
 

OFFICIAL NOTICE & AGENDA 
REGULAR MEETING 

 
MEETING: Finance Committee 
DATE/TIME: Tuesday, December 9, 2025 at 5:15 PM 
LOCATION: Wausau City Hall — Council Chambers 

407 Grant Street, Wausau WI, 54403 

MEMBERS: 
Michael Martens (C) Vicki Tierney (VC) 
Becky McElhaney Aaron Griner 
Sarah Watson  

AMENDED   
1 Public comment on agenda items and reading of the City of Wausau Public Comment Statement. 
2 Consideration of the minutes of the preceding meeting(s). 

   November 25, 2025 Regular Finance Committee Minutes  
3 Discussion and possible action. 

   a.  Approving the Lead Service Line Replacement (LSLR) Reimbursement Resolution for the 
2026 Safe Drinking Water Loan and Principal Forgiveness. 

 

   b.  Extending the life of Tax Increment District Number 7 for affordable housing.  
   c.  Reveiwing the closure of Tax Increment District 6.  

   d.  Approving city’s Waiver of Right to Repurchase 130 N. 1st Street – Sunbelt Refugees LLC 
(Whitewater Music Hall). 

 

   e.  Accepting funding from the Judd S. Alexander Foundation for the Wausau Police 
Department for one Downtown Officer position. 

 

   f.  Authorizing the execution of Airport Ground Lease - Matthew and Karin Gast.   

   
g.  Approving Credit Agreement with Judd S. Alexander Foundation to borrow up to $250,000 

for the redevelopment of 201 N. 1st Avenue (Former MBX Property). 
 

   h.  Approving a Sole Source Request to contract engineering professional services with Clark 
Dietz, Inc. for the Solar Array Project. 

 

4 Adjournment. 
  

 
Michael Martens, Chair 
 
NOTICE POSTED AT CITY HALL (407 GRANT STREET) AND 
TRANSMITTED TO THE OFFICIALLY DESIGNATED NEWSPAPER 
 
DATE: 12/03/2025 
TIME: 4:30 PM 
POSTED BY: Kody Hart 

 
This meeting can be viewed on 

YouTube and Channel 981 on Cable TV 
  
In accordance with the requirements of Title II 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 its 
services, programs or activities. If you need assistance or reasonable accommodations in participating in this 
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meeting or event due to a disability as defined under the ADA, please call the ADA Coordinator at (715) 261- 
6622 or 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. 
 
  

 

City of Wausau 
(715) 261-6500 | clerk@wausauwi.gov 

wausauwi.gov 
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OFFICIAL MINUTES 
REGULAR MEETING 

 
MEETING: Finance Committee 
DATE/TIME: Tuesday, November 25, 2025 at 5:15 PM 
LOCATION: Wausau City Hall — Council Chambers 

407 Grant Street, Wausau WI, 54403 

MEMBERS: 
Michael Martens (C) Vicki Tierney (VC) 
Becky McElhaney Aaron Griner 
Sarah Watson  

 
Members Present: Michael Martens, Vicki Tierney, Becky McElhaney , Sarah Watson, Aaron Griner 
Members Not Present:   
Members Excused:  
Present 5, Not Present 0, Excused 0 
 
 
Noting the presence of a quorum, the Chairperson called the meeting to order at 05:16 PM. 
  
1 Public comment on agenda items and reading of the City of Wausau Public Comment Statement. 

2 Consideration of the minutes of the preceding meeting(s).   

Motion by Alderperson Watson, seconded by Alderperson Griner, to approve all items outlined below. 
Motion Passed, 5-0.  

   October 28, 2025 Regular Finance Committee Minutes 
   November 11, 2025 Regular Finance Committee Minutes 
3 Discussion and possible action. 

   

a.  Establishing the 2025 Property Tax Equivalent for Wausau Water Works. 
 

Motion by Alderperson Watson, seconded by Alderperson Griner, to approve PILOT payment. 
Motion Passed 5-0. 

   

b.  Amend the procurement policy to add construction contract bid approval  
 

Martens questioned if $50,000 was an acceptable threshold to apply the procurement policy or if 
that amount should be increased or decreased. It was further stated that many projects above 
$50,000 would likely go through the Capital Improvement Project process anyway.  
 
Griner questioned if the small amount would become too taxing to continually bring items through 
the process.  
 
Tierney stated a preference with starting at a $50,000 threshold to see if that is manageable and, 
if not, make revisions.  
 
Motion by Alderperson Tierney, seconded by Alderperson Griner, to to stay at $50,000 threshold. 
Motion Passed 5-0. 

   c.  Approving Credit Agreement with the Judd S. Alexander Foundation, Inc. – 201 N. 1st Avenue 
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McElhaney stated that when this item went through the Common Council originally, the 
information provided was not available and that the information provided now prompted 
questions. It was further stated that there are concerns with the agreement pigeon-holing the city 
into a specific use for the property of affordable housing. McElhaney stated the property should 
be utilized in a manner that is of best use for the city and stated opposition due to the additional 
unanswered questions and concerns. 
 
Tierney stated this current agreement was not what was originally presented to the Common 
Council and stated there was a lack of transparency which prompted opposition.  
 
Griner stated the state of affairs with the property without a plan caused concerns especially if the 
objectives being asked of the city may not be achievable in the short timeframe.  
 
Martens stated concern with the lack of details on this matter, especially when the agreement ties 
the city to a short timeframe.  
 
Motion by Alderperson Watson, seconded by Alderperson Tierney, to table until the next 
scheduled meeting. Motion Passed 5-0. 

   

d.  Approving Purchase of Animal Impoundment Services Agreement 
 

Motion by Alderperson Watson, seconded by Alderperson Tierney, to approve. Motion Passed 5-
0. 

   

e.  Approving Municipality Held for Cause Services Agreement between the Humane Society of 
Marathon County, Inc. and the City of Wausau from January 1, 2026 through December 31, 2027 

 
Motion by Alderperson Tierney, seconded by Alderperson Watson, to approve. Motion Passed 5-
0. 

   
f.  Approving Joint Powers Agreement with Marathon County regarding E911/NG-911 System.  
 

Motion by Alderperson Watson, seconded by Alderperson Griner, to approve. Motion Passed 5-0. 

   

g.  Approving Budget modification for Legal Department. 
 

Motion by Alderperson Watson, seconded by Alderperson McElhaney, to approve the budget 
modification. Motion Passed 5-0. 

   

h.  Approving lease extension with Church of the Resurrection Parish. 
 

Watson questioned the intended use of the property. It was stated that when the property was 
originally purchased, there was a plan for a park in the space but the funding never materialized 
to develop and that at this time the property was planned to remain a green space. 
 
Motion by Alderperson Griner, seconded by Alderperson Tierney, to approve the lease extension. 
Motion Passed 5-0. 

   

j.  Approving Wausau Downtwon Airport land lease.  
 

Without objection, this item was taken out of order.  
 
Without objection, this item was pulled from consideration.  

   i.  Extending the life of Tax Increment District Number 7 for affordable housing. 
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Tierney questioned what would happen if affordable housing did not materialize at the MBX site if 
the extension was already granted. It was stated that the granting of any extension should be 
broad as to allow that funding to be utilized for any affordable housing development and not a 
particular project.  
 
Martens questioned if there was a time limit on spending the funds raised by TID. It was stated 
there is not a time limit on utilizing the funds for affordable housing or other things.  
 
Watson questioned if this item could be brought back at the next committee meeting and be 
brought to the Common Council the same night, and after the Economic Development Committee 
could consider this as well.  
 
Griner questioned if there were any earmarked projects that could be funded through this 
extension. It was stated there are no specific projects slated for funding, but there are a number 
of ongoing affordable housing projects that will need future funding.  
 
Without objection, this item will be considered at the next committee meeting. 

4 Adjournment. 

Motion by Alderperson Watson, seconded by Alderperson Griner, to adjourn. Motion carried. Meeting 
adjourned at 06:04 PM.  

  

 

City of Wausau 
(715) 261-6500 | clerk@wausauwi.gov 

wausauwi.gov 
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Wausau Water Works 
Eric Lindman, Public Works Director 

 
DATE: December 9, 2025 
TO:  Wausau Water Works Commission 
SUBJECT: Approving the Lead Service Line Replacement (LSLR) Reimbursement Resolution for 

the 2026 Safe Drinking Water Loan and Principal Forgiveness.  
 
PURPOSE 
 
2026 LSL estimated funding amount and reimbursement resolution.  This resolution ensures the 
city/utility will be reimbursed for expenses prior to formal loan documents being prepared by the 
DNR. 
 
BACKGROUND 
 
 
 
FISCAL IMPACT 
 
 
 
RECOMMENDATION 
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CITY OF WAUSAU, 407 Grant Street, Wausau, WI 54403 

 
 

RESOLUTION OF THE WAUSAU WATER WORKS COMMISSION 

 
Resolution Declaring Official Intent to Reimburse Expenditures from the Safe Drinking Water 
Revolving Loan Program for the BIL SFY26 LSL Program in Year 2026. 

 
Committee Action:    
Fiscal Impact:   Reimbursement of the cost of professional services and construction services in the 

amount of up to $18,979,908.00. 
 
File Number: 

 
 

 
Date Introduced:  

 
   FISCAL IMPACT SUMMARY 

Budget Neutral     Yes No   
Included in Budget:  Yes No  Budget Source:  
One-time Costs:    Yes No  Amount: $18,979,908.00 C

O
ST

S 

Recurring Costs:  Yes No  Amount: 
    

Fee  Financed:              Yes No  Amount: 
Grant Financed:              Yes No  Amount: $11,332,910 (DNR Estimate) 
Debt Financed:                 Yes No  Amount: $7,646,998 (Estimate) Annual Retirement   
TID Financed:                  Yes No  Amount: TBD 

SO
U

R
C

E
 

TID Source:  Increment Revenue   Debt   Funds on Hand   Interfund Loan  
   
           RESOLUTION 
 

WHEREAS, the City of Wausau, Marathon, County, Wisconsin (the “Municipality”) wishes to 
undertake a project utilizing the BIL SFY26 Lead Service Line (LSL) Program funding in year 2026, 
identified as DNR Project No. 4930-26 (the “Project”); and 

 
WHEREAS, the Municipality expects to finance the Project through a combination of grants, 

forgivable loans and/or by issuing tax-exempt bonds or promissory notes (the “Bonds”); and  
 
WHEREAS, because the grants, forgivable loans and/or Bonds will not be issued prior to 

expenditure of funds on the Project, the Municipality must provide interim financing to cover costs of 
the Project incurred prior to receipt of the proceeds of the grants, forgivable loans and/or Bonds; and 

 
WHEREAS, it is necessary, desirable, and in the best interests of the Municipality to advance 

moneys from its funds on hand on an interim basis to pay the costs of the Project until the grants, 
forgivable loans and/or Bonds are issued; and 

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

that: 
 

 Section 1. Expenditure of Funds. The Municipality shall make expenditures as needed from 
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its funds on hand to pay the costs of the Project until the grants, forgivable loans and/or Bond proceeds 
become available. 
 
 Section 2. Declaration of Official Intent. The Municipality hereby officially declares its 
intent under Treas. Regs. Section 1.150-2 to reimburse said expenditures with proceeds of the grants, 
forgivable loans and/or Bonds, the principal amount of which is not expected to exceed $18,979,908.00. 
 
 Section 3. Unavailability of Long-Term Funds. No funds for payment of the Project from 
sources other than the grants, forgivable loans and/or Bonds are, or are reasonably expected to be, 
reserved, allocated on a long-term basis, or otherwise set aside by the Municipality pursuant to its 
budget or financial policies. 
 
 Section 4. Public Availability of Official Intent Resolution. This Resolution shall be made 
available for public inspection at the City Clerk’s office within 30 days after its approval in compliance 
with applicable State law governing the availability of records of official acts including Subchapter II of 
Chapter 19, Wisconsin Statutes, and shall remain available for public inspection until the grants, 
forgivable loans and/or Bonds are issued. 
 
 Section 5. Effective Date. This Resolution shall be effective upon its adoption and approval. 
 
 
Passed and adopted this ____ day of _______________, 2026. 
 
 
Approved: 
 
 
 
       
Doug Diny, Mayor 
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Finance 
Randy Fifrick, Development Director, Patrick Gatterman, Economic 
Development Mananger, MaryAnne Groat, Finance Director 

 
DATE: December 9, 2025 
TO:  Finance Committee 
SUBJECT: 05-1209 Extending the Life of Tax Increment District Number #7 for Affordable 

Housing.  
 
PURPOSE 
 
To discuss the 1 Year housing extension or termination of Tax Increment District 7 
 
BACKGROUND 
 
The attached PowerPoint summarizes state law requirements, key financial data, and the options 
available to the common council. 
 
FISCAL IMPACT 
 
The 2026 increment is $1,966,623 
 
RECOMMENDATION 
 
The council has three options available: 

1. Close the district and free up $355,108 in levy and $69,343 in shared revenue. 
2. Authorize a one-year housing extension, which funds $1,966,623 for housing and 

$69,343 for the 2027 operating budget 
3. Authorize a one-year housing extension, which funds $1,966,623 for housing, and 

authorize a $355,158 one-time transfer from reserves for the 2027 budget. 

 
The closure of TID #7 will generate $424,502 in additional funds, which is about $3.8 
firefighters. 
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CITY OF WAUSAU TID 7 HOUSING 
EXTENSION

1
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STATE LAW REQUIREMENTS

 EXTEND THE DISTRICT ONE  YEAR (2027) FOR HOUSING

 75% OF THE INCREMENT USED FOR AFFORDABLE HOUSING: DEFINED AS 
HOUSING THAT COSTS A HOUSEHOLD NO MORE THAN 30% OF THE 
HOUSEHOLD’S GROSS MONTHLY INCOME

 25% ON OTHER HOUSING

 ADOPT A RESOLUTION DESCRIBING THE USE OF THE FUNDS – MUST BE 
APPROVED BEFORE 1/10/2026

2
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TID 7 2026 INCREMENT AND OTHER REVENUE

 2026 REVENUE IS 
DONATED TO TID 
12 TO OFFSET 
DEFICITS ON THE 
MALL 
REDEVELOPMENT. 

 TOTAL REVENUE 
$2,128,452

Tax Increment, 
$1,966,623 

Computer Aid, $9,865 

Personal Property Aid, 
$151,964 

REVENUE

Tax Increment Computer Aid Personal Property Aid

3
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2026 INCREMENT $1,966,623

City of Wausau, $842,736, 
43%

WSD, $665,919, 34%

Marathon County, 
$354,011, 18%

NTC, $103,957, 5%

Share of Increment

Assessed Total Tax 
Rate Impact $.45

4
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TID 6 & 7 ONE  YEAR EXTENSION TENTATIVE USES

TID 6 $3,873,301

 Westside Commons    $650,000

 700 Grand Avenue Apartments  $1,900,000

 Thomas Street Infill

 N 2nd Street

TID 7 $1,966,623*

 MBX Redevelopment

 1300 Cleveland Avenue

5

* 2026 budget – 2027 unknown till next year
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CLOSURE IMPACT TO THE CITY BUDGET – EXAMPLE BASED ON 
2026

EXISTING 1 YEAR EXTENSION AFTER CLOSURE **

TID INCREMENT $1,966,623 $1,966,623 $355,158

PERSONAL PROPERTY AID 151,964 * 65,117

COMPUTER AID 9,865 * 4,227

TOTAL $2,128,452 $1,966,623 $424,502

6

* Only the TID increment is available for the one-year extension.  State Aids will 
be distributed to all govt entities at closure.  City share is $69,343

** After closure based upon 2026 budget, the following increment will be 
available for the 2027 Operating budget.  
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COUNCIL 2027 BUDGET POTENTIAL OPTIONS

1. Close TID 7 – approximately $424,502 available for operating budget (firefighters)

2. Keep TID 7 open for affordable housing - $1,966,623 available for housing, $69,343 
available for operating budget.

3. Keep TID 7 open for affordable housing and authorize one-time transfer from 
reserves of $355,158 for the operating budget (firefighters) since funds will be 
available for the 2028 and ongoing budgets when TID closes.  With the state aids 
$424,502 available for the 2027 operating budget and beyond.

7

3.8 FIREFIGHTERS
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ONE TIME TRANSFER IMPACT – GENERAL FUND

8
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CITY OF WAUSAU, 407 Grant Street, Wausau, WI 54403 

 
 

JOINT RESOLUTION OF THE ECONOMIC DEVELOPMENT COMMITTEE 
AND FINANCE COMMITTEE 

 
Extending the Life of Tax Increment District Number #7 for Affordable Housing.  
 
Committee Action: 

 
ED Approved 3-2 
FIN Pending  

Fiscal Impact: 
 
$1,966,623 estimate toward affordable housing 

 
File Number: 

 
05-1209 

 
Date Introduced: 

 
December 9, 2025 

 
RESOLUTION 

 
WHEREAS, the City of Wausau created TID Seven on January 10, 2006, and completed 

implementation of the project plan, and sufficient increments have been collected; and  
 

WHEREAS, state law requires termination of a TID after all project costs have been paid, 
unless pursuant to state law sec. 66.1105(6)(g) Wis. Stats., the Council approves an extension of one 
year, using the last year of tax increment to improve the city’s housing stock; and  
 

WHEREAS, your Finance Committee and Economic Development Committee have 
recommended that the City extend Tax Increment District one year, with the increment allocated for the 
benefit of affordable housing, including the development of infill sites, single family homes and 
multifamily housing units.  

NOW THEREFORE BE IT RESOLVED, by the Common Council that the City of Wausau 
hereby extends the life of Tax Increment District Number Seven by twelve (12) months from the 
adoption date of this resolution to use the final year’s increment collected in 2027 from the 2026 tax roll 
to benefit affordable housing; and  
 

BE IT FURTHER RESOLVED, that the City of Wausau shall use the final increment solely 
for affordable housing to increase and improve affordable housing in the City of Wausau, including but 
not limited to the development of infill sites, single family homes and multifamily housing units; 
 

BE IT FURTHER RESOLVED that the City of Wausau shall adopt a termination resolution 
between April 15, 2026, and December 9, 2026, and  
 

BE IT FURTHER RESOLVED, that the necessary city officials and staff are hereby directed 
and authorized to send this resolution to the Wisconsin Department of Revenue, approving the allocation 
of tax increment to the district for one more year.  
 
Approved: 
 
 
      
Doug Diny, Mayor 
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CITY OF WAUSAU TID 6 
CLOSE OUT SUMMARY
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TID 6
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TID VALUE STATISTICS

Base Value $75,491,600
Growth/New Value $189,228,100
Final Value $264,719,700
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TID 6 INFRASTRUCTURE PROJECTS

• Thomas Street reconstruction
• 1st Avenue Reconstruction
• 14th Avenue – Elm St south to Callon St
• Callon St from 14th to 12th Avenue
• Sherman Street
• Various roads out by the hospital, including 

Pine Ridge, West Ridge, 20th Avenue
• Hwy U/Westwood Drive improvements
• Asphalt overlay and concrete improvement
• Riveredge trail Thomas to Riverside Park
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TID 6 DEVELOPMENT PROJECTS

• Redevelopment west of Fleet Farm including 
all of the car dealers

• Housing along Thomas Street
• 17th Avenue redevelopment – Incredible Bank 

area
• Small Business loans
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AFFORDABLE HOUSING PENDING 
PROJECTS

• $3,873,301 – 100% for affordable housing

• Projects identified
• Infill Housing Thomas St and Sherman Street
• 700 Grand Avenue multifamily housing
• 415 S 1st Avenue multifamily housing
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Marathon County $257,238
18.36%

City of Wausau $594,841
42.46%

Wausau SD $473,678
33.81%

NTC $75,207
5.37%

REFUND TO OVERLYING TAXING 
JURISDICTIONS $1,400,964
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CITY OF WAUSAU
TAX INCREMENTAL DISTRICT NUMBER SIX

WAUSAU, WISCONSIN

FINANCIAL STATEMENTS AND
SUPPLEMENTARY INFORMATION

DATE OF CREATION THROUGH OCTOBER 8, 2024
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CLA (CliftonLarsonAllen LLP) is an independent network member of CLA Global. See CLAglobal.com/disclaimer. 

CliftonLarsonAllen LLP 
CLAconnect.com 

(1)

INDEPENDENT AUDITORS’ REPORT

City Council
City of Wausau, Wisconsin

Report on the Audit of the Financial Statements

Opinion

We have audited the accompanying financial statements of the City of Wausau Tax Incremental District 
Number Six, Wausau, Wisconsin, (the District), which comprise the balance sheet as of October 8,
2024, and the related historical summary of project costs, project revenues, and net cost to be 
recovered through tax increments and the historical summary of sources, uses, and status of funds 
from the date the District was created through October 8, 2024, and the related notes to the financial 
statements.

In our opinion, the financial statements referred to above present fairly, in all material respects, the 
financial position of the District and the net project costs to be recovered through tax increments as of 
October 8, 2024, and the sources, uses, and status of funds from the creation date of the District 
through October 8, 2024 in accordance with the financial reporting provisions of the Wisconsin 
Department of Revenue as described in Note 1.

Basis for Opinion

We conducted our audit in accordance with auditing standards generally accepted in the United States 
of America (GAAS). Our responsibilities under those standards are further described in the Auditors’ 
Responsibilities for the Audit of the Financial Statements section of our report. We are required to be 
independent of the District, and to meet our other ethical responsibilities, in accordance with the 
relevant ethical requirements relating to our audit. We believe that the audit evidence we have obtained 
is sufficient and appropriate to provide a basis for our audit opinion.

Emphasis of Matters

We draw attention to Note 1 of the financial statements, which describes the basis of accounting. The 
financial statements are prepared by the District in accordance with the financial reporting provisions of 
the Wisconsin Department of Revenue, which is a basis of accounting other than accounting principles 
generally accepted in the United States of America, to meet the requirements of the Wisconsin 
Department of Revenue. As a result, the financial statements may not be suitable for another purpose. 
Our opinion is not modified with respect to this matter.

As discussed in Note 1, the financial statements present only the City of Wausau Tax Incremental 
District Number Six and do not purport to, and do not, present fairly the financial position of the City of 
Wausau, Wisconsin as of October 8, 2024, or the changes in its financial position from the date of 
creation through October 4, 2024 in accordance with accounting principles generally accepted in the 
United States of America. Our opinion is not modified with respect to this matter.
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City Council
City of Wausau, Wisconsin

(2)

Responsibilities of Management for the Financial Statements

Management is responsible for the preparation and fair presentation of these financial statements in 
accordance with the financial reporting provisions of the Wisconsin Department of Revenue as 
described in Note 1.B. Management is also responsible for the design, implementation, and 
maintenance of internal control relevant to the preparation and fair presentation of financial statements 
that are free from material misstatement, whether due to fraud or error.

Auditors’ Responsibilities for the Audit of the Financial Statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole 
are free from material misstatement, whether due to fraud or error, and to issue an auditors’ report that 
includes our opinion. Reasonable assurance is a high level of assurance but is not absolute assurance 
and therefore is not a guarantee that an audit conducted in accordance with GAAS will always detect a 
material misstatement when it exists. The risk of not detecting a material misstatement resulting from 
fraud is higher than for one resulting from error, as fraud may involve collusion, forgery, intentional 
omissions, misrepresentations, or the override of internal control. Misstatements are considered 
material if there is a substantial likelihood that, individually or in the aggregate, they would influence the 
judgment made by a reasonable user based on the financial statements.

In performing an audit in accordance with GAAS, we:

 Exercise professional judgment and maintain professional skepticism throughout the audit.

 Identify and assess the risks of material misstatement of the financial statements, whether due
to fraud or error, and design and perform audit procedures responsive to those risks. Such
procedures include examining, on a test basis, evidence regarding the amounts and disclosures
in the financial statements.

 Obtain an understanding of internal control relevant to the audit in order to design audit
procedures that are appropriate in the circumstances, but not for the purpose of expressing an
opinion on the effectiveness of the District’s internal control. Accordingly, no such opinion is
expressed.

 Evaluate the appropriateness of accounting policies used and the reasonableness of significant
accounting estimates made by management, as well as evaluate the overall presentation of the
financial statements.

We are required to communicate with those charged with governance regarding, among other matters, 
the planned scope and timing of the audit, significant audit findings, and certain internal control-related 
matters that we identified during the audit.
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Honorable Mayor and City Council
City of Wausau, Wisconsin

(3)

Supplementary Information

Our audit was conducted for the purpose of forming an opinion on the financial statements as a whole. 
The schedule of financial transactions is presented for purposes of additional analysis and is not a 
required part of the financial statements. Such information is the responsibility of management and was 
derived from and relates directly to the underlying accounting and other records used to prepare the 
financial statements. The information has been subjected to the auditing procedures applied in the audit 
of the financial statements and certain additional procedures, including comparing and reconciling such 
information directly to the underlying accounting and other records used to prepare the financial 
statements or to the financial statements themselves, and other additional procedures in accordance 
with GAAS. In our opinion, the supplementary information is fairly stated, in all material respects, in 
relation to the financial statements as a whole.

Restriction on Use

This report is intended solely for the information and use of the City, overlying taxing jurisdictions, and 
the Wisconsin Department of Revenue and is not intended to be and should not be used by anyone 
other than these specified parties.

Report on Other Legal and Regulatory Requirements

In accordance with tax incremental district laws and regulations, we have also issued our report dated 
October 1, 2025 on our test of compliance with Wisconsin State Statutes 66.1105 and the project plan. 
The purpose of that report is solely to describe the scope of our testing of compliance and the results of 
that testing, and not to provide an opinion on compliance. That report is an integral part of an audit 
performed in accordance with tax incremental district laws and regulations in considering the District’s 
compliance.

CliftonLarsonAllen LLP

Wausau, Wisconsin
October 1, 2025

Page 30 of 130



(4)

FINANCIAL STATEMENTS
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CITY OF WAUSAU, WISCONSIN
TAX INCREMENTAL DISTRICT NUMBER SIX

BALANCE SHEET
OCTOBER 8, 2024

See accompanying Notes to Financial Statements.
(5)

ASSETS

Cash and Investments 1,938,153$     

LIABILITIES, DEFERRED INFLOWS OF RESOURCES, AND FUND BALANCE

FUND BALANCE
Restricted for TID Expenditures 1,938,153       

Total Liabilities, Deferred Inflows of Resources, and Fund Balance 1,938,153$     
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CITY OF WAUSAU, WISCONSIN
TAX INCREMENTAL DISTRICT NUMBER SIX

HISTORICAL SUMMARY OF PROJECT COSTS, PROJECT REVENUES,
AND NET COST TO BE RECOVERED THROUGH TAX INCREMENTS

DATE OF CREATION THROUGH OCTOBER 8, 2024

See accompanying Notes to Financial Statements.
(6)

From Date
of Creation

PROJECT COSTS
Project Plan Capital Expenditures 28,812,920$   
Developer Incentive Payments and Grants 3,447,962       
Administrative 1,121,559       
Professional Services 946,197          
Interest and Fiscal Charges 2,942,249       
Transfers 6,694              

Total Project Costs 37,277,581     

PROJECT REVENUES
Tax Increments 33,747,528     
Special Assessments 1,051,726       
Intergovernmental 1,772,688       
Miscellaneous 795,533          
Premium on Long-Term Debt 838,259          

Total Project Revenues 38,205,734     

NET COST RECOVERABLE (RECOVERED) THROUGH TAX INCREMENTS -

OCTOBER 8, 2024 (928,153)$       

RECONCILIATION OF FINAL PROJECTED COSTS IN 
 EXCESS OF PROJECT REVENUES

As described in Note 5, the above fund balance at end of 
year and the property taxes levied for the subsequent year
are to be refunded to the overlying taxing jurisdictions.

Refund to Overlying Districts (1,400,964)$    
Tax Increment - Property Taxes Levied for Subsequent Year 3,873,301       
Final Year of Intergovernmental Revenues for Exempt Computer 
  and Personal Property Aids 490,361          
Miscellaneous Revenue 8,000              
Final Interest Payment (12,425)           
Close-Out Costs (13,125)           
Affordable Housing Transfer (3,873,301)      

FINAL PROJECT COSTS IN EXCESS OF PROJECT REVENUES -$                    
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From Date
of Creation

SOURCES OF FUNDS
Tax Increments 33,747,528$   
Special Assessments 1,051,726       
Intergovernmental 1,772,688       
Miscellaneous 795,533          
Debt Proceeds 25,415,445     
Premium on Long-Term Debt 838,259          

Total Sources of Funds 63,621,179     

USES OF FUNDS
Project Plan Capital Expenditures 28,812,920     
Developer Incentive Payments and Grants 3,447,962       
Professional Services 946,197          
Administrative 1,121,559       
Interest and Fiscal Charges 2,942,249       
Transfers 6,694              
Principal Payments 24,405,445     

Total Uses of Funds 61,683,026     

NET CHANGE IN FUND BALANCE 1,938,153       

Fund Balance - Beginning -                      

FUND BALANCE - ENDING 1,938,153$     

RECONCILIATION OF FINAL REFUND DUE TO OVERLYING 
 DISTRICTS

As described in Note 5, the above fund balance at end of period, the 
property taxes levied for the subsequent year, and intergovernmental 
revenue for state aids to be recognized in 2025, less the affordable
housing transfer, represents the final refund to the overlying taxing districts.

Fund Balance - End of Period 1,938,153$     
Tax Increment - Property Taxes Levied for Subsequent Year 3,873,301       
Final Year of Intergovernmental Revenues for Exempt Computer 
  and Personal Property Aids 490,361          
Miscellaneous Revenue 8,000              
Final Debt Payment (1,022,425)      
Close-Out Costs (13,125)           
Affordable Housing Transfer (3,873,301)      

FINAL REFUND DUE TO OVERLYING TAX DISTRICTS 1,400,964$     
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NOTE 1 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES

The accounting policies of the City of Wausau’s Tax Incremental District Number Six (the 
District) conform to accounting principles as applicable to governmental units and as defined 
by Wisconsin Statutes Section 66.1105, which is a basis of accounting other than 
accounting principles generally accepted in the United States of America (U.S. GAAP). 
Wisconsin Statutes Section 66.1105 establishes reporting requirements for the District. The 
significant accounting principles and policies utilized by the City of Wausau in preparing the 
financial statements of Tax Incremental District Number Six are described below:

A. Reporting Entity

This report contains the financial information of the City of Wausau’s Tax Incremental 
District Number Six. The financial statements do not include the full financial 
presentation of the financial statements of the City of Wausau and do not purport to 
represent the financial position or changes in the financial position of the City. The 
financial statements and summary schedules were prepared from data recorded in the 
District’s capital project fund of the City of Wausau and are presented in a format 
prescribed by the Wisconsin Department of Revenue.

The District was created under the provisions of Wisconsin Statute Section 66.1105. The 
purpose of that section is to allow a municipality to recover development and 
improvements costs in a designated area from the property taxes generated on the 
increased value of the property after the creation date of the District. The tax on the 
increased value is called a tax increment.

The statutes allow the municipality to collect tax increments until the net project cost has 
been fully recovered, or until 20 years after the creation date, whichever occurs first. 
Under certain conditions, the City may declare a tax incremental district distressed, 
which allows the City to extend the life of the District 10 years past the original 
termination date, or severely distressed, which allows the City to extend the life of the 
District 40 years from the creation date. Project costs uncollected at the dissolution date 
are absorbed by the City of Wausau.

Listed below are the significant dates applicable to the City of Wausau’s Tax Incremental 
District Number Six:

Creation Date May 10, 2005
Latest Date to Incur Project Expenditures May 10, 2020
Termination Date October 8, 2024
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NOTE 1 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)

B. Measurement Focus and Basis of Accounting

The District’s financial statements are reported on the basis of financial reporting 
provisions of the Wisconsin Department of Revenue, which is a basis of accounting 
other than accounting principles generally accepted in the United States of America 
(U.S. GAAP) to comply with the requirements of the Wisconsin Department of Revenue.

Revenues are recognized as soon as they are both measurable and available. 
Revenues are considered to be available when they are collectible within the current 
period or soon enough thereafter to pay liabilities of the current period. For this purpose, 
the District considers revenues to be available if they are collected within 60 days of the 
end of the current fiscal period. Project plan expenditures generally are recorded when a 
liability is incurred, as under accrual accounting. However, debt service expenditures, as 
well as expenditures related to compensated absences and claims and judgments, are 
recorded only when payment is due.

District increments are recorded as revenues in the year due. Revenues susceptible to 
accrual include intergovernmental grants, intergovernmental charges for services, public 
charges for services and interest. Other revenues are recognized when received in cash 
or when measurable and available.

When both restricted and unrestricted resources are available for use, it is the District’s 
policy to use restricted resources first, then unrestricted resources, as they are needed.

C. Use of Estimates

The preparation of financial statements in conformity with generally accepted accounting 
principles and the accounting provisions of the Wisconsin Department of Revenue 
requires management to make estimates and assumptions that affect the reported 
amounts of assets and liabilities and disclosure of contingent assets and liabilities at the 
date of the financial statements and the reported amounts of revenues and expenses 
during the reporting period. Actual results could differ from those estimates.

D. Assets, Liabilities, Deferred Inflows of Resources, and Fund Balance

1. Cash and Investments

Cash and investments are combined in the financial statements. Cash deposits 
consist of demand and time deposits with financial institutions. Investments are 
stated at fair value. Fair value is the price that would be received to sell an asset in 
an orderly transaction between market participants at the measurement date.

Page 36 of 130



CITY OF WAUSAU, WISCONSIN
TAX INCREMENTAL DISTRICT NUMBER SIX

NOTES TO FINANCIAL STATEMENTS
OCTOBER 8, 2024

(10)

NOTE 1 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)

D. Assets, Liabilities, Deferred Inflows of Resources, and Fund Balance (Continued)

2. Property Taxes

When the District was created, the value of all taxable property within the defined 
boundaries of the District was determined by the Wisconsin Department of Revenue. 
This value is known as the base value of the District, and remains unchanged 
through the life of the District unless the City amends District boundaries to add or 
remove properties. The Wisconsin Department of Revenue annually certifies the 
current value of all taxable property within the District.

Property taxes consist of taxes on real estate and personal property. They are levied 
during December of the prior year and become an enforceable lien on property the 
following January 1. Property taxes are payable in various options depending on the 
type and amount. Personal property taxes are payable on or before January 31 in 
full. Real estate taxes are payable in full by January 31 or in two equal installments 
on or before January 31 and July 31. Real estate taxes not paid by January 31 are 
purchased by the County as part of the February tax settlement.

Property taxes collected on the base value are shared with the overlying taxing 
jurisdictions while property taxes collected on the growth in value, also known as the 
increment value, are retained by the City as tax increment revenue. The City uses 
the tax increment revenue to pay for approved project plan expenditures. A summary 
of taxable value within the District as of October 8, 2024 follows:

Current Value Base Value Increment Value

264,719,700$     75,491,600$       189,228,100$     

3. Deferred Inflows of Resources

In addition to liabilities, the balance sheet will report a separate section for deferred 
inflows of resources. This separate financial statement element, deferred inflows of 
resources, represent an acquisition of net position that applies to a future period and 
so will not be recognized as an inflows of resource (revenue) until that time.

4. Long-Term Obligations

The City recognizes bond premiums and discounts, as well as bond issuance costs, 
during the period when received or paid. The face amount of debt issued is reported 
as other financing sources. Premiums received on debt issuances are reported as 
other financing sources while discounts on debt issuances are reported as other 
financing uses. Issuance costs, whether or not withheld from the actual debt 
proceeds received, are reported as debt service expenditures. Premiums received, 
discounts on debt issuance, issuance costs and interest on long-term debt are 
considered financing costs recoverable from revenues of the District.
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NOTE 1 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)

D. Assets, Liabilities, Deferred Inflows of Resources, and Fund Balance (Continued)

5. Fund Balance

Fund balance is reported in various categories for TID funds based on the nature of 
any limitations requiring the use of resources for specific purposes. The following 
classifications describe the relative strength of the spending constraints placed on 
the purposes for which resources can be used:

 Nonspendable Fund Balance. Amounts that are not in spendable form 
(such as inventory, prepaid items, or long-term receivables) or are legally or 
contractually required to remain intact.

 Restricted Fund Balance. Amounts that are constrained for specific 
purposes by external parties (such as grantor or bondholders), through 
constitutional provisions, or by enabling legislation.

 Unassigned Fund Balance. Only deficit amounts are shown in this category.

E. Project Plan Budget

The estimated revenues and expenditures of the District are adopted in the original 
project plan and any subsequent amendments. Those estimates are for the entire life 
of the District, and may not be comparable to interim results presented in this report.

NOTE 2 CASH AND INVESTMENTS

The District invests in funds in accordance with the provisions of the Wisconsin Statutes 
66.0603(lm) and 67.11(2).

Fair values are based on quoted market prices. No investments are reported at amortized 
cost. Adjustments necessary to record investments at fair value are recorded in the 
operating statement as increases or decreases in investment income.

The District, as a fund of the City, maintains common cash and investment accounts. 
Federal depository insurance and the State of Wisconsin Guarantee fund insurance apply to 
the City of Wausau as an individual municipality and, accordingly, the amount of insured 
funds is not determinable for the District.
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NOTE 3 LONG TERM OBLIGATIONS

During the life of the District, the City issued general obligation debt backed by the full faith 
and credit of the City to finance District project plan expenditures. The debt issued by the 
District was retired by tax increment collections.

The following is a summary of the long-term obligations issued for District projects:

Issued Outstanding
Amount Retired 10/8/2024

2005A General Obligation Note 1,539,475$   1,539,475$   -$                  
2010A General Obligation Note 400,000        400,000        -                    
2011A General Obligation Note 1,244,970     1,244,970     -                    
2012B General Obligation Note 700,000        700,000        -                    
2013A General Obligation Note 2,065,000     2,065,000     -                    
2016A General Obligation Note 4,515,000     4,515,000     -                    
2017A General Obligation Note 3,615,000     3,615,000     -                    
2018A General Obligation Note 3,440,000     3,440,000     -                    
2019A General Obligation Note 3,130,000     2,585,000     545,000        
2020 State Trust Fund Loan 2,986,000     2,986,000     -                    
2021A General Obligation Note 1,780,000     1,315,000     465,000        

Total 25,415,445$ 24,405,445$ 1,010,000$   

The outstanding principal balance of $1,010,000 was retired during 2025.

NOTE 4 AFFORDABLE HOUSING EXTENSION

As allowable under Wisconsin Statutes Section 66.1105(6)(g), the District elected to utilize 
the affordable housing extension through which 75% of the final increment must benefit 
affordable housing and the remaining portion must be used to improve housing stock. The 
2025 increment of $3,873,301 is shown as a transfer to other funds to reflect the later use of 
the funds as permitted by the Wisconsin Department of Revenue.
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NOTE 5 REFUND TO OVERLYING TAXING JURISDICTIONS

The refund to overlying districts of $1,400,964 is calculated based on increments collected 
in excess of project costs using the ratio of taxes from the 2024 Tax Increment Worksheet. 
As the District terminated as of October 8, 2024, and in accordance with state statutes, the 
District will collect its last year of tax increment and the final year of intergovernmental 
revenues for exempt computer and personal property aids in 2025. The final refund to 
overlying tax jurisdictions will be completed in 2025.

A summary of the total due, along with each overlying jurisdiction’s portion, are as follows:

Percentage of Total
Taxing Jurisdiction Tax Base Refund
Marathon County 18.36% 257,238$        
City of Wausau 42.46% 594,841          
Wausau Area School District 33.81% 473,678          
North Central Technical College 5.37% 75,207            

1,400,964$     
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2005 2006 2007 2008 2009 2010 2011 2012 2013

REVENUES

Tax Increments -$                     -$                     449,635$         520,673$         730,189$         858,034$         991,225$         1,059,794$      955,238$         

Special Assesments -                       -                       -                       28,719             6,046               87,041             16,074             11,977             153,205           

Intergovernmental -                       -                       73,290             37,998             34,058             60,686             60,188             86,372             79,826             

Miscellaneous 14,567             3,615               180                  2,176               1,633               1,866               2,967               3,951               285                  

Total Revenues 14,567             3,615               523,105           589,566           771,926           1,007,627        1,070,454        1,162,094        1,188,554        

EXPENDITURES

Project Plan Capital Expenditures 1,359,450        324,758           75,122             203,833           -                       322,547           388,144           1,822,599        3,448,112        

Developer Incentive Payments and Grants -                       -                       -                       183,962           553,595           -                       257,466           340,876           455,939           

Administrative 82,793             14,395             18,028             56,664             12,276             23,151             31,929             95,329             43,797             

Professional Services 2,772               2,772               2,566               -                       984                  38,323             67,507             61,138             37,204             

Debt Service:

Principal -                       120,585           132,645           110,537           150,732           156,761           200,781           331,550           422,579           

Interest, Fiscal, and Debt Issuance Costs -                       65,151             44,495             78,174             37,051             34,172             43,039             58,977             135,178           

Total Expenditures 1,445,015        527,661           272,856           633,170           754,638           574,954           988,866           2,710,469        4,542,809        

EXCESS OF REVENUES OVER 

  (UNDER) EXPENDITURES (1,430,448)       (524,046)          250,249           (43,604)            17,288             432,673           81,588             (1,548,375)       (3,354,255)       

OTHER FINANCING SOURCES (USES)

Transfers Out -                       -                       -                       -                       -                       (6,694)              -                       -                       -                       

Long Term Debt Issued 1,539,475        -                       -                       -                       -                       400,000           1,244,970        700,000           2,065,000        

Premium on Long-Term Debt -                       -                       -                       -                       -                       (1,200)              -                       -                       43,976             

Total Other Financing

  Sources (Uses) 1,539,475        -                       -                       -                       -                       392,106           1,244,970        700,000           2,108,976        

NET CHANGE IN FUND BALANCE 109,027           (524,046)          250,249           (43,604)            17,288             824,779           1,326,558        (848,375)          (1,245,279)       

Fund Balance - Beginning -                       109,027           (415,019)          (164,770)          (208,374)          (191,086)          633,693           1,960,251        1,111,876        

FUND BALANCE - ENDING 109,027$         (415,019)$        (164,770)$        (208,374)$        (191,086)$        633,693$         1,960,251$      1,111,876$      (133,403)$        
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REVENUES

Tax Increments

Special Assesments

Intergovernmental

Miscellaneous

Total Revenues

EXPENDITURES

Project Plan Capital Expenditures

Developer Incentive Payments and Grants

Administrative

Professional Services

Debt Service:

Principal

Interest, Fiscal, and Debt Issuance Costs

Total Expenditures

EXCESS OF REVENUES OVER 

  (UNDER) EXPENDITURES

OTHER FINANCING SOURCES (USES)

Transfers Out

Long Term Debt Issued

Premium on Long-Term Debt

Total Other Financing

  Sources (Uses)

NET CHANGE IN FUND BALANCE

Fund Balance - Beginning

FUND BALANCE - ENDING

2014 2015 2016 2017 2018 2019 2020 2021 2022

1,176,485$      1,507,029$      1,620,763$      1,613,164$      2,267,884$      2,726,109$      2,773,367$      2,981,932$      3,712,562$      

124,710           70,192             47,377             168,819           62,007             42,416             94,412             53,943             54,897             

95,851             85,647             94,351             108,390           109,983           136,232           141,008           145,784           141,008           

6,920               27,448             37,020             32,722             27,030             337,976           17,420             25,620             21,101             

1,403,966        1,690,316        1,799,511        1,923,095        2,466,904        3,242,733        3,026,207        3,207,279        3,929,568        

218,768           130,433           2,998,667        4,671,835        2,953,150        7,231,306        2,362,017        302,179           -                       

571,777           413,726           151,875           75,000             -                       420,841           22,905             -                       -                       

44,120             33,173             127,865           178,464           74,718             173,446           68,607             20,240             6,399               

96,715             169,878           88,004             18,035             36,631             102,291           66,273             52,942             54,339             

668,609           628,657           434,740           974,740           1,414,740        1,844,739        2,328,930        5,249,120        2,590,000        

101,081           74,525             98,373             236,504           234,486           354,073           361,792           411,105           291,998           

1,701,070        1,450,392        3,899,524        6,154,578        4,713,725        10,126,696      5,210,524        6,035,586        2,942,736        

(297,104)          239,924           (2,100,013)       (4,231,483)       (2,246,821)       (6,883,963)       (2,184,317)       (2,828,307)       986,832           

-                       -                       -                       -                       -                       -                       -                       -                       -                       

-                       -                       4,515,000        3,615,000        3,440,000        3,130,000        2,986,000        1,780,000        -                       

-                       -                       -                       433,117           132,364           127,742           -                       102,260           -                       

-                       -                       4,515,000        4,048,117        3,572,364        3,257,742        2,986,000        1,882,260        -                       

(297,104)          239,924           2,414,987        (183,366)          1,325,543        (3,626,221)       801,683           (946,047)          986,832           

(133,403)          (430,507)          (190,583)          2,224,404        2,041,038        3,366,581        (259,640)          542,043           (404,004)          

(430,507)$        (190,583)$        2,224,404$      2,041,038$      3,366,581$      (259,640)$        542,043$         (404,004)$        582,828$         
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REVENUES

Tax Increments

Special Assesments

Intergovernmental

Miscellaneous

Total Revenues

EXPENDITURES

Project Plan Capital Expenditures

Developer Incentive Payments and Grants

Administrative

Professional Services

Debt Service:

Principal

Interest, Fiscal, and Debt Issuance Costs

Total Expenditures

EXCESS OF REVENUES OVER 

  (UNDER) EXPENDITURES

OTHER FINANCING SOURCES (USES)

Transfers Out

Long Term Debt Issued

Premium on Long-Term Debt

Total Other Financing

  Sources (Uses)

NET CHANGE IN FUND BALANCE

Fund Balance - Beginning

FUND BALANCE - ENDING

Project

Final Plan

2023 2024 Total Close Out Budget

3,716,193$      4,087,252$      33,747,528$    3,873,301$      39,035,206$    

18,099             11,792             1,051,726        -                       -                       

141,008           141,008           1,772,688        490,361           -                       

35,020             196,016           795,533           8,000               -                       

3,910,320        4,436,068        37,367,475      4,371,662        39,035,206      

-                       -                       28,812,920      -                       36,471,325      

-                       -                       3,447,962        -                       6,577,670        

-                       16,165             1,121,559        -                       968,410           

11,223             36,600             946,197           13,125             1,209,990        

2,605,000        4,040,000        24,405,445      1,010,000        -                       

194,375           87,700             2,942,249        12,425             5,905,442        

2,810,598        4,180,465        61,676,332      1,035,550        51,132,837      

1,099,722        255,603           (24,308,857)     3,336,112        (12,097,631)$   

-                       -                       (6,694)              (3,873,301)       

-                       -                       25,415,445      -                       

-                       -                       838,259           -                       

-                       -                       26,247,010      (3,873,301)       

1,099,722        255,603           1,938,153        (537,189)          

582,828           1,682,550        -                       1,938,153        

1,682,550$      1,938,153$      1,938,153$      1,400,964$      
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INDEPENDENT AUDITORS’ REPORT ON COMPLIANCE WITH REQUIREMENTS OF
TAX INCREMENTAL FINANCING DISTRICT LAWS AND REGULATIONS

City Council
City of Wausau, Wisconsin

We have audited in accordance with auditing standards generally accepted in the United States of 
America, the financial statements of the City of Wausau, Wisconsin’s Tax Incremental District Number 
Six (the District), which comprise the balance sheet as of October 8, 2024, and the related historical 
summary of project costs, project revenues, and net cost to be recovered through tax increments and 
the historical summary of sources, uses, and status of funds from the date the District was created 
through October 8, 2024, and the related notes to the financial statements, and have issued our report 
thereon dated October 1, 2025.

In connection with our audit, nothing came to our attention that caused us to believe that the District
failed to comply with the provisions of Wisconsin State Statutes Section 66.1105 and the project plan, 
insofar as they relate to accounting matters. However, our audit was not directed primarily toward 
obtaining knowledge of such noncompliance. Accordingly, had we performed additional procedures, 
other matters may have come to our attention regarding the District’s noncompliance with the above-
referenced provisions, insofar as they relate to accounting matters. 

This report is intended solely for the information and use of the City Council, management, Wisconsin 
Department of Revenue, and overlying taxing jurisdictions and is not intended to be, and should not be, 
used by anyone other than these specified parties.

CliftonLarsonAllen LLP

Wausau, Wisconsin
October 1, 2025
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Construction Loan Agreement.docx 1 

CONSTRUCTION LOAN AGREEMENT 

 THIS TERM LOAN AGREEMENT (this “Agreement”) is made as of the 21st day of 

January, 2019, by and between Sunbelt Refugees LLC, a Wisconsin limited liability company, 

with its place of business located at 130 N. 1st Street, Wausau, Wisconsin 54403 (“Borrower”), 

and the City of Wausau, a Wisconsin municipal corporation with its principal place of business 

located at 407 Grant Street, Wausau, Wisconsin 54403 (“Lender”). 

WITNESSETH: 

 WHEREAS, Borrower owns the real estate located at 130 N. 1st Street, Wausau, 

Wisconsin and legally described on the attached Exhibit A (the “Property”) where Whitewater 

Music Hall LLC (“Whitewater”), an entity related to the Borrower, plans to operate the business 

commonly known as “Whitewater Music Hall” (the “Business”) and intends to make 

improvements upon the Property, including exterior improvements in conformance with the 

plans and specifications attached as Exhibit A-1 (the “Project”); and 

 WHEREAS, Borrower has requested Lender to loan One Hundred Seventeen Thousand 

and 00/100s Dollars ($117,000.00) to finance renovations and improvements made to the 

Property; and 

 WHEREAS, Lender is willing and prepared to extend such a term loan to Borrower upon 

the following terms and conditions and as hereinafter set forth; 

 NOW, THEREFORE, in consideration of the foregoing premises and the mutual 

covenants herein contained and for other good and valuable consideration, the receipt and 

sufficiency of which are hereby acknowledged, the parties hereto hereby agree as follows: 

1. AMOUNT AND TERMS OF LOAN.   

 

1.1 Loan Amount.  During the period from the date of this Agreement and 

January 21, 2020 or the earlier termination hereof, the Borrower may obtain, subject to the terms 

and conditions hereof, loan advances (the “Loan”) from the Lender in the aggregate amount not 

exceeding $117,000.00 (the “Loan Amount”) to pay the costs associated with the Project as 

reflected in the construction budget for the planned improvements on the Property prepared by 

Borrower and attached as Exhibit B, as amended from time to time (the “Construction Budget).  

The Loan Amount shall be paid pursuant to Section 1.2 below.  The Loan will be evidenced by a 

single promissory note of the Borrower to the Lender in the principal amount of the Loan 

Amount (the “Note”).  The Note shall be repayable according to the terms stated in the Note. 

 

1.2 Payment of Loan Proceeds.  The Borrower shall provide the Lender with: 

(a) a sworn statement disclosing the various contracts entered into by the Borrower and setting 

forth the names of the contractors, their addresses, work or materials to be furnished, amounts of 

the contracts, amounts paid to date, amounts of current payments and balances due; and (b) a 

sworn statement from the general contractor setting forth in detail all contractors and material 

suppliers with whom he has contracted, their addresses, work or materials to be furnished, 

amounts of the contracts, amount paid to date, amounts of current payment and balances due.  
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Prior to each disbursement of funds hereunder, it is a requirement that the Lender be furnished:  

(a) a sworn statement from the general contractor setting forth all contractors and materialmen 

with whom he has contracted, amounts of the contracts, amount paid to date, amounts of current 

payment and balances due, all amounts for exterior improvements and certifying which of such 

costs represent costs for materials and labor directly related to exterior improvements to the 

Property; (b) a report or a certification by an architect certifying that work has been completed 

and materials are in place as indicated by the request for payment of the general contractor; (c) 

sufficient funds to cover the requested disbursements and to pay for extras or change orders for 

which waivers have not been deposited and for which funds have not previously been deposited; 

and (d) statements, waivers, affidavits, supporting waivers and releases of liens, as required by 

and reasonably satisfactory to Lender.  All disbursements for construction purposes will be made 

by the Lender directly to the general contractor for the Project.  If at any time during the course 

of construction of the total of the unpaid disclosed cost of construction as indicated by the 

column totals on the sworn statement from the general contractor exceeds the amount of the 

undisbursed Loan proceeds as calculated by subtracting the total amount of liability taken on the 

endorsements from the face amount of the Loan, the Lender, in its sole discretion, need not make 

further disbursements under the terms of this Agreement until the Borrower has deposited in this 

escrow trust the sum necessary to make the available funds equal to the unpaid disclosed cost of 

construction, or unless specifically directed to make such further disbursements by the Lender.  

If Lender discovers a misstatement in an affidavit furnished by a general contractor or Borrower, 

it may stop disbursement until the misstatement has been corrected. 

 

1.3 Use of Proceeds.  Advances by Lender under the Note shall be used 

exclusively by Borrower for the purposes represented to the Lender to wit:  to pay the costs of 

materials and labor directly related to exterior improvements upon the Property. 

 

1.4 Change Order.  All requests for changes in the plans and specifications for 

the improvements which change the Construction Budget, with a value over $1,000.00 for a 

single request or a value over $5,000.00 in the aggregate must be in writing, signed by Borrower 

and the architect, and delivered to Lender for its approval.  Borrower will not permit the 

performance of any work pursuant to any change order or modification of the construction 

contract or any subcontract for which Lender approval is required without the prior written 

approval of Lender.  Borrower will obtain any required permits or authorizations from 

government authorities having jurisdiction before approving or requesting a new change order. 

 

2. COLLATERAL.  As a condition precedent for Lender to make the Loan, the 

following agreements and documents shall have been executed and delivered to Lender by the 

party indicated: 

a. General Business Security Agreements.  Borrower and Whitewater shall 

each execute and deliver to Lender, general business security agreements (the “Security 

Agreements”), granting Lender a security interest in the collateral defined therein (the 

“Collateral”), to secure repayment of the Note and any and all other liabilities and 

indebtedness of Borrower to Lender (the Note and such other liabilities and indebtedness 

hereinafter collectively referred to as “Borrower’s Obligations”).  The security interests 
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granted pursuant to the Security Agreements shall constitute a valid and perfected lien in 

the Collateral subordinate only to the Senior Debt (as defined below). 

b. Mortgage.  Borrower shall execute and deliver to Lender a mortgage on 

the Property, granting Lender a lien on said Property (the “Mortgage”), to further secure 

repayment of the Note.  The security interest granted to Lender by Borrower pursuant to 

the Mortgage shall constitute a valid and perfected lien in and to the Property subordinate 

only to a first priority lien in favor of Bank in the original principal amount of 

$500,000.00 (the “Senior Debt.”)   

c. Guarantees.  Bradley A. Ballard and Kelly J. Ballard, husband and wife, 

each adult residents of the State of Wisconsin, and Whitewater (collectively, 

“Guarantors”), will personally and unconditionally guarantee the Loan. 

d. Insurance.  Borrower shall provide evidence of insurance covering the 

collateral satisfactory to Lender showing that Lender is an additional insured and loss 

payee to the extent of its interest. 

e. Financing Statement.  Lender shall file with the Department of Financial 

Institutions for the State of Wisconsin UCC financing statements (or equivalent 

documents) naming Lender as secured party and describing the Collateral as the property 

covered thereby, including continuation statements (collectively, the “Financing 

Statements”), together with any and all other appropriate documents and instruments as 

Lender may request in order to perfect the security interests granted to it in and to the 

Collateral pursuant to the Security Agreements. 

f. Construction Loan Escrow Agreement.  Borrower shall execute and 

deliver to Lender a Construction Loan Escrow Agreement in a form reasonably 

acceptable to Lender. 

For the purposes of this Agreement, this Agreement, the Note, the Security 

Agreements, the Mortgage, the Guarantees, the Financing Statements, the Construction Loan 

Escrow Agreement, and all the supporting documents referred to above are referred to as the 

“Borrower’s Documents” or the “Loan Documents.” 

3. COVENANTS OF BORROWER.  On and after the date hereof and until the 

payment in full of the Note and all of the other Borrower’s Obligations, and the performance of 

all other obligations of Borrower hereunder, Borrower agrees that, unless Lender shall otherwise 

consent in writing: 

a. Compliance With Laws.  Borrower shall comply with the requirements of 

all applicable local, state and federal laws, and of all rules, regulations and orders of any 

governmental or other authority or agency, a breach of which would materially and 

adversely affect the Business or credit or Borrower, except where contested in good faith 

and by property proceedings. 

b. Other Indebtedness.  Except in the ordinary course of business and in 

connection with the above described loan from Bank, Borrower shall not incur, create, 
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assume, permit to exist, guarantee, endorse or otherwise become directly or indirectly or 

contingently responsible or liable for any indebtedness.  “Indebtedness” shall mean any 

liability or obligation of Borrower: (i) for borrower money or for the deferred purchase 

price of property or services (excluding trade obligations incurred in the ordinary course 

of business); (ii) as lessee under leases that have been or should be capitalized according 

to generally accepted accounting principles; (iii) evidenced by notes, bonds, debentures 

or similar obligations; or (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 entity, or otherwise assure a creditor against loss. 

c. Books and Records.  Borrower shall at all times keep proper books of 

record and accounts for the Business, and, upon request of Lender, Borrower shall 

provide any duly authorized representative of Lender access during normal business 

hours, and permit such representative to examine, copy or make extracts from, any and 

all books, records and documents in Borrower’s possession or control relating to 

Borrower’s affairs at the Business; provided, however, that Lender shall treat all such 

books and records as confidential and shall only be permitted to disclose the information 

contained therein to its legal counsel, its independent public accountants, or in connection 

with any action to collect any of Borrower’s Obligations or to enforce this Agreement or 

the documents related hereto, or as otherwise permitted by law. 

d. Real Estate Taxes.  No portion of the Property may be sold, transferred or 

otherwise conveyed unless Borrower first provides to Lender written notice of intent to 

transfer the property at least thirty (30) days before the sale, transfer or conveyance is to 

occur and Lender has approved such sale or disposition in writing.  Borrower agrees that 

prior to the date that is twenty (20) years after the Effective Date (the “Termination 

Date”), Borrower (or a successor owner of the Property as applicable) will pay, when 

due, all real ad valorem real estate taxes on the Property.  Borrower may transfer the 

Property to an entity or third party at any time; provided, however, that the obligation of 

the owner of the Property to continue making ad valorem real estate tax payments shall 

apply through the Termination Date whether or not the entity or other third party as 

successor to the Property is an entity or body normally exempt from paying ad valorem 

real estate taxes.  Upon reaching the Termination Date, all future ad valorem real estate 

tax payments, and applications of exemptions from ad valorem real estate taxes, shall be 

made in accordance with normal rules concerning the same.  The restrictions contained in 

this Section shall run with the lead as it relates to the Property for a period of twenty (20) 

years.  This restriction shall be memorialized in the Memorandum (as defined below). 

 

e. Use of Loan Proceeds.  Borrower shall utilize the Loan Amount solely and 

exclusively for the renovation of the Property. 

f. Access.  Borrower shall grant to Lender’s agents reasonable access to the 

Property at any reasonable time, with forty-eight (48) hours’ written notice, in order to 

inspect the Collateral, the Property, and the Business. 
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g. Compliance with Applicable Law.  Borrower is in compliance with and 

shall continue to comply with all federal and state laws necessary for receipt of the Loan 

and, including without limitation: 

i. Title VI of the Civil Rights Act of 1964 which provides that no 

persons in the United States shall on the ground of race, color or national origin 

be excluded from participation in, be denied the benefits of, or be subjected to 

discrimination under any program or activity receiving federal financial 

assistance. 

ii. Section 109 of the Housing and Community Development Act of 

1974, as amended which requires that no person in the United States shall on the 

ground of race, color, national origin or sex be excluded from participation in, or 

be denied the benefits of, or be subjected to discrimination under, any program or 

activity funded in whole or in part with community development funds made 

available pursuant to the Act. 

iii. Section 3 of the Housing and Urban Development Act of 1968 

which provides to the extent feasible, opportunities for training and employment 

shall be given to lower income residents of the project area. 

iv. Fair Labor Standards Provisions which govern responsibilities for 

workers employed in connection with federally-assisted construction (and in some 

instances equipment related) projects. 

h. Early Termination of Loan.  Borrower shall repay the Loan upon any 

closing of the Business of Borrower, refinancing without Lender’s prior written approval 

which shall not be unreasonably withheld, sale in whole or in part of other disposition of 

any portion of the Collateral, without Lender’s prior written approval, including 

foreclosure. 

i. Condition of Collateral.  Borrower shall maintain the Property and the 

Collateral in good working order and repair and in compliance with applicable state, local 

and federal laws relating thereto and indemnify Lender against any claims arising from or 

relating to the environmental condition of the Collateral, including any claims under any 

pollution, toxic waste, dumping or environmental law. 

j. Certificate of Compliance.  Borrower shall furnish to Lender upon request, 

certified evidence satisfactory to Lender in all respects of the expenses incurred for 

acquisition and renovation of the Property. 

k. Good Standing; Authority.  Borrower is a limited liability 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 licenses, permits and franchises to own its 

assets and properties and to carry on its business.  The execution, delivery, and 

performance of Borrower’s Obligations pursuant to this Agreement and any other 

agreement required by Lender will not violate or conflict with Borrower’s articles of 

organization, operating agreement, or any indenture, instrument or material agreement by 

Page 54 of 130



Construction Loan Agreement.docx 6 

which Borrower is bound and have been duly authorized by all necessary corporation 

action and will constitute valid and binding obligations of Borrower 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 equity and other similar laws of general application 

affecting the enforceability of creditors’ rights generally. 

l. Loan Compliance.  Borrower is in compliance with and shall continue to 

comply with any obligations with governmental bodies which Lender if bound by, 

subject to or which Lender has agreed to require Borrower’s compliance with as a 

condition for providing or continuing financing to Borrower. 

4. EVENTS OF DEFAULT; REMEDIES.  Any one or more of the following events 

shall constitute an “Event of Default” if, after receiving written notice from Lender, said Event 

of Default remains uncured for ten (10) days (the term “Borrower” as used in this paragraph shall 

mean Borrower, Guarantor, or any combination of the foregoing): 

a. Failure to Make Payments.  Borrower shall fail to pay, when due, any 

amounts required to be paid under the Loan Documents or any other indebtedness of 

Borrower to Lender including those which now or hereafter arise relating to the Business. 

b. Failure to Observe or Perform Covenants.  Borrower shall fail to observe 

or perform any of its covenants, conditions or agreements to be observed or performed by 

it under this Agreement or any of the documents related hereto or under any other 

agreement or contract by and between Borrower. 

c. Bankruptcy, ect.  Borrower shall file a petition in bankruptcy or for 

reorganization or for an arrangement pursuant to any present or future state or federal 

bankruptcy act or under any similar federal or state law, or shall be adjudicated as 

bankrupt or insolvent, or shall make a general assignment for the benefit of creditors, or 

shall be unable to pay debts generally as they become due; or if a petition or answer 

proposing the adjudication of Borrower as a bankrupt or reorganization under any present 

or future state or federal bankruptcy act or any similar federal or state law shall be filed in 

any court and such petition or answer shall not be discharged or denied within sixty (60) 

days after the filing thereof; or if a receiver, trustee or liquidator of Borrower, or of all or 

substantially all of the assets of Borrower, shall be appointed in any proceeding brought 

against Borrower and shall not be discharged within sixty (60) days of each appointment; 

or if Borrower shall consent to or acquiesce in such appointment; or if any property of 

Borrower shall be levied upon or attached in any proceeding. 

d. Failure to Pay Judgments.  Final judgment(s) for the payment of money 

shall be rendered against Borrower and shall remain undischarged for a period of thirty 

(30) days during which execution shall not be effectively stayed. 

e. Insolvency.  Borrower shall be or become insolvent (whether in the equity 

or bankruptcy sense.) 
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f. Untrue or Misleading Statements.  No statement of fact by Borrower 

contained in this Agreement and no statement of fact furnished by Borrower to Lender 

pursuant to this Agreement contains or will contain any untrue statement of a material 

fact or omits or will omit to state a material fact necessary in order to make the 

statements herein or therein contained not misleading. 

g. Liquidation, Termination, etc. of Business Operations or Sale of Assets.  

Borrower shall liquidate, wind up, dissolve, merge, terminate or suspend business 

operations, or sell all or substantially all assets without the prior written consent of 

Lender. 

h. Failure to Pay Taxes.  Borrower shall fail to pay, withhold, collect or remit 

any tax or tax deficiency when assessed or due which failures in total exceeds One 

Thousand and 00/100s Dollars ($1,000.00) at any one time (other than any tax or tax 

deficiency which is being contested in good faith and by proper proceedings and for 

which adequate reserves therefor shall have set aside on its books (the adequacy of such 

reserves being determined in accordance with generally accepted accounting principles)) 

or notice of any state or federal tax lien shall be filed or issued. 

i. Garnishment or Attachments.  Any property of Borrower shall be 

garnished or attached in any proceedings and such garnishment or attachment shall 

remain undischarged for a period of ninety (90) days during which execution has not 

effectively been stayed. 

j. Failure to Subordinate.  Borrower shall pay the principal and/or the 

interest on any loan to a Member or Guarantor or make dividend payments to any equity 

owner of the Borrower at any time any portion of this Loan is outstanding. 

Upon the occurrence of an Event of Default and at any time thereafter, any one or more 

of the following remedial steps may be taken by Lender: 

k. Acceleration of Note.  Lender may, without notice, declare all or part of 

the principal balance of the Note plus accrued interest thereon to be immediately due and 

payable, whereupon the same shall become immediately due and payable by Borrower: 

l. Collection Actions.  Lender may take whatever action at law or in equity 

as may appear necessary or appropriate to collect the amounts when due and thereafter to 

become due under the Note, this Agreement, and the documents related hereto; and 

m. Enforcement Actions.  Lender may take whatever action in law or in 

equity as may appear necessary or appropriate to collect any other amounts then due and 

thereafter to become due under this Agreement and the documents related hereto and to 

enforce performance and observance of any obligation, agreement or covenant of 

Borrower thereunder. 

5. RIGHT OF FIRST REFUSAL.  As addition consideration for the Lender making 

the loan Borrower grants to the City a right of first refusal to purchase the Property.  If at any 

time during a period of twenty (20) years from the date of this Agreement, Borrower receives 
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any bona fide offer to purchase (the “Offer to Purchase”) the Property, which offer Borrower 

desires to accept, Borrower shall give notice to the Lender in writing of such offer, and the 

Lender shall have twenty (20) days after receipt of such notice within which to notify Borrower 

of the Lender’s election to purchase the Property upon the terms and conditions set forth in the 

Offer to Purchase.  The notice from Borrower to the Lender shall contain a copy of the Offer to 

Purchase as described in the offer.  If the Lender elects to exercise its right of first refusal, by 

providing notice to Borrower within the time period set forth above, Borrower and the Lender 

shall proceed to close the transfer of the Property in the time period for the closing as set forth in 

the Offer to Purchase.  In the event that the Lender fails to provide Borrower with notice within 

the time period set forth above, Borrower may transfer the Property free and clear of the terms of 

the Right of First Refusal.  In the event that neither the Lender nor a third-party purchaser closes 

on the purchase of the Property pursuant to any offer to purchase, the Right of First Refusal shall 

renew and continue in effect with respect to subsequent Offer(s) to Purchase.  The Borrower 

agrees to execute and record a memorandum evidencing the above upon request by the Lender 

(the “Memorandum”).  

6. NOTICES.  All notices, consents, requests, demands and other communications 

hereunder shall be given to or made upon the respective parties hereto at their respective 

addresses specified below or, as to any party, at such other addresses as may be designated in a 

written notice to all of the other parties hereto.  All notices, requests, consents and demands 

hereunder shall be effective when personally delivered or duly deposited in the United States 

mail, certified or registered, postage prepaid, or delivered to a commercial courier delivery 

company, fees prepaid, addressed aforesaid. 

If to Lender:  City of Wausau 

407 Grant Street 

Wausau, WI 54403 

ATTN:  Toni Rayala, Clerk 

 

 With a copy to: City of Wausau 

407 Grant Street 

Wausau, WI 54403 

ATTN:  Director Community Development 

 

 If to Borrower: Sunbelt Refugees LLC 

    130 N. 1st Street 

    Wausau, WI 54403 

    ATTN:  Bradley or Kelly Ballard 

7. MISCELLANEOUS. 

a. Waivers, etc.  No failure on the part of Lender to exercise, and no delay in 

exercising, any right or remedy hereunder or under applicable law or any document or 

agreement related hereto shall operate as a waiver thereof; nor shall any single or partial 

exercise of any such right or remedy preclude any other or further exercise thereof or the 

exercise of any other right or remedy.  The remedies herein provided are cumulative and 

not exclusive of any remedies provided by law. 
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b. Expenses.  Borrower shall reimburse Lender for any and all reasonably 

necessary costs and expenses, including, without limitation, reasonable attorneys’ fees, 

paid or incurred by Lender in connection with the enforcement by Lender during the term 

hereof or thereafter of any of the rights or remedies of the Lender under any of the 

foregoing documents, instruments or agreements or under applicable law, whether or not 

suit is filed with respect thereto and whether or not such costs are paid or incurred, or to 

be paid or incurred, prior to or after entry of judgment, including collection fees and 

expenses as provided in the Note.  The foregoing all shall be secured by the Collateral. 

c. Amendments, etc.  Borrower’s Documents may not be amended or 

modified, nor may any of their terms (including, without limitation, terms affecting the 

maturity of or rate of interest on the Note) be modified or waived, except by written 

consent instruments signed by Lender and Borrower. 

d. Successors.  This Agreement shall be binding upon and inure to the 

benefit of Borrower and Lender and their respective successors and assigns; provided, 

however, that Borrower may not transfer or assign its rights to borrow hereunder without 

the prior written consent of Lender. 

e. Counterparts.  This Agreement may be executed by facsimile signature or 

otherwise, in any number of counterparts, each counterpart shall constitute an original 

agreement, and all counterparts when taken together, shall constitute a single agreement. 

f. Governing Law.  The Loan Documents and all other agreements related 

hereto shall be construed in accordance with and governed by the laws of the State of 

Wisconsin. 

g. Headings and Use of Language.  The descriptive headings for the several 

sections of this Agreement are inserted for convenience only and shall not define or limit 

any of the terms or provisions hereof.  Words of any gender used in this Agreement shall 

be held and construed to include the plural and words in the plural shall be held to 

include the singular, unless the context otherwise requires. 

h. Term.  Unless sooner terminated by either party pursuant to the provisions 

hereof, the original term of this Agreement shall commence as of the date hereof and 

continue thereafter for a period of seven (7) years.  Lender shall not be obligated to 

extend the term hereof pursuant to this subsection under any circumstances or conditions 

whatsoever, and Borrower hereby acknowledges that Lender has not agreed, warranted or 

represented in any manner whatsoever that it would extend the term. 

i. Expenses of Loan Documents.  Borrower shall reimburse Lender for 

Lender’s loan closing expenses, including attorneys’ fees.  Said expenses up to $1,000.00 

shall be deducted from proceeds of the Loan at the option of Lender. 

[SIGNATURE PAGE FOLLOWS] 
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IN WITNESS WHEREOF, the parties hereto have caused this Agreement to be duly 

executed and delivered as of the day and year first above written. 

CITY OF WAUSAU     SUNBELT REFUGEES LLC 

 

By: __________________________  By: ______________________________ 

Name: __________________________   Kelly J. Ballard, Chairman 

Title: __________________________   
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EXHIBIT A 

Legal Description of Property 

 

Land described in Certified Survey Map No. 450 recorded in the office of the Register of Deeds 

for Marathon County, Wisconsin, in Volume 2 of Certified Survey Maps on page 200; being part 

of Blocks one (1) and two (2) of the Original Plat of Wausau; and part of Government Lot five 

(5), all in Section thirty-five (35), Township twenty-nine (29) North, Range seven (7) East, in the 

City of Wausau, Marathon County, Wisconsin; EXCEPTING that part thereof described in deed 

recorded in said Register’s office as Document No. 1359077. 

 

PIN:  291-2907-351-0171 

Address: 130 N. 1ST Street, Wausau, WI 54403 
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EXHIBIT A-1 

Plans and Specifications 
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EXHIBIT B 

Construction Budget 

 

As provided from General Contractor – JAS Construction, Inc. the below are approved 

expenditures: 

 

 

Sprinkler System:     $ 40,000 

 

ADA Bathroom Renovations:    $ 21,000 

 

Exterior Canopy Improvements:   $ 16,000 

 

Exterior Windows:     $ 15,000 

 

Exterior Masonry and Steel:    $ 12,000 

 

Exterior Electrical:     $   2,000 

 

Plumbing:      $   1,000 

 

Insulation      $   3,000 

 

Exterior Signage:     $   6,000 

 

 

SUB TOTAL:      $116,000 

 

 

Attorney/closing costs:    $    1,000 

 

TOTAL:      $117,000 
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CITY OF WAUSAU, 407 Grant Street, Wausau, WI 54403 

 
 

RESOLUTION OF THE FINANCE COMMITTEE 
  

Approving City’s Waiver of Right to Repurchase 130 N. 1st Street – Sunbelt Refugees LLC 
(Whitewater Music Hall). 
 
Committee Action:  Pending 

Fiscal Impact:   None 
 
File Number: 

 
25-1206 

 
Date Introduced: December 9, 2025 

 
   FISCAL IMPACT SUMMARY 

Budget Neutral     Yes No   
Included in Budget:  Yes No  Budget Source: 
One-time Costs:    Yes No  Amount: C

O
ST

S 

Recurring Costs:  Yes No  Amount: 
    

Fee  Financed:              Yes No  Amount: 
Grant Financed:              Yes No  Amount:   
Debt Financed:                 Yes No  Amount Annual Retirement 
TID Financed:                  Yes No  Amount: 

SO
U

R
C

E
 

TID Source:  Increment Revenue   Debt   Funds on Hand   Interfund Loan  

 
           RESOLUTION 
 
 WHEREAS, Sunbelt Refugees LLC and Vitality Bar Properties, LLC, have entered into a 
Purchase and Sale Agreement for $630,000 to transfer 130 N. 1st Street to Vitality Bar Properties, LLC 
for continued growth and expansion; and 
 
 WHEREAS, Sunbelt Refugees LLC entered into a Construction Loan Agreement and 
Memorandum of Right of First Refusal on January 21, 2019 with the City; and 
 
 WHEREAS, certain restrictive covenants regarding payment of real estate tax as well as a right 
to repurchase the property upon receipt of a bonafide offer, run with the land for a period of twenty (20) 
years; and 
 
 WHEREAS, the City has no said interest in repurchasing the named property, but the real estate 
tax restrictions shall remain; and 
 
 WHEREAS, your Finance Committee, at their December 9, 2025 meeting, considered the 
matter and wishes with this transaction to waive its right to repurchase the property. 
 
 NOW, THEREFORE, BE IT RESOLVED by the Common Council of the City of Wausau 
that the City hereby declines to exercise its right to repurchase the property at 130 N. 1st Street in order 
to allow the transfer of title of the property to Vitality Bar Properties, LLC.  
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BE IT FURTHER RESOLVED by the Common Council of the City of Wausau that the Mayor 
and Clerk are hereby authorized to execute an appropriate Waiver of First Right of Refusal to 
Repurchase Property and execute all documents reasonably necessary to consummate the transaction 
contemplated by the Purchase and Sale Agreement. 
 
Approved: 

 
 

     
Doug Diny, Mayor 
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...as the standard of 
             excellence in policing WAUSAU

     

Memorandum 

From:  Patrol Captain Melinda Pauls, Police Department 

To: Finance and Common Council 

Date: December 9, 2025 

Re: Acceptance of Judd S. Alexander Foundation Grant 
____________________________________________________________________________________________ 
 
 

Purpose: 

Requesting approval to accept the award of $125,000 from the Judd S. Alexander Foundation to continue the 
downtown officer program in 2026. 

 

Background: 

The Wausau Police Department’s Downtown Officer Program has become a cornerstone of safety, accessibility, 
and community connection in the heart of the city. Over the past year and a half, the assigned downtown officers 
have built strong relationships with business owners, service providers, and residents, creating a consistent and 
visible presence that helps deter crime while addressing concerns quickly and effectively. The program has also 
allowed for early intervention with individuals in crisis, enhanced coordination with community partners, and a 
reduction in repeat calls for service, demonstrating the value of dedicated officers who understand the unique 
challenges and opportunities of the downtown district. 
 
As the program has grown in both impact and community support, securing funding to ensure its continuation in 
2026 has become essential.  Accepting the award would allow the department to maintain the progress already 
made, continue improving safety and quality of life downtown, and build on the collaborative relationships that 
are critical to long-term success. Continuing the Downtown Officer Program is vital to meeting the expectations of 
the businesses, residents, and visitors who rely on a safe and thriving downtown Wausau. 
 
Impact: 

 

Term 
Judd S. 

Alexander 
Grant 

2026 City 
Match 

 

2026 Total 

 

Jan. 1, 2026 – Dec. 31, 2026 
 

$125,000 
 

$125,000 
 

$250,000 

 
 

Recommendation: 

Department recommends approving the acceptance of the $125,000 award from the Judd S. Alexander 
foundation for 2026. 
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CITY OF WAUSAU, 407 Grant Street, Wausau, WI 54403 

RESOLUTION OF THE FINANCE COMMITTEE 

Accepting Funding from the Judd S. Alexander Foundation for the Wausau Police Department for one 
Downtown Officer Position. 

Committee Action:  Pending 

Fiscal Impact:   2026 City of Wausau budget included funding for half of the cost of the 
downtown officer program, $125,000  

File Number: 24-0403 Date Introduced: December 9, 2025 
 

   FISCAL IMPACT SUMMARY 
Budget Neutral     Yes No   
Included in Budget:  Ye No  Budget Source:  
One-time Costs:    Yes No  Amount: C

O
ST

S 

Recurring Costs:  Yes No  Amount: 
    

Fee  Financed:              Yes No  Amount: 
Grant Financed:              Yes No  Amount: Award of $125,000 from the Judd S. Alexander 

Foundation 
Debt Financed:                 Yes No  Amount Annual Retirement 
TID Financed:                  Yes No  Amount: SO

U
R

C
E

 

TID Source:  Increment Revenue   Debt   Funds on Hand   Interfund Loan  

           RESOLUTION 

WHEREAS, the Wausau City Council approved funding for two officers for a portion of 2024 for 
the Downtown Officer Program; and 
 

WHEREAS, the Downtown Officer Program funds two officers assigned to address community 
needs in downtown Wausau; and 
 

WHEREAS, the Downtown Officer Program has become a cornerstone of safety, accessibility, 
and community connection in the heart of the city; and 
 

WHEREAS, the Judd S. Alexander Foundation funded the entire cost of two officers for the 
Downtown Officer Program in 2025; and 
 

WHEREAS, the assigned downtown officers have built strong relationships with business 
owners, service providers, and residents, creating a consistent and visible presence that helps deter crime 
while addressing concerns quickly and effectively; and  
 

WHEREAS, the program has also allowed for early intervention with individuals in crisis, 
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enhanced coordination with community partners, and a reduction in repeat calls for service, demonstrating 
the value of dedicated officers who understand the unique challenges and opportunities of the downtown 
district. 
  

WHEREAS, the estimated cost of the Downtown Officer Program for 2026 is $250,000; and 
 

WHEREAS, for the 2026 budget, the Wausau Police Department requested the Judd S. Alexander 
Foundation fund half of the estimated cost to continue the Downtown Officer Program; and 
 

WHEREAS, the Wausau Police Department received a letter dated 10/29/2025 from the Judd S. 
Alexander Foundation advising a grant of $125,000 was approved pending the unconditional approval by 
the City of Wausau of the remaining half of the program cost; and 
 

WHEREAS, on 11/25/2025, the City of Wausau budget was finalized and included $125,000 
funding for half of the cost of the Downtown Officer Program; and 
  

WHEREAS, your Finance Committee, at their December 9, 2025, meeting, discussed and 
recommended accepting the Judd S. Alexander Foundation grant in the amount of $125,000. 
  

NOW, THEREFORE, BE IT RESOLVED by the Common Council of the City of Wausau that 
the Wausau Police Department is authorized to accept the $125,000 grant by the Judd S. Alexander 
Foundation for half of the cost of the Downtown Officer Program. 
 
Approved: 

 
 

       
Doug Diny, Mayor 
 

Page 99 of 130



 

 1 

AIRPORT GROUND LEASE 

 

 

 THIS AGREEMENT, made and entered into this ____ day of ______, 2025 by and between 

the City of Wausau, a Wisconsin municipal corporation, hereinafter referred to as "CITY," and 

Matthew and Karin Gast, 4502 Estate Drive, Weston, WI  54476, hereinafter referred to as 

"TENANT;" 

 

 WITNESSETH: 

 

 WHEREAS, CITY owns and operates an airport within the corporate limits of the City of 

Wausau known as the Wausau Downtown Airport, hereinafter referred to as "Airport;" and 

 

 WHEREAS, TENANT wishes to lease a parcel of land on Airport described in "Exhibit A," 

hereinafter referred to as "parcel," and TENANT wishes to construct an airplane hangar for the 

storage of aircraft and their appurtenances and for TENANT's use on that parcel. 

 

 NOW, THEREFORE, for and in consideration of the rents, covenants, and agreements herein 

contained, CITY and TENANT agree as follows: 

 

 1. Premises.  CITY hereby leases to TENANT the parcel described in "Exhibit A," 

attached hereto. 

 

  TENANT shall construct within one (1) year of the date first above written, 

improvements in accordance with the plans and specs on said parcel described in "Exhibit A," 

attached hereto.  All improvements, now and any in the future, must meet all applicable state and 

local building codes, and shall be approved by CITY.  TENANT shall use the improvements and 

premises for aeronautical purposes in accordance with the provisions of paragraph 34. 

 

  Within sixty (60) days after the completion of the building, TENANT shall complete 

preparation of appropriate excavation and installation of base course (8” thick) in preparation for 

asphalt pavement extending from the building to the taxiway and 10’ wider than each edge of the 

hangar.  TENANT shall pay for 100 percent of the preparation and base course, and CITY shall pay 

for the asphalt and the cost of laying the asphalt down.  All site preparations for the road shall be 

done pursuant to CITY specifications and shall be approved by CITY prior to CITY paving the area. 

 

 2. Lease Fees.  TENANT shall pay to CITY for the lease of the parcel twelve cents (12¢) 

per square foot (60’ x 60’) per year, which payment shall be paid to the City Treasurer on an annual 

basis no later than the 5th day of January in the year for which the payment is due.  (Taxes shall 

reflect the improvements as of the legal date of assessment value [currently January 1]).  This lease 

amount shall be adjusted annually to reflect the change in the Consumer Price Index from September 

30 the previous year. 

 

 3. Term of Agreement.  The initial term of this Agreement shall be for a period of twenty 

(20) years commencing on the date above first written.  This lease shall be automatically renewed, 

without notice from either party, on identical terms for a like successive term, unless either party 
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shall, at least forty-five (45) days before the expiration of the lease, notify the other in writing of the 

termination of the lease. 

 

 4. Utilities and Taxes.  TENANT agrees to pay all utilities, taxes, and phone bills, 

including but not limited to bills for electricity, gas, sewer, and water.  TENANT agrees to install or 

cause to be installed on the leased premises meters for all utilities to be used on the leased premises 

and to pay any and all costs and expenses incurred as a result of the installation and use of such 

utilities. 

 

 5. Improvements.  Except as provided in paragraph 1, TENANT shall not make any 

structural alterations, additions or improvements to the building or leased premises without the 

consent of CITY, which consent will not unreasonably be withheld, in those cases where TENANT 

provides it with plans and specifications for the same evidencing alterations, additions, and 

improvements of substantially the same appearance, standards, and quality as the construction 

specified in paragraph 1 and there is sufficient, in the opinion of CITY, land for the improvements.  

TENANT shall have the right to make, without CITY's consent, such nonstructural alterations, 

additions, and improvements to the building and leased premises that TENANT desires in order to 

conduct its operations on the leased premises. 

 

 6. Compliance with Laws.  TENANT shall at all times comply with the airport rules and 

regulations, federal, state, and municipal laws, ordinances, codes, and other regulatory measures, 

now in existence or as may be hereafter modified and amended, applicable to the specific type of 

operation contemplated by it.  TENANT shall procure and maintain during the term of this agreement 

all licenses, permits, and other similar authorizations required for the conduct of its aircraft 

operations. 

 

 7. Liens.  TENANT agrees to promptly pay all sums legally due and payable on account 

of any labor performed on or materials furnished for the leased premises.  TENANT shall not permit 

any liens to be placed against the leased premises on account of labor performed or material 

furnished; and in the event such a lien is placed against the leased premises, TENANT agrees to save 

CITY harmless from any and all such asserted claims and liens and to remove or cause to be removed 

any and all such asserted claims or liens as soon as reasonably possible. 

 

 8. Development.  CITY reserves the right to further develop or improve the landing and 

public areas, including ramp space of the airport, as it sees fit regardless of the desires or views of 

TENANT and without interference or hindrance; provided, however, that no such development or 

improvement shall for a period in excess of sixty (60) days limit or violate TENANT's rights under 

this lease agreement or otherwise violate any federal, state, or local law, ordinance, rule, or 

regulation. 

 

 9. Subordination.  This lease agreement shall be subordinate to the provisions of any 

existing or future agreement between CITY and the United States Government relative to the 

operation or maintenance of the airport, the execution of which has been, or may be, required as a 

condition precedent to the expenditure of federal funds for the development of the airport.  Should 

the effect of any such agreement with the United States Government be to take the leased premises 

or building or any portion of either or substantially destroy the commercial value of either, then, 

within thirty (30) days after the occurrence of such event, CITY shall terminate this lease agreement 
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and purchase the building from TENANT, which purchase price shall be the fair market value of the 

building as of the day of the "taking." 

 

 10. Air and Noise.  CITY hereby reserves for the use and benefit of the public, the right 

of aircraft to fly in the airspace overlying the leased premises, together with the right of said aircraft 

to cause such noise as may be inherent in the operation of aircraft landing at, taking off from, or 

operating on or in the vicinity of the airport, and the right to pursue all operations of the airport; 

provided, however, that no such rights or the exercise thereof shall limit or violate TENANT's rights 

under this lease agreement. 

 

 11. Restrictions on Obstructions.  CITY reserves the right to take any action it considers 

necessary to protect the aerial approaches of the airport against obstruction, together with the right 

to prevent TENANT from erecting, or permitting to be erected, any building or other structure on the 

airport, which, in the opinion of CITY, would limit the usefulness of the airport, or constitute a hazard 

to aircraft. 

 

 12. Assignment.  Subject to paragraph 25, TENANT shall not assign its rights and 

obligations under this lease agreement nor assign any part of the leased premises to a third party, but 

may sublet the leased premises to a third party without CITY approval, provided that the leased 

premises is used solely for aircraft storage. 

 

 13. Automobile Parking Lot.  TENANT and TENANT's guests may use the parking lot 

area along with other members of the public and individuals utilizing the Airport. 

 

 14. Signs.  TENANT agrees that no signs, lighting or advertising matter shall be erected 

without the written consent of CITY. 

 

 15. Insurance.  TENANT shall maintain on the parcel and its improvements fire and 

extended coverage insurance in an amount at least equal to the assessed valuation of the 

improvements as well as liability coverage with a minimum combined single limit in an amount not 

less than $1 million dollars of liability per occurrence for Bodily Injury and Property Damage.  The 

liability coverage amount shall be raised by TENANT when and as necessary, during the term of the 

lease, to correspond to requirements of CITY. 

 

 16. Hold Harmless.  TENANT agrees to indemnify and hold harmless CITY, its 

employees, agents, officers and officials, whether hired, appointed or elected, free and harmless from 

and against any and all judgments, damages, losses, costs, claims, expenses, suits, demands, deaths, 

actions and/or causes of action to which they may be exposed by reason of injury or injuries to anyone 

or of the death or deaths of anyone, or by reason of any personal injury and/or real property damage, 

or by reason of any other liability imposed by law or by anything or by anyone else upon the above-

referenced entities and/or individuals as the result of and/or due to TENANT's operations on the 

demised premises or on any premises owned by CITY and adjacent thereto and/or as a result of and/or 

due to the presence of TENANT on the demised premises or on premises owned by CITY and 

adjacent thereto, and/or due to the existence of this Agreement; specifically included within this 

indemnification and hold harmless section are attorneys' fees and other costs of defense which may 

be sustained by and/or occasioned to the above-referenced entities and/or individuals. 
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 17. Release.  TENANT agrees to release CITY, its employees, agents, officers and 

officials, whether hired, appointed or elected, from and against any and all judgments, damages, 

losses, costs, claims, expenses, suits, demands, deaths, actions and/or causes of action of any kind or 

of any nature which may be sustained or to which they may be exposed by reason of injury or injuries 

to anyone or of the death or deaths of anyone, or by reason of any personal injury and/or real property 

damage, or by reason of any other liability imposed by law or by anything or by anyone else upon 

the above-referenced entities and/or individuals as the result of and/or due to TENANT's operations 

on the demised premises or on any premises owned by CITY and adjacent thereto and/or as a result 

of and/or due to the presence of TENANT on the demised premises or on premises owned by CITY 

and adjacent thereto, and/or due to the existence of this Agreement; specifically included within this 

release section are attorneys' fees and other costs of defense which may be sustained by and/or 

occasioned to the above-referenced entities and/or individuals. 

 

 18. Rights in Common with Others.  TENANT shall have the right, in common with 

others authorized so to do, to use all common areas of Airport, including runways, taxiways, aprons, 

roadways, parking lots, and any other common areas. 

 

 19. Obligations of CITY. 

 

  A. CITY shall plow snow promptly and as necessary for the operation of an 

airport, on the runways, hangar areas, tie-down areas, and any areas in the parking lot necessary for 

use by TENANT.  CITY shall plow to within six (6) feet of TENANT's hangar door. 

 

  B. CITY shall maintain the surface of the runways, hangar areas, tie-down areas, 

and necessary areas of the parking lot in a condition which is reasonable, taking into consideration 

the required use. 

 

 20. City's Right of Entry.  CITY shall have the right to, upon 24 hours' notice, inspect the 

premises during normal business hours in the company of TENANT or an agent or employee of 

TENANT for the purpose of examining the same and to ascertain if they are in good and safe repair 

and in compliance with the requirements contained herein, including compliance with all federal, 

state and local codes.  In the event of an emergency, CITY shall have the right to enter the premises 

without advance notice to TENANT. 

 

 21. Acceptance of Premises.  TENANT, by the execution of this Agreement, represents 

that it has inspected Airport and the leased parcel, and that it accepts the condition of the same as 

they now exist, and fully assumes all risks incident to the use thereof. 

 

 22. Outside Storage and Removal of Trash.  TENANT will not store in a location 

susceptible to view by the public, any equipment, materials, supplies, or damaged or partially 

dismantled aircraft or other vehicles on the leased or adjacent premises.  Any screens or other devices 

used to keep equipment, materials or supplies from view shall be subject to prior consent by CITY. 

 

  TENANT further agrees to remove or cause to be removed, at TENANT's expense, 

any trash, garbage or debris generated by TENANT's use of the leased premises and agrees not to 

deposit any trash, garbage or debris on any part of Airport or the leased premises except temporarily 

in connection with collection or removal of the same. 
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 23. Repair of Premises.  TENANT shall, at its expense, keep, maintain, and repair the 

leased premises, the building and all improvements in good condition subject to normal wear and 

tear.  Included in TENANT's obligations is cutting grass, weeds and other vegetation.  In the event 

TENANT fails to comply with this subparagraph, CITY shall give notice to TENANT specifying the 

nature of TENANT's failure.  In the event that TENANT fails within thirty (30) days of CITY's notice 

to cure such failure, CITY shall have the option either to cure such failure and to assess the costs 

thereof against TENANT, or to terminate this Agreement upon five (5) days' notice to TENANT.  

TENANT hereby agrees to pay any and all such assessments, including all costs, disbursements and 

reasonable attorneys' fees incurred by CITY in curing such failure within thirty (30) days after CITY's 

demand therefor. 

 

 24. Security.  The parties hereby agree that TENANT assumes all responsibility and 

obligation for providing security on the leased premises. 

 

 TENANT shall not permit any security code provided by CITY to TENANT to be provided 

to any other person unless such person has been identified to and approved in advance by 

LANDLORD, or is an authorized employee of TENANT.  Any guest or passenger of TENANT shall 

be personally escorted by the TENANT, or an authorized employee of TENANT, into and out of 

security gates of the Airport security fence.   

 

 25. Title and Right of First Refusal to Leasehold Improvements.  TENANT shall retain 

the title to all buildings and other improvements constructed by TENANT on the leased premises.  

During the term of the lease, ownership may be transferable by TENANT upon CITY's written 

approval, which shall not be unreasonably withheld.  

 

 26. Termination of Lease.  Upon termination at the end of the 20-year term or of any 

successive terms, TENANT shall have the following options: 

 

  A. At TENANT's option, all buildings and improvements may be removed from 

the leased premises at no cost to the CITY.  TENANT shall restore leased premises to orderly 

condition. 

 

  B. At TENANT's option, all buildings and improvements located on the leased 

premises may be sold.  CITY shall have the first right to purchase such buildings and improvements.  

In the event TENANT receives a bona fide written offer to purchase said buildings and improvements 

from a third party, CITY shall have the first right to purchase said buildings and improvements at the 

same price and on the same terms and conditions as are contained in such an offer to purchase.  In 

the event CITY elects not to exercise its option of first right of refusal to purchase the buildings and 

improvements, the party purchasing said buildings and improvements will agree to lease the premises 

from the CITY, upon terms acceptable to CITY. 

 

 27. Cancellation by CITY.  CITY may cancel this Agreement by giving TENANT sixty 

(60) days' advance, written notice upon or after any one of the following events of default: 
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  A. The failure of TENANT to pay rent in the amount and at the times and in the 

manner herein provided, and where such failure shall continue for thirty (30) days or more after 

written notice thereof shall have been given to TENANT. 

 

  B. The abandonment by TENANT of the leased premises, except in connection 

with its surrender to an approved assignee, sublessee, mortgagee, or other party succeeding to 

TENANT's interests or portion thereof hereunder. 

 

  C. The default by TENANT in the performance of any covenant or agreement 

required herein to be performed by TENANT, and TENANT's failure to commence and diligently 

continue to correct such default after written notice of the default given by CITY, as above provided. 

 

  Failure of CITY to declare this Agreement terminated upon the default of TENANT 

for any of the reasons set out above shall not operate to bar or destroy the right of CITY to cancel 

this Agreement by reason of any subsequent violation of the terms of this Agreement. Further, the 

acceptance of rental by CITY for any period after a default of any of the terms, covenants or 

conditions by TENANT shall not be deemed a waiver of any right on the part of CITY to cancel this 

agreement. 

 

  Upon cancellation by CITY, CITY shall have the right to enter upon premises and 

building and, at its option, commence an action to take title. 

 

 28. Force Majeure.  If, by reason of force majeure, either party is unable, in whole or in 

part, to carry out the agreements of such party on its part herein contained, such party shall not be 

deemed in default during the continuance of such inability.  The term "force majeure" as used herein 

shall mean, without limitation, the following:  acts of God; strikes; lockout or threats of orders of any 

kind of the government of the United States or of Wisconsin, or any of their departments, agencies 

or officials, or any civil (except, in the case of CITY only, CITY) or military authority; insurrections; 

riots; epidemics; landslides; lightning; earthquake; fire; hurricanes; storms; floods; washouts; 

droughts; arrests; restraint of government (except, in the case of CITY only, CITY) and people; civil 

disturbances; explosions; damage, loss, breakage or accident to the buildings, leased premises or 

Airport; partial or entire failure of utilities; or any other cause or event not reasonably within the 

control of such party, it being agreed that the settlement strikes, lockouts and other industrial 

disturbances shall be entirely within the discretion of such party and such party shall not be required 

to make settlement of strikes, lockouts and other industrial disturbances by acceding to the demands 

of the opposing party or parties in such matters when such course is, in the judgment of such party, 

unfavorable to such party. 

 

 29. Nothing in this lease shall serve to transfer title to the land in any manner, from CITY 

to TENANT. 

 

 30. TENANT shall pay to CITY real estate taxes on the buildings, fixtures and other 

improvements pursuant to s. 70.17(3), Wis. Stats. 

 

 31. Motor Vehicle Parking.  TENANT may park motor vehicles inside the hangar or 

outside the hangar in an area that will not impede access to other hangars or block aircraft from safely 
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using the taxi-lane to taxi.  Long term parking of vehicles or trailers outside the hangar is not 

permitted.   

 

 32. Visitors.  TENANT shall be responsible for and cause TENANT’s passengers, guests 

or employees to act in a manner that will not disturb other users of the Airport and to pay all 

reasonable charges for maintenance and repair of damages to the leased premises or Airport caused 

by TENANT or TENANT’s passengers, guests or employees.   

 

 33. Notices.  All notices required herein shall be in writing and shall be deemed given 

when mailed by registered or certified mail, postage prepaid, properly addressed to the party to be 

notified as follows: 

 

 If to TENANT: Matthew and Karin Gast 

    4502 Estate Drive 

    Weston WI  54476 

 

 If to CITY:  City Clerk 

    407 Grant Street 

    Wausau, WI  54403 

 

 34.     Hangar Use. 

 

                      A.     The hangar shall be used for aeronautical purposes which include: 

 

                  (i.)   Storage of active aircraft; 

                  (ii.)  Final assembly of aircraft under construction; 

                 (iii.)  Non-commercial construction of amateur-built or kit-built aircraft; 

                 (iv.)  Maintenance, repair, or refurbishment of aircraft, but not the indefinite  

                                     storage of nonoperational aircraft. 

                (v.)   Storage of aircraft handling equipment such as towbars, glider tow  

                        equipment, workbenches, and tools   

                        and materials used in the servicing, maintenance, repair or outfitting of  

                        aircraft.   

 

              B.    Provided the hangar is used primarily for aeronautical purposes, non-

aeronautical items may be stored in hangars provided the items do not interfere with the 

aeronautical use of the hangar.  No items may be store outside of the hangar.  Non-aeronautical 

items will be deemed to interfere with the aeronautical use of the hangar where the item or items: 

 

            (i.)   Impede the movement of aircraft in and out of the hangar or impede access to 

                    aircraft or other aeronautical contents of the hangar; 

           (ii.)   Displace the aeronautical contents of the hangar.  A vehicle parked at the  

                     hangar while the vehicle owner is using the aircraft will not be considered to  

                     displace the aircraft; 

            (iii.)   Impede access to aircraft or other aeronautical contents of the hangar; 

            (iv.)   Are used for the conduct of a non-aeronautical business;  

           (v.)    Are stored in violation of airport rules and regulations, building codes or local  
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                     ordinances. 

 

            C.    Hangars shall not be used as a residence.   

 

35. Sale of Hangar.  In the event the Tenant sells its hangar, the Tenant shall provide to 

the City of Wausau’s Assessment Department a copy of the bill of sale that identifies the date the 

hangar sold, the buyer’s name, buyer’s mailing address, and other pertinent contact information, 

along with the purchase price of the hangar.   

 

IN WITNESS WHEREOF, the parties have hereunto set their hands and seals this _____ day 

of _________________, 2025. 

 

 

       CITY: 

 

       CITY OF WAUSAU 

 

       BY       

       Doug Diny, Mayor 

 

       BY       

       Kaitlyn A. Bernarde, City Clerk 

     

 

       TENANT: 

 

       BY       

       Matthew Gast 

 

 

       BY       

       Karin Gast 
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STATE OF WISCONSIN ) 

    ) ss. 

COUNTY OF MARATHON ) 

 

 Personally came before me this          day of                 , 2025, the above-named Doug Diny, 

Mayor, and Kaitlyn A. Bernarde, City Clerk of the City of Wausau, to me known to be the persons 

who executed the foregoing instrument and acknowledged the same. 

 

              

       Notary Public, Wisconsin 

       My commission:     

 

 

STATE OF WISCONSIN )  

    ) ss. 

COUNTY OF MARATHON ) 

 

 Personally came before me this          day of                 , 2025, the above-named  

             , 

to me known to be the person(s) who executed the foregoing instrument and acknowledged the same. 

 

              

       Notary Public, Wisconsin 

       My commission:     

 

 

 

STATE OF WISCONSIN )  

    ) ss. 

COUNTY OF MARATHON ) 

 

 Personally came before me this          day of                 , 2025, the above-named  

             , 

to me known to be the person(s) who executed the foregoing instrument and acknowledged the same. 

 

              

       Notary Public, Wisconsin 

       My commission:     

 

 

 

 

This instrument was drafted by Anne L. Jacobson, 

City Attorney for the City of Wausau 
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Exhibit A 

 

 

 

Part of the Northwest ¼ of the Northwest ¼, Section 12, Township 28 North, Range 7 East, City of 

Wausau, Marathon County, Wisconsin, described as follows: 

 

Commencing at the Northwest corner of said Section 12; thence S 89°36’55” E, along the North 

line of said Northwest ¼, 1154 feet; thence S 0°01'40" E, 313.01 feet to the point of beginning; 

 

Thence continuing S 0°01'40" E, 142 feet; thence N 89°58'20" E, 110 feet; thence N 0°01'40" W, 

142 feet; thence S 89°58'20" W, 110 feet to the point of beginning. 

 

 

616 Woods Place 
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CITY OF WAUSAU, 407 Grant Street, Wausau, WI 54403 
 

JOINT RESOLUTION OF AIRPORT COMMITTEE 
AND FINANCE COMMITTEE 

Authorizing the Execution of Airport Ground Lease – Matthew and Karin Gast.  

Committee Action:    
AIR Approved  
FIN Pending 

Fiscal Impact:       Annual lease and tax revenues 

File Number: 25-1205  Date Introduced: December 9, 2025 
 
 RESOLUTION 
 
 WHEREAS, your Airport Committee, at their November 12, 2025 meeting, approved 
construction of a 60’ x 60’ hangar in the Wausau Downtown Airport hangar development area by 
Matthew and Karin Gast; and 
 
 WHEREAS, your Finance Committee, at their December 9, 2025, meeting, approved entering 
into a ground lease with Matthew and Karin Gast, a copy of which standard lease is attached and 
incorporated herein by reference, and in general, provides for a twenty (20) year lease with the 
opportunity for renewal, a lease payment of 12ȼ per square foot adjusted annually, and a payment to the 
City of real estate taxes as a building on lease land; and 
 
 WHEREAS, there exists potential for greater future development in the hangar area if ground 
tenants were allowed to mortgage their leasehold interests to the lender financing the construction of the 
hangar. 
 

NOW, THEREFORE, BE IT RESOLVED by the Common Council of the City of Wausau 
that the proper City officials are hereby authorized and directed to execute an original of a modified 
standard ground lease, which leasehold interest may be secured to finance the construction of the 
hangar, and any related documents necessary to assist in the closing of said loan. 
 
Approved: 
 
 
 
  
Doug Diny, Mayor 
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Office of the City Attorney

TEL: (715) 261-6590
FAX:(715) 261-6808

[I ljsLl
WIS[[NSIN

Memorandum

Anne L. Jacobson
City Attorney

From

To: Finance Committee

Date: November 18,2025

Credit Agreement with Judd S. Atexander Foundation - 201 N. 1't Ave.

On September 23,2025, the City authorized the purchase of the former MBX Property for
the purchase price of $900,000.

Background: On Octob er 6, 2025,1 was asked to review the attached Credit Agreement and
Promissory Note. The Judd S. Atexander Foundation, lnc., is offering to make toan(s) to the
City up to the principat amount of $250,000, the proceeds of which are to be used for the
acquisition, revitatization and redevetopment of the property at 201 North First Avenue. I

understand this loan is not necessary for the acquisition of the property.

The Lender prefers to see the redevetopment of that property inctude a mutti-unit
affordabte housing component, and "any amounts advanced under the terms of the Note
may be forgiven in such event."

The [oan (and accrued but unpaid interest) is due and payable September 30, 2028,
untess the City exercises its extension option for an additionattwo years, to September 30,
2030.

Afterthe September 30,2028 deadtine, interest witl accrue on the unpaid principal, at5o/o
per annum, and after maturity or any defautt, interest shattaccrue on the principaLamount
of atttoans made under the Note al12o/o per annum.

The City entered into a simitar Loan on November 15,2016, for $200,000 for the acquisition
and redevetopment of 415 South First Avenue (former Westside Battery). At that time, for
comparison, the interest rate was 2.750/o and the interest at maturity was 10%.

Anne Jacobson fl.-

Re

City of Wausau - City Hall- 407 Grant Street - Wausau, WI 54403-4783
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Summary: White the agreement is approved as to form, I make no opinion on the business
terms of this Agreement. I point out that this is a loan, forgiveabte in amounts and at a time
in the sote discretion of the Lender.

The City has enjoyed a coltaborative retationship with the Foundation, and as such, can
certainly choose to accept this loan, knowing it is the intent of the Foundation to forgive the
toan(s) up to $250,000, if the City is abte to redevetop the property within 3 to 5 years, and
include an affordabte housing component. White there are no objective standards for
achieving loan forgiveness, it is expected that the City woutd continuatty market the
property and remain in discussions with the Foundation throughout the initiatterm if it
finds itsetf unabte to comptete redevelopment in that time. The City can then exercise its
sote option, to extend the deadtine for repayment for an additionattwo years, giving it five
(5) years within which to redevetop the property.
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OFFTCERS & DtREcToRS

GARY W. FREELS

PREStDENT & CEO

JOHN D. DUDLEY

VICE PRESIDENT

LON E. ROBERTS

TREASU RER/SEcRETARY

DENNIS M. DELoYE

DIREcToR

IGTHYJ. STRASSER
DTRECToR

JoHN T. TUBBS

DrREcroR

Juoo S. AlexaNDER Four.toltlott, lNc.
500 Frnsr SrREEr, Surrr TeN

P.O. Box 2137
Wnusnu, WrscoNsrru 54402-2137

Decernber 7,2025

Mayor Doug Diny
City of Wausau
407 Grant Street
Wausau, WI 54403

Re: Proposed Forgivable Loan Relating to
MBX Property Acquisition

Dear Mayor Diny:

I understand from the press coverage last week that the City's
Finance Committee had concerns regarding the proposed
forgivable loan arrangement that Judd S. Alexander
Foundation, Inc. made available to the City in connection
with its recent acquisition of the MBX property. Frankly, I
am hard-pressed to understand the Committee's concerns, as
w,e understand that the MBX property has already been
acquired and the proposed arrangement would result in
significant dollars being received by the City, at no cost, in
connection with the redevelopment of that property. That
said, if there is no interest on the part of the City to take
advantage of the proposed arrangernent, the Foundation
certainly has other places where it can put its charitable
dollars. The Foundation has strongly considered simply

FouNoea gvAlv/vr Arl. AtexevoeR To coNTtNUe rue PuttlNruRopy oF THE ptoNEERlNa Weusau AIEIANDER Fnutw
WVWV.J U DDSALEXANDERFOUNDATION.ORG

PHorr: 715.845.4556 . Fnx: 715.843.9018
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withdrawing the offer; however, given that the Foundation has
already made a commitment, the Foundation will keep the offer
in place until December 31,2025. If, prior to that date, the City
is willing to enter into the terms as proposed by the Foundation,
the transaction can move forward. If not, again, the Foundation
will simply move on to other projects.

Sincerely,

JUDD S. ALEXANDER FOLINDATION, INC.

Gary W. Freels
President

cc Matthew l). Rowe, Esq. (via email)

Foutuoto ev ANt'tE M. Atexevorn ro coNTtNUE rut PntuNruRopy oF THE ptoNEERtNa Weuseu ATEXANDER Feutw
WVWV.JU DDSALEXANDERFOUNDATION. ORG

PHorue: 715.845.4556 . Fax: 715.843.9018
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CREDIT AGREEMENT
(FORMER MBX PROPERTY)

Judd S. Alexander Foundation. Inc.
500 N. First Street
P.O. Box 2l 37
Wausau, Wl54402-2137

October 1,2025

[,adies and Gentlemen

The undersigned City of Wausau, a municipal corporation (the "Borrower"), requests that
Judd S. Alexander Foundation, Inc., a Wisconsin non-stock corporation (the "Lender") make
loans to the Borrower on the terms stated herein.

ARTICLE I

LOANS

L 1 Loans and Note, On and after October 1 ,2025, Borrower may obtain loans from
Lender up to the principal amount of Two Hundred Fifty Thousand and No/100ths Dollars
($250,000.00). Such loans shall be evidenced by a promissory note of the Borrower (the
"Note"), payable to the order of Lender in the principal amount of Two Hundred Fifty Thousand
and No/l00ths Dollars ($250,000.00) or the aggregate principal amount of advances outstanding
hereunder at any one time, dated as of the date hereof, in the form of Exhibit A annexed hereto.
The Note shall be executed by the Borrower and delivered to Lender prior to the initial loan
hereunder. Borrower agrees ihat its loan balance at any time shall be the amolrnt reflected on the
records of Lender relating to the loans made hereunder.

L2 Prepayment. The Note may be prepaid in whole or in part at the option of the
Borrorver at any time without premium or penalty.

1.3 Computation of Interest. Interest, if any, hereunder shall be computed on the
basis of ayear consisting of365 days.

1.4 Use of Proceeds. The Borrower shall cause the City of Wausau to utilize the
proceeds of the loan to fund the acquisition, revitalization and redevelopment of certain real
estate commonly known as 201 North First Avenue, Wausau, Wisconsin (the "Project
Property"). The Borrower acknowledges and agrees that the Lender would prefer to see that the
Project Property redevelopment include a multi-unit affordable housing component, and that any
amounts advanced under the terms of the Note may be forgiven in such event. For purposes of
this Credit Agreement, the term "affordable housing" shall not solely be deemed to mean
participation in any particular federal or state program; instead, the term shall encompass any

4909-2953-40C3. v 3

-l-

Page 116 of 130



housing units that are reasonably priced for the Wausau market and the neighborhood where the
Project Property is located given the totality of circumstances.

1.5 Mandatory Payment. The Borrower shall pay the Note and all accrued but unpaid
interest thereon (ilany) upon the first to occur of: (a) Septerlber 30, 2028 (the "Redevelopment
Deadline"). or (b) ten (10) days after notice from Lender that the Project Property is no longer
being actively prepared and marketed by the Borrower or its affiliates for sale and
redevelopment; provided, however, that the Borrower may, at its option, request a single
extension of the Redevelopment Deadline for an additional two (2) years (i.e., until
September 30, 2030) (the "Extension Option"), and such Extension Option shall be granted by
the Lender if, in Lender's sole discretion, satisfactory ef'forts have been made towards marketing
and redeveloping the Project Property to include a multi-unit affordable housing component. For
the avoidance ofdoubt, clause (b) ofthe preceding sentence shall not be subject to the foregoing
Extension Option-in other words, in the event the Project Propefty is no longer being actively
prepared and marketed by the Borrower or its affiliates for sale and redevelopment, the Note and
alI accrued but unpaid interest thereon shall be due and payable within ten (10) days following
notice thereof from the Lender to the Borrower.

In order to induce Lender to make the loans as herein provided, the Borrower represents
and warrants to Lender as follows:

2.1 Oreanization. The Borrower is a municipality organized under the laws of the
State of Wisconsin. Borrower has the authority to carry on its municipal business as conducted
on the date hereof and as contemplated by this Agreement.

2.2 Authority. The Borrower is duly authorized to execute and deliver this
Agreement; the Borrower is and will continue to be duly authorized to borrow moneys hereunder
and to execute and deliver the Note and to perform this Agreement.

2.3 Absence of Conflicting Obligations. The execution and delivery of this
Agreement by the Borrower does not, and borrowings hereunder and the execution and delivery
of its Note by the Borrower and the performance by the Borrower of its obligations under this
Agreement and the Note will not, conflict with any provision of law or of the charter of the
Borrower or of any agreement binding upon the Borrower.

2.4 Absence of Litigation. The Borrower is not a party to any litigation or
administrative proceeding, nor so far as is known by the Borrower is any litigation or
administrative proceeding threatened against it, which in either case would, if adversely
detennined, cause any material adverse change in its real estate or the conduct of the business of
the Borrower.

4909-2953-4063, v.3
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ARTICLE II
REPRESENTATIONS AND WARRANTIES
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2.5 Liens. The Borrower will have good title to the Project Property free and clear of
all liens, except those which do not limit the abitity of Borrower to revitalize or redevelop the
Project Property.

ARTICLE III
LOAN COVENANTS

The Borrower covenants that, without the prior written consent of the Lender, it will not,
while any credit is available to the Borrower hereunder and while any part of the Note remains
unpaid:

3.1 Sell or dispose of the Project Property or permit to exist any lien or encumbrance
with respect to the Project Property except liens that are being contested in good faith by
appropriate proceedings and for which appropriate reserves are maintained.

3.2 Create, permit and/or suffer to exist any lien, security interest, mortgage and/or
encumbrance (statutory and otherwise) against the Project Property.

ARTICLE IV
DEFAULTS

In the event that any one or more of the following events shall occur:

4.1 Default in Payment of Note. The Borrower shall fail to make a payment of any
principal or interest, if due, on the Note by ten (10) days following the due date thereof.

4.2 Default in Performance of Agreement. Default in the performance or observance
of any of the other agreements or conditions herein required to be observed or performed by the
Borrower, continuing for a period of fifteen days after written notice thereof is given to the
Borrower by Lender.

4.3 Representations or Statements False. Any representation or warranty made by the
Borrower herein or any certificate delivered pursuant hereto, or any financial statement delivered
to Lender, shall prove to have been false in any materialrespect as of the time when made or
given.

4.4 Default on Other Debt. The Borrower shall fail to pay all or any part ofthe
principal of or interest on any indebtedness of or assumed by the Borrower for borrowed money
as and when due and payable, whether at maturity, by acceleration or otherwise, and such default
shall not be cured within the period or periods of grace, if any, specified in the evidences of such
indebtedness,

4.5 Judgments. A finaljudgment which, together with other outstanding final
judgments against the Borrower, exceeds an aggregate of Two Hundred Fifty Thousand and
No/100ths Dollars ($250,000.00) shall be entered against the Borrower and shall remain
outstanding and unsatisfied, unbonded or unstayed after sixty days from the date of entry thereof,

a909-2953-a063, v 3
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4.6 Bankruptc.v: Insolvency. The Borrower shall: (a) become insolvent; or (b) be
unable, or admit in writing its inability to pay its debts as they mature; or (c) make a general
assignment for the benefit of creditors or to an agent authorized to liquidate any substantial
amount of its propefty; or (d) be adjudicated a bankrupt; or (e) file a petition in bankruptcy or for
reorganization or to effect a plan or other arrangement with creditors; or (f) file an answer to a
creditor's petition (admitting the material allegations thereof) for an adjudication of bankruptcy
or for reorganization or to effect a plan or other arrangement with creditors; or (g) apply to a
court for the appointment of a receiver for any of its assets; or (h) have a receiver appointed for
any of its assets (with or without the consent of the Borrower), and such receiver shall not be
discharged within sixty (60) days after his appointment;

then, and in any such event, Lender may (by written notice to the Borrower) immediately
terminate the obligation of Lender to make loans hereunder and/or declare the unpaid principal
balance of the Note, together with all interest accrued thereon, to be immediately due and
payable; and the unpaid principal balance of and accrued interest on the Note shall thereupon be
due and payable without further notice of any kind and notwithstanding anything to the contrary
herein or in the Note contained.

ARTTCLE V
MISCELLANEOUS

5.1 Expenses and Attorneys' Fees. Other than the fees and expenses of Lender
associated with the preparation of this Agreement. which will be paid by Lender, the Borrower
shall be responsible forthe payment of alI fees and out-of-pocket disbursements incurred by
Lender in connection with this Agreement.

5.2 Successors. The provisions of this Agreement shall inure to the benefit of and be
binding upon any successor to any ofthe parties hereto and shall extend and be available to any
holder of the Note. No delay on the part of Lender or any holder of the Note in exercising any
right, power or privilege hereunder shall operate as a waiver thereof nor shall any single or
partial exercise of any right, power or privilege hereunder preclude other or further exercise
thereof or the exercise of any other right, power or privilege. The rights and remedies herein
specified are cumulative and not exclusive of any rights or remedies which Lender or the holder
of the Note would otherwise have.

5.3 Survival. All agreements, representations and warranties made herein shall
survive the execution of this Agreement, the making of the loans hereunder and the execution
and delivery of the Note.

5.4 Wisconsin Law. This Agreement and the Note issued hereunder shall be
governed by the laws of the State of Wisconsin.

5.5 Counterparts. This Agreement may be signed in any number of counterparts with
the same effect as if the signatures thereto and hereto were upon the same instrument.

4909-2953-4063, v.3
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5.6 Notices. All communications or notices required under this Agreement shall be

deemed to have been given on the date when deposited in the United States mail, postage
prepaid, and addressed as follows (unless and until any of such parties advises the other in
writing of a change in such address): (a) if to the Borrower. with the full name and address of the
Borrower shown on this Agreement below; and (b) if to Lender, with the full name of Lender,
and addressed to P.O. Box 2137,500 N. First Street, Wausau, Wisconsin 54402-2137, to the
attention of the officer of Lender executing the form of acceptance of this Agreement.

[Signatures on Next Page]

4909-2953-4063, v.3
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If the foregoing is satisfactory to you, please sign the form of acceptance below and
return a signed counterpart hereof to the Borrower, whereupon this instrument will evidence a
binding agreement between Lender and the Borrower,

Very truly yours,

CITY OF WAUSAU
(Borrower)

By
Doug Diny, Mayor

Address:
City Hall
407 Grant Street
Wausau, W[54403-4783

Kaitlyn Bernarde,
By:

City Clerk

by conis here firmed and accepted as of the date thereof,

ALEXANDER FOUNDATION" INC

Gary W. Freels, President

'1'he foregoing Agreement

By'

4909-2953-4063, v. 3
Signature Page to Credit Agreement
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EXHIBIT A
FORM OF PROMISSORY NOTE

PROMISSORY NOTE
(FORMER MBX PROPERTY)

s250,000.00 October 1,2025

For value received, the undersigned, City of Wausau, a municipality organized under the
laws of Wisconsin (the "Maker"), hereby promises to pay to the order of Judd S. Alexander
Foundation, Inc., a Wisconsin corporation, or its assigns (the "Holder"), at its main office in
Wausau, Wisconsin, the principal sum of Two Hundred Fifty Thousand and No/l00ths Dollars
($250,000.00) or, if less, the aggregate unpaid principal amount of all loans made under this Note,
without interest untilthe Redevelopment Deadline (as defined in the paragraph below), after which
dateinterestwouldaccrueontheunpaidprincipalattherateof fivepercent (5%)perannum.
Notwithstanding the foregoing, after maturity or any default hereunder, interest shall accrue on the
principal amount of all loans made under this Note at the rate of twelve percent (12%) per annurn.

Payments of outstanding principaland interestunderthisNote shall be made in lawful money
of the United States of America as follows: the fullprincipalamount hereof, or so much thereof as
shall have been advanced and remain unpaid, together with accrued interest thereon, on demand by
the holder hereof on or after the first to occur of: (i) September 30,2028 (the "Redevelopment
Deadline"), or (ii) ten ( l0) days after notice from the holder of this Note that the Project Property (as
defined in the Credit Agreement) is no longer being actively prepared and marketed by the Maker or
its affiliates for sale and redevelopment; provided, however, that the Maker may, at its option,
request a single extension of the Redevelopment Deadline for an additional two (2) years (i.e., until
Septenrber 30, 2030) (the "Extension Option") (during which time interest would accrue as set fofth
in the preceding paragraph). For the avoidance of doubt, clause (ii) of the preceding sentence shall
not be subject to the foregoing Extension Option-in other words, in the event the Project Property is
no longer being actively prepared and marketed by the Maker or its affiliates for sale and
redevelopment, the Note and all accrued but unpaid interest thereon shall be due and payable within
ten ( l0) days following notice thereof from the Holder to the Maker.

This Note is issued by the undersigned pursuant to the Credit Agreement, dated as of
October 1,2025, between the undersi-ened and Judd S. Alexander Foundation,lnc. (the "Credit
Agreement"), to which Credit Agreement reference is hereby made for a statement of the terms and
conditions by which loans evidenced hereby were or may be made, and for a description of the
conditions upon which this Note may be prepaid or required to be paid.

CITY OF WAUSAU

By
Doug Diny, Mayor

4909-2953-4063, v. 3
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CITY OF WAUSAU, 407 Grant Street, Wausau, WI 54403 

 
 

RESOLUTION OF THE FINANCE COMMITTEE 

Approving Credit Agreement with Judd S. Alexander Foundation to borrow up to $250,000 for the 
redevelopment of 201 N. 1st Avenue (Former MBX Property).  
 
Committee Action: Pending 

Fiscal Impact:    
 
File Number: 25-0926 

 
Date Introduced: December 9, 2025 

 
   FISCAL IMPACT SUMMARY 

Budget Neutral     Yes No                                         
Included in Budget:  Yes No  Budget Source: 
One-time Costs:    Yes No  Amount: C

O
ST

S 

Recurring Costs:  Yes No  Amount: 
    

Fee  Financed:              Yes No  Amount: 
Grant Financed:              Yes No  Amount:   
Debt Financed:                 Yes No  Amount Annual Retirement 
TID Financed:                  Yes No  Amount: 

SO
U

R
C

E
 

TID Source:  Increment Revenue   Debt   Funds on Hand   Interfund Loan  

 
           RESOLUTION 
 
              WHEREAS, the Common Council authorized the purchase of the former MBX Property 
located at 201 N. 1st Avenue, on September 23, 2025, for the purchase price of $900,000, which was 
acquired on October 24, 2025; and 
 
               WHEREAS, motivated by a desire to see redevelopment of that property include a multi-unit 
affordable housing component by September 30, 2028, the Judd S. Alexander Foundation (“Lender”) 
offered a loan to the City up to the principal amount of $250,000, with interest accruing at 5% after 
September 30, 2028, and following a two-year extension option to September 30, 2030, interest accruing 
at 12%, with amounts advanced under the Promissory Note forgiven in the sole discretion of the Lender 
in the event the redevelopment includes a multi-unit affordable housing component which offers 
housing units that are reasonably priced for the Wausau market and neighborhood where the project is 
located, given the totality of circumstances; 
 
               WHEREAS, your Finance Committee met on November 25, 2025, and postponed 
consideration of this matter, following discussion, to its next meeting; and 
 
               WHEREAS, Lender has since clarified on December 1, 2025, that it will leave the offer in 
place until December 31, 2025, and 
 
              WHEREAS, your Finance Committee met again on December 9, 2025, to consider this matter. 
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 NOW, THEREFORE, BE IT RESOLVED, that the proper City officials are hereby directed 
and authorized to execute the attached Credit Agreement and Promissory Note with the Judd S. 
Alexander Foundation for the advancement of up to $250,000 for the redevelopment of the former MBX 
Property located at 201 N. 1st Avenue. 
 
Approved: 

 
 

       
Doug Diny, Mayor 
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City of Wausau Sole Source Purchase Justification Form Page 1 
 

 CITY OF WAUSAU 
 SOLE SOURCE PURCHASE JUSTIFICATION 
 REQUIRED FORM PURCHASE OF GOODS OR SERVICES EXCEEDING $5,000 

 
Purchase of goods or services for no more than $25,000 may be made without competition when it is agreed in advance between the 
Department Head and the Finance Director.  Sole source purchasing should be avoided unless it is clearly necessary and justifiable.  
The justification must withstand public and legislative scrutiny.  The Department Head is responsible for providing written 
documentation justifying the valid reason to purchase from one source or that only one source is available.  Sole source purchasing 
criteria include:  urgency due to public safety, serious injury financial or other, other unusual and compelling reasons, goods or service 
is available from only one source and no other good or service will satisfy the City’s requirements, legal services provided by an 
attorney, lack of acceptable bids or quotes, an alternate product or manufacturer would not be compatible with current products 
resulting in additional operating or maintenance costs, standardization of a specific product or manufacturer will result in a more 
efficient or economical operation or aesthetics, or compatibility is an overriding consideration, the purchase is from another 
governmental body,  continuity is achieved in a phased project, the supplier or service demonstrates a unique capability not found 
elsewhere, the purchase is more economical to the city on the basis of time and money of proposal development. 
   

1. Sole source purchase under $5,000 shall be evaluated and determined by the Department Head. 
2. Sole source purchase of $5,000 to $25,000 a formal written justification shall be forwarded to the Finance Director who will 

concur with the sole source or assist in locating additional competitive sources.   
3. Sole source purchase exceeding $25,000 must be approved by the Finance Committee. 
 

1. Provide a detailed explanation of the good or service to be purchased and vendor. 
 
Contract with Clark Dietz, Inc. to complete engineering professional services for the Solar Array project.   
 
 
2. Provide a brief description of the intended application for the service or goods to be purchased.  
 
The work to be completed is outlined in the attached proposal.  The work in general is to complete the 
planning, design, permitting, bid documents preparation, and construction oversight. 
 
 
3. State why other products or services that compete in the market will not or do not meet your needs or comply with your 

specifications.   
 
Sole source is requested for this work due to very tight timelines to begin construction and meet timeline 
requirements for being eligible for the Tax Credits associated with this type of project. Clark Dietz has been 
working with the city throughout the planning process, including the development of solar concepts, 
presenting at public information meetings, presenting at the solar array task force and Water Works 
Commission.  Clark Dietz has a significant historical knowledge of the concepts that were approved, other 
professional service firms do not have this background or knowledge to begin this work immediately.  
Preparing an RFP and soliciting proposals typically takes about 2-months to have a contract in place before any 
work may begin which will prevent the city from meeting the construction requirement start date. 
 
4. Describe your efforts to identify other vendors to furnish the product or services. 
 
Due to the work that Clark Dietz has conducted over the past several years on this project no other firms will 
have this level of knowledge and understanding of the project. 
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City of Wausau Sole Source Purchase Justification Form Page 2 
 

 
 
5. How did you determine that the sole source vendor’s price was reasonable?   

Pricing is outlined in the proposal and the professional services to be provided are similar prices for other 
engineering services used for our projects. The previous contract we had with Clark Dietz to develop the 
solar concepts and prepare costs and return on investment numbers was competitively procured through 
an RFP process.  Professional services are not always approved based on pricing but several factors and 
most importantly a firms qualifications.  Pricing on the attached proposal is competitive. 

 
6.  Which of the following best describes this sole source procurement?  Select all that apply. 
 

 Product or vendor is uniquely qualified with capability not found elsewhere. 
 

 Urgency due to public safety, serious financial injury or other. (explain) – Meet construction timeline to qualify for tax 
credits. 

 
 The procurement is of such a specialized nature that by virtue of experience, expertise, proximity or ownership of 

intellectual property  
 

 Lack of acceptable quotes or bids. 
 

 Product compatibility or the standardization of a product. 
 

 Continuation of a phased project. 
 

 Proposal development is uneconomical. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Department: DPWU

Preparer: Eric Lindman

Vendor Name: Clark Dietz, Inc.

Expected amount of purchase or contract: $

Department Head Signature: Date:

Finance Director Signature: Date:
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500 N. 3rd Street, Suite 703  /  Wausau, WI 54403  /  715.845.1333  /  clarkdietz.com 

Proposal 
 
Date: December 5, 2025 
 
 
Attn:  Mr. Eric Lindman 
 City of Wausau 
 Director of Public Works & Utilities 
 407 Grant Street 
 Wausau, WI 54403 
 
 
RE: Wausau DWTF Solar   
 
Dear Mr. Lindman, 
 
On behalf of Clark Dietz, Inc., I am pleased to offer our engineering/design services proposal for the referenced 
project.  
 
BACKGROUND 
 
Wausau Waterworks (Utility) recently constructed a new Drinking Water Treatment Facility (DWTF) at 1801 
Burek Avenue.  A subsequent project added a Granular Activate Carbon (GAC) Treatment System to the DWTF.  
The DWTF and GAC are now operational.   
 
A solar energy generation system was introduced for consideration in 2020 to supplement power at the DWTF.   
The City intends to own and operate the solar array and intends to maximize the use of the solar power it 
generates to power the DWTF, limiting the sale of power back to Electric Utility.   
 
Multiple areas of the site to the north and east of the DWTF were considered for the solar array location.  The 
property to the north is owned by the City and is located in the Village of Maine. The property to the east is also 
City-owned, but is located in the City of Wausau. 
 
Noted areas were evaluated for feasibility for siting of the solar array.   Parameters such as subsurface 
suitability, electrical connection routes, permitting, topography, construction cost, and impacts to the current 
operations on the sites, among others were evaluated.   Since the introduction of this project in 2020 several 
City Meetings, Public Information and Involvement Meetings, and other Stakeholders meetings were held to 
gather and incorporate feedback and explore additional design options.  A Task Force was also created in the 
more recent past, providing further direction on the project expectations. 
 
Based on these efforts the selected project is located on the property east of the DWTF.  The following Scope of 
Services includes design, permitting, bidding, and construction engineering services for the DWTF Solar Array 
on the property east of the DWTF. 
 
The project array is an 875 kW DC ground-mounted solar photovoltaic (PV) located at 700 Bugbee Ave, 
Wausau, WI 54401.   
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Wausau DWTF Solar 
December 5, 2025 
Page 2 

 
SCOPE OF SERVICES 
 
Planning and Project Concept 

• Complete – Carry relevant information forward and incorporate into the project. 
 
Topographic Survey and Soil Analysis 

• Topographic Survey  
o Gather existing as-built data from the DWTF Project and available mapping for inclusion in the 

project base mapping. 
o Supplement the existing topographic survey information from the planning phase with 

additional topographic information.  In particular, the connection route to the electric utility, 
the route to the DWTF stormwater management system and the access drive. 

 
Geotechnical Investigation & Report 

• A thorough geotechnical investigation will be performed in parallel with portions of the Preliminary 
Design Phase.  The following summarizes the geotechnical scope of services: 

o Field Investigation 
o Laboratory Testing 
o Report 

 
Zoning and Site Plan Approvals 

• Prepare re-zoning & site plan applications 
• Provide site plan drawing for City Staff use at Plan Commission 
• Attend Plan Commission (potentially January 20)  
• Meet with City Planning/Inspections for site plan review. 
• Fees are paid and reimbursable by the City. 

 
Project Management, Meetings, and QA/QC 

• Meetings  
o The Clark Dietz team will hold a kickoff meeting where we will discuss the project roles, 

responsibilities, and goals.   
o We anticipate two design meetings with City staff at the 50% and 90% design milestones. 
o Public meetings will be handled by City staff, with supporting documentation provided by Clark 

Dietz. 
o Staff will present the project to the Council just prior to project bidding.  Following this 

meeting, we will hold a final meeting for issuance of the Bid Documents. 
• Project Management, Coordination and Quality Assurance 

o Clark Dietz utilizes Quality Management on all projects. We have developed a method of 
tracking project activities and document checking to ensure that our project deliverables 
meet or exceed the client’s needs. The effort takes little time and is implemented during the 
early stages of the project. This results in all design team members having the same 
understanding of the scope, needs and goals for the project. 

• Quality Management  
o Reviews will be held by an independent Clark Dietz staff member with management 

responsibilities. The reviewer will consider the status of the project scope, schedule, budget 
and staffing to ensure that the client’s needs are met. 

 
Stormwater Management 

• NR151/NR 216 Compliance  
o WDNR (NOI & Post-Construction) & City of Wausau  

• Conveyance 
o Stormwater management applies to the gravel access drives.  Stormwater is assumed to be 

collected via a series of swales and piping and conveyed to the existing stormwater basin at 
the DWTF. 
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• Storage 
o Review stormwater basin design and incorporate into the SWMP. 
o Stormwater basin was designed by others and assumed to be adequate in size to handle the 

additional runoff from this site.  Basin redesign/construction is not anticipated. 
• Permitting 

o Complete the WDNR and City of Wausau Permit Applications. 
o Fees are paid and reimbursable by the City. 
o No Chapter 30 permitting is included. 

 
Design Services 

• Civil 
o Site Layout Plans 
o Drives and Array Access  
o Site Grading, Stormwater Management, and Erosion Control  
o Site Landscaping & Restoration Coordination 

▪ Any tree disturbance and/or forest management will be provided by the City Forester. 
▪ Site will be restored with low-maintenance grasses or similar. 

o Fencing 
▪ Height, type, location, and gate location/number noted on the drawings. 
▪ Fence, footing and gate design by the Contractor. 

o Buffer/Landscaping 
▪ An area of approximately 40’ wide east of the array, immediately west of the Tierney 

Road right-of-way will be included as a project buffer. 
▪ This area is intended to have a berm (height based on City feedback), decorative 

fence, and plantings.   An allowance is provided for landscaping design services. 
• Structural 

o Equipment Pad Design 
o Racking Coordination 

• Electrical 
o Review PV system interface to DWTF existing electrical system  
o Coordinate with WPS on requirements for interconnect  
o Develop array layout and DC design  
o Design array communication system  
o Develop one-line diagram and grounding diagram  
o Perform applicable calculations for sizing conduit and conductors  
o Create cable management, tracking system, and PV system labeling details 

• General 
o 50% Review Submittal 
o 50% Design Development Meeting 
o 90% Review Submittal 
o 90% Design Development Meeting 
o Incorporate Review Comments 

• Opinion of Probable Construction Cost  
• QA/QC 
• Final Revisions, Drawings and Specifications 

 
Bidding Services 

• Bidding 
o Front End Specifications (City of Wausau)  
o Bidding Documents 
o Pre-Bid Meeting 
o Clarifications, Interpretations, Addendums 
o Bid Evaluation and Recommendations 
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Construction Project Management, Owner’s Representation, Onsite Representation, and Electrical 
• Attend Pre-Construction Meeting 
• Project Management 
• Coordination with Contractor 
• Shop Drawing Review 
• Short Circuit Analysis and Coordination Study 
• RFIs/Change Orders 
• 50% Onsite Representation 
• Final Installation Review and Punchlist 
• Record Drawings 
• O&M Manuals 
• Project Closeout 
• Conduct final installation review and punchlist. 
• Provide arc flash, short circuit, and coordination study  
• Review of commissioning report and initial system performance (via inverter platform) 
• Coordination with, and reporting to owner on periodic basis throughout project construction and 

commissioning 
 
COMPENSATION 
 
For the above described work Clark Dietz proposes the following Engineering Services fee:  
  

Planning and Project Concept (Completed Previously)  $                       -      
Topographic Survey and Soil Analysis  $        10,700.00    
Geotechnical Investigation  $        19,200.00    
Zoning and Site Plan Approvals  $          6,200.00    
Project Management, Meetings, and QA/QC  $        43,280.00    
Stormwater Management  $          8,800.00    
Design Services   $        143,000.00    

Subtotal    $         231,180.00  
Bidding Services  $        10,500.00    

Subtotal    $           10,500.00  
Construction Services  $      162,115.00    

Subtotal    $         162,115.00  
      

Total    $         403,795.00  
 
Please let us know at your earliest convenience if this proposal is satisfactory and sets forth your 
understanding of the proposed work. If you have any questions, you can contact me at (715) 841-9251. We 
reserve the right to revise this proposal if not accepted within sixty (60) days. 
 
We look forward to working with you on this project. 
 
Sincerely, 
 
 
 
 
Tonia Westphal, PE, LEED AP 
Vice President 
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