garage/Carport
gbi Built-in Garage Garage/Carport
gd Detached Garage Garage/Carport
GlfCse Golf Course Location
Glfvw Golf Course View View
GR Garden Design (Style)
HR High Rise Design (Style)
in Interior Only Stairs Basement & Finished Rooms Below Grade
Ind Industrial Location & View
Listing Listing Sale or Financing Concessions
Lndfl Landfill Location
LtdSght Limited Sight View
MR Mid-rise Design (Style)
Mtn Mountain View View
N Neutral Location & View
NonArm Non-Arms Length Sale Sale or Financing Concessions
0 Other Basement & Finished Rooms Below Grade
0 Other Design (Style)
op Open Garage/Carport
Prk Park View View
Pstrl Pastoral View View
PwrLn Power Lines View
PubTrn Public Transportation Location
Relo Relocation Sale Sale or Financing Concessions
REO REO Sale Sale or Financing Concessions
Res Residential Location & View
RH USDA - Rural Housing Sale or Financing Concessions
rr Recreational (Rec) Room Basement & Finished Rooms Below Grade
RT Row or Townhouse Design (Style)
S Settlement Date Date of Sale/Time
SD Semi-detached Structure Design (Style)
Short Short Sale Sale or Financing Concessions
sf Square Feet Area, Site, Basement
sqm Square Meters Area, Site
Unk Unknown Date of Sale/Time
VA Veterans Administration Sale or Financing Concessions
w Withdrawn Date Date of Sale/Time
wo Walk Out Basement Basement & Finished Rooms Below Grade
Woods Woods View View
Witr Water View View
WirFr Water Frontage Location
wu Walk Up Basement Basement & Finished Rooms Below Grade

UAD Version 9/2011 (Updated 1/2014)
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AlG SPECIALTY INSURANCE COMPANY

adminttrative Sffice - 1271 Ave of the Americes FL 37, Mew Yok, HY 10000-1304

Certificate Mumber: M3I711430-02
This Cettiticate formsa part of Master Folicy Number: 135903521-02
Fernewal of Master Folicy Numper : 035903521-01

MOTICE: THIS INSURANCE ISWRITTEN ON A CLAIMS MADE AND REPDORTED BASIS AND ONLY AFPLIES TD
CLAIMS FIRST MADE AGAINST THE CERTIFICATE HOLDER DURING THE CERTIFICATE PERIOD. O
COVERAGE EXISTS FOR CLAIMS FIRST MADE AGAINST THE CERTIFICATE HOLDER AFTER THE EMD OF THE
CERTIFICATE PERIOD UMLESS, AND TO THE EXTENT, A BASIC OR EXTENDED REPORTING PERIOD APPLIES.

NOTICE: DEFENSE EXPENSES ARE INCLUDED WITHIN AND REDUCE THE AFPLICAEBLE LIMIT OF LIABILITY

STATED IN THE CERTIFICATE. PLEASE READ THE EMTIRE POLICY CAREFULLY.
NORMAR-SPEMCER REAL EETATE RISK FUREHASING GRCUF IMC dba
THE AMERICAN ACADENMY OF STATE CERTIFIED APPRAISERS
(& Cietaware Carpargtian
CERTIFICATE DECLARATICNS

1. Name and Address of Cerificate Holder: Phillips Valuation & Consulting, LLC

B005 Hilpemann Streetl

Wesion wi RA4TE

2. Ceftificate Period: Effective Data:  3/25/2022 o Expiration Date: 3125/2023

12:01 &, rn, Sterderd Tima st the dddress of tha Certificate Holder 2howen in e 1, above
Za. Retroactive Date: 2512015

AZ:071 a8 m. Starderd Time st the dddrezziof the Cartificéts’ Holder showe i incitem 1. shove
3. Limitof Liability: $ each claim

b3 aggregate limit
4. Deductible: 3 each claim
5. Professional Covered Services insured by this policy are: REAL ESTATE AFFRAISAL BSERVICES
£, Advance Certificate Holder Premium: b SUrplus Lines Tax B &0
7. Minimum Earned Fremium: 25% or % . )

Fisk Purchasing Group Fee 40.00

Forms and Endorsements:
See Attached Forms Schedule Tatal, %
Agency Name and Address; Norman-Spencer Agency, LLC

10050 Innovation Drive, Suite 340
Miamisburg, OH 45342

IT 15 HEREBY LINDERSTODD AND AGREED THAT THE CERTIFIGATE HOLDER AGREES TO ALL TERMS AND COMNDITIONE AS SET

FORTH INTHE ATTACHED MASTER POLICY.
% /7 Caunty Marathan

Autharized Representative OR ]
Cauntersignature {in states whergapplicatle) Date: JuneZ¥, 2022

This InsuUrance contract is with an insurer which has not abtained & cerlificete of autharity o transact & regular fnsurance
busiress inthe state af Wisconsin, and (5 issued and deljverasd 25 8 SUIPILS |Ines caverage. pursuant © 5 618 41 of the
Wiscansin Statutes, Section 6184311, Wiscansin Statutes, requires payment by the palicyhalder of 3 percant taxon gross
premium. Brian Marman 3075 Washington Yillsge Or Dayvton OH 45453

PRG 4110 520
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License

NO- I8t 10 The State of Wisconsin "
Department of Safety and Professional Services
NOAH T PHILLIPS

was granled a cerlificale lo practice as a
CERTIFIED GENER AL APPRAISER. ELIGIBLE TO APPR AISE FEDER ALLY

RELATED TRANSACTIONS IS AQB COMPLIANT
in the Slale of Wisconsin in accordance with Weiconiin Law
on the 61K day of Sipril in the year 2072.
The ddﬁ?ﬁl’@ ;m/ﬂa’ Kerein meil le renewed each bierrninm é Lhe  granling aaﬁyang}.
o witness ﬂb’eqf,’ the S tnle Mmﬂm
gyza:fé)sz 9/ yq/@ and. L@fgféumfy ervices
Aas cansed Ghis W‘@/mfe lo be disued wunder

Ty cerlificats wad printed on bie 7546 day q@mﬁbm e year 2027
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To: Economic Development Committee

From: Randy Fifrick, Economic Development Manager
Date: June 6, 2023
Re: Commonwealth Planning Option Extension — 700 Grand

In August of 2022, the City of Wausau released a Request for Proposals (RFP) for
development of the 700 Grand Ave Sites south of the City’s Downtown. The Committee
ultimately selected Commonwealth Development. Commonwealth Development proposed a
four-story, 50-unit affordable housing development comprised of mid-rise style apartments.
The project will have one, two, and three-bedroom units serving individuals and families with
younger children.

Project funding is dependent on receiving WHEDA low-income housing tax credits (LIHTC).
Commonwealth applied but was not successful in receiving part of the allocation in the 2023
cycle. After consulting with WHEDA, they are eager to apply again in the next funding cycle.
The current planning option for the site ends on December 31, 2023 and Commonwealth
wishes to extend that date an additional year.

Staff recommends approving the Second Amendment to the Planning Option
Agreement with Commonwealth Real Estate Acquisitions for 700 Grand Ave.



SECOND AMENDMENT TO PLANNING OPTION AGREEMENT

This Second Amendment (" Second Amendment") to the Planning Option between the City of
Wausau, a municipal corporation of the State of Wisconsin "CITY") and Commonwealth Real Estate
Acquisitions, LLC ("DEVELOPER") is made this ___day of June, 2023.

WHEREAS, the CITY and DEVELOPER entered into a Planning Option for the property
located at 700 Grand Avenue on November 15, 2022 ("Option™); and

WHEREAS, the CITY and DEVELOPER entered into an Amendment to the Option January 4,
2023; and

WHEREAS, the Option expires on December 31, 2023; and

WHEREAS, the Option may be extended for an additional six (6) months for an additional fee
of $10; and

WHEREAS, the DEVELOPER wishes to extend the Option for a period longer than six (6)
months in order to apply for the next cycle of WHEDA Tax Credit applications in 2024; and

NOW, THEREFORE, in consideration of the mutual covenants set forth below, and other good
and valuable consideration, the receipt of which is hereby acknowledged, the parties hereto agree to
amend the Option as follows:

1. Asto paragraph 1.(a) Planning Option. The Option shall be extended to December 31, 2024
for an additional $10.

To the extent not amended above, the remainder of the terms in the Agreement remain
unchanged and in full force and effect.

IN WITNESS WHEREOF, the parties have hereunto set their hands and seals the
day and year first above written.

CITY OF WAUSAU BY:

Katie Rosenberg, Mayor

Kaitlyn A. Bernarde, Clerk

COMMONWEALTH REAL ESTATE ACQUISITIONS, LLC BY:

Kristi Morgan, Principal
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It is expressly Intended and agreed by and between the parties hereto that:

1

2

3.

This conveyance is subject to all of the deed restrictions contained in Exhibit A attached
hereto,

This conveyance is expressly subject 1o all current restrictions concerning ingress and any
egress and other restrictions regarding adiacent and/or future rights-of-way, specifically
including the ingress and egress restrictions delineated on the map contained in Exhibit
B. )

The Clty of Wausau retains an casement for the purpose of construeting, reconstructing,
malntalning and/or repairing any surface water drainage appurtenances and/or subsurface
plpes which are necessary 1o drain surface water across, under and through the land
deseribed in Exhibit C anached hereto.

The City of Wausau and the State of Wisconsin retain an easement for the purpose of
constructing, reconstructing, maintaining and/or repairing any surface water drainage
appurtenances and/or subsurface pipes which aie necessary to drain surface water across,
under and through the land described in Exhibit D aitached hereto.

Also specifically retained by the City and by the City and the State are tights-of-entry to
the aforedescribed easement premises across any propeity owned by grantee,

It Is specificnlly agreed to between the parties hereto that the aforedescribed easements
and rights-of-entry will be permanent and perpelual easements and rights of entry and that
no buildings or structures except surface improvements such as, but not limited to, asphalt
pavement, curh and gutter, etc,, shall be constructed upon ot across the permanent
casement lands; nor shall large trees be planted vpon the permanent easement lands, but
small trees and shrubs not exceeding approximately eight feet in height at maturity are
permirted.

The parties agree that this land shall be sold "as is" without sewer and/or water mains or
any other utilities available to it,

These covenants, easements, hurdens and restrictions shall run with the land and shall
forever bind the grantee, its successors and assigns,






oL B12emct 963

8. There shall be no on-site dumping of anything which the
CITY indicates shall not he dumped.

9. The GRANTEES shall submit to the CITY plans and
specifications as to the improvements intended to be placed thereon,
and a timetable showing anticipated completion dates of ths
improvements,

10, All railroad service to GRANTEES' property shall be subject
to any agreements in effeck between the Chicago and North Western
Railway Company, Chicago, Milwaukee, St, Paul and Pacific Rallroad
Company or any other railroad company and the CITY, Railroad lead
tracks may not be uged for leading or unloading purposes,

11. The entire area betyeen the building{s] of each site and
the front property line, except for driveways, shail be landscaped
with a combination of street trees, trees, ground cover and
shrubbery, All unimproved areaz not utilized for parking or outsids
storage shall be maintained in a weed-free condition, A proposed
landscape plan for the entire parcel shall be submitted in
conjunction with the submittal required in paragraph 9 above.

12, No parcel adjoining Stewart Avenue shall have direct access
onto Stowart Avenve unleasg approved by the ciIty,

13. Before any outside area is used for storage, prior approval
for such storage must be received, in writing, from the crivy,

14. Before any outside area is used for storage parking of
trucks, trallers, tractors and other motor vehicles, prior approval
for such storage parking must bhe received, {n writing, from the CITY.

15, All bulldings anpd improvements on the propercy, with the
exception of the initially constructed building, shall be subject to
the approval of the cITY,

16, The Common Council and/or the Ecomomic Development
Committee or its successor committee may, unilaterally, in the
future, by resolution, provide for other and/or further covenants,
regulations, restrictions, and/or encumbrances to this land, or they
may exempt the land or any portion of the land from one or all of
the above covenants, regulations, or restrictions, and/ot
encumbrances,

17. These restrictions supercede any conflicting restrictions
and/or regulations and/or covenants and/or encumbrances previously
passed by the Common Council, and/or recorded in the office of the
Marathon County Register of Deeds, which affect the land which is
subject ko this deed. Any restrictions, regqulations, covenants
and/or encumbrances which affect the land which is subject to this
deed and which are not in conflict with these restrictions herein,
are still specifically deemed to be in full force and effect,

PR I
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EXHIBIT C

That part of the 120,00 foot wide drainage easement as shown on
the Certified Survey Map recorded on page 178, Volume 3 of Marathon
County Cert{fied Survey Maps, which lies within the above described
parcel, and located in the South 1/2 of the NW fractlional 1/4 and
the North 1/2 of the SW fracticnal 1/4, Section 31, Township 29

North, Range 7 East, City of Wausau, Marathon County, Wisconsin.
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Exhibit D

A parcel of land located in the North 1/2 of the SW fractional
1/4 of Section 31, Township 29 North, Range 7 Bast, Cilty of Wausauy,
Marathon County, Wisconsin, described as follows:

Commencing at the Northwest corner of the said North 1/2 of the
§W fractional 1/4; thence 589°59'52%W, 1B.49 feet to a point on
reference line "ss", also known as 72nd Avente; thence 50°44'57"y
along said reference line, 66,20 feet; thence SSBDIS‘DJ'E, 10,00
feet to the point of beginning; thence N3°12'54"E, 62.83 feet,
thence 589°57752"E, 59,11 feet; thence 578°26'28"E, 187.07 feet;
thence 535°35'09“E, 149,87 feet; thence N?BOZG'ZB"W, 343,68

fecet) thence N3°12'54'E, 26,30 feet to the point of beginning.

RECDFORRECORDS: 5 » ¢ qupy
PATRICK D RARIZ
REGISTER OF iﬁ 7
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Approved by Wisconsin Real Estate Examining Board :
5-1-22(Optional Use Date) 7-1-22 (Mandatory Use Date) Hocking Real Estate, LLC

|WB-44 COUNTER-OFFERI

Counter-Offer No. __1__ by (BuyerfSeller) [ STRIKE ONE |

NOTE: Number this Counter-Offer sequentially, e.g. Counter-Offer No. 1 by Seller, Counter-Offer No. 2 by Buyer, etc.

The Offer to Purchase dated 04/20/2023 and signed by Buyer Jesse Wellhoefer
for purchase of real estate at 7130_Packer Drive, Wausau, WI 54401

is rejected and the following Counter-Offer is hereby made.
CAUTION: This Counter-Offer does not include the terms or conditions in any other counter-offer or multiple
counter-proposal unless incorporated by reference.
All terms and conditions remain the same as stated in the Offer to Purchase except the following;
1) Purchase price to be 5360 ,000.00 (three hundred sixty thousand)
The attached isfare made part of this Counter-Offer.

Any warranties, covenants and representations made in this Counter-Offer survive the closing of this transaction.,

This Counter-Offer is binding upon Seller and Buyer only if a copy of the accepted Counter-Offer is delivered to the Party
making the Counter-Offer on or before April 24, 2023 (Time is of
the Essence). Delivery of the accepted Counter-Offer may be made in any manner specified in the Offer to Purchase,
unless otherwise provided in this Counter-Offer.

NOTE: The Party making this Counter-Offer may withdraw the Counter-Offer prior to acceptance and delivery as
provided at lines 30-32.

This Counter-Offer was drafted by Karen Hocking Realty,LLC, Hocking RES, LLC on_ 04/20/2023

DocuSigned by: Licensee and Firm 4 Date A
4/20/2023 Docusigned by: 4/20/2023

x) mb%b (Medtorfor ] ftideae, Ponda
Buyer's Signétﬁfmmcngs&acam., Date § Se‘ﬂarz'acSigmamre A Date &
Print name p- Jesse Wellhoefer Print name p Michael Benda
{x) {x}
Buyer's Signature & Date § Seller’s Signature j Date 4
Print name Print name

This Counter-Offer was presented bykaren Hocking Realty, LLC Hocking Real Estate, LLC on 4/20/2023
Licensee and Firm 4 Date §

This Counter-Offer is (rejected) (countered) [STRIKE ONE (Party's Initials)

NOTE: Provisions from a previous Counter-Offer may be included by reproduction of the entire provision or
incorporation by reference. Provisions incorporated by reference may be indicated in the subsequent Counter-
Offer by specifying the number of the provision or the lines containing the provision. In transactions involving
more than one Counter-Offer, the Counter-Offer referred to should be clearly specified.

Hocking Real Lstate, LLC, 150856 Nightingale Lane Wausau Wi 54401 Phane: 7155711295 Fax: 7158481954 7130 Facker Drive
Karen Tocking Producad with zipForm® by zipLogix 18070 Fifteen Mile Read, Fraser, Michigan 48026  www.zipLonlx com
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Approved by the Wisconsin Real Estate Examining Beard Hocking Real Estate, LL.C
1-1-2021 (Optional Use Date) 2-1-2021 {Mandatory Use Date) Page 1 of 12, WB-15

[_WB-15 COMMERCIAL OFFER TO PURCHASE ||
1 LICENSEE DRAFTING THIS OFFER ON April 20, 2023 [DATE] |

S{AGENT-OFBHYER)
~2 (AGENT-OF - SELEERMISTING FIRM){AGENT OF BUYER AND SELLER) | STRIKE THOSE NOT APPLICABLE

3 The Buyer, Jesse Wellhoefer, and/or assigns ,

4 offers to purchase the Property known as 7130 Packer Drive, Wausau, WI 54401
5

6 [e.g., Street Address, Parcel Number(s), legal description, or insert additional description, if any, at lines 620~

7 650, or attach as an addendum per line 676] in the City of Wausau , County
8 of Marathon Wisconsin, on the following terms:

9 [PURCHASE PRICE] The purchase price is Three Hundred Fifty Thousand
10 Dollars ($350,000.00 }.

11 [INCLUDED IN PURCHASE PRICE] Included in purchase price is the Property, all Fixtures on the Property as of the date

12 stated on line 1 of this Offer (unless excluded at lines 20-23), and the following additional items: Building as seen on
134/18/2023

14

15

16 All personal property included in purchase price will be transferred by bill of sale or e

17 NOTE: The terms of this Offer, not the listing contract or marketing materials, determine what items are included
18 or not included,

19 | NOT INCLUDED IN PURCHASE PRICE ] Not inciuded in purchase price is Seller's personal property (unless included at
20 lines 12-15) and the following:Contents of building are Tenants property

21

22

23 .
24 CAUTION: Identify trade fixtures owned by tenant, if applicable, and Fixtures that are on the Property (see lines 26-
25 34) to be excluded by Seller or that are rented and will continue to be owned by the lessor.

26 "Fixture” is an item of property which is physically attached to or so closely associated with land or improvements so as o
27 be treated as part of the real estate, including, without limitation, physically attached items not easily removable without
28 damage to the premises, items specifically adapted to the premises and items customarily treated as fixtures, including, but
23 not limited to, all: garden bulbs; plants; shrubs and trees; screen and storm doors and windows; electric lighting fixtures;
30 window shades; curtain and traverse rods; blinds and shutters: central heating and cooling units and attached equipment;
31 water heaters and treatment systems; sump pumps; attached or fitted floor coverings; awnings; attached antennas; garage
32 door openers and remote controls; installed security systems; central vacuum systems and accessories; in-ground sprinkler
33 systems and component parts; built-in appliances; ceiling fans; fences; storage buildings on permanent foundations and
34 docks/piers on permanent foundations. A Fixture does not include trade fixtures owned by tenants of the Property.

35 CAUTION; Exclude Fixtures not owned by Seller such as rented fixtures. See lines 20-23.

36 | BINDING ACCEPTANCE |} This Offer is binding upon both Parties only if a copy of the accepted Offer is delivered to Buyer
37 on or before April 21, 2023 . Seller may keep the Property
38 on the market and accept secondary offers after binding acceptance of this Offer.

39 CAUTION: This Offer may be withdrawn prior to delivery of the accepted Offer.

40 |ACCEPTANCE] Acceptance occurs when all Buyers and Sellers have signed one copy of the Offer, or separate but identical
41 copies of the Offer,

42 CAUTION: Deadlines in the Offer are commonly calculated from acceptance. Consider whether short term
43 deadlines running from acceptance provide adequate time for both binding acceptance and performance.

44 This transaction is to be closed on June 15, 2023

45 at the place selected by Seller,
46 unless otherwise agreed by the Parties in writing. If the date for closing falls on Saturday, Sunday, or a federal or a state
47 holiday, the closing date shall be the next Business Day.

48 CAUTION: To reduce the risk of wire transfer fraud, any wiring instructions received should be independently
49 verified by phone or in person with the title company, financial institution, or entity directing the transfer. The real
50 estate licensees in this transaction are not responsible for the transmission or forwarding of any wiring or money
51 transfer instructions.

52 [EARNEST MONEY]

53 m EARNEST MONEY of § zero accompanies this Offer.

54 If Offer was drafted by a licensee, receipt of the earnest money accompanying this Offer is acknowledged.

55 W EARNEST MONEY of $ 5,000.00 will be mailed, or commercially, electronically
56 or personally delivered within 5 days ("5 if left blank) after acceptance.

Hocking Real Estate, LLC, 150856 Nightingale Lane Wausau W[ 54401 Phone; 7155711295 Fax: 7158481954 7130 Packer Drive
Karen Hocking Produced with zipForm® by zipLogix 18070 Filteen Mile Road, Fraser, Michigan 48026 www.ziplLogix.com
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Property Address: 7130 Packer Drive, Wausau, WI 54401 Page 2 of 12, WB-15
57 All earnest money shall be delivered to and held by (listing Firm) tdraftimg-Firmm-fother identified as
58 Hocking Real Estate, LLC ) { STRIKE THOSE NOT APPLICABLE |

59 (listing Firm if none chosen; if no listing Firm, then drafting Firm; if no Firm then Seller).

60 CAUTION: If a Firm does not hold earnest money, an escrow agreement should be drafted by the Parties or an
61 attorney as lines 64-84 do not apply. If someone other than Buyer pays earnest money, consider a special
62 disbursement agreement.

63 m THE BALANCE OF PURCHASE PRICE will be paid in cash or equivalent at closing unless otherwise agreed in writing.
64 m DISBURSEMENT IF EARNEST MONEY HELD BY A FIRM: If negotiations do not result in an accepted offer and the
65 earnest money is held by a Firm, the earnest money shall be promptly disbursed (after clearance from payer's depository
66 institution if eamest money is paid by check) to the person(s) who paid the earnest money. At closing, earnest money shall
67 be disbursed according to the closing statement. If this Offer does not close, the earnest money shall be disbursed according
68 to a written disbursement agreement signed by all Parties to this Offer. If said disbursement agreement has not been
69 delivered to the Firm holding the earnest money within 60 days after the date set for closing, that Firm may disburse the
70 earnest money: (1) as directed by an attorney who has reviewed the transaction and does not represent Buyer or Seller;
71 (2} into a court hearing a lawsdit involving the earnest money and all Parties to this Offer; (3) as directed by court order; (4)
72 upon authorization granted within this Offer; or (5) any other disbursement required or allowed by law. The Firm may retain
73 legal services to direct disbursement per (1) or to file an interpleader action per (2) and the Firm may deduct from the
74 earnest money any costs and reasonable attorneys' fees, not to exceed $250, prior to disbursement.

75 m LEGAL RIGHTS/ACTION: The Firm's disbursement of earnest money does not determine the legal rights of the Parties
76 in relation to this Offer. Buyer's or Seller's legal right to earnest money cannot be determined by the Firm holding the earnest
77 money. At least 30 days prior to disbursement per (1}, (4) or (5) above, where the Firm has knowledge that either Party
78 disagrees with the disbursement, the Firm shall send Buyer and Seller written notice of the intent to disburse by certified
78 mail. If Buyer or Seller disagrees with the Firm's proposed disbursement, a lawsuit may be filed to obtain a court order
80 regarding disbursement. Small Claims Court has jurisdiction over all earnest money disputes arising out of the sale of
81 residential property with one-to-four dwelling units. Buyer and Seller should consider consulting attorneys regarding their
82 legal rights under this Offer in case of a dispute. Both Parties agree to hold the Firm harmless from any liability for good
83 faith disbursement of earnest money in accordance with this Offer or applicable Department of Safety and Professional
84 Services regulations concerning earnest money. See Wis. Admin. Code Ch. REEB 18.

85 [TIME IS OF THE ESSENCE] “Time is of the Essence” as to: (1) earnest money payment(s); (2) binding acceptance; (3)
86 occupancy; (4) date of closing; (5) contingency Deadlines [STRIKE AS APPLICABLE] and all other dates and Deadlines in

88 . If “Time is of the Essence” applies to a date or Deadiine,
88 failure to perform by the exact date or Deadline is a breach of contract. If "Time is of the Essence” does not apply to a date
90 or Deadline, then performance within a reasonable time of the date or Deadline is allowed before a breach occurs.
91 |[PROPERTY CONDITION REPRESENTATIONS] Seller represents to Buyer that as of the date of acceptance Seller has
92 no notice or knowledge of Conditions Affecting the Property or Transaction {lines 104-173) other than those identified in
93 Seller's disclosure report dated April 8, 2023 and a Real Estate Condition Report, if applicable, dated
4 , which was/were received by Buyer prior to Buyer signing this Offer and which is/are made a part of this
5 offer by reference [COMPLETE DATE OR STRIKE AS APPLICABLE] and
s e —

97

98 INSERT CONDITIONS NOT ALREADY INCLUDED IN THE DISCLOSURE OR CONDITION REPORT(S))

99 CAUTION: If the Property includes 1-4 dwelling units, a Real Estate Condition Report containing the disclosures
100 provided in Wis. Stat. § 709.03 may be required. Excluded from this requirement are sales of property that has
101 never been inhabited, sales exempt from the real estate transfer fee, and sales by certain court-appointed
102 fiduciaries, for example, personal representatives, who have never occupied the Property. Buyer may have
103 rescission rights per Wis. Stat. § 709.05.
104 “Conditions Affecting the Property or Transaction" are defined to include:

05 a. Defects in the structure or structural components on the Property, e.g. roof, foundation (including cracks, seepage, and
106 bulges), basement or other walls.
107 b. Defects in mechanical systems, e.g. HVAC (including the air filters and humidifiers), electrical, plumbing, septic, wells,
108 fire safety, security or lighting.
109 ¢, Defects in a well on the Property or in a well that serves the Property, including unsafe well water, a joint well serving
110 the Property or any Defect related to a joint well serving the Property.
111.d. Water quality issues caused by unsafe concentrations of or unsafe conditions relating to lead.

11z e. Defects in septic system or other private sanitary disposal system on or serving the Property or any out-of-service
113 septic system serving the Property not closed or abandoned according to applicable regulations.
114 f. Underground or aboveground storage tanks presently or previously on the Property for storage of flammable or
115 combustible liquids, including but not limited to gasoline and heating oil, or any Defects in such tanks presently or previously
116 on the Property; LP tanks on the Property or any defects in such LP tanks.

114 g. Defect or contamination caused by unsafe concentrations of, or unsafe conditions relating to, lead in paint, lead in soil,
Produced with zipForm® by zipLogix 18070 Fiflesn Mile Road, Fraser, Michigan 48026  www.zipl ogix.com 7130 Packer Drive
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118 presence of ashestos or asbestos-containing materials, radon, radium in water supplies, mold, pesticides or other potentially
119 hazardous or toxic substances on the Property,

120 h. Manufacture of or spillage of methamphetamine (meth) or other hazardous or toxic substances on the Property.

121 i, Zoning or building code violations, any land division involving the Property for which required state or local permits had
122 not been obtained, nonconforming structures or uses, conservation easements.

123 j. Special purpose district, such as a drainage district, lake district, sanitary district or sewer district, that has the authority
124 to impose assessments against the real property located within the district.

125 k. Proposed, planned or commenced construction of public improvements which may result in special assessments or
126 otherwise materially affect the Property or the present use of the Property.

127 1. Federal, state or local regulations requiring repairs, alterations or corrections of an existing condition, such as orders to
128 correct building code violations.

129 m. Flooding, standing water, drainage problems or other water problems on or affecting the Property.

130 n. Material damage from fire, wind, fioods, earthquake, expansive soils, erosion or landslides.

131 0. Nearby airports, freeways, railroads or landfills, or significant odor, noise, water intrusion or other irritants emanating
132 from neighboring property.

133 p. Current or previous termite, powder post beetle, or carpenter ant infestations or Defects caused by animal, reptile, or
134 insect infestations.

135 q. Property or portion of the Property in a floodplain, wetland or shoreland zoning area under local, state or federal
136 regulations.

137 r. Property is subject to a mitigation plan required under administrative rules of the department of Natural Resources
138 related to county shoreland zoning ordinances, which obligates the owner of the Property to establish or maintain certain
139 measures related to shoreland conditions and which is enforceable by the county.

140 5. Nonowners having rights to use part of the Property, other than public rights-of-way, including, but not limited to, private
141 rights-of-way and private easements, other than recorded utility easements; lack of legal access or access restrictions;
142 restrictive covenants and deed restrictions; shared fences, walls, wells, driveways, signage or other shared usages; or
143 leased parking.

144 1. Boundary or lot line disputes, encroachments, or encumbrances affecting the Property.

145 u. High voltage electric (100 KV or greater) or steel natural gas transmission lines located on but not directly serving the
146 Property,

147 v, Structure on the Property designated as a historic building, alf or any part of the Property located in a historic district, or
148 burial sites or archeological artifacts on the Property.

149 w. All or part of the land has been assessed as agricultural land, the owner has been assessed a use-value conversion
150 charge or the payment of a use-value conversion charge has been deferred.

151 x. All or part of the Property is subject to, enrolled in or in viclation of a certified farmland preservation zoning district or a
152 farmland preservation agreement, or a Forest Crop, Managed Forest Law (see disclosure requirements in Wis. Stat. §
163 710.12), Conservation Reserve or a comparable program.

154 y. A pier is attached to the Property that is not in compliance with state or local pier regulations, a written agreement
155 affecting riparian rights related to the Property; or the bed of the abutting navigable waterway is owned by a hydroelectric
156 operator.

157 z. A dam is totally or partially located on the Property; or an ownership interest in a dam not located on the Property will
158 be transferred with the Property because the dam is owned collectively by a homeowners' association, lake district, or
159 similar group of which the Property owner is a member,

160 aa.Government investigation or private assessment/audit of environmental matters conducted.

161 bb.Presence of or a Defect caused by unsafe concentrations of, unsafe conditions relating to, or the storage of hazardous
162 or toxic substances on neighboring properties,

163 cc. Owner's receipt of notice of property tax increases, other than normal annual increases, or notice or knowledge of a
164 pending property reassessment, remodeling that may increase the property's assessed value, or pending special
165 assessments.

166 dd.Agreements that bind subsequent owners of the property, such as a lease agreement or an extension of credit from
167 an electric cooperative.,

168 ee.Remodeling, replacements, or repairs affecting the Property’s structure or mechanical systems that were done or
169 additions to the Property that were made during the owner’s period of ownership without the required permits.

170 ff. Rented items located on the Property or items affixed to or closely associated with the Property.

171 gg.Owner is a foreign person as defined in the Foreign Investment in Real Property Tax Act in 26 IRC § 1445(f).

172 hh.Other Defects affecting the Property, including, without limitation, drainage easement or grading problems; or excessive
173 sliding, settling, earth movement or upheavals.

Produced with zipForm® by zipLogix 18070 Fifteen Mile Road, Fraser, Michigan 48026  www.zipl.ogix.com 7130 Packer Drive
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416 This Offer shall be null and void if Buyer makes timely delivery of the notice objecting to appraised value and the written
417 appraisal report and:
418 (1) Seller does not have the right to cure; or
419 (2) Seller has the right to cure but:

420 (a) Seller delivers written notice that Seller will not adjust the purchase price; or
421 (b) Seller does not timely deliver the written notice adjusting the purchase price to the value shown on the appraisal
422 report.

423 SECONDARY OFFER: This Offer is secondary to a prior accepted offer. This Offer shall become primary upon
424 delivery of written notice to Buyer that this Offer is primary. Unless otherwise provided, Seller is not obligated to give Buyer
425 notice prior to any Deadiine, nor is any particular secondary buyer given the right to be made primary ahead of other
426 secondary buyers. Buyer may declare this Offer null and void by delivering written notice of withdrawal to Seller prior to
427 delivery of Seller's notice that this Offer is primary. Buyer may not deliver notice of withdrawal earlier than days (7"
428 If left blank) after acceptance of this Offer. All other Offer Deadlines that run from acceptance shall run from the time this
429 Offer becomes primary.

430 |CLOSING PRORATIONS] The following items, if applicable, shall be prorated at closing, based upon date of closing values:
431 real estate taxes, rents, prepaid insurance (if assumed), private and municipal charges, property owners or homeowners
432 gssociation assessments, fuel and ——~--

433

434 CAUTION: Provide basis for utility charges, fuel or other prorations if date of closing value will not be used.

435 Any income, taxes or expenses shall accrue to Seller, and be prorated at closing, through the day prior to closing.

436 Real estate taxes shall be prorated at closing based on [CHECK BOX FOR APPLICABLE PRORATION FORMULA]:

437 [ xx ] The net general real estate taxes for the preceding year, or the current year if available (Net general real estate
438 taxes are defined as general property taxes after state tax credits and lottery credits are deducted). NOTE: THIS CHOICE
439 APPLIES IF NO BOX IS CHECKED.

440 Current assessment times current mill rate (current means as of the date of closing).

441 | Sale price, multiplied by the municipality area-wide percent of fair market value used by the assessor in the prior
442 year, or current year if known, multiplied by current miil rate {current means as of the date of closing).

443

444 CAUTION: Buyer is informed that the actual real estate taxes for the year of closing and subsequent years may be
445 substantially different than the amount used for proration especially in transactions involving new construction,
446 extensive rehabilitation, remodeling or area-wide re-assessment. Buyer is encouraged to contact the local
447 assessor regarding possible tax changes.

448 Buyer and Seller agree to re-prorate the real estate taxes, through the day prior to closing based upon the taxes on
449 the actual tax bill for the year of closing, with Buyer and Seller each owing his or her pro-rata share. Buyer shall, within 5
450 days of receipt, forward a copy of the bill to the forwarding address Seller agrees to provide at closing. The Parties shall
451 re-prorate within 30 days of Buyer's receipt of the actual tax bill. Buyer and Seller agree this is a post-closing obligation
452 and is the responsibility of the Parties to complete, not the responsibility of the real estate Firms in this transaction.

453 |TITLE EVIDENCE|

454 ® CONVEYANCE OF TITLE: Upon payment of the purchase price, Seller shall convey the Property by warranty deed
455 (trustee’s deed if Seller is a trust, personal representative’s deed if Seller is an estate or other conveyance as
456 provided herein), free and clear of all liens and encumbrances, except: municipal and zoning ordinances and agreements
457 entered under them, recorded easements for the distribution of utility and municipal services, recorded building and use
458 restrictions and covenants, present uses of the Property in violation of the foregoing disclosed in Seller's disclosure report,
459 and Real Estate Condition Report, if applicable, and in this Offer, general taxes levied in the year of closing and
460 ~==————m

461

462 (insert other allowable exceptions from fitle, if any) that constitutes
463 merchantable title for purposes of this transaction. Seller, at Seller's cost, shall complete and execute the documents
464 necessary to record the conveyance and pay the Wisconsin Real Estate Transfer Fee.

465 WARNING: Municipal and zoning ordinances, recorded building and use restrictions, covenants and easements
466 may prohibit certain improvements or uses and therefore should be reviewed, particularly if Buyer contemplates
467 making improvements to Property or a use other than the current use.

468 m TITLE EVIDENCE: Selier shall give evidence of title in the form of an owner's policy of title insurance in the amount of
469 the purchase price on a current ALTA form issued by an insurer licensed to write title insurance in Wisconsin. Seller shall
470 pay all costs of providing title evidence to Buyer. Buyer shall pay the costs of providing the title evidence required by Buyer's
471 lender and recording the deed or other conveyance.

472 m ENDORSEMENT: Seller shall provide a “gap” endorsement or equivalent gap coverage at (Seller's)(Buyer's)
473 ("Seller's” if neither stricken) cost to provide coverage for any liens or encumbrances first filed or recorded
474 after the commitment date of the title insurance commitment and before the deed is recorded, subject to the title insurance
475 policy conditions, exclusions and exceptions, provided the title company will issue the coverage. If a gap endorsement or

Praguced with zipForm® by ziplogix 18070 Fifteen Mile Road, Fraser, Michigan 48026 www.zipl.oalx.com 7130 Packer Drive



DocuSign Envelope ID: 78BFF654-3AF6-48F3-AF6A-BB5B5D6CEDE4

Property Address: 7130 Packer Drive, Wausau, WI 54401 Page 9 of 12, WB-15
476 equivalent gap coverage is not available, Buyer may give written notice that title is not acceptabie for closing (see lines 482-
477 489).
476 m D)ELIVERY OF MERCHANTABLE TITLE: The required title insurance commitment shall be delivered to Buyer's attorney
479 or Buyer not more than days (“15" if left blank} after acceptance showing title to the Property as of a date
480 no more than 15 days before delivery of such title evidence to be merchantable per lines 454-464, subject only to liens
481 which will be paid out of the proceeds of closing and standard title insurance requirements and exceptions.
482 m TITLE NOT ACCEPTABLE FOR CLOSING: if title is not acceptable for closing, Buyer shall notify Seller in writing of
483 objections to title within days ("15" if left blank) after delivery of the title commitment to Buyer or Buyer's attorney. In
484 such event, Seller shall have days (“15” if left blank) from Buyer's delivery of the notice stating title objections, to
485 deliver notice to Buyer stating Seller's election to remove the objections by the time set for closing. If Seller is uhable to
486 remove said objections, Buyer shall have five days from receipt of notice thereof, to deliver written notice waiving the
487 objections, and the time for closing shall be extended accordingly. If Buyer does not waive the objections, this Offer shall
488 be null and void. Providing title evidence acceptable for closing does not extinguish Seller’s obligations to give merchantable
489 title to Buyer. ‘
490 m SPECIAL ASSESSMENTS/OTHER EXPENSES: Special assessments, if any, levied or for work actually commenced
491 prior to the date stated on line 1 of this Offer shall be paid by Seller no later than closing. All other special assessments
492 shall be paid by Buyer. “Levied” means the local municipal governing body has adopted and published a final resolution
493 describing the planned improvements and the assessment of benefits.
484 CAUTION: Consider a special agreement if area assessments, property owners association assessments, special
495 charges for current services under Wis. Stat. § 66.0627 or other expenses are contemplated. “Other expenses” are
496 one-time charges or ongoing use fees for public improvements (other than those resulting in special assessments)
497 relating to curb, gutter, street, sidewalk, municipal water, sanitary and storm water and storm sewer {including all
498 sewer mains and hook-up/connection and interceptor charges), parks, street lighting and street trees, and impact
499 fees for other public facilities, as defined in Wis. Stat, § 66.0617(1)(f).
500 [LEASED PROPERTY] If Property is currently leased and lease(s) extend beyond closing, Seller shall assign Seller's rights
501 under said lease(s) and transfer all security deposits and prepaid rents thereunder to Buyer at closing. The terms of the
502 (written) (oral) lease(s), if any, are Perspective buyer has received a copy of lease and

503 extensions of lease. Buyer understands no security deposit was ever paid.

504 Insert additional terms, if any, at lines 620-650 or attach as an addendum per line 676.
505 | xx | ESTOPPEL LETTERS:; Seller shall deliver to Buyer no later than days (“7” if left blank) before closing, estoppel
506 letters dated within days (15" if left blank) before closing, from each non-residential tenant, confirming the lease term,

507 rentinstallment amounts, amount of security deposit, and disclosing any defauits, claims or litigation with regard to the lease
508 or tenancy.

509

510 m ACTUAL RECEIPT: “Actual Receipt’ means that a Party, not the Party's recipient for delivery, if any, has the document
511 or written notice physically in the Party's possession, regardless of the method of delivery. If the document or written notice
512 is electronically delivered, Actual Receipt shall occur when the Party opens the electronic transmission.

513 m BUSINESS DAY: “Business Day" means a calendar day other than Saturday, Sunday, any legal public holiday under
514 Wisconsin or Federal taw, and any other day designated by the President such that the postal service does not receive
515 registered mail or make regular deliveries on that day.

516 m DEADLINES: "Deadlines” expressed as a number of ‘days” from an event, such as acceptance, are calculated by
517 excluding the day the event occurred and by counting subsequent calendar days. The Deadline expires at Midnight on the
518 last day. Additionally, Deadlines expressed as a specific number of Business Days are calculated in the same manner
519 except that only Business Days are counted while other days are excluded. Deadlines expressed as a specific number of
520 “hours” from the occurrence of an event, such as receipt of a notice, are calculated from the exact time of the event, and by
521 counting 24 hours per calendar day. Deadlines expressed as a specific day of the calendar year or as the day of a specific
522 event, such as closing, expire at Midnight of that day. “Midnight” is defined as 11:59 p.m. Central Time.

523 W DEFECT: "Defect” means a condition that would have a significant adverse effect on the value of the Property; that would
524 significantly impair the health or safety of future occupants of the Property; or that if not repaired, removed or replaced would
525 significantly shorten or adversely affect the expected normal life of the premises.

526 m FIRM: “Firm” means a licensed sole proprietor broker or a licensed broker business entity.

527 m PARTY: “Party” means the Buyer or the Seller; “Parties” refers to both Buyer and Seller.

528 m_PROPERTY: Unless otherwise stated, “Property” means the real estate described at lines 4-8.

529 |INCLUSION OF OPTIONAL PROVISIONS] Terms of this Offer that are preceded by an OPEN BOX ([____]) are part of
530 this offer ONLY if the box is marked such as with an “X”. They are not part of this offer if marked “N/A” or are left blank.

531 Buyer acknowledges that any land, building or room dimensions, or total
532 acreage or building square footage figures, provided to Buyer by Seller or by a broker, may be approximate because of
533 rounding, formulas used or other reasons, unjess verified by survey or other means.

534 CAUTION: Buyer should verify total square footage formula, total square footagefacreage figures, and land,
535 building or room dimensions, if material.
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594 estate. The "Amount Realized” is the sum of the cash paid, the fair market value of other property transferred, and the
595 amount of any liability assumed by Buyer.
596 CAUTION: Under this law if Seller is a Foreign Person, and Buyer does not pay or withhold the tax amount, Buyer
597 may be held directly liable by the U.S, Internal Revenue Service for the unpaid tax and a tax lien may be placed
598 upon the Property. '
599 Seller hereby represents that Seller is a non-Foreign Person, unless (1) Seller represents Seller is a Foreign Person in a
600 condition report incorporated in this Offer per lines 93-95, or {2) no later than 10 days after acceptance, Seller delivers
601 notice to Buyer that Seller is a Foreign Person, in which cases the provisions on lines 607-609 apply.
602 IF SELLER IS A NON-FOREIGN PERSON. Seller shall, no later than closing, execute and deliver to Buyer, or a qualified
603 substitute (attorney or title company as stated in IRC § 1445), a sworn certification under penalties of perjury of Seller's
604 non-foreign status in accordance with IRC § 1445, If Seller fails to timely deliver certification of Seller's non-foreign status,
605 Buyer shall: (1) withhold the amount required to be withheld pursuant to IRC § 1445; or, (2) declare Seller in default of this
806 Offer and proceed under lines 571-578.
607 IF SELLER IS A FOREIGN PERSON. If Seller has represented that Seller is a Foreign Person, Buyer shall withhold the
608 amount required to be withheld pursuant to IRC § 1445 at closing unless the Parties have amended this Offer regarding
609 amounts to be withheld, any withholding exemption to be applied, or other resolution of this provision.
610 COMPLIANCE WITH FIRPTA. Buyer and Seller shall complete, execute, and deliver, on or before closing, any instrument,
611 affidavit, or statement needed to comply with FIRPTA, including withholding forms. If withholding is required under IRC §
612 1445, and the net proceeds due Seller are not sufficient to satisfy the withholding required in this transaction, Seller shall
613 deliver to Buyer, at closing, the additional funds necessary to satisfy the applicable withholding requirement. Seller also

614 shall pay to Buyer an amount not to exceed $1,000 for actual costs associated with the filing and administration of forms,
615 affidavits, and certificates necessary for FIRPTA withholding and any withholding agent fees.

616 Any representations made by Seller with respect to FIRPTA shall survive the closing and delivery of the deed.

617 Firms, Agents, and Title Companies are not respansible for determining FIRPTA status or whether any FIRPTA exemption
618 applies. The Parties are advised to consult with their respective independent legal counsel and tax advisors regarding
619 FIRPTA.

620 [ ADDITIONAL PROVISIONS/CONTINGENCIES I
621 1) Buyer has been given a Certified Survey Map.

622 2) lease addendum to be signed before closing stating Tenant pays for lawn cutting and
623 snow plowing and removal.

624 3y  Buyer to meet with tenant/manager Of Motion Industries to discuss strengths & faults
625 of building within 7 working days. Buver has 5 days after meeting to decide if offer
626 should move forward or to make this offer null and void.

627 4) Buyer needs environmental inspection to determine wetlands restrictions & inspect

628 culvert.,
629

830

631

632

633

634

635

636

637

638

539

640

841

642

643

644

645

846

647

648

649

650

651 TAX DEFERRED EXCHANGE] If this Property is purchased or sold to accomplish an IRC § 1031 Tax Deferred exchange
852 of like-kind property, both Parties agree to cooperate with any documentation necessary to complete the exchange. The
653 exchangor shall hold the cooperating party harmless from any and all claims, costs or liabilities that may be incurred as a
854 result of the exchange.
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655 |DELIVERY OF DOCUMENTS AND WRITTEN NOTICES] Unless otherwise stated in this Offer, delivery of documents and
656 written notices to a Party shall be effective only when accomplished by one of the authorized methods specified at lines
857 658-673.

658 (1) Personal: giving the document or written notice personally to the Party, or the Party's recipient for delivery if named at
858 660 or 661.

660 Name of Seiler's recipient for delivery, if any:
661 Name of Buyer's recipient for delivery, if any:
862 | (2) Eax: fax transmission of the document or written notice to the following number:

663 Seller: ( ) Buyer; ( )

664 | (3) Commercial: depositing the document or written notice, fees prepaid or charged to an account, with a

665 commercial delivery service, addressed either to the Party, or to the Party's recipient for delivery, for delivery to the Party's
666 address at line 669 or 670.

667 (4) U.S. Mail: depositing the document or written notice, postage prepaid, in the U.S. Mail, addressed either to the
668 Party, or to the Party's recipient for delivery, for delivery to the Party's address.

669 Address for Seller:
670 Address for Buyer:
671 [_xx_] (5) Email: electronically transmitting the document or written notice to the email address.
672 Email Address for Seller; karen@khocking. com

673 Email Address for Buyer: karen@khocking. com

674 [PERSONAL DELIVERY/ACTUAL RECEIPT] Personal delivery to, or Actual Receipt by, any named Buyer or Seller
675 constitutes personal delivery fo, or Actual Receipt by, all Buyers or Sellers.

676 [ x| ADDENDA: The attached Seller Disclosure Report, CSM is/are made part of this Offer.
677 This Oifer was drafted by [Licensee and Firm] Karen Hocking Realty LLC, Hocking Real Estate, LLC
678 Buyer Entity Name (if any):
P 4/20/2023
679 (X)Gm l'“:;;l':mﬁv‘
680  ‘BuyersfAuthorized Signature 4 Print Name/Title Here ) Jesse Wellhoefer Date 4
681 (x)
ggé Buyer's/Authorized Signature 4 Print Name/Title Here 3 Date 4

684 SELLER ACCEPTS THIS OFFER. THE WARRANTIES, REPRESENTATIONS AND COVENANTS MADE IN THIS
685 OFFER SURVIVE CLOSING AND THE CONVEYANCE OF THE PROPERTY. SELLER AGREES TO CONVEY THE
686 PROPERTY ON THE TERMS AND CONDITIONS AS SET FORTH HEREIN AND ACKNOWLEDGES RECEIPT OF A
687 COPY OF THIS OFFER.

688 Seller Entity Name (if any):

689 (x)

690  Sellers/Authorized Signature 4 Print Name/Titie Here 2 ‘ Date 4
691 (x)

692 Seller's/Authorized Signature 4 Print Name/Title Here 2 Date 4
693 This Offer was presented to Seller by [Licensee and Firm] _Karen Hocking Realty LLC, Hocking Real Estate,
694 on _4/20/2023 Al "4:45 PM a.m./p.m.
895 This Offer is rejected This Offer is countered [See attached countdr] MB 4/20/2023
696 Seller Initials 4 Date & rinitials 4 Date 4
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CITY OF WAUSAU, 407 Grant Street, Wausau, W1 54403

RESOLUTION OF THE ECONOMIC DEVELOPMENT COMMITTEE

Approving Sale of Assets (tangible personal property and/or fixtures) of Bull Falls Brewery, LLC,
located at 836 and 900 East Thomas Street in TID #9, by auction

Committee Action:

Fiscal Impact:
File Number: Date Introduced:  June 13, 2023
FISCAL IMPACT SUMMARY
o, | Budget Neutral YesXINo[_|
£ | Included in Budget: Yes[ INo[ | Budget Source:
8 One-time Costs: Yes[ |No[ ] Amount:
Recurring Costs: Yes[ |No[ ] Amount:
Fee Financed: Yes[ |No[ ] Amount:
'(-'_)J Grant Financed: Yes[JNo[ ]  Amount:
OD: Debt Financed: Yes[ |JNo[ ] Amount Annual Retirement
O | TID Financed: Yes[ |No[ ] Amount:
9 | TID Source: Increment Revenue [ ] Debt[ ] Fundson Hand [ ] Interfund Loan [_]

RESOLUTION

WHEREAS, on November 13, 2012, the Common Council approved the City of Wausau (“CITY”)
entering into a Development Agreement with Bull Falls Brewery, LLC, (“Bull Falls”) to expand its production
operations as a local craft brewer; the City created Tax Incremental District #9 on September 26, 2012, pursuant
to the provisions of Section 66.1105, Wis. Stats., to provide developer with a $200,000 Grant and a $400,000
Loan to acquire three properties, build a manufacturing addition, add a parking lot and renovate the tap room to
add 5 FTE’s, triple the commercial value of the property and eliminate blight in the neighborhood; and further, to
provide $7,000 in utility relocation work; and

WHEREAS, on November 23, 2012, the CITY and Bull Falls executed a Development Agreement
with supporting loan documentation, paragraph 4.1.ii. of which states that no property within the development
properties be sold, transferred or conveyed unless Bull Falls provides CITY written notice of intent to transfer the
property at least 30 days before the sale, transfer or conveyance is to occur, and the CITY has approved such sale
or disposition in writing; and

WHEREAS, the Common Council, on August 11, 2015, authorized amendments to the development
agreement, removing the requirements of audited financial statements and a guaranty of a minimum equalized
value of $1.6 million and payment in lieu of this value if not met; Bull Falls will pay taxes on the assessed value
from 2015 forward; and

WHEREAS, the Common Council, on January 24, 2017, authorized changes to extend the
amortization of City financing by 60 months, from 10 years to 15 years, to facilitate their refinancing of existing
debt and continued operations and future growth; and



WHEREAS, on May 24, 2023, the City received a request from Bull Falls to approve the sale of its
brewery assets (tangible personal property and/or fixtures) by way of auction, the proceeds of which will be held
in trust and distributed pursuant to priority of lien after the payment of ordinary and customary costs of the
auction itself.

NOW, THEREFORE, BE IT RESOLVED, that the Common Council authorizes the sale

of the brewery assets, both personal property and fixtures, of Bull Falls Brewery, LLC, by auction, with the
proceeds from such sales to be held in trust and distributed pursuant to the priority of lien after the payment of
ordinary and customary costs of the auction itself.

Approved:

Katie Rosenberg, Mayor






May 22, 29
Pg 2

o
w

If you have any questions or concerns regarding the foregoing, please advise. Thank you for your attention
1o this matter asd vour anticipated cooperation so that, if necessary, my client s able 1o complete the orderly sale of
its assets for the benefit of its secured creditors,

Sincerely,

Ce: Client (via email)
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CITY OF WAUSAU, 407 Grant Street, Wausau, WI 54403

“JOINT RESOLUTION OF THE ECONOMIC DEVELOPMENT AND FINANCE COMMITTEES

Approving the Development Agreement between City of Wausau and Bull Fall§ Bre\w{ery to expand at their 901
East Thomas location by providing financial assistance to acquire three properties, build a 8352 square foot
addition for canning (manufacturing), add a 23,000 square foot parking lot and to renovate apprqxlmately 550
square feet of the existing Bull Falls Brewery Tap room in order to add jobs, to approximately triple the existing
commercial value of the property and to eliminate blight in the neighborhood.

Committee Action: | ED Committec: Approved 5-0
Finance Commiittee : Approved 4-0

Fiscal Impact: $200,000 Grant and $400,000 Loan with interest payments to equal the amount o.f
interest the City of Wausau obtains when borrowing the funds to lend the expansion and
approximately $7,000 of utility relocation work.

R AR DI L RN
iFile:Number:

“liznrs T T [ DateTairoduced: | November 13,2012

RESOLUTION

WHEREAS, it is in the best interest of the City of Wausau to assist and participate in job creation activities that
aim to increase the economic benefits to the City of Wausau, both in terms of employment numbers, quality,
benefits and to increase the value and quality of properties, especially in distressed neighborhoods; and

WHEREAS, assistance in the amount of $200,000 grant from the creation of Wausau’s Tax Incremental District
Number Nine in order to raise the equity to leverage the sources needed to complete the project and City grants
are to be matched by owner funds 2:1 for equity into the local project totals up to $500,000;

WHEREAS, assistance in the amount of a $400,000 loan has been offered from the City of Wausau’s Tax
Incremental District Number Nine and the rate of borrowing will be equal to the rate the City obtains in
borrowing with a two year payment deferral and ten year amortization to follow; and

WHEREAS, Funds from public sources shall be used to acquire the three properties 836, 900 and 906 East
Thomas Street, prepare site, add an addition of up to 8,352 square feet and a new parking facility to be 23,400
square feet including landscaped amenities included in the site plan;

WHEREAS, Bull Falls Brewery commits to creating up to five (5) full time employees FTE’s in this phase over
the duration of two years and as outlined in the Development Agreement and to maintain its location for at least
the duration of the Development Agreement, and

WHEREAS, Tax Incremental District Number Nine Cash Flow Statement projects a ten-year payback (attached).



NOW THEREFORE BE IT RESOLVED, by the Common Council of the City of Wausau, as follows:

1. EXECUTION OF AGREEMENT. that the City approves the terms of the attached Development
Agreement in substantially the same form as attached, with Bull Falls Brewery LLC including commitments

for improvements at their expanded 901 East Thomas Street location and authorizes City staff to execute the
Development Agreement.

2. SPECIFIC AUTHORIZATION FOR UTILITY RELOCATION. The Mayor and the proper City

officials are hereby authorized and directed to take whatever action is necessary to relocated the utility
infrastructure as outlined in the agreement.

3. AUTHORIZATION OF FINANCING FOR PROJECT. The Common Council authorizes for the City
of Wausau shall take whatever action is necessary to effectuate any appropriate borrowing so as to provide

sufficient funds for the City’s obligations for the project, including promissory note, state trust fund and
interim interfund borrowing,

4. PAYMENT OF MONETARY OBLIGATIONS. The Common Council of the City of Wausau

authonizes staff to proceed with payment of monetary obligations as outlined within the development
agreement.

5. INTERIM REPORTING. The Common Council of the City of Wausau directs city staff to monitor and
report back in a reasonable time to the Finance and Economic Development Committees the progress of the
expansion and as the terms of the Agreement become satisfied.

BE IT FURTHER RESOLVED, that the Common Council of the City of Wausau directs the CITY CLERK to
mail a copy of the executed Development Agreement to the Joint Review Board members; and

BE IT FURTHER RESOLVED, that the Finance Director and proper City officials are here by authorized to
modify the budget for Tax Increment District Number Nine Fund and publish the budget modification in the
official newspaper as required.

REVENUE:

147-349089120  Proceeds of Notes $600,000
EXPENSE:

147-349092210  Utility Work $7,000
147-349092700  Developer Loan $400,000
147-349092700  Dcveloper Grant $200,000
147-349093490  Other Operating Expenses $1,000
Approved:

Qrtr & Yop o200

Jamy E. Tipple, Mayor Uy
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DEVELOPMENT AGREEMENT
BETWEEN THE CITY OF WAUSAU AND BuLL FALLS BREWERY

THIS AGREEMENT is made this¥3day of November 2012 by and between the City of
Wausau, a municipal corporation of the State of Wisconsin, hereinafter referred to as ClTY:I
and Bull Falls Brewery, LLC, a Wisconsin limited llability company herelnafter referred to as “Bull

Falls Brewery”.

WITNESSETH:

WHEREAS, CITY is dedicated to Improving neighborhoods by participating in
public/private partnerships by investing in ventures that will increase commercial tax base,
furnish employment positions with benefits, and help establish a local competitive advantage
in the craft brew industry, which is an industry experiencing high growth trends In Wisconsin;
and

WHEREAS, Bull Falls Brewery, one of Wausau's craft brewers, wishes to acquire property
and'expand Its production operations (the “Development Praject”) on its existing property
commonly known as 901 East Thomas Street, Wausau and certain additional adjoining
properties [the “Development Properties”); and

WHEREAS, pursuant to the provisions of Section 66.1105, Wis. Stats., CiTY created Tax
Incremental District #9 on September 26, 2012 ("TIF District") with boundaries incorporating
the Development Propertles, as shown in the City of Wausau Tax Increment District Nine Project
Plan ("TIF Project Plan"), which TIF Project Plan provides In part for the financing of certain
public works and infrastructure and related aesthetics and contributions to the Development
Project relating to the TIF District; and

WHEREAS, Bull Falls Brewery's growing presence will increase the economic benefits to
the City of Wausau and to the State of Wisconsin In terms of tourism dollars, supply chain
benefits to the region, and an Increase in the demand for other tourist related amenities; and

WHEREAS, CITY staff and the members of the CITY Council have carefully considered
how best to effectuate the redevelopment and improvement of the Development Properties, all
in the public interest, which efforts have been reciprocated by and jolned in by Bull Falls
Brewery and its various agents and representatives; and

WHEREAS, CITY desires the Development Project to proceed for the reasons set forth
above and ultimately to provide increased tax revenues for CITY and various taxing bodies
authorized to levy taxes within the TIF District and CITY; and

WHEREAS, in order to induce Bull Falls Brewery to undertake the Development Project,
CITY has agreed to pay for certain costs Included in the TIF Project Plan through the use of
existing municipal funds and/or the use of borrowed funds and to provide other assistance to
Bull Falls Brewery as provided by this Agreement, all In accordance with the terms and
conditions of this Agreement; and

{W0525732.00C2) 1|Page



WHEREAS, CITY and Bull Falls Brewery wish to set forth in this Agreemen.t their
respective commitments, understandings, rights and obligations in connection with the
Development Project as more fully described herein; and

NOW, THEREFORE, in conslderation of the mutual covenants and agreements herein
exchanged, and other good and valuable consideration, the receipt and sufficiency of which the

parties hereto agree as follows:

1 GENERAL PURPOSE

A.

{W0525732.00C)

Incorporation of Proceedings and Exhibits. All motions adopted, approvals

granted, minutes documenting such motions and approvals, and plans and
specifications submitted in conjunction with any and all approvals as granted by
CITY, including but not limited to adopted or approved plans or specifications on
file with CITY, and further including but not limited to all exhibits as referenced
herein, are incorporated by reference herein and are deemed to be the
contractual obligation of Bull Falls Brewery whether or not herein enumerated.

Implementation Schedule and Time of the Essence, All phases and schedules

which are the subject of approvals, or as set forth herein, shall be governed by
the principle that time Is of the essence, and modification or deviation from
such schedules shali occur only upon approval of CITY, or agent of the same
having appropriate jurisdictional autharity.

Implementation Schedule and Time of the Essence, All phases and schedules

which are the subject of approvals, or as set forth herein, shall be governed by
the principle that time is of the essence, and modification or deviation from
such schedules shall occur only upon approval of CITY, or agent of the same
having appropriate jurisdictional authority.

Entire Agreement. This writing inciuding all Exhibits and Schedules hereto, and
the other documents and agreements referenced herein, constitutes the entire
Agreement between the parties hereto in respect to the Development Project
and all prior letters of intent or offers, if any, are hereby terminated. However,
this Agreement shall be deemed and read to Include and incorporate such
minutes, approvals, plans, and specifications, as referenced in this Agreement,
and in the event of a conflict between this Agreement and any action of CITY,
granting approvals or conditions attendant with such approval, the specific
action of CITY shali be deemed controlling.

Land Affected. The parties acknowledge that the development Project will
encompass and/or affect the following real property, all of which will be within
the boundaries of the TIF District: the Development Properties and certain
public streets and rights-of-way serving the Development Properties.

Purpose of the Agreement. In order to cause the development Praject to occur

and to induce Bull Falls Brewery to undertake the Development Project, to
eliminate blighted conditions on the Development Properties, promote
community development, industry and Job creation and to expand and enhance

2|Page



the tax base within the CITY, CITY intends to undertake certain project costs a.md
public improvements necessary for the Development Project, all as set forthin
this Agreement. CITY intends to recover certaln of Its costs through payments
received under this Agreement including increased tax revenues generated by
the Development Properties. The partles intend to enter into this Agreement 10
record the understandings and undertakings of the parties and to provide a
framework within which the Development Project may proceed.

2, BULL FALL'S BREWERY PROJECT DESCRIPTION

A

Acquisition of real property commonly known as 836, 900 and 906 East Thomas
street; combination of these parcels with other parcels including vacated rights
of way and an alleyway to create a site consisting of approximately 1.72 acres,
with a general boundary description as set forth in Exhibit A, attached hereto
and incorporated herein by reference.

Design, development and construction of an addition to the current building
located at 901 East Thomas Street (the “Existing Building”) consisting of
approximately 8,052 square feet of production facllity and a new 23,400 square
foot parking area consisting with landscape features in accordance with the CITY
approved site plan attached hereto as Exhibit B, and incorporated herein by
reference;

Renovation of the existing Bull Falls Brewery tap room in the existing building
which is 550 square feet, and currently occupied by the existing brew system is
transitioning to a retail tap room. This renovation will permit wrapping the
granite bar around into the new space providing additional bar seating and table
seating. The tap room completion Is committed for renovation after the new
brewery is determined to be operational.

3. OBLIGATIONS OF CITY

A

{W0525732.00C2)

Bull Falls Brewery Incentive Grant - Property Acquisition. Bull Falis Brewery
proposes to acquire real property commonly known as 836 and 900 East
Thomas Street (having already acquired 906). As an Incentive to Bull Falls
Brewery to undertake the redevelopment of the Development Properties
through the construction of the Development Project, if Bull Falls Brewery
enters into binding agreements to acquire such parcels, CITY agrees to make a
payment on behalf of Bull Falls Brewery in an amount up to $100,000 to pay on
behaif of or reimburse Bull Falls Brewery for costs of the acquisition of such
parcels (the “Property Acquisition Grant”); provided, however, that such
payment shall only be made upon satisfaction of all of the conditions set forth in
Section 5 hereof.

Bull Falls Brewery Incentive Grant ~ Site Demolition and Preparation. Bull Falls
Brewery proposes ta demolish existing structures on the Development

Properties deemed blighted by CITY and prepare these sites for the construction
of the expanded production facilitles and parking. As an incentive to Bull Falls
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Brewery to undertake the redevelopment of the Development Properties
through the construction of the Development Project, if Bull Falls Brewery
enters into binding agreements to demolish existing structures on the
Development Properties and prepare these sites for construction, CITY agrees to
make one or more payments on behalf of Bull Falls Brewery up to a total
aggregate In an amount of $100,000 to pay on behalf of or reimburse Bull Falls
Brewery for costs of such demolition and site preparation {the “Site Prep
Grant”); provided, however, that such payment shall only be made upon
satisfaction of all of the conditions set forth in Section 5 hereof.

o Project Loan. Bull Falls Brewery proposes to undertake the design and
construction of an approximately 8,352 square foot productlon facility addition
to its Existing Building and to construct a new 23,400 square foot parking area
with landscape features adjolning this facility. As an incentive to Bull Falls
Brewery to undertake this work, CITY agreés to make avallable one or more
loans Bull Falls Brewery on terms and conditions satisfactory to the CITY in all
respects (the “Loan”), which will contain following principal terms:

i. Loan Amount: $400,000.00;

Il. Interest Rate: rate equivalent to rate charged CITY to obtain a
$400,000.00 TIF financed loan;

lli. So long as Bull Falls Brewery is not in default under the terms of this
Agreement, the loan, or under any obligations owed to the CITY or any
third party lender, no repayment will be required until the earlier to
occur of the second anniversary of the making of the loan or January 1,
2015;

Iv. Repayment of the principal and interest will be amortized over a period
of ten years {an example cash flow statement is attached hereto as
Exhibit C, and incorporated hereln by reference solely for informational
purposes to show the anticipated repayment of this loan);

v. Repayment of the Loan will be secured by a mortgage on the
Development Properties In a form satisfactory to the CITY in all
respects;

vi. Repayment of the Loan will be secured by the unlimited and
unconditional personal guaranty of each of Donald Zamzow and Michael
Zamzow In a form satisfactory to the CITY In all respects;

vii. Repayment of the Loan will be secured by a collateral pledge of life
insurance on the life of Michael Zamzow issued by a life insurance
company and in amounts satisfactory to CITY in all respects;

viii. Bull Falls Brewery shall, no later than May 1 of each calendar year while
any obligations are owed to CITY hereunder or under the Loan, submit
to CITY annual reviewed financlal statements prepared In accordance
with generally accepted accounting principles, and otherwise
acceptable to CITY, and within 30 days following each calendar quarter
during this term compiled financial statements for the prior quarter.

provided, however, that this ioan shall only be made upon satisfaction of all of
the conditions set forth in this Agreement.

(wosssmapocy 4|Page



CITY UTILITY WORK. On or before _December 1, 2012, CITY will Relocate a
sanitary sewer manhole; water hydrant and upgrade approximately 30 feet of
water main for In kind commitment value of approximately $7,000.00,

Terminology. The Property Acquisition Grant, Site Prep Grant, and Loan shall
sometimes be referred to hereln as the “CITY Financing”.

4. OBLIGATIONS OF BULL FALLS BREWERY.

A,

{W0525732.D0C2)

Undertake the Development Project. Bull Falls Brewery agrees to redevelop and
improve the Development Propertles through undertaking the Development
Project, all In accordance with the TIF Project Plan, the Project Cost Breakdown
set forth in Exhibit D, attached hereto and incorporated herein by reference (the
“project Cost Breakdown”) and the Schedule set forth in_Exhibit E, attached
hereto and incorporated hereln by reference (the “Schedule”). CITY, in its sole
and absolute discretion, may agree to variations from the TIF Project Plan or the

Schedule requested in writing by Bull Falls Brewery.

Construction Schedule. Bull Falls Brewery agrees to commence or cause other
entitles to commence construction on each of the components of the
Development Project by March 1, 2013 and to complete construction of each of
the components of the Development Project, such completion to be evidenced
by the Issuance of a temporary occupancy permit or certificate of occupancy by
CITY, by August 1, 2013 all In accordance with the Schedule.

Guaranty of Minimum Constructlon Costs. Bull Falls Brewery agrees that the

Development Project will have an aggregate minimum construction cost of
$650,000.

Guaranty of Minimum Equalized Value; Payment of Payment-in-Lieu-of-Taxes.
Bull Falls Brewery hereby guarantees to CITY that as of January 1, 2014, and

each January 1 thereafter during the term of this Agreement and while any
amount remalins due and owing pursuant to the Loan, the equalized value of the
Development Properties for real estate tax purposes shall equal or exceed
$1,600,000.00. In the event that the Development Properties in any year do not
have such a value, the Bull Falls Brewery agrees to make to CITY a payment-in-
lieu-of-taxes equal to the difference between the amount of taxes which would
have been levied on the Development Properties for said year by CITY and all
other taxing jurisdictions if the Development Properties had had an equallzed
value for real estate tax purposes of $1,600,000.00 and the actual amount of
taxes levied on the Development Properties for said year by CITY and all other
taxing jurisdictions. Sald payment-in-lieu-of taxes shall be due and payable in
full to CITY on January 31 of the following calendar year.

Rights of Access. Bull Falls Brewery shall permit the representatives of CITY to

have access to the Development Project at all reasonable times during and
following the construction when CITY deems access necessary to ensure
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compliance with the terms and conditions of this Agreement including, but not
limited to, access for inspection of all work being performed in connection vylth
the Development Project as set forth in the TIF Project Plan. No compensation
shall be payable nor shall any charge be made in any form by any party for the
access provided in this Agreement.

F. Compliance with Planning and Zoning. The Bull Falls Brewery at its own expense
shall obtain all approvals, permits and licenses as may be required by any
governmental or non-governmental entity in connection with the Development
Project. Any conditions imposed on Bull Falls Brewery to obtain any approval,
permit or license must be acceptable to CITY. Bull Falls Brewery will not Initiate,
approve, consent to or participate in any change in or madification of the zoning
in effect for the Development Properties or any portion thereof, without CITY's
prior written consent.

G. Maintenance and Repair. Bull Falls Brewery agrees that at all times after
constructlon of the Development Project, it will keep and maintain the
Development Properties and the Development Project in good condition and
repair.

H. Taxes. Bull Falls Brewery will pay when due all federal, state and local taxes in
connection with the Development Properties and all operating expenses in
connection with the Development Properties and Development Project.

. Additional Ownership Restrictions.

I. Use. No property within the Development Properties shall be used for
any use other than as set forth in the TIF Development Plan and as
approved by CITY including any conditions attendant with such
approval, unless such use Is further approved by CITY under its normal
zoning, review and approval procedures. Disapproval by CITY shall be
final notwithstanding whether such use would be permitted by the plan
commission or provisions of the zoning code for the zoning district in
which the Development Properties are situated.

i. Qwnership or Sale. No property within the Development Properties
may be sold, transferred, or otherwise conveyed unless the Bull Falls
Brewery first provides to CITY written notice of intent to transfer the
property at least 30 days before the sale, transfer or conveyance is to
occur and CITY has approved such sale or disposition in writing. No
property within the Development Properties may be sold, transferred or
conveyed to, or leased or owned by any entity or used in any manner
which would render any part of the Development Properties exempt
from property taxation. A first right of refusal shall be offered to the
CITY before any assignee or purchaser or transferee of any portion of
the Development Properties shall be bound by the terms and conditions
of this Agreement, and the Bull Falls Brewery shall not sell or transfer
any portion of the Development Properties to any entity unless and
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until the Bull Falls Brewery has provided CITY with written evidence
satisfactory to the CITY attorney that such assignee or entity has agreed
in writing to be bound by the terms of this Agreement. Any such sale,
transfer or conveyance of any portions of the pevelopment Propertles
shall not relieve the Bull Falls Brewery of its obligations hereunder.

J. Insurance. During the term of this Agreement, Bull Falls Brewery shall maintain,
insurance in such amounts and against such risks both generally and specifically
with respect to the Development Prope rties, as are customarily insured against
in developments of fike size, kind and character, including customary builders
risk insurance during construction and customary casualty, property and liability
insurance, with deductibles approved by CITY. Bull Falls Brewery shall provide
to CITY certificates of all such insurance. So long as this Agreement is in effect,
Bull Falls Brewery covenants to apply any and all insurance proceeds to rebuitd
and maintain the Development Properties.

K. Indemnity. Bull Falls Brewery shall indemnify and hold harmless CITY from any
llabllity, Including but not limited to remediation required by any federal or
state agency having jurisdiction, relating to or in any way arising from the
development of the Development Properties.

5. CONDITIONS TO CITY'S OBLIGATIONS
CITY'S obligations under this Agreement are conditioned upon the following:

A. Bull Falls Brewery will have obtained by January 1, 2013 binding unconditional
commitments for the total financing in the amount of $2,000,000.00, for the
acquisition, demolition, preparation and construction of the Development
Project, including the construction of the parking lot and landscape features
satisfactory to and approved by the CITY, which commitments must include a
commitment to Bull Falls Brewery of at least $500,000.00 of equity which may
be composed of the $200,000.00 grants from CITY, and at least $150,000 and
up to $300,000.00 from other sources including existing equity, new equity,
Investor (distributor) line of credit and subordinated debt, and with the balance
of the cost of the Development Project coming from the Loan and third party
debt financing;

B. Bull Falls Brewery shall have executed and delivered to CITY evidence
satlsfactory to CITY in all respects that the obligations under this Agreement and
the Loan {as required under Section 3.C.), have been duly authorized and are
binding upon Bull Falls Brewery.

C Bull Falls Brewery shall not be in violation of any of its governing documents or
other contracts. Bull Falls Brewery shall not be In material default under the
terms of any other agreement or Instrument to which Bull Falls Brewery Is a
party or an obligor.
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Bull Falls Brewery shall have provided to CITY the plans and specifications for
the Development Project. Bull Falls Brewery understands that CITY shall not be
required to approve the Master Plan, even though the plans and specifications
must comply with all laws, rules, regulations, and ordinances.

Bull Falls Brewery shall have provided to CITY a certified survey map
consolidating the Development Properties into a single parcel and be otherwise
acceptable to CITY.

Bull Falls Brewery shail have dellvered to CITY certificates of all Insurance
required under this Agreement showing CITY as a named insured.

Bull Falls Brewery shall have provided audited in year two of operations which
would be by August 1, 2015 and then In year five of operations which will be
August 1, 2018 and reviewed financlal statements annually for Bull Falls
Brewery and each of its members and the guarantors of the Loan. The financial
statements must show a state of facts acceptable to CITY.

Bull Falls Brewery shall have at its expense obtained all necessary approvals and
permits necessary to undertake the Development Project on the Development
Properties, including but not limited to, site plan review, zoning approvals, and
any other local, state or federal approvals or permits.

If all conditions contained In this Section are satisfied or if CITY waives in writing said
conditions on or before January 1, 2014, then the above conditions shall be deemed
satisfled. Otherwise, CITY, at Its option, in its absolute and sole discretion, may at any
time thereafter terminate this Agreement by giving notice in writing thereof to Bull Falis
Brewery. In such event, this Agreement shall be terminated and no party shall have any
further liabllity or obligation to any other party.

6. BULL FALLS BREWERY’S EMPLOYMENT RELATED ONGOING OBLIGATIONS

A,

{W0s25732.00Cn)

Bull Falls Brewery must submit upon the execution thereof to Community
Development Department staff of the CITY certified copies of all agreements for
and evidence of Invoices paid for the construction of the manufacturing facility,
parking lot, and landscaping improvements to meet the eligibility requirements
of the grant and as outlined in this Agreement.

Bull Falls Brewery shall upon request submit certified evidence satisfactory to
CITY in all respects of the expenses incurred for acquisition, demolition,
preparation and construction of the Development Project with copies of
receipts that were incurred in the expanslion for purposes of monitoring the
Terms of this Agreement.

Bull Falis Brewery must submit employment requirements to CITY's Community
Development Department Staff once Bull Falls Brewery reaches five (5) Full-
Time Employees (FTE’s) based and employed at 901 East Thomas Street
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locatlon. Bull Falls Brewery shall at that time submit names, addresses, and

positions of current employees and positions working and based in Wausau,

Wisconsin.

CITY's Community Development Department requires documentation of any
employees Bull Falls Brewery hires that carry veteran status and/or were
formally unemployed and/or did not receive health care benefits prior to
working for Bull Falls Brewery for federal regulation requirements. This
evidence shall be submitted to CITY at the time of hiring and shall include a
completed Employee Verlfication Form in the form attached hereto as Exhibit F.

Bull Falls Brewery must remain operating at the 901 East Thomas Street location
for a minimum period of five years following the making of the Loan, employing
not less than five (5) FTE’s at the Wausau, WI location by December 1, 2017.

7, REPRESENTATIONS AND WARRANTIES OF BULL FALLS BREWERY

Bull Falls Brewery represents and warrants to and covenants with CITY as follows:

A.

{W0525732.00C2)

All copies of financial statements, documents, contracts and agreements which
Bull Falls Brewery has furnished to CITY orits agents are true and correct. There
has been no material change in the business operatlons of Bull Falls Brewery
since the date of the last financial statement furnished to CITY except pursuant
to the conduct of its ordinary business.

Bull Falls Brewery has pald, and will pay when due, ali federal, state and local
taxes, and will promptly prepare and file returns for accrued taxes.

Bull Falls Brewery covenants that the Development Properties, upon completion
of the Development Project, will conform and comply in all respects with
applicable zoning and land division laws, rules, regulations and ordinances.

Al work performed or materlals furnished for the Development Project, other
than the Public Improvements, will be fully pald for by Bull Falls Brewery.

No statement of fact by Bull Falls Brewery contained in this Agreement and no
statement of fact furnished or to be furnished by Bull Falls Brewery to CITY
pursuant to this Agreement contains or will contain any untrue statement of a
materlal fact or omits or will omit to state a material fact necessary in order to
make the statements hereln or therein contalned not misleading.

Bull Falls Brewery is a limited liabllity company duly formed and validly existing
and in good standing under the laws of the State of Wisconsin and has the
power and all necessary llcenses, permits and franchlses to own its assets and
properties and to carry on its business. Bull Falls Brewery is duly licensed or
qualified to do business and in good standing in the State of Wisconsin and all
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other jurisdictions in which failure to do so would have a material adverse effect
on its business or financial condition.

The execution, delivery and performance of this Agreement and all other
agreements requested to be executed and delivered by Bull Falls Brewery
hereunder have been duly authorized by all necessary corporate action of Bull
Falls Brewery and constitute valid and bindIng obligations of Bull Falls Brewery,
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. CITY represents and warrants to Bull Falls Brewery that it has the
power, authority and legal right to enter Into all of the transactions and to
perform all of the covenants and obligations required to be entered into or
performed by Village under this Agreement.

The execution, delivery, and performance of Bull Falls Brewery's obligations
pursuant to this Agreement will not violate or conflict with Bull Falls Brewery's
Articles of Organization or Operating Agreement or any Indenture, instrument
or material agreement by which Bull Falls Brewery Is bound, nor will the
execution, delivery, or performance of Bull Falls Brewery's obligations pursuant
to this Agreement violate or conflict with any law applicable to Bull Falis
Brewery.

There Is no litigation or proceeding pending or threatened against or affecting
Bull Falls Brewery or the Development Project or any guarantor that would
adversely affect the Development Project, Bull Falls Brewery or any guarantor or
the priority or enforceability of this Agreement, the ability of Bull Falls Brewery
to complete the Development Project or the ability of Bull Falls Brewery to
perform its obllgations under this Agreement.

The Project Cost Breakdown accurately reflects all costs of the Development
Project {other than costs assoclated with the Public Improvements) that will be
incurred by Bull Falis Brewery in the completion and constructlon of the
Deveiopment Project, and CITY shall be entitled to rely on the Project Cost
Breakdown submitted by Bull Falls Brewery. Bull Falls Brewery knows of no
circumstances presently existing or reasonably likely to occur which would or
could result In a materlal adverse variation or deviation from the Project Cost
Breakdown,

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 Bull Falls Brewery is not in
default {beyond any applicable period of grace) of any of its obligations under
any other material agreement or instrument to which Bull Falls Breweryisa
party or an obligor.

Bull Falls Brewery covenants the Development Project, when completed, will

conform and comply in ali respects with all applicable laws, rules, regulations
and ordinances, Including without limitation, all building codes and ordinances
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of CITY. Bull Falls Brewery will comply with, and will cause the Development
Project to be in compliance with all applicable federal, state, local and other
laws, rules, regulations and ordinances, including without limitation, all
environmental laws, rules, regulations and ordinances.

Bull Falls Brewery will permit CITY to inspect such information respecting the
business, assets and financial condition of the Development Project as CITY may
reasonably request. CITY will permit Bull Falls Brewery to Inspect all records
CITY maintains in connection with the TIF District.

Except in the ordinary course of business and except for funds borrowed to
provide the financing approved by CITY for construction of the Development
Project, Bull Falls Brewery shail not incur, create, assume, permit to exist,
guarantee, endorse or otherwise become directly or indirectly or contingently
responsibie or liable for any indebtedness. "Indebtedness" shall mean any
liability or obligation of Bull Falis Brewery: (i) for borrowed money or for the
deferred purchase price of property or services (excluding trade obligations
incurred In the ordinary course of business); (li) as lessee under leases that have
been or should be capitalized according to generally accepted accounting
principles; (i) evidenced by notes, bonds, debentures or similar obligations; {Iv)
under any guaranty or endorsement (other than in connection with the deposit
and collection of checks In the ordinary course of business), and other
contingent obligations to purchase, provide funds for payment, supply funds to
invest in any entlty, or otherwise assure a creditor against loss; or (v) secured by
any security Interest or llen on assets of Bull Falls Brewery, whether or not the
obligations secured have been assumed by Bull Falls Brewery.

8. MISCELLANEOUS

A,

{W0525732.00CR}

Notices. All notices must be in writing and must be sent by certifled mall
(postage prepaid) or by an Independent overnight courler service, addressed to
the addresses specified below:

Co-owner: Donald Zamzow
Co-owner: Michael Zamzow
Address: 901 East Thomas Street

Wausau, Wi 54403

Clty: Toni Rayala, Clerk
Clerk’s Office
407 Grant Street, Wausau, Wl 54403

Copy to: Heather Wessling, Assistant Director of Community
Development

Community Development Department Office
407 Grant Street, Wausau, Wl 54403
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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 dellvered 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.

B. Relationship of Parties. This Agreement does not create the refationship of
principal and agent, or of partnership, joint venture, or of any assoclation or
relationship between CITY and Bull Falls Brewery.

C. Applicable Law and Severability. This Agreement shall be governed by and

construed in accordance with the laws of the State of Wisconsin governing
agreements made and fully performed in Wisconsin. If any provision of this
Agreement, or the application thereof to any persons or circumstances shall, to
any extent, be invalid or unenforceable the remalinder of this Agreement or the
application of such provision, or portion thereof, and each provision of this
Agreement shall be valid and enforceable to the fullest extent permitted by law.
If any covenant, condition, provision, term or agreement of this Agreement is,
to any extent, held invalld or unenforceable, the remaining portion thereof and
all other covenants, conditlons, provistons, 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.

D. Amendments to Agreement. This Agreement may not be changed orally, but
only by Agreement in writing and signed by the parties hereto.

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

F. Binding Effect; Assignment; Notice of Assignment. This Agreement shail be

binding upon and shall inure to the benefit of, and be enforceable by, the
Parties and their permitted successors and assigns. Bull Falls Brewery shall have
the right to assign this agreement and the rights hereunder to any entity
controlled by or any third party. Bull Falls Brewery agrees to notify City 30 days
before assignment for consent, which consent shall not be reasonably withhetd
for assignment to any successors and assigns.

G. Addition Financing Arrangements. CITY will recommend consideration of a
Community Development Block Grant (CDBG) loan up to Two Hundred
Thousand Dollars {$200,000.00) through Marathon County Economic
Development Corporation (MCDEVCO).

IN WITNESS WHEREOF, the parties hereto have caused their authorized representatives
to execute and deliver this Agreement as of the date first set forth above.

(wuszsmnocn) - 12| Page




Heather Wessling,

Assistant Director Community Development
City of Wausau

DRAFT; Bull Falls Brewery/November 1, 2012
Revised: November 6, 2012
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Bull Fall |P ,
BV: A{/;/WMA ;L A/".

Donald Zamzow  (_/

8y:
Mi Zamzow

CITY OF WAUSAU

By:

Ja E. Tlpp‘e' MavO

Tonl Rayala, ClerW

Attes
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EXHIBIT A

Part of A. Warren’s South Addition to Wausau, and part of Dunbar and Brown’s South
Addition to the City of Wausau, Section 36, Township 29 North, Range 7 East, City of
Wausau, Marathon County, Wisconsin, described as follows:

Commencing at the Southwest comer of Lot 13, Block 2, said A. Warren’s South
Addition to Wausau, the point of beginning;

Thence North, along the West line of said Lot 13 and along said West line extended
Northerly, to a line 6 feet Northerly of and parallel with the North line of Lots 13, 12, and
11, said Block 2; thence East, along said parallel line and along said parallel line
extended East, to the Westerly line of the Chicago, Milwaukee and St. Paul Railway
right-of-way as shown on said A. Warren’s South Addition to Wausau; thence Southerly,
along said Westerly line, to the South line of Block 1, said Dunbar and Brown’s South
Addition to the City of Wausau, extended Easterly; thence West, along said South line
extended Easterly and along said South line of Block 1, to a line 20 feet Easterly of and
parallel with the East line of Lots 16 and 12, said Block 1; thence North, along said
parallel line, to the North line of said Block 1; thence West, along said North line, to a
line 10 feet Westerly of and parallel with the East line of Lot 11, said Block 1; thence
North, along said parallel line extended Northerly, to the South line of said Block 2, A.
Warren's South Addition to Wausau; thence West, along said South line, to said
Southwest comer of Lot 13, Block 2, the point of beginning.
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CITY OF WAUSAU, 407 Grant Street, Wausau, WI 54403

RESOLUTION OF THE ECONOMIC DEVELOPMENT COMMITTEE

Authorizing execution of an amendment to the Development Agreement with Bull Falls Brewery
signed November 23, 2012 (AGR #5143) to provide developer incentives and 900 East
Thomas Street in TID #9. RECEIVED

AUG 17 2015

Commumiy u\-wwpmenl Wept,
Cliy of Wausay

Committee Action: Approved 5-0

Fiscal Impact

File Number: 12-1115 Date Introduced:  August 11,2015
FISCAL IMPACT SUMMARY
v | Budget Neutral YesXINo[_]
S [ Included in Budget. Budget Source:
8 One-time Costs: Amount:
Recurring Costs: Amount:
Fee Financed: Yes|_INol | Amount:
8 Grant Financed. Yes[JNo| Amount:
g Debt Financed: Y%%E Amount Annual Retirement
O | TID Financed: YespX|No Amount:
@ ["TID Source: Increment Revenue [X] Debt X Funds on Hand [_) Interfund Loan{_]

RESOLUTION

WHEREAS, as noted in the original authonzmg Resolution, File 12-1115, it is in the best interest of

the City of Wausau to assist and partlclpate in job creation activities that aim to increase the economic

benefits to the City of Wausau, both in terms of employment numbers, quality, benefits and to increase
the value and quality of properties, especially in distressed neighborhoods; and

WHEREAS, assistance in the amount of $200,000 grant and a $400,000 loan has been offered from the
City of Wausau’s Tax Incremental District Number Nine and has facilitated the major expansion of the
Bulls Falls Brewery which continues to expand; and

WHEREAS, continued growth of Bulls Falls Brewery highlights certain provisions of the original
Development Agreement which are not outdated or have either changed or are not possible to be
completed,

WHEREAS, Bull Falls Brewery requested the following changes be made to their existing
Development Agreement which has been reviewed by both the Economic Development and Finance
Commiltees;



NOW THEREFORE BE IT RESOLVED, that the City approves the following changes to the existing
Development Agreement:

Remove Section 5(G) which required audited financial statements be submitted to the City. This
requirement is not a standard of the City’s Development Agreement process and an audit is an
unneccssary expense for the Applicant and not useful to the City.

Remove Section 4(D) which required a guaranty minimum equalized value of $1.6 million and payment
in lieu of this value if not met. Bull Falls Brewery will pay taxes based on the assessed value for tax
year 2015 forward with no minimum or maximum and any previous interest charges on the 2014
payment in lieu be waived.

BE IT FURTHER RESOLVED that the proper City officials are hereby authorized and directed to execute

an amendment to the Development Agreement in substantial compliance with these provisions between Bull
Falls Brewery and the City.

Approved:

O & ¥

J a@s E. Tipple, Mayof/ v




FIRST AMENDMENT TO LOAN DOCUMENTS
AND
FIRST AMENDMENT TO DEVELOPMENT AGREEMENT
(Bull Falls Brewery)

THIS FIRST AMENDMENT TO LOAN DOCUMENTS AND FIRST AMENDMENT TO
DEVELOPMEN‘I.‘ AGREEMENT (this “Amendment”) is made effective as of the Ist day of March,
2.01.7 (the “Effective Date™), by and among BULL FALLS BREWERY, LLC, a Wisconsin limited
liability ‘company (“Borrower” and “Developer”), the CITY OF WAUSAU, a Wisconsin municipal
corporation (“Lender” and the “City"), MICHAEL D. ZAMZOW, an individual (“M. Zamzow"),
DQNALD D. ZAMZOW, an individual (“D._Zamzow") and BULL FALLS PROPERTIES, LLC, a
Wisconsin limited liability company (“Property Owner”) (M. Zamzow, D. Zamzow and Property Owner
hereinafter referred to, collectively, as the “Guarantors™).

RECITALS
WHEREAS, on February 26, 2013, Borrower borrowed from Lender $400,000.00 (the “Loan");

WHEREAS, the Loan is governed, evidenced and secured by various documents dated February
26, 2013, including a certain Loan and Construction Agreement (the “Loan Agreement™) between
Borrower and Lender, a promissory note from Borrower, guaranties from each of the Guarantors, &
mortgage from Property Owner and other documents described in or delivered pursuant to the Loan
Agreement (collectively, the “Loan Documents™);

WHEREAS, the Loan was granted in connection with a certain Development Agreement
between the City and Developer dated November 23, 2012 (the “Development Agreement”); and

WHEREAS, the parties hereto now desire to amend certain terms of the Loan Documents and
certain terms of the Development Agreement as set forth herein.

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

1. Definitions. Capitalized terms which are not otherwise defined herein shall be deemed to
have the same meanings herein as are ascribed to such terms in the Loan Agreement.

2. Amendments to the Loan Apreement.

a. The "Note" as referenced in the Loan Agreement shall mean the Note, as
amended hereby, and as may be amended, restated or otherwise modified from time to time.

b. Section 29 of the Loan Agreement is hereby deleted in its entirety.

3. Amendments to the Note.

a. The interest rate of the Loan is 2.36% per annum; provided however, that the
Loan shall be subject to default interest as set forth in the Note upon the occurrence of an Event of
Default.

b. As of the Effective Date, the outstanding principal balance of the Loan is
$328,220.57.
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c. The maturity date of the Note is changed to December 1, 2029, whi.ch.may be
accelerated upon the occurrence of an Event of Default, at which time all outstanding principal and
interest shall be immediately due and payable.

d. Commencing on April 1, 2017, Borrower shall make equal monthly payments of
principal and interest in the amount of $2,167.24 until the Loan is paid in full or the maturity date of the
Note, whichever occurs first.

4. Amendment to the Development Agreement.

a. The Project Loan reference in the Development Agreement shall mean the Loan,
as modified by this Agreement and as may be further amended from time to time.

b. Section 4.D of the Development Agreement is hereby deleted in its entirety.
Such payment-in-lieu of taxes apply only to the assessment as of January 1, 2014, Accordingly, all
payment-in-lieu of taxes for the assessment as of January 1, 2015, January 1, 2016 and January 1, 2017
are hereby waived by the City. Further, the City acknowledges payment in full for the payment-in-lieu of
taxes for the assessment as of January 1, 2014 and any interest charges attributable thereto are hereby
waived by the City.

c. Section 5.G of the Development Agreement is hereby deleted in its entirety. All
Developer defaults under the Development Agreement for failure to comply with such section prior to the
Effective Date are hereby waived by the City.

5. Consent of Guarantors. The Guarantors hereby consent to the amendments to the Loan
Documents and the Development Agreement as set forth in this Amendment.

6. Reaffirmation_of Loan Documents and the Development Agreement. The Loan
Documents and the Development Agreement, all as modified by this Amendment, remain in full force
and effect, and all terms of the Loan Documents and the Development Agreement, all as modified hereby
are hereby ratified and reaffirmed. The provisions of the Loan Documents and the Development
Agreement not affected by this Amendment remain in full force and effect.

7. Representations and Warranties of Borrower and Guarantors.
a. Borrower hereby represents and warrants to Lender that: (i) after giving effect to

this Amendment, all of the representations and warranties made by Borrower in the Loan Documents are
true and accurate in all material respects on the Effective Date of this Amendment, and no event qf
default under the Loan Documents has occurred and is continuing as of the Effective Date of this
Amendment; (ii) the making, execution and delivery of this Amendment, and performance of and
compliance with the terms of the Loan Documents, as amended, have been duly authorized by all
corporate action by Borrower; and (iii) this Amendment is the valid and binding obligation of Borrower,
enforceable against Borrower in accordance with its terms.

b. Property Owner hereby represents and warrants to Lender that: (i) after giving
effect to this Amendment, all of the representations and warranties made by Property Owner in t!le
guaranty of the Loan from Property Owner and in the Mortgage are true and accurate in all material
respects on the Effective Date of this Amendment, and no event of default under such guaranty or.the
Mortgage has occurred and is continuing as of the Effective Date of this Amendment; (ii) the making,
execution and delivery of this Amendment, and performance of and compliance with the terms of the
guaranty and the Mortgage as amended, have been duly authorized by all corporate action by Property
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Owner; and (iii) this Amendment is the valid and binding obligation of Property Owner, enforceable
against Property Owner in accordance with its terms.

c. M. Zamzow hereby represents and warrants to Lender that: (i) after giving effect
to this Amendment, all of the representations and warranties made by M. Zamzow in the guaranty of the
Loan from M. Zamzow are true and accurate in all material respects on the Effective Date of this
Amendment, and no event of default under such guaranty has occurred and is continuing as of the
Effective Date of this Amendment; and (ii) this Amendment is the valid and binding obligation of M.
Zamzow, enforceable against M. Zamzow in accordance with its terms.

d. D. Zamzow hereby represents and warrants to Lender that; (i) after giving effect
{0 this Amendment, all of the representations and warranties made by D. Zamzow in the guaranty of the
Loan from D. Zamzow are true and accurate in all material respects on the Effective Date of this
Amendment, and no event of default under such guaranty has occurred and is continuing as of the
Effective Date of this Amendment; and (ii) this Amendment is the valid and binding obligation of D.
Zamzow, enforceable against D. Zamzow in accordance with its terms.

8. Miscellaneous.

a. Except as expressly provided in this Amendment, the Loan Documents and the
Development Agreement shall remain in full force and effect. The amendments contained herein shall
not be construed as a waiver or amendment of any other provision of the Loan Documents or the
Development Agreement or for any purpose except as expressly set forth herein or a consent to any
further or future action on the part of Borrower or the Guarantors that would require the waiver or consent
of Lender.

b. References in the Loan Documents to the Loan Agreement shall be deemed to be
references to the Loan Agreement as amended hereby, as it may be amended, amended and restated,
modified or supplemented from time to time.

c. This Amendment shall be governed by, and construed and interpreted in
accordance with, the laws of the State of Wisconsin.

d, This Amendment may be executed in several counterparts (including facsimile or
.pdf counterparts), each of which shall be deemed an original, but such counterpasts shall together
constitute but one and the same agreement. Delivery of an executed counterpart of this Amendment
electronically or by facsimile shall be effective as delivery of an original executed counterpart of this
Amendment,

e Any provision of this Amendment which is prohibited or unenforceable in any
jurisdiction shall, as to such jurisdiction, be ineffective to the extent of such prohibition or
unenforceability without invalidating the remaining provisions of this Amendment or affecting the
validity or enforceability of such provision in any other jurisdiction.

[Signature Pages Follow])
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IN WITNESS WHEREOF, the parties hereto have executed this Amendment as of the Effective
Date first written above.

BORROWER/DEVELOPER:
BULL FALLS BREWERY, LLC

el

' 1UMi&Eael Zamzow, Member

PROPERTY OWNER:
BULL FALLS PROPERTIES, LLC
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LENDER/CITY:

THE CITY OF WAUSAU, WISCONSIN

o WASEN e

Robert B. Mielke, Mayor

Attest:

By:
Toni Rayala, Qlgrk



s CITY OF WAUSAU, 407 Grant Street, Wausau, WI 54403

JOINT RESOLUTION OF THE ECONOMIC DEVELOPMENT COMMITTEE
AND FINANCE COMMITTEE

Authorizing changes to the amortization and term of an existing City loan to Bull Falls Brewery from
10 years to 15 years to facilitate continued operations and future growth.

Committee Action:  Econ Dev: Approved 5-0
Finance: Approved 4-0

Fiscal Impact: Extend amortization schedule results in approx. $20,000 of interest
File Number: 12-1115 Date Introduced:  January 24, 2017
FISCAL IMPACT SUMMARY
w Budget Neutral Yes[_No[X
g Included in Budget: Yes[ INoX  Budget Source:
8 One-time Costs: Yes[ |No Amount:
Recurring Costs. Yes{XINo Amount:
Fee Financed: . YesDANo[ | Amount: Loan payvments of approximately $2,834.10
8 Grant Financed: Yes[CINolX|  Amount:
g Debt Financed: YesDXINol | Amount $400,000
O | TID Financed: Yes%\l—aﬁ Amount
@ | TID Source: Increment Revenue Debt Funds on Hand ] Interfund Loan J

RESOLUTION

WHEREAS, the City supported Bull Falls Brewery with a Tax Increment Financing funded
grant and loan and has a secondary mortgage position on the subject property; and

WHEREAS, Bull Falls Brewery is seeking a refinancing of existing debt from both their private
lender and the City to free up monthly cashflow for operations and expansions; and

WHEREAS, Bull Falls has requested and your Finance Committee and Economic Development
Committee has recommended that the new City financing extend the amortization by 60 months with
the principal paid in full by the end of the term and the related monthly payment decrease accordingly;
and

WHEREAS, the current monthly payment is $4,792.82 and the principal outstanding is
$327,015.36. The preliminary revised rate is $2,834.10 which equates to approximately $20,000 of
interest income collected on the loan;

NOW, THEREFORE, BE IT RESOLVED, that the Common Council of the City of Wausau
authorizes the proper City officials and staff to complete the required paperwork for changes to the loan
term and amortization schedule for the City issued debt at Bull Falls Brewery.



. NOW, THEREFORE, BE IT FURTHER RESOLVED. that the Common Council of the City
of Wausau authorizes the proper City officials and staff to amend the existing Development Agreement
. to reflect this change to the loan term.

BE IT FURTHER RESOLVED, that the City Clerk send a copy of the revised agreement to
the Joint Review Board.

Approved:

Robert B. Mielke, Mayor



FINANCE COMMITTEE

Date and Time: Tuesday, January 10, 2017 @ 5:00 pm., Council Chambers

Finance Members Present: Rasmussen (C), Smith, Gehin, Nutting.

Members Excused: Kellbach

Others Present:  Groat, Lindman, Jacobson, Miclke, Schock, Gisselman, Abitz, Goede, Glenn Speich, Ryan
Ashiton; also Bill Lynch, Joanne Bragg, and Chad Sweency — Liberty Mutua!l Insurance

Discussion and possible action on the request to amend the development agreement for the property at 901

East Thomas Street,

Schock explained Bull Falls Brewery is requesting a re-amortization of their loan to extend the payment period 1o
lower their payment on a monthly basis in an effort to free up cash flow as they continue to grow/retool. He
indicated they presented to the ED Committee how the changing factors of the brewery industry necessitated them to
be proactive to free up cash for their expansion. He noted the bank has agreed 1o refinance/re-amortize their loan so
it is appropriate for us to be requested to do the same. [t would change the term length an additional five years.

Rasmussen commented Mike & Don Zamzow explained 10 ED that with the market saturation beginning in craft
brewery, they are actually looking to expand into multiple states. Their cost to market their product and compete for
shelf and tap space in other states certainly costs more in terms of outreach.

Motion by Nutting, second by Gehin to approve the request 10 amend the development agreement for the property at
901 East Thomas Street. Motion carried 4-0.






The National Beer Market:

Craft brewers like Bull Falls are fighting for shelf space at the store and handle space at the bar. The last
decade has seen unprecedented rapid growth In craft breweries in the U. S. where craft beer volume
has grown from under 4% to over 12% of total beer sales in 2015. The number of craft brewerles has
grown to a current level of over 4000 in the country, each brewery producing a varlety of styles
numbering in the 10s of 1000s. The industry as a whole is beginning to undergo a re-alignment that will
probably continue for 2 or 3 years, The breweries that produce a high quality product and have a loyal
local following will thrive and survive,

Bull Falls Brewery:

Bull Falls Brewery is now entering Its 10th successful year; having started in 2007 in Wausau. Bull Falls
has enjoyed great popularity of its products in Wausau; our local core market. 8ull Falls Brewery has
become an integral part of the Wausau community participating and contributing in many local causes
and adding another destination for Wausau visitors.

While the early growth seems to have leveled off to we are making inroads into Eastern Wisconsin and
Minnesota.

Bull Falls Brewery is committed to the Wausau area and plan to be a fixture in this community for years
to come.

Sincerely,

D.D. Zamzbw M.D. Zamzow
Bull Falls Brewery, LLC
715-842-2337

Cc: Chris Schock, Planning, Community and Economic Development
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