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AMENDED AND RESTATED GUNDERSEN LUTHERAN
DEVELOPMENT AGREEMENT

This Amended and Restated Gundersen Lutheran
Development Agreement (hereafter "Agreement") is made by and
among the City of La Crosse, Wisconsin, a Wisconsin municipal
corporation with offices located at 400 La Crosse Street, La Crosse,
Wisconsin, 54601 ("City"), and Gundersen Lutheran
Administrative Services, Inc., a Wisconsin nonprofit corporation,
located at 1900 South Avenue, La Crosse, WI 54601, individually
and as agent for Gundersen Clinic, Ltd., a Wisconsin nonprofit
corporation and multi-specialty group practice with its principal

offices at 1836 South Avenue, La Crosse, WI 54601, and This space is reserved for recording data
Gundersen Lutheran Medical Center, Inc., a Wisconsin nonprofit T

corporation and tertiary hospital with its principal offices at 1910 City Attorney

South Avenue, La Crosse, WI, 54601, (collectively referred to as L8 Grosse W1 54501

"Developer").

Parcel Identification Number/Tax Key Number

WITNESSETH:

Whereas, on August 31, 2006, the City and Developer
entered into a Development Agreement (“Initial Development Agreement’), to reclaim surface parking, eliminate
blight, increase tax base through mixed uses, alleviate traffic congestion, maintain the character of the City's
neighborhoods and retain jobs within the City of La Crosse;

Whereas, the Initial Development Agreement provided for the construction and development of certain
buildings and/or improvements with a mixed commercial and residential use within the Gundersen Campus and TID
# 14 under certain conditions;

Whereas, the Initial Development Agreement and TID Project Plan initially provided for the construction
and development of (1) one or more Parking Ramps; (2) hotel; (3) restaurant; (4) Gund Brewery housing project;
and (5) Habitat for Humanity homes (“Initial Base Development Property”);

Whereas, to induce Developer to undertake the Initial Base Development Property and other development
projects and to advance funds on behalf of the City for project costs, the City agreed to reimburse Developer
through cash grants subject to the satisfaction of certain conditions:

Whereas, the City agreed to provide cash grants to Developer related to the Initial Base Development
Property in TID #14 within the Gundersen Campus subject to the satisfaction of certain conditions;

Whereas, the Initial Development Agreement also provided that the City agreed to provide additional cash
grants to Developer related to Additional Gundersen Campus Development in Excess of Base Development
Amount, as defined in the Initial Development Agreement, in TID #14 within the Gundersen Campus subject to the
satisfaction of certain conditions;

Whereas, the Initial Development Agreement also provided that the City agreed to provide development
incentive cash grants to Developer to promote or advance a development by other entities within the Gundersen
Campus in TID #14 subject to the satisfaction of certain conditions:
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Whereas, the Initial Development Agreement also provided that the City agreed to provide appreciation
incentive cash grants to Developer for newly created tax increment within the Gundersen Campus in TID #14
subject to the satisfaction of certain conditions;

Whereas, the parties have been in discussion since January 2007 with respect to re-defining the Base
Development Property and the Additional Gundersen Campus Development in Excess of Base Development
Amount;

Whereas, it is necessary to amend and restate the Initial Development Agreement,
Whereas, this Agreement shall supersede and replace the Initial Development Agreement;

Whereas, the goals for TID #14 and Real Estate include encouraging private development and
improvements and undertaking public improvements that promote desirable and sustainable uses, which further
serve the needs of the community and visitors as well as fulfilling the aesthetic character standards of the City;

Whereas, Section 66.1105, Wis. Stat., empower cities to assist redevelopment projects by lending or
contributing funds as well as performing other actions of a character which the City is authorized to perform for
other general purposes;

Whereas, the City has found and determined that: (1) the economic vitality of TID #14 and Real Estate is
essential to the economic health of the City and other taxing jurisdictions within the City; (2) the proposed
development of TID #14 and Real Estate through the construction of the Project is an integral part of the
commercial, retail and leisure pastime needs of City residents and the surrounding area; and (3) the benefits to be
gained by the City as a result of the Project are greater than the costs to the City under this Agreement;

Whereas, the City finds and determines that the development and improvement of the Project, Real Estate
and TID #14 shall: (1) result in an economic and aesthetic benefit to the City and the surrounding area, including,
without limitation, growth in the tax base; and (2) be secured for the future benefit of the citizens and the community
through the construction and development of the Project all in accordance with the terms and conditions of this
Agreement;

Whereas, the City desires the Project to proceed for the reasons set forth above and ultimately to provide
increased tax revenues for the City and various taxing jurisdictions authorized to levy taxes within TID #14;

Whereas, in order to induce Developer to undertake the Project, the City has agreed to pay for certain
costs included in the TID Project Plan through the use of cash grants and to provide other assistance to Developer
as provided by this Agreement, all in accordance with the terms and conditions of this Agreement,

Whereas, the City finds and determines that certain cash grant payments as detailed in this Agreement are
necessary and convenient to the implementation of the TID Project Plan;

Whereas, Developer declares that “but for” this Agreement, it would not undertake the Project
Whereas, the City and Developer wish to set forth in this Agreement their respective commitments,

understandings, rights and obligations in connection with the Project as more fully described herein and to further
provide for the implementation of the Project; and
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NOW, THEREFORE, in consideration of the mutual covenants and agreements herein exchanged, and
other good and valuable consideration, the receipt and sufficiency of which the parties acknowledge, the parties
hereto agree as follows:
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ARTICLE |
PURPOSE; LAND; DEFINITIONS; EXHIBITS

14.  Land Affected. The parties acknowledge that the Project will encompass and/or affect the
following real property, all of which shall be within the boundaries of TID #14:

The Real Estate (Exhibit A) and certain public streets and rights-of-way serving the same.

1.2.  Purpose of the Agreement. In order to cause the Project to occur and to induce Developer to
undertake the Project, to promote community development, industry and job retention and to expand and enhance
the tax base within the City, the City intends to undertake certain project costs and public improvements necessary
for the Project, all as set forth in this Agreement. The City intends to recover its costs through payments received
under this Agreement including increased tax revenues generated by the Real Estate and Project as well as pay
cash grants to Developer under the terms and conditions of this Agreement. The parties intend to enter into this
Agreement to record the understandings and undertakings of the parties and to provide a framework within which
the Project may proceed. Developer and the City plan to work together to undertake the Project on the Real Estate
all as more fully described herein and in the Real Estate Plan and as approved by the City Plan Commission.

1.3.  Certain Definitions. In addition to the words and phrases elsewhere defined in this Agreement,
the following words and phrases, when having an initial capital letter, shall have the following meanings:

a. “Additional Gundersen Campus Development in Excess of Base Development Property’
means (1) a hotel; and (2) a restaurant, which is used to calculate cash grants under

Section 3.1(b) of this Agreement.
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"Agreement” means this Amended and Restated Gundersen Lutheran Development
Agreement by and between the City and Developer, as amended and supplemented from
time to time.

“Base Development Amount’ means the Twenty Five Milion One Hundred Seven
Thousand Seven Hundred Dollars ($25,107,700.00) of Value Increment from the Base
Development Property, excluding the second Parking Ramp with a minimum of 600
parking stalls, caused by Developer within the Real Estate and TID #14 as identified on
Exhibit G. The Base Development Amount is used to calculate cash grants under Section
3.1(a) of this Agreement and is subject to change annually as determined by City Assessor
using professionally accepted appraisal practices, tax assessment definitions, rules,
procedures and the Wisconsin Property Assessment Manual.

“Base Development Property” means (1) a Parking Ramp with a minimum of 500 parking
stalls; (2) a second Parking Ramp with a minimum of 600 parking stalls; (3) Clinic
Expander/Extender; (4) Data Center; (5) Gund Brewery housing project; (6) Habitat for
Humanity homes; and (7) Green Bay Building.

“City” means the City of La Crosse, Wisconsin, a Wisconsin municipal corporation.
"Construction Schedule” means the construction timetable set forth on Exhibit D.

“Contribution” means the contribution or cash grant that is made through this Agreement to
incent Developer to undertake the development of the Project and for which the Monetary
Obligation is incurred.

‘Developer" means Gundersen Lutheran Administrative Services, Inc., a Wisconsin
nonprofit corporation, individually and as agent for Gundersen Clinic, Ltd., a Wisconsin
nonprofit corporation and multi-specialty group practice, and Gundersen Lutheran Medical
Center, Inc., a Wisconsin nonprofit corporation and tertiary hospital.

“Financing Costs” has the same meaning as provided in Section 1.3(m)(1) of this
Agreement.

“Job” means a position or employment classification employed by Developer on a Full-time
Basis, where such position or employment classification may be worked by one (1) or
more of Developer's employees. “Full-time Basis” means two thousand eighty (2080)
hours of actual work per calendar year. In calculating such Jobs, only actual hours worked
shall be counted rather than time-and-a-half, double time, or any other multiple of actual
work hours paid. Such Jobs shall comply with the City's living wage requirements as per
the 2003 Second Amended Resolution of the Common Council attached as Exhibit H.

“Job” excludes such positions or employment classifications that thwart or circumvent the
job maintenance provisions of this Agreement. Such Jobs shall exclude positions or
employment classifications that are relocated to this Project from elsewhere within the
corporate limits of the City of La Crosse from any other employer. Such Jobs shall also
exclude Developer's relocation of Jobs between its various facilities within the corporate
limits of the City of La Crosse. Jobs created by Developer meeting this definition shall
apply toward the job maintenance requirement of this Agreement. Nothing in this definition
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prohibits Developer from competing for labor within the labor market against other

employers located within the corporate limits of the City of La Crosse.

“Joint Development Corporation” means the corporate entity jointly organized by
Developer and City to oversee the partnership development between the City and

Developer including, but not limited to, the development outlined in the Joint Plan.

“Joint Plan” means the Joint Neighborhood-Campus Plan, which is further described in

Section 4.1.

“Monetary Obligation” means a limited and conditional monetary obligation of the Tax
Increment generated from the Project in a maximum aggregate amount of Twenty One
Million Four Hundred Thousand Dollars ($21,400,000.00), including Financing Costs, that
is incurred, in one or more installments, and that is payable over the time not to exceed the

duration of TID #14; more specifically:

(1)

Calculation. The City shall be obligated to pay an amount calculated as
the Tax Increment resulting from an increase in real property tax base
from the Project not to exceed the lesser of: (a) Twenty One Million Four
Hundred Thousand Dollars ($21,400,000.00), including Financing Costs;
or (b) the actual Tax Increment resulting from an increase in the real
property tax base from the Project for the duration of TID #14. The
difference, if any, between the actual Tax Increment resulting from an
increase in the real property tax base from the Project for tax years 2007-
until closure of TID #14 in 2026, or 2029 if the TID is extended, and the
maximum Twenty One Milion Four Hundred Thousand Dollars
($21,400,000.00), including Financing Costs, shall be retained by the City.
“Financing Costs™ means an amount equal to the interest incurred on a
loan to finance the actual cost of construction, provided that the actual
combined cost of construction and financing of the Parking Ramp for
purposes of determining cash grants shall not exceed Eighteen Million
Five Hundred Thousand Dollars ($18,500,000.00), of which Four Million
Five Hundred Thousand Dollars ($4,500,000.00) is currently estimated as
financing costs and Fourteen Million Dollars ($14,000,000.00) is currently
estimated as other direct construction costs. The actual financing costs
may change based on a change to other direct construction costs. For
example, if the actual other direct construction costs are only Thirteen
Million Dollars ($13,000,000.00), then the maximum actual financing costs
that could be paid through cash grants shall not exceed Five Million Five
Hundred Thousand Dollars ($5,500,000.00). Notwithstanding any other
provision of this Agreement, financing costs for the Parking Ramp to be
paid by cash grants shall not exceed Six Million Dollars ($6,000,000.00).

Disbursement Date.  After determining the actual applicable Tax
Increment, the City shall make its Contribution of the Monetary Obligation
annually on or before September 1 until payment of the maximum
amounts defined herein or until closure of TID #14 by law, whichever
occurs first.
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(3)

(4)

Conditions. The City's obligation to make Contributions on the Monetary
Obligations is conditioned on:

(a) The determination by the City Assessor of compliance with the
tax guarantee in Section 2.5(b) of this Agreement;

(b) The timely payment of taxes when due by Developer;

(c) Substantial Completion of the Project in accordance with the Real
Estate Plan and Construction Schedule:

(d) Submission by Developer of verifiable costs, invoices, lien
waivers, proof of Financing Costs and any other supporting
documentation as requested by the Finance Director and Board
of Public Works. Said submissions shall be in form and content
acceptable to the Finance Director and Board of Public Works
and demonstrate Substantial Completion and payments for costs
for which reimbursement is being requested in accordance with
Section 3.1 and the other provisions of this Agreement;

(e) Continued compliance with the provisions of this Agreement by
Developer; and

(f) The use of cash grants for eligible project costs under the Tax
Incremental Law.

Example Exhibit. An example of the Monetary Obligation is attached as
Exhibit E.

Not General Obligation. For purposes of the Tax Increment Law, this
Agreement is an evidence of indebtedness; that is, it fully evidences the
City's obligation to pay the Monetary Obligation. No negotiable
instrument is being prepared to separately evidence the Monetary
Obligation. The Monetary Obligation shall not, however, be included in
the computation of the City's constitutional debt limitation, because the
Monetary Obligation is limited and conditional, and no taxes have been or
will be levied for its payment or pledged to its payment. Nothing in this
Agreement shall be deemed to change the nature of the City’s obligation
from a limited and conditional obligation to a general obligation. No Tax
Increments are pledged to the payment of the Monetary Obligation. In the
event of an interpretation of this Agreement that would require the City's
obligation to change from a limited and conditional obligation to that of a
general obligation, then the City's Contribution and/or Monetary Obligation
shall be subject to annual appropriation by the City Council.

No Acceleration. Notwithstanding any other provision of this Agreement,
Developer has no right to accelerate the payment of the Monetary
Obligation. The only remedy of Developer in the event of nonpayment
shall be legal proceedings to collect the amount of the Monetary
Obligation that is due and payable. Developer may only institute legal
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proceedings after filing a claim with the City and complying with any other
applicable provisions of this Agreement.

(7)  Limitations. The City has no obligation to make payments of the
Monetary Obligation in excess of the amount of the Tax Increments that
have been collected, and allocated from the Project in TID #14 under the
Tax Increment Law and the provisions of this Agreement. The City has
no obligation to make payments of the Monetary Obligation if this
Agreement terminates. In the event Developer fails to comply with any
provision of this Agreement, the City may withhold any Contribution that is
due and payable and may further seek the recovery of any Contribution
that has already been paid or disbursed.

(8)  Administration. The parties acknowledge and agree that the City incurs
continuing administrative and professional service costs under this
Agreement. The City shall allocate six percent (6%) of any Reinvested
Contribution as calculated herein to offset said costs.

"Plans and Specifications” means the plans and specifications developed for the Project.

"Project" means the development and improvement of the Real Estate by the construction
of any or all of the Base Development Property and Additional Gundersen Campus
Development in Excess of Base Development Property all as described in more detail on
Exhibit B and in accordance with the Real Estate Plan. The term, “Project’ excludes

personal property.

"Real Estate Plan" means the Real Estate Plan for the Real Estate prepared by Developer
and approved by the City Plan Commission as well as all subsequent revisions thereto that
is prepared by Developer and approved by the City Plan Commission.

"Public Improvements” means the public infrastructure improvements, if any, to be
constructed by the City in connection with the Project set forth on Exhibit C.

“Real Estate” means the real property described in Exhibit A.

“Reinvested Contribution” means a partial amount of the Contribution that is either repaid
by the Developer to the City or retained by the City under the terms and conditions of this
Agreement; more specifically:

(1) Calculation. Except as otherwise provided in Section 2.15 of this
Agreement, for all years during which a Contribution is paid to Developer,
the Reinvested Contribution shall be fifteen percent (15%) of the
Contribution.

(2)  Allocation. The Reinvested Contribution shall be used to satisfy the
following obligations of Developer:

(a) Joint Development Corporation. The sum of Two Hundred Fifty
Thousand Dollars ($250,000.00) shall be placed into the Joint
Development Corporation as start-up capital to fulfill its mission.
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(3)

(b) New Housing. A sum up to One Million Dollars ($1,000,000.00)
shall be contributed to the Joint Development Corporation during
the life of TID #14 to be used towards, among other things, new
housing construction subject to City housing replacement
standards and in accordance with the Joint Plan.

(c) Joint Neighborhood-Campus Plan. Developer shall match funds
spent by the City on an equal cost share basis not to exceed the
sum of Fifty Thousand Dollars ($50,000.00) for the development
of the Joint Plan.

(d) Streetscaping,  Corridor ~ Enhancements and  Railroad
Improvements. Developer shall match funds spent by the City on
an equal cost share basis not to exceed the sum of Seven
Hundred Fifty Thousand Dollars ($750,000.00) for all
streetscaping and street lighting in the area bound by and
including the full intersections of (a) 3 Street/4t Street/South
Avenue from Jackson Street to West Avenue; (b) Green Bay
Street from South Avenue to West Avenue; (c) 7t Street from
Cook Street to Adams Street; and (d) raiload safety
improvements at (i) the 7t Street crossing and (i) the Sims Place
crossing.

(e) Bluff Slough/Swift Creek. Developer shall match funds spent by
the City on an equal cost share basis not to exceed the sum of
One Hundred Sixty Five Thousand Dollars ($165,000.00) for each
ten (10) year period until the end of the TID #14 for future bluff
slough/Swift Creek work including, without limitation, dredging,
clean up, long-term solutions and hydraulic studies.

(f) Park Improvements. Developer shall match funds spent by the
City on an equal cost share basis not to exceed the sum of Seven
Hundred Thousand Dollars ($700,000.00) for improvements to (a)
Green Island Park; (b) Hood Park; (c) 7t Street Boat Landing; (d)
Little Houska Park; (e) Southside Neighborhood Center; (f) VIP
trail connection; (g) 7% and Farnam basketball and tennis courts.

(g) VIP Trail Connection. Developer shall contribute thirty percent
(30%) of the funds spent by the City not to exceed the sum of
One Hundred Five Thousand Dollars ($105,000.00) for trail
connection costs.

Disbursement Date. The Developer shall pay or the City shall retain the
Reinvested Contribution contemporaneously with the City's payment of
the Contribution.

Conditions. The Developer's obligation to make Reinvested Contributions
is conditioned on: (a) the City's compliance with the provisions of this
Agreement; and (b) the use of the Reinvested Contribution for costs
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t.

u.

identified under Sections 1.3(s)(2) and 1.3(m)(8). In the event the City
obtains a waiver from the Federal Railroad Administration, or other
appropriate agency or authority, from having to make quiet zone
improvements as described in Section 1.3(s)(2)(d), the City is not
obligated to spend Reinvested Contributions on that part of the costs
associated with railroad safety improvements. The remainder, if any, of
the aggregate Reinvested Contributions and any final aggregate costs
under Sections 1.3(s)(2) and 1.3(m)(8) shall be retained and/or used by
the City in its sole discretion.

(5)  Example Exhibit. An example of the Reinvested Contribution is attached
as Exhibit E.

(6)  No Acceleration. Except as provided in Section 2.15 of this Agreement,
the City has no right to accelerate the payment of the Reinvested
Contribution.

(7)  Limitations. The Developer has no obligation to make payments of the
Reinvested Contribution in excess of the amount of fifteen percent (15%)
unless otherwise agreed to in a subsequent amendment to this
Agreement or as provided in Section 2.15 of this Agreement. The
Developer has no obligation to make payments of the Reinvested
Contribution if this Agreement terminates.

“Signature Date” has the same meaning as provided in Section 9.22 of this Agreement.

“Substantial Completion” means the completion of the improvements to the Real Estate
pursuant to the Plans and Specifications, except for punch list items, exterior painting,
landscaping and the issuance by the Project architect of a certificate of substantial
completion and the issuance of a certificate of occupancy from the City. Subject to
unavoidable delays beyond the control of the Developer, any such incomplete items shall
be fully completed within a reasonable time after the date of Substantial Completion, but
not to exceed ninety (90) days thereafter except site improvements such as landscaping
shall be completed no later than two hundred forty (240) days after the date of Substantial
Completion if weather or other conditions beyond the control of Developer prevent
completion of the same.

"Tax Increment" means the tax increment received by the City with respect to the Project
which is generated by TID #14.

"Tax Incremental Law" means Section 66.1105, Wis. Stats., as amended and superseded.

"TID #14" means the Tax Incremental Financing District Number 14 of the City of La
Crosse.

“TID Project Plan” means the plan, created in accordance with the Tax Incremental Law,
for the financial development or redevelopment of TID #14, including all approved
amendments thereto.



03-30-12

1.4.

el

Schedule.

Exhibits. The following exhibits are hereby attached to and incorporated into this Agreement:

a.

b.

Exhibit A. Real Estate

Exhibit B. Description of Project

Exhibit C. Description of Public Improvements

Exhibit D. Construction Schedule

Exhibit E. Monetary Obligation Example

Exhibit F. Maps

Exhibit G. Calculation of Base Development Amount and Cash Grants

Exhibit H. Living Wage Resolution

ARTICLE Il

DEVELOPER OBLIGATIONS

Develop the Real Estate and Project. Developer agrees to develop and improve the Real Estate
by undertaking the Project, all in accordance with the Real Estate Plan, Section 1.3.5(2), and the Construction

Hotel and Restaurant. Developer shall construct or cause the construction of a hotel and
restaurant in accordance with the determinations of the Joint Plan within thirty-six (36)
months after completion of the Joint Plan. In the event the Joint Plan has determined that
a hotel and/or restaurant are not feasible, then Developer need not construct or cause the
construction of the same.

Parking Ramp/ Surface Parking. Developer shall update its parking study (a) relative to
all projects and plans within the Joint Plan; and (b) to provide the specific information and
scope as needed by the City's Planning and Public Works Department. Developer shall
not expand or cause the expansion of surface parking except as provided in the Joint Plan.
Developer shall work together with the City and the Joint Development Corporation to
reduce existing surface parking in accordance with the Joint Plan.

Streetscaping and Corridor Enhancements/Railroad Improvements. Developer shall
match funds spent by the City on an equal cost share basis not to exceed the sum of
Seven Hundred Fifty Thousand Dollars ($750,000.00) for all streetscaping and street
lighting in the area bound by and including the full intersections of (a) 3 Street/4th
Street/South Avenue from Jackson Street to West Avenue; (b) Green Bay Street from
South Avenue to West Avenue; (c) 7t Street from Cook Street to Adams Street; and (d)
railroad safety improvements at (i) the 7t Street crossing and (ii) the Sims Place crossing.

Bluff Slough/Swift Creek Work. Developer shall match funds spent by the City on an

equal cost share hasis not to exceed the sum of One Hundred Sixty Five Thousand Dollars
($165,000.00) for each ten (10) year period during the life of TID #14 for future bluff
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slough/Swift Creek work including, without limitation, dredging, clean up, long-term
solutions and hydraulic studies.

Park Improvements. Developer shall match funds spent by the City on an equal cost
share basis not to exceed the sum of Seven Hundred Thousand Dollars ($700,000.00) for
improvements to (a) Green Island Park; (b) Hood Park; (c) 7t Street Boat Landing; (d)
Little Houska Park; (e) Southside Neighborhood Center; (f) VIP trail connection; (g) 7t and
Farnam basketball and tennis courts.

Legal Description Updates. Developer shall use its best efforts to bring its properties
legal descriptions up-to-date to the satisfaction of the City Assessor and Chief Inspector by
July 31, 2012. The City Assessor shall provide a list of corrections to Developer that need
to be made.

Acquisition of Property Outside Gundersen Campus Boundaries. Developer agrees
not to acquire real property outside the Gundersen Campus boundaries as defined within
the Joint Plan and further defined within a specific area surrounding the Gundersen
Campus without the prior consent of the City. The acquisition area is specifically defined
as per the map attached as Exhibit F.

VIP Trail to South Avenue. City shall connect the VIP Trail to South Avenue within one
(1) year of (a) obtaining a grant for at least seventy percent (70%) of the project costs; and
(b) obtaining all necessary easements at not cost to the City. Developer shall contribute
thirty percent (30%) of the funds spent by the City not to exceed the sum of One Hundred
Five Thousand Dollars ($105,000.00) for trail connection costs.

Construction Schedule. Developer shall commence or cause other entities to commence
construction on the Project with Substantial Completion in accordance with the
Construction Schedule set forth on Exhibit D.

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

Property for Public Streets and Public Improvements. Developer shall dedicate and/or
transfer or convey all public streets, public rights-of-way and all necessary sewer and
water utilities within the Real Estate, as depicted in the Real Estate Plan, as finalized, to
the City.

Real Estate Plan. Prior to obtaining any building or other permits and/or commencing any
construction or development on the Real Estate, Developer shall submit a Real Estate
Plan setting forth all the details of construction and development to the City Plan
Commission for its review and approval. Said Real Estate Plan shall conform in all
material respects to the provisions of this Agreement, all applicable federal, state and local
laws, ordinances, rules and regulations and shall include preliminary and final building, site
and operational Plans and Specifications, including, without limitation: (1) building plans
and specifications; (2) architectural plans, renderings and specifications; (3) building
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material plans and specifications; (4) preliminary and final site plans; (5) landscaping
plans; (6) stormwater and erosion control plans; (7) lighting plans; (8) traffic and circulation
plans for pedestrians, bicyclists, transit riders, truck and delivery vehicles, and
automobiles; (9) signage plans and specifications; (10) water and sewer plans; and (11)
any other preliminary or final plans, specifications or other requirements as determined by
the City Planner.

m. Base Development Property. Developer has constructed the Base Development
Property. The parties acknowledge that the current values, subject to change annually as
determined by City Assessor using professionally accepted appraisal practices, tax
assessment definitions, rules, procedures and the Wisconsin Property Assessment
Manual, as per the attached Exhibit G.

2.2.  Local Subcontractors. It is agreed by Developer that Developer shall engage local
subcontractors, workers as well as local suppliers for material. The term subcontractor is as defined in Section
66.0901(1)(d), Wis. Stat. The word, “local,” shall mean that the subcontractors and suppliers of material have their
principal place of business within the City of La Crosse or within a seventy-five (75) mile radius of the City of La
Crosse, Wisconsin. The Developer further agrees to provide to the City Engineer a list of all subcontractors and it
further agrees that eighty percent (80%) of all work performed by subcontractors for construction shall be performed
by subcontractors located within the City or seventy-five (75) miles of the City of La Crosse. In determining whether
the eighty percent (80%) threshold has been met, the parties shall measure based upon the dollar values of said
work. If Developer does not meet this requirement, it may request a waiver from the City Engineer providing
reasons for the request of the same. The City Engineer shall not unreasonably withhold approval. The
requirements of this Section 2.2 shall not apply to any Independent Contractor, unless a development incentive has
been provided to the Independent Contractor. Notwithstanding any other language within this Section 2.2, Gorman
is not required to comply with this Section. This Section does not apply to fixtures, furnishings and equipment.

2.3.  Compliance with Planning and Zoning; Use. Developer, at its own expense, shall obtain all
approvals, permits and licenses as may be required by any governmental or non-governmental entity in connection
with the Project.

2.4.  Maintenance and Repair. Developer agrees that at all times after construction of the Project, it
will keep and maintain the Real Estate and the Project in good condition and repair.

2.5.  Taxes. Itis understood that the land and improvements resulting from the Project shall be subject
to property taxes. Developer shall pay when due all federal, state and local taxes in connection with the Real
Estate and all operating expenses in connection with the Real Estate and Project.

a. Annual PILOT. In the event that some or all of the Base Development Property,
Additional Gundersen Campus Development in Excess of Base Development Property, or
any property generating cash grants under this Agreement is or becomes exempt from
general property taxes under Chapter 70, Wis. Stat., as amended or superseded, or by
any other statute, provision or reason, then Developer shall make an annual payment to
the City in lieu of taxes (“Annual PILOT") for the services, improvements or facilities
furnished to the Real Estate by the City and other taxing jurisdictions. The amount of the
Annual PILOT shall be computed and determined by the City Assessor by multiplying the
fair market value (using professionally accepted appraisal practices, tax assessment
definitions, rules, procedures and the Wisconsin Property Assessment Manual) of the tax
exempt portion of such property by the total tax rate of all taxing jurisdictions as shown on
tax bills issued to taxpayers in the City. Developer or the then current owner of the tax
exempt property, its successors or assigns shall pay the Annual PILOT within sixty (60)
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days of receipt. Developer shall have the right to appeal the determination of the City
Assessor to the City Council. Any appeal shall specifically state the reasons, in writing,
why the amount due as provided by the City Assessor is in error. The parties agree that
the Annual PILOT shall survive for a period of twenty (20) years or the life of TID #14,
whichever is longer unless otherwise agreed upon by the parties. With respect to the
second Parking Ramp with a minimum of six hundred (600) parking stalls, the Annual
PILOT shall survive for a period of thirty (30) years after its substantial completion, unless
the City closed TID #14 before all cash grants are made to Developer, in which case,
Developer shall no longer have any duty to pay the Annual PILOT on the second Parking
Ramp and any such Annual PILOT payments paid by Developer shall be repaid by the
City. Notwithstanding, the Developer or its successors shall not be responsible for any
Annual PILOT resulting from the Real Estate or a portion thereof becoming tax exempt due
to the use of eminent domain by the United States or some other governmental entity.

b. Guarantee. As an additional inducement and in consideration for the City entering into
this Agreement, Developer guarantees faithful performance and compliance with all the
terms, covenants, conditions and obligations to be kept and performed by Developer
contained in this Agreement, including, without limitation, the obligation that the Base
Development Amount shall have an assessed value of not less than Twenty-Five Million
One Hundred Seven Thousand Seven Hundred Dollars ($25,107,700.00) commencing
January 1, 2010 and for a period of not less than the life of the TID No. 14. Developer
agrees that this minimum assessed value on the Base Development Amount shall remain
a lien on the Real Estate and shall run with the land for the life of TID #14.

G Special Charge. In the event there is a lack of compliance for payment of the Annual
PILOT, then the City, in addition to any other remedy available at law or in equity, may levy
a special charge or assessment under Section 66.0627, Wis. Stat., prior to any first
mortgage lien on the property for the delinquent amount as calculated herein to enable the
City to enforce performance of the Developer's obligations. The owners of the Real Estate
and their successors and assigns further agree that they waive any objection to the City
making said special charge or assessment; however, they still retain their right to object to
the accuracy and amount of the special charge or assessment.

2.6. Easements. Developer shall grant the City or any public utility such easements as reasonably
necessary for public improvements, infrastructure, ingress or egress, utilities, lighting or landscaping or any other
need necessary to effectuate development of the Real Estate in accordance with the Real Estate Plan at no cost to
City.

2.7.  Insurance. For the life of TID #14, Developer shall maintain, and shall require that any purchasers
or transferees of any portion of the Real Estate maintain, insurance in such amounts and against such risks both
generally and specifically with respect to the Real Estate, as are customarily insured against in developments of like
size, kind and character, including customary builders risk insurance during construction and customary casualty,
property and liability insurance, with deductibles in accordance with reasonable industry practice. Notwithstanding,
Developer shall carry casualty insurance for the Project at not less than the replacement value and further agrees
and covenants to apply, and to require any purchasers or transferees of any portion of the Real Estate to apply, any
and all insurance proceeds to rebuild the Project, maintain the Project and Real Estate and to name the City as an
additional insured to the extent of this covenant provided in this Section. Developer shall provide to the City
certificates of all such insurance.

2.8.  Indemnity. Developer shall indemnify and hold harmless the City, its officers, employees and
authorized representatives, (‘Indemnified Party’), from and against any and all liabilities, including, without
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limitation, remediation required by any federal or state agency having jurisdiction, losses, damages, costs, and
expenses, including reasonable attorney fees and costs, arising out of any third-party claims, causes of action, or
demands made against or suffered by the Indemnified Party on account of this Agreement, unless such claims,
causes of action, or demands: (a) relate to the Indemnified Party failing to perform its obligations to Developer; or
(b) arise out of any willful misconduct of the Indemnified Party. At the Indemnified Party's request, Developer shall
appear for and defend the Indemnified Party, at Developer's expense, in any action or proceeding to which the
Indemnified Party may be made a party by reason of any of the foregoing.

2.9.  Utilities.

a. Other Utilities. Developer shall be responsible for, pay for and cause electrical power,
telephone facilities, cable TV lines, and natural gas facilities to be installed in such a
manner as to make proper and adequate service available to each building on the Real
Estate Plan. Plans indicating the proposed location of each such utility to service the
Project shall be shown on the Real Estate Plan and construction plans to be provided to
the City Plan Commission for approval prior to the installation of the utility.

b. Water and Sewer. Developer shall be solely responsible for and shall pay all costs of
connecting water and sewer service from the public streets, alley, right of way, or other
approved infrastructure to the buildings within the Real Estate.

2.10.  Restrictions. Developer agrees to neither use nor allow a third-party to use the Real Estate for
adult entertainment, pawnshops, mini-warehouses, car title loan business, payday lenders, tattoo parlors, except for
medical procedures, and/or off-premise signs for a period of twenty (20) years or the life of TID #14, whichever is
longer. Payday lenders and car title loan business shall exclude banks and credit unions.

2.11. Record Retention. Developer understands and acknowledges that the City is subject to the
Public Records Law of the State of Wisconsin. As such, Developer agrees to retain all records as defined by
Wisconsin Statute § 19.32(2) applicable to this Agreement for a period of not less than seven (7) years. Likewise,
Developer agrees to assist the City in complying with any public records request that they receive pertaining to this
Agreement. Additionally, Developer agrees to indemnify and hold the City, their officers, employees and authorized
representatives harmless for any liability, including without limitation, reasonable attorney fees relating to or in any
way arising from Developer's actions or omissions which contribute to the Indemnified Party's inability to comply
with the Public Records Law. In the event Developer decides not to retain its records for a period of seven (7)
years, then it shall provide written notice to the City whereupon the City shall take custody of said records assuming
such records are not already maintained by the City. This provision shall survive termination of this Agreement.

2.12. Parking. Developer shall create not less than one thousand (1,000) parking stalls within the
Project. The parking ramp portions of the Project shall be owned by Developer in fee simple ownership. Developer
shall maintain the parking ramps in good condition and repair at its sole cost and expense. Subject to the other
provisions of this Section 2.12, Developer shall retain the right to impose charges or user fees upon users of the
parking ramp; provided, however, that, for the life of the Project, such charges or user fees shall reasonably relate
to the costs of maintaining and operating, but not constructing andfor financing, the parking ramp to ensure the
purpose of not discriminating against any member of the public..

2.13.  Job Retention/Maintenance. Developer agrees to retain two thousand five hundred (2,500) Jobs
within the hospital and/or clinic services within the City in the area of the Gundersen Campus Boundary for the
duration of not less than the life of TID #14. Developer shall report, certify and submit to the City an annual
certification of its job maintenance and retention requirements under this Agreement. Each annual certification shall
report information for one calendar year and must be received by the City by the close of regular business hours on
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June 15 of the year subsequent to said calendar year to be reported. Any report, certification or submission under
this section shall be in a form and format acceptable to the City. The City, or its agent, shall have the right to
inspect, verify and audit, at no cost, any certification, report or submission upon reasonable notice to Developer.
The City shall hire a third-party auditor to perform said inspections, verification and audit for the City on an annual
basis. It is further agreed that said Jobs shall command wages equal to or greater than the living wage referenced
in the 2003 Second Amended Resolution of the Common Council attached as Exhibit H.

2.14. Repair and/or Replacement of Infrastructure. Developer shall repair and/or replace any
damaged City infrastructure or other City property that may occur as a result of the Project, including, without
limitation, sidewalks, landscaping, asphalt and light poles. Said repair and/or replacement shall be to the
satisfaction of the Board of Public Works.

215 Reinvested Contribution. Developer's aggregate maximum Reinvested Contribution shall not
exceed fifteen percent (15%) of the Contribution under this Agreement.

a. Notwithstanding the eighty-five to fifteen percent (85%/15%) allocation under this Agreement,
the City shall retain One Hundred Percent (100%) of the first three (3) Contribution
disbursements in the amount of Seven Hundred Twenty Nine Thousand Eight Hundred
Seventy-Two Dollars ($729,872.00) as follows:

i.  Year 2007 disbursement due September 1, 2008: Thirty-Four Thousand Two Hundred
Forty-Five Dollars ($34,245.00);

ii. Year 2008 disbursement due September 1, 2009: One Hundred Twenty-Four
Thousand Fifteen Dollars ($124,015.00); and

ji. Year 2009 disbursement due September 1, 2010: Five Hundred Seventy-One
Thousand Six Hundred Eleven Dollars (3571,611.00).

b. Thereafter, Developer shall receive One Hundred Percent (100%) of subsequent Contribution
disbursements while Developer receives a credit for those disbursements already reinvested in
Section 2.15(a) above.

i. Year 2010 disbursement due September 1, 2011. Seven Hundred Forty-Two
Thousand Nine Hundred Seventy-Six Dollars ($742,976.00) shall be paid to Developer
within thirty (30) days from the Signature Date.

c. When the eighty-five to fifteen percent (85%/15%) ratio is re-established, the City shall begin to
receive Reinvested Contribution disbursements again under said ratio.

d. See attached Exhibit E, Monetary Obligation Example.

ARTICLE Il
CITY OBLIGATIONS
3.1.  Cash Grants. Developer has requested and the City may be required to make Contributions to

Developer up to an aggregate maximum of Twenty One Million Four Hundred Dollars ($21,400,000.00), including
Financing Costs, more specifically:



03-30-12

Cash Grant Based on Base Development Amount. Developer agrees to
advance funds on behalf of the City for project costs, which the City shall reimburse
through Contributions under the terms of this Agreement. The Developer has
requested a Contribution from TID #14 of up to an aggregate amount of eighteen
million five hundred thousand dollars ($18,500,000.00), including Finance Costs,
subject to change based on the provisions of this Agreement, with funds to be
made available upon verification of the Tax Increment increase as defined herein.
The City shall dishurse its Contribution as required by its Monetary Obligation to
Developer as provided in this Agreement, more specifically, one hundred percent
(100%) of the Tax Increment generated from the Base Development Amount and
second Parking Ramp shall be used to calculate the annual Contribution by the
City to Developer up to a maximum aggregate eighteen million five hundred
thousand dollars ($18,500,000.00).

i. Value Increment of “Base Development Amount.” The following
Projects shall generate Contribution disbursements based on their
corresponding Value Increment: (a) parking ramp with 549 stalls for Eight
Million Nine Hundred Fifty Five Thousand One Hundred Dollars
($8,955,100.00); (b) three (3) Habitat for Humanity Homes for Three
Hundred Seventeen Thousand Three Hundred Dollars ($317,300.00); (c)
Clinic Expander/Extender for Nine Million Thirty One Thousand Two
Hundred Dollars ($9,031,200.00); (d) Data Center for Four Million Six
Hundred Eighty Three Thousand Nine Hundred Dollars ($4,683,900.00);
(e) Gund Brewery Lofts for One Million Six Hundred Seventy Eight
Thousand Eight Hundred Dollars ($1,678,800.00); and (f) Green Bay
Building for Four Hundred Forty One Thousand Four Hundred Dollars (
$441,400.00) for a total of Twenty Five Million One Hundred Seven
Thousand Seven Hundred Dollars ($25,107,700.00), all of which are
subject to change annually and are identified more specifically in Exhibit
G.

ii. Value Increment or Value from Second Parking Ramp. The following
Project shall generate Contribution disbursements based on its
corresponding Value Increment or what would have been the Value
Increment as if fully taxable in accordance with Section 3.1(c): a second
Parking Ramp with a minimum 600 parking stalls for Eleven Million Nine
Hundred Twenty-Two Thousand Nine Hundred Dollars ($11,922,900.00) as
of January 1, 2011, which is subject to change annually.

Cash Grant Based on Additional Gundersen Campus Development in Excess
of Base Development Property. The Developer agrees to advance funds on
behalf of the City for additional project costs in excess of those from the Base
Development Property, which the City shall reimburse through Contributions under
the terms of this Agreement. The Developer has requested Contribution
disbursements from TID #14 of up to an aggregate amount of two million dollars
($2,000,000.00), subject to change based on the provisions of this Agreement, with
funds to be made available upon verification of the Tax Increment increase as
defined herein. The City shall disburse its Contribution as required by its Monetary
Obligation to Developer as provided in this Agreement, more specifically, one
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hundred percent (100%) of the Tax Increment generated from the Additional
Gundersen Campus Development in Excess of Base Development Property shall
be used to calculate the annual Contribution to Developer up to a maximum
aggregate two million dollars ($2,000,000.00).

i. “Additional Gundersen Campus Development in Excess of Base
Development Property.” The following Projects shall generate
Contribution disbursements based upon their corresponding Value
Increment: (a) Hotel, and (b) Restaurant.

c. Second Parking Ramp Tax Exemption Status. If Developer's second Parking
Ramp shall become tax exempt during the term of this Agreement, then Developer
shall pay a PILOT to the City in accordance with Section 2.5(a) of this Agreement.
To the extent any PILOT is made by Developer to City concerning the second
Parking Ramp, it shall be treated as a payment of taxes for the purpose of
determining the Contribution disbursement by the City under Section 3.1(a) this
Agreement. The parties acknowledge that the City Assessor approved Developer's
application for tax exemption for the second Parking Ramp effective January 1,
2011 during the term of this Agreement.

d. Development Incentive Cash Grants. In the event that Developer coordinates a
development incentive, approved by the City, by disbursement of funds or other
resources to promote or advance a development by other entities within the
Gundersen Campus, then Developer shall receive a reimbursement of its
development incentive through TID #14 and this Agreement. The City shall provide
Contribution disbursements to Developer not to exceed: (a) the actual amount of
Developer’s development incentive, (b) the applicable amount provided in the TID #
14 Project Plan, or (c) ten percent (10%) of the overall development project,
excluding soft costs, for example, without limitation, architectural fees, engineering
fees, financing costs, whichever is less. In any case, Contribution disbursements
under this subparagraph shall not exceed Nine Hundred Thousand Dollars
($900,000.00) in aggregate.

3.2.  Certificate of Completion. Upon completion and review of the improvements by the City, the
City shall provide the Developer with an appropriate recordable instrument certifying that the improvements have
been made in accordance with this Agreement and the project plans for said area and any amendment or
modifications thereto.

3.3.  Assistance with Zoning Changes. If necessary, the City Planning Department shall initiate the
process in accordance with the City's zoning code to attempt to provide appropriate zoning for the property being
developed by Developer so that the zoning for the development is in accordance with the City's comprehensive
plan for the area.

3.4,  City Performance Subject to Required Government Approvals. The Developer acknowledges
that various undertakings of the City described in this Article Il require approvals from the City Council (and other
City bodies) and other public bodies, some of which approvals may require public hearings and other legal
proceedings as conditions precedent thereto. The City's agreements under this Article IIl are conditioned upon the
obtaining of all such approvals in the manner required by law. The City cannot assure that all such approvals will
be obtained; however, it agrees to use good faith efforts to obtain them on a timely basis.
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3.5. Subsequent Phases. Any subsequent phases of development of the Real Estate will be
addressed in a separate or amended Development Agreement.

3.6 VIP Trail to South Avenue. City shall connect the VIP Trail to South Avenue within one (1) year
of (a) obtaining a grant for at least seventy percent (70%) of the project costs; and (b) obtaining all necessary
easements at not cost to the City. The project shall be completed by the end of calendar year 2012 subject to
obtaining said grant and placing the trail project into the City's capital improvement budget for 2012. In the event
the City is unable to obtain such a grant, then the City shall reapply in successive years to obtain the grant until this
condition is satisfied.

ARTICLE IV
JOINT OBLIGATIONS OF DEVELOPER AND CITY

41 Joint Neighborhood-Campus Plan (“Joint Plan”). Developer and City shall jointly complete a
Joint Plan within nine (9) months from the Signature Date. The Joint Plan shall be developed by an equal number of
representatives from Developer and City. The Joint Plan shall include an economic feasibility and analysis of
commercial, retail and housing development as well as the identification of redevelopment sites (e.g. reclamation of
surface parking lots). The Joint Plan shall be jointly funded by the parties where Developer matches funds spent by
the City up to a sum of Fifty Thousand Dollars ($50,000.00) in accordance with Section 1.3.5(2)(c). The Joint Plan
shall consider input from UW Extension, an economist, Smith Travel Reports, La Crosse Promise and other
advisors agreed upon by the parties. The Joint Plan shall identify site locations for the Additional Gundersen
Campus Development in Excess of Base Development Property, if feasible. The Joint Plan shall also identify near-
term development (e.g. tax credit developers), which might be included to incentivize more senior housing and/or
market rate housing.

4.2  Joint Development Corporation. Developer and City shall jointly organize a Joint Development
Corporation within six (6) months of the date of completion of the Joint Plan. The Joint Development Corporation
shall be comprised of an equal number of representatives from Developer and City. The Joint Development
Corporation shall oversee partnership development between the Developer and City, including, without limitation,
the development identified in the Joint Plan. In accordance with Section 1.3.5(2)(a) and (b), each party shall place
two hundred fifty thousand dollars ($250,000.00) into the Joint Development Corporation as start-up capital; and
Developer shall place an additional one million dollars ($1,000,000.00) during the life of TID #14 into the Joint
Development Corporation to be used towards, among other things, new housing construction subject to the City of
La Crosse housing replacement standards and in accordance with the Joint Plan. The Joint Development
Corporation shall review and update, when appropriate, the Joint Plan every five (5) years.

4.3  Annual Review of Project Plans, Service Delivery Costs, Development Agreement
Compliance, Contribution Disbursements, and Reinvested Contribution Disbursements. The parties shall
meet at least annually to discuss the parties’ ongoing and future projects and plans to assist the City in planning for
its police, fire and other services. The parties will also discuss development agreement compliance, Contribution
disbursements and which projects and plans, concerning Reinvested Contribution disbursements, to pursue in the
upcoming calendar year. This meeting shall occur in early spring of each year to allow sufficient time to analyze
and include such projects and plans into the City's budget process, which typically commences in March.
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ARTICLEV
CONDITIONS PRECEDENT TO CITY OBLIGATIONS

The City's obligations under this Agreement are conditioned upon the following:

5.1.  No Violation or Default. Developer shall not be in violation of any of its governing documents.
Developer shall be in material compliance with all provisions of this Agreement.

5.2.  Plans and Specifications. Developer shall have provided the Real Estate Plan, which Real
Estate Plan must be acceptable in all respects to the City and shall have been approved by the City Plan
Commission with input, if any, from the Board of Public Works.

5.3.  Insurance. Developer shall have delivered to the City certificates of all insurance required under
this Agreement showing the City as an additional insured. Said insurance shall not be cancelled, non-renewed nor
have any material changes without providing thirty (30) days advanced written notice to the City.

5.4.  Approvals and Permits. The Developer shall, at its expense, have obtained all necessary
approvals and permits necessary to undertake the Project on the Real Estate, including but not limited to, site plan
review, zoning approvals, and any other local, state or federal approvals or permits.

ARTICLE VI
CONDITIONS PRECEDENT TO DEVELOPER'S OBLIGATIONS

Developer's obligations under this Agreement are conditioned upon the following:

6.1 No Violation or Default. City shall not be in violation of any of its governing documents. City shall
be in material compliance with all provisions of this Agreement.

6.2  Condition. Developer's obligation’s to consummate the transactions contemplated by this
Agreement shall be subject to receipt of all approvals, permits and licenses necessary to develop the Project
including:

All approvals, permits and licenses required to commence construction;

All approvals of the plans and specifications;

City of La Crosse building permits; and

All zoning permits and/or approvals relating to the proposed use and construction of the
parking ramp.

a0 o

The City shall use its best efforts to expedite the review of any and all applications for permits and other approvals
controlled by the City, it being understood that such best efforts shall require only that the City act expeditiously and
promptly in its review and processing of the applications and related materials submitted by Developer, but shall not
change the standards or criteria pursuant to which any permit or approval shall be considered. It is further
understood that the City cannot guarantee the issuance of any particular permit, license or other approval. Rather,
such issuance depends on the proper exercise of authority of a governing body and/or city officer, for example, a
quasi-judicial determination by a board or commission.
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ARTICLE VII
REPRESENTATIONS, WARRANTIES AND COVENANTS

Developer represents and warrants to and covenants with the City, and the City represents and warrants to
and covenants with Developer, respectively as follows:

7.1.  No Material Change. All copies of documents, contracts and agreements which Developer has
furnished to the City, or its agents are true and correct. There has been no material change in the business
operations of Developer except pursuant to the conduct of its ordinary business.

7.2.  Taxes. Developer has paid, and shall pay when due, all federal, state and local taxes, and shall
promptly prepare and file returns for accrued taxes. If necessary, Developer shall pay when due all payments in
lieu of taxes and special charges required under the terms of this Agreement.

7.3.  Compliance with Zoning. Developer covenants that the Real Estate, upon completion of the
Project, will conform and comply in all respects with applicable federal, state, local and other laws, rules, regulations
and ordinance, including, without limitation, zoning and land division laws, building codes and environmental laws.

7.4.  Payment. All work performed and/or materials furnished for the Project, other than the Public
Improvements, shall be fully paid for by Developer.

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

7.6.  Good Standing. Developer is 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. Developer is duly licensed or qualified to do business and in
good standing in the State of Wisconsin and all other jurisdictions in which failure to do so would have a material
adverse effect on its business or financial condition.

7.7.  Due Authorization. The execution, delivery and performance of this Agreement and all other
agreements requested to be executed and delivered by Developer hereunder have been duly authorized by all
necessary corporate action of Developer and constitute valid and binding obligations of Developer, in accordance
with their terms, subject only to applicable bankruptcy, insolvency, reorganization, moratorium, general principles of
equity, and other similar laws of general application affecting the enforceability of creditors' rights generally. The
City represents and warrants to Developer that it has the power, authority and legal right to enter into all of the
transactions and to perform all of the covenants and obligations required to be entered into or performed by City
under this Agreement.

7.8.  No Conflict. The execution, delivery, and performance of Developer's obligations pursuant to this
Agreement will not violate or conflict with Developer's Articles of Incorporation or any indenture, instrument or
material agreement by which Developer is bound, nor will the execution, delivery, or performance of Developer's
obligations pursuant to this Agreement violate or conflict with any law applicable to Developer.

7.9.  No Litigation. There is no litigation or proceeding pending or threatened against or affecting
Developer or the Project or any guarantor that would adversely affect the Project, Developer or any guarantor or the
priority or enforceability of this Agreement, the ability of Developer to complete the Project or the ability of
Developer to perform its obligations under this Agreement.
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7.10. No Default. No default, or event which with the giving of notice or lapse of time or both would be a
default, exists under this Agreement

7.11. Fees and Commissions. The City shall not be liable for any broker fees or commissions incurred
by the Developer in connection with any transactions contemplated by this Agreement.

7.12. Compliance with Plans. Developer will cause the Project to be constructed in accordance with
the Real Estate Plan and will promptly correct any defects in construction or deviations from the Real Estate Plan.

7.13. No Changes. Developer shall not, without City's prior written consent: (i) consent to any
amendments to any documents delivered to City pursuant to this Agreement; or (i) approve any changes in the
Project or the Real Estate Plan or permit any work to be done pursuant to any changes.

7.14. Inspection of Project. Developer shall permit City, its inspectors and/or its construction
consultant, at all reasonable times and at no cost: (a) to inspect the Project and all matters relating to the
development thereof, and (b) on reasonable notice, to inspect all of Developer's books and records pertaining to the
Project. City assumes no obligation to Developer for the sufficiency or adequacy of such inspections, it being
acknowledged that such inspections are made for the sole and separate benefit of City. The fact that City may
make such inspections shall in no way relieve Developer from its duty to independently ascertain that the
construction of the Project and Developer's compliance with this Agreement is being completed in accordance with
the approved Real Estate Plan and the terms and conditions of this Agreement.

7.15. Notification. Developer shall:

a. As soon as possible and in any event within five (5) business days after the occurrence of
any default, notify City in writing of such default and set forth the details thereof and the
action which is being taken or proposed to be taken by Developer with respect thereto.

b. Promptly notify City of the commencement of any litigation or administrative proceeding
that would cause any representation and warranty of Developer contained in this
Agreement to be untrue.

G Notify City, and provide copies, immediately upon receipt, of any notice, pleading, citation,
indictment, complaint, order or decree from any federal, state or local government agency
or regulatory body, asserting or alleging a circumstance or condition that requires or may
require a financial contribution by Developer or any guarantor or an investigation, clean-up,
removal, remedial action or other response by or on the part of Developer or any guarantor
under any environmental laws, rules, regulations or ordinances or which seeks damages
or civil, criminal or punitive penalties from or against Developer or any guarantor for an
alleged violation of any environmental laws, rules, regulations or ordinances.

7.16. Correction of Defects. Developer shall, upon demand of City (and City may rely on the advice of
its inspector and shall not be liable for any errors in such advice), correct any material defect, structural or
otherwise, in the Project or any departure from the Real Estate Plan.

7.17. Not for Speculation. Developer represents and warrants that its acquisition of the Real Estate
and its undertakings pursuant to this Agreement shall be for the sole and express purpose of the redevelopment of
the Real Estate consistent with the Real Estate Plan and the terms and conditions of this Agreement and are not for
the speculation in land holdings.

23



03-30-12

ARTICLE VIII

DEFAULT

8.1 Developer's Default.

a.

Remedies. In the event (i) any representation or warranty of Developer herein or in any
agreement or certificate delivered pursuant hereto shall prove to have been false in any
material respect when made or (i) of Developer's default hereunder which is not cured
within sixty (60) days after written notice thereof to Developer, the City shall have all rights
and remedies available under law or equity with respect to said default. In addition, and
without limitation, the City shall have the following specific rights and remedies:

(1) With respect to matters that are capable of being corrected by the City, the City
may at its option enter upon the Real Estate for the purpose of correcting the
default and the City's reasonable costs in correcting same, plus interest at one and
one-half percent (1.5%) per month, shall be paid by Developer to the City
immediately upon demand;

(2) Injunctive relief;
(3) Action for specific performance; and
(4) Action for money damages.

Reimbursement. Any amounts expended by the City in enforcing this Agreement and the
obligations of Developer hereunder, including reasonable attorney's fees, and any
amounts expended by the City in curing a default on behalf of Developer, together with
interest at one and one-half percent (1.5%) per month, shall be paid by Developer to the
City upon demand and shall constitute a lien against the Real Estate until such amounts
are reimbursed or paid to the City, with such lien to be in the nature of a mortgage and
enforceable pursuant to the procedures for foreclosure of a mortgage.

Remedies are Cumulative. All remedies provided herein shall be cumulative and the
exercise of one remedy shall not preclude the use of any other or all of said remedies.

Failure to Enforce Not a Waiver. Failure of the City to enforce any provision contained
herein shall not be deemed a waiver of the City's rights to enforce such provision or any

other provision in the event of a subsequent default.

8.2 City's Default.

a.

Remedies. In the event (i) any representation or warranty of City herein or in any
agreement or certificate delivered pursuant hereto shall prove to have been false in any
material respect when made or (i) of City's default hereunder which is not cured within
sixty (60) days after written notice thereof to City, Developer shall have all rights and
remedies available under law or equity with respect to said default. In addition, and
without limitation, Developer shall have the following specific rights and remedies:

(1) Injunctive relief;

(2) Action for specific performance; and
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(3) Action for money damages.

h. Reimbursement. Any amounts expended by the Developer in enforcing this Agreement
and the obligations of City hereunder, including reasonable attorney's fees, and any
amounts expended by the Developer in curing a default on behalf of City, together with
interest at one and one-half percent (1.5%) per month, shall be paid by City to the
Developer upon demand.

c. Remedies are Cumulative. All remedies provided herein shall be cumulative and the
exercise of one remedy shall not preclude the use of any other or all of said remedies.

d. Failure to Enforce Not a Waiver. Failure of Developer to enforce any provision contained
herein shall not be deemed a waiver of Developer's rights to enforce such provision or any
other provision in the event of a subsequent default.

8.3 Mediation of Disputes Required. Unless the parties agree otherwise, prior to litigation and as a
condition precedent to bringing litigation, any party deeming itself aggrieved under this Agreement shall be
obligated to request nonbinding mediation of the dispute. Mediation shall proceed before a single mediator. The
parties shall split the costs of mediation equally. In the event of impasse at mediation, the aggrieved party may
then commence an action. However, the parties shall be bound to agree to alternative dispute resolution as
ordered by the Court.

ARTICLE IX
MISCELLANEOUS PROVISIONS

9.1. Assignment. Developer may not assign its rights or obligations under this Agreement without the
prior written consent of the City. Developer shall provide not less than forty-five (45) days advance written notice of
any intended assignment.

9.2, Nondiscrimination. In the performance of work under this Agreement, Developer agrees not to
discriminate against any employee or applicant for employment nor shall the development or any portion thereof be
sold to, leased or used hy any party in any manner to permit discrimination or restriction on the basis of race,
religion, marital status, age, color, sex, sexual orientation, physical condition, disability, national origin or ancestry
and that the construction and operation of the Project shall be in compliance with all effective laws, ordinances and
requlations relating to discrimination on any of the foregoing grounds.

9.3. No Personal Liability. Under no circumstances shall any trustee, governor, officer, official,
commissioner, director, member, partner or employee of the City or Developer, have any personal liability arising
out of this Agreement, and no party shall seek or claim any such personal liability.

9.4.  Force Majeure. No party shall be responsible to any other party for any resulting losses and it
shall not be a default hereunder if the fulfilment of any of the terms of this Agreement is delayed or prevented by
revolutions or other civil disorders, wars, acts of enemies, strikes, lockouts, fires, floods, acts of God, adverse
weather conditions, unforeseen site conditions that would not be disclosed by a diligent site review, unforeseen
archeological conditions, legally required environmental remedial actions, industry-wide shortage of materials, any
order, decree, law or regulation of any court, government or government agency, inability to obtain any
governmental licenses, permissions or authorities (despite commercially reasonable pursuit of such licenses,
permissions or authorities), or by any other cause not within the control of the party whose performance was
interfered with, and which exercise of reasonable diligence, such party is unable to prevent, whether of the class of
causes hereinabove enumerated or not, and the time for performance shall be extended by the period of delay
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occasioned by any such cause; provided however that any such event of Force Majeure shall not be the basis of a
delay of more than six (6) months.

9.5.  Parties and Survival of Agreement. Except as otherwise expressly provided herein, this
Agreement is made solely for the benefit of the parties hereto and no other person, partnership, association or
corporation shall acquire or have any rights hereunder or by virtue hereof. All representations, warranties, and
indemnifications contained herein shall survive the termination or expiration of this Agreement.

9.6.  Implementation Schedule and Time of the Essence. All phases and schedules which are the
subject of approvals, or as set forth herein, shall be governed by the principle that time is of the essence, and
modification or deviation from such schedules shall occur only upon approval of the City. The Mayor, or in the
Mayor's absence, the Council President, shall have the ability to postpone any deadline listed herein, up to a
maximum ninety (90) days. The Board of Public Works shall otherwise oversee the day-to-day operations of this
Agreement.

9.7.  Notices. Any notice, demand, certificate or other communication under this Agreement shall be
given in writing and deemed effective: (a) when personally delivered: (b) three (3) days after deposit within the
United States Postal Service, postage prepaid, certified, return receipt requested; or (c) one (1) business day after
deposit with a nationally recognized overnight courier service, addressed by name and to the party or person
intended as follows:

To the City: Attn: City Clerk
City of La Crosse
400 La Crosse Street
La Crosse, Wisconsin 54601

with a copy to: Attn: City Attorney
City of La Crosse
400 La Crosse Street
La Crosse, Wisconsin 54601

To the Developer: Attn: Jerry Arndt
Gundersen Lutheran Health System, Inc.
Mail Stop H03-006
1900 South Avenue
La Crosse, Wisconsin 54601

with a copy to: Attn: General Counsel
Gundersen Lutheran Health System, Inc.
Mail Stop GB1-001
1900 South Avenue
La Crosse, Wisconsin 54601

9.8. Governing Law. This Agreement shall be governed by the laws of the State of Wisconsin and
shall be deemed to have been drafted through the combined efforts of parties of equal bargaining strength. Any
action at law or in equity relating to this Agreement shall be instituted exclusively in the courts of the State of
Wisconsin and venued in La Crosse County. Each party waives its right to change venue.

9.9. Conflict of Interest. Developer shall avoid all conflicts of interest or the appearance of a conflict
of interest in the performance of this Agreement Developer is familiar with the City's prohibition against the
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acceptance of any gift by a City officer or designated employee, which prohibition is found in Section 2.48 of the
City of La Crosse Municipal Code. Developer agrees not to offer any City officer or designated employee any gift
prohibited by said Code. The offer or giving of any prohibited gift shall constitute a material breach of this
Agreement by Developer. In addition to any other remedies the City may have in law or equity, the City may
immediately terminate this Agreement for such breach. No member, officer or employee of the City shall have any
personal financial interest, direct or indirect, in this Agreement, nor shall any such member, officer or employee
participate in any decision relating to this Agreement.

9.10.  Execution in Counterparts. This Agreement may be executed in several counterparts, each
which may be deemed an original, and all of such counterparts together shall constitute one and the same
agreement.

911, Disclaimer Relationships. Developer acknowledges and agrees that nothing contained in this
Agreement or any contract between Developer and the City or any act by the City or any third parties shall be
deemed or construed by any of the parties or by third persons to create any relationship or third party beneficiary,
principal or agent limited or general partnership or joint venture or of any association or relationship involving the
City. Itis understood and agreed that Developer, in the performance of the work and services of this Project shall
not act as an agent or employee of the City and neither the Developer nor its officers, employees, agents,
licensees, sublicensees, subcontractors shall obtain any rights to retirement benefits or the benefits which accrue to
the City's employees and Developer hereby expressly waives any claim it may have to any such rights. Each party
shall be responsible for its own separate debts, obligations and other liabilities.

9.12.  Severability. Should any part, term, portion or provision of this Agreement or the application
thereof to any person or circumstance be in conflict with any state or federal law or otherwise be rendered
unenforceable, it shall be deemed severable and shall not affect the remaining provisions, provided that such
remaining provisions can be construed in substance to continue to constitute the agreement that the parties
intended to enter into in the first instance.

9.13. Termination.

a. Except for Sections 2.8 (Indemnity), 2.5(a) (Annual PILOT), 2.11 (Record Retention), and
9.5 (Survival), which shall survive the termination of this Agreement, this Agreement and
all obligations hereunder, shall terminate after twenty (20) years or the life of TID #14,
whichever is longer. This Agreement may also be terminated as provided in Article V
(Conditions Precedent to City Obligations), Article VI (Conditions Precedent to Developer
Obligations) and Section 9.9 (Conflict of Interest) hereof.

b. To the extent allowed by law and subject to the independent review of the Joint Review
Board as required by law, the City shall not close TID #14 before all Contributions are
made to Developer under this Agreement. Any extensions to TID #14 shall comply with
the required statutory process and applicable law. In the event the City closes TID #14
before all Contributions are made to Developer under this Agreement, then this Agreement
shall immediately terminate. Upon termination under this subsection:

(1) The parties shall no longer have any duty to perform any of their obligation s under
this Agreement including any obligation of Developer to make payments in lieu of
taxes under Section 2.5; and

(2) The City shall repay to Developer the total payments in lieu of taxes under Section
2.5 paid by Developer to the City to date.
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9.14. Memorandum of Agreement. The Developer agrees that the City may record this Agreement, or
a memorandum thereof, with the Register of Deeds for La Crosse County, Wisconsin. Any such memorandum
shall be in form and substance reasonably acceptable to the City and the Developer.

9.15. Covenants Running with Land. All of the covenants, obligations and promises of Developer set
forth herein shall be deemed to encumber the Development and run with the land described in Exhibit A and shall
bind any successor, assignee or transferee of Developer until such time as this Agreement is terminated.

9.16. Amendments. No agreement or understanding changing, modifying or extending this Agreement
shall be binding upon either party unless in writing, approved and executed by the City and Developer.

9.17. Time Computation. Any period of time described in this Agreement by reference to a number of
days includes Saturdays, Sundays, and any state or national holidays. Any period of time described in this
Agreement by reference to a number of business days does not include Saturdays, Sundays or any state or
national holidays. If the date or last date to perform any act or to give any notices is a Saturday, Sunday or state or
national holiday, that act or notice may be timely performed or given on the next succeeding day which is not a
Saturday, Sunday, or state or national holiday.

9.18. JURY TRIAL. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO A JURY TRIAL
ON ANY CLAIM OR CAUSE OF ACTION BASED UPON OR ARISING FROM OR OTHERWISE RELATED TO
THIS AGREEMENT. THIS WAIVER OF RIGHT TO TRIAL BY JURY IS GIVEN KNOWINGLY AND VOLUNTARILY
BY THE PARTIES AND IS INTENDED TO ENCOMPASS INDIVIDUALLY EACH INSTANCE AND EACH ISSUE
AS TO WHICH THE RIGHT TO A TRIAL BY JURY WOULD OTHERWISE ACCRUE. EACH PARTY IS HEREBY
AUTHORIZED TO FILE A COPY OF THIS SECTION IN ANY PROCEEDING AS CONCLUSIVE EVIDENCE OF
THIS WAIVER BY THE OTHER PARTY.

9.19. Construction. This Agreement shall be construed without regard to any presumption or rule
requiring construction against the party causing such instrument to be drafted. The headings, table of contents and
captions contained in the Agreement are for convenience only and in no way define, limit or describe the scope or
intent of any of the provisions of this Agreement. All terms and words used in this Agreement, whether singular or
plural and regardless of the gender thereof, shall be deemed to include any other number and any other gender as
the contest may require. In the event that any of the provisions, of this Agreement are held to be unenforceable or
invalid by any court of competent jurisdiction, the validity and enforceability of the remaining provisions or portions
thereof shall not be affected.

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

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

9.22. Execution of Agreement. Developer shall sign, execute and deliver this Agreement to the City on
or before the close of regular City Hall business hours forty-five (45) days after its final adoption by the City
whichever occurs later. Developer's failure to sign, execute and cause this Agreement to be received by the City

28



03-30-12

within said time period shall render the Agreement null and void, unless otherwise authorized by the City After
Developer has signed, executed and delivered the Agreement, the City shall sign and execute the Agreement. The
final signature date of the City shall be the signature date of Agreement (“Signature Date”).

IN WITNESS WHEREOF, the parties to this Agreement have caused this instrument to be signed and
sealed by duly authorized representatives of Developer and the City this __day of April, 2012,

DEVELOPER: GUNDERSEN LUTHERAN

[ opalds Al

STATE OF WISCONSIN )
)S.S.
LA CROSSE COUNTY )

i W’\G
Personally came before me thi&ﬁiH Eiay oMﬁﬁI,I\EO‘IQ, the above-named@ff"f&w ‘A'Tﬁ)’idé) k

-~ of the Developer to me‘mﬂo(he\}he\persons who executed the foregoing instrument and acknowledged the same.

r

=ownel YTk L hool~
“—Notary Public - State of Wisconsin 4|

My Commission __ {(- 2 ~{

CITY OF LA GROSSE, W|SCONSIN:  (SEAL)

athias Harter, Mayor

Countersigned:
(\/}m} h J.MW %/\-’B”Lm )

Teri Lehrke, City Clerk ae & U\L\/

STATE OF WISCONSIN )
)S.S.
LA CROSSE COUNTY )

" art
Personally came before me thise? 41" day of Ef)lril,(bmz the above named Mathias Harter, Mayor, and Teri
,Le%e, City Clerk, to me known to be the persons who executed the foregoing instrument and acknowledged the same,

*

&, JI\)\ e ¥ 1(’(%’ L—. ]‘-) ') (‘.( Ea {\ {"(/‘:]{:‘ ~

“Notary Public - State of Wisconsin

My Commission {12~
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This Document Was Drafted By:
Stephen F. Malty, City Attorney
City of La Crosse

400 La Crosse Street

La Crosse, Wisconsin 54601
608.789.7511

Daniel J. Lilly, General Counsel
Gundersen Lutheran Health System ,Inc.
Mail Stop GB1-001

1900 South Avenue

La Crosse, Wisconsin 54601
608-775-4615
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Exhibit A
Real Estate

See attached Legal Description
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Exhibit A
Gundersen Campus Legal Description

A part of the NW 1/4 of the NW 1/4, and the SE 1/4 of the NW 1/4, and the SW
1/4 of the NW 1/4, and the NE 1/4 of the SW 1/4 and the NW 1/4 of the SW /4
of Section 8, T15N, R7W, City of La Crosse, La Crosse County, more particularly
described as follows:

Beginning at the center of the intersection of Sixth Street South with Farnam
Street; thence easterly along the centerline of Farnam Street to the centerline of
Eighth Street South; thence southerly along the centerline of Eighth Street South
to the centerline of Tyler Street; thence easterly on the centerline of Tyler Street
to the centerline of Ninth Street; thence southerly along the centerline of Ninth
Strest to the centerline of Green Bay Street; thence easterly along the centetline
of Green Bay Street to the extended east line of Lot 1 of Heilleman Industrial Plat;
thence southerly along said extended line to the northeast corner of said Lot 1;
thence along the East line thereof South 00°01'31" East 230.11 feet to the
Northerly line of that parcel described in Volume 1212 of Records, Page 794,
Document Number 1186973; thence along said Northetly line of the arc of a
501.51 foot radius curve, cancave to the Southwest, the chord of which bears
North 74°28° 05" West 69.06 feet, a distance of 69.11 feet to Point B; thence
continuing along said Northerly line North 78°24'69" West 22.30 fect; thence
continuing along sald Northerly line on the arc of a 621,77 foot radius curve, the
chord of which bears North 80°42'18" West 49.71 feel, a distance of 49.72 feet;
thence continuing along said Northerly line North 84°07'41" West 50.22 feet to
the Northeasterly right-of-way line of South Avenue. Thence continue on said
line to the centerline of South Avenue; thence southerly along said centetline to
the extended northwesterly line of a parcel described in Volume 826, Page 630,
Document Number 1013237 of County Records; thence southwesterly along said
extended line and along the northerly and westerly line of said parcel to the north
line of Scham's Business Addition; thence westerly along said north line to the
northwest corner of Lot 3 of said Addition; thence southwesterly and easterly
along sald Lot 3 boundary to the southwestern most line of Lot 2 of said Addition;
thance southeasterly and easterly along the boundary of said Lot 2 to the west
line of Shooling Park Addition; thence southerly along said west line to the south
line of Maple Street; thence southeasterly to the south line of sald addition;
thence southetly along the extended west line of Lot 8 of Shooting Park Addition
118.6 feet; thence S 89°28'18" E fo a point that is 267 feet west of the east line of
the Northeast Quarter of the Southwest Quarter of Section 8; thence southerly
along a line that is 267 feet west of said east line 300 feet; thence east 267 feet
to said east line; thence south along said east line to the southeast corner of the
Northeast Quarter of the Southwest Quarter of Section 8; thence westerly along
the south line of sald quarter, quarter to a point 1066.55 feet east of the
southwest corner of said quarter, quarter (as measured along said south line);
thence N 33°14'30" W 1988.79 fest; thence N60°43'20" W 70.50 feet; thence




South 89°42'40"W 900 feet more or less fo the west line of said quarter, quarter;
thence northerly along said west line 283 feet more or lass to the northern
bulkhead line of Swift Creek; thence S88°27'W 75 feet more or less to a bend in
sald bulkhead line; thence following along said bulkhead line for the next nine
calls; $62°32'20" W 105.4 fest; S 0°34' W 132.0 feet; S 37°37'W 7.0 feet; S
89°52'20" W 463.5 feet; N87°8'11" W 220.80 feet; N67°22'31" W 66.90 feet;
NS5°50'61" W 375.20 feet; S34°31'39" W 26.5 feet; N66°54'51" W 29.96 fest to
the east line of Seventh Street; thence continue on same line to the centetline of
Seventh Street; thence northerly along said centerline to the intersection with
South Avenue and Tyler Street; thence easterly on the centetline of Tyler Street
to the centerline of Sixth Street; thence northerly along the centerfine of Sixth

Street to the point of beginning.




L 40 | L33HS

=i Ere——
LO9YS M ‘3SSOHD V1 N . . ;Ez@m@
d6z GOl b 1S Q¥¢ 'S zlzl /#/ (SANUYA HLOM) = /T NN 8 NOI3S #/1 M [
pe S ONI 02 ONIA3ANNS Frtb o~ . d0VId SKIS =S N /T MS I 1 JS;
_ ” % ONIMIINIONT ISSOHD ¥ o T R IR &5y AT , &
00z = ,l ‘3W0S St Zn R e P, o S TOR : 'S
o Qoo e e TR g, g v 133 33 | Sie
o o o L0gkS M ‘ISSOMI V1 w & B, @S0l 32 7 / 28
° o 3AY HLNOS 006l ¥ 1Be0r.veN ! o
o o NYHIHLNT NISHIANND o 7 £.58N) 7
3= S R X
~ T o
[z2z g L |
TR _ , jm‘._?,a.nmm.m,
qu_jM C9ZLBLL ANV 'lEegacl |
QU un ‘0Ceg9el ON ‘SININND0O 4O SNOILLIMOS3d _ . ik |
o 55 3FHL NI SHOMY3 OL 3N0 NOILVINOJSNVYL 4 0T A&
W 40 LNINLHYJIQ NISNODSIM IHL 0 | A4 0c'e . i
o Sl HSH0ZOd 1Y380Y A8 JI0A0HJ SILYNIOHOOD _ M.0Z.25 = |
IS WOM4 ONV 1¥Td AVM—4C—LHOIM 3HL NO 3NIT . te | Z
oz IONINFATY IHL A8 LTNE IHIM ‘L1220~ 1vaL _ %~ . Yo | 8
S ONV 1Z2-90—+#9L SLOZrONd AVM—40-LHOIY Fey R
Ny T “IANNIAY HLNOS SNOTY AVM—30—LHOIN IHL _ A
“3LON QL \ ;.M z =~
LNIW3NSY3N 03090334 ( ) | 3.02,£5.0vN A LNE & I #
W, zLEimeEs 28 (3 = |
5 =1 —
MESETooN | M.BLOLIFN | #6726 | .0LGE.60 | 4006 | G195 | 89 ,&Mﬂ&@ ; ,mm W jm
JETEVON |3, 1L bG.20N | 55'BEL | L9C.0WED | £S'BEL |60°GC0Z| £D @%A@ egh Mo
3.86,£0.10N 2 = : ; £¥o s o3 &
Mzzoozon |[M.CLES.OON| G9'9¢L | ,0Z¥S.CO | B9GCL |60'S00Z| 93 A% 156G 25 I
e oF  3.8./.66N o |
NoLS LN |, 0c.0L1EN| 88'95Z | ,90.£6.62 | 65'66Z |£€8Sk | 9D ey L EEe g z5 % 0]
.£0,60. I LEC.BEN V4 s ,
M, E0,60.9¢N , N —— s e ~ =
M eyans |M.9v.6E.69N| 69T | L9ZL0.Ly | 9L9if |£gBGy | #D 7 ] B2\ = ,7 7
oo | "SCSSEEN | oze0L | 00,0680 | 08601 |pi9se| €9 | > Y 8Rkg ~
M.6C,0. VBN . . ; ; = |
e ot tan |MrEsS.ZeN| ¥60r | LOLYEE0 | SEOv |.Zu69| 2D 7 = B
M0, 15.6VS . " " |
MO0 o zee | M0SBLIYS | ,09'GZ | L07.50.£0 | ,19'GZ |£@'90Z| 1O k , /, |
ONIMY3IE | ONIMVW3E | HLONZT | 319NV | HLONIT [SNIavy [3AMND v @ \E
| IN3ONvL | CaoHd QHOHD | WHINID Quv 813308 235 Gfleer oﬁ@@ﬁa/.y@ e |
3,08 SE IR T -EO\E
Fors” AN
'NISNOOSIM ‘ALNNOD ESSOHD VT 'ASSOMD V1 40 ALID 'LSEM 4 HONVY Al 50 e,
‘HIYON ST dIHSNMOL ‘8 NOILOHS NI TIV ‘MALIVNS LSAMHIMON THL 40 ¥ALIYND o " g 9
LSEMHLNOS FHL 40 [dVd ANV "YIIMVAD LSHMHIMON HHL 40 NALMVND LSIMHLIMON FHL 40 mw._%w.mhm%mﬂm/ ﬁ»
LYVd ‘NOILIQAY SONVT W'D 40 S ANV ‘v ‘6 ‘2 'I SLOT 40 Ldvd ANV 4 ONV 9 SLOT 40 TIV 2

dVIN AHALINS JHIIILEHD

8 NOILD3S ¥0D MN




PRELIMINARY PLAT
GUNDERSEN ADDITION

PARTS OF THE NORTHAEST 1/4 OF T=E NORTHAEST 1/4, THE SOUTHAEST 1/4 OF THE
NORTHSEST 1/4, THE SOUTHEAST 1/4 OF T=E NOSTHWEST 1/4, THE NCATHAEST 1/4 OF THE
SCUTHAZST 1/4, THE WIRTHEAST 1/4 OF THE '-!UTN!'ST \/4 AT Lo‘s L& 208 CERTF{D
su?\z MA? VOLUVE 1, PACE E5 AND FAST OF HEL

T ';t B, TOWNSHP 15 WOTTH, RANGE 7 hfF c<Tf c»r L-\ c=:r=<£ LA CROSSE cn_\‘ri
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LEGAL DESCRIPTION

A parcel of land to be used for street purposes, belng part of the SE 1/4
of.the NW 1/4 of Sectlon 8, Township 15 North, Range 7 West, City of
La Crosse, La Crosse County, Wisconsin, described as follows: .

Commencing at the North one-quarter of said Section 8, thence South 1
degree 39' East 1356.30 fest to the South right-of-way line of Green Bay
Street extended; thence West 40,02 feat along said South line to the West line
of West Avenue; thence continue West 1056,47 faot along sald South line to
the point of beginning of this description; thence continue West along sald
South line 159,53 fest to the East line of Ninth Street; thence South 1 degree

North right-of-way of the Burlington Northern Railroad and a point on a curve .
concave to the South having a radius 0f 1450.4" fest and a central angle'of0
degrees.34' 40"; thence Easterly along the arc of sald-curve 14.63 feet; the
chord of.sald curve bears South 76 degrees 57' 40" East 14.63 feet; thence
North 48.degrees 23'.West 169.49 feet; thence North 3 degrees 23' West -
16.97 feet; thence North 41 degrees 37' East 49.70 feet to a point of a curve -
concave to the South having a radius of 148.50 feet and'a central angle of 48
degrees 23"; thence Northeasterly along the arc of sald curve 125,40 feet ta
the point of beginning. The chord of sald curve bears North 65 degrees 48" -

30" East 121.71 feet.




Legals - LaCrosse - 6/172968701 ORDINANCE NO. 4098 An Ordinance to amend
Section 15.02(B) of the Code of OrdInances of the City of La Crosse by transferring
certaln property from the Public and Semi-Public District to the Planned

avelopment District (Specific) (2123 Sims Place). THE COMMON COUNCIL of the
Clty of La Crosse do ordaln as follows: SECTION I: Subsectien (B) of Sectlon 15,02
of the Code of Ordinances of the Clty of La Crosse Is hereby amended by
transferring certaln property from the Publlc and Semi-Public Distrlct to the
Planned Development Dlstrict (Speclfic) on the Master Zoning Map, to-wit: Part of
the NW of the SW of Sectlon 8, T15N, R7W, City of La Crosse, La Crosse County,
WI, described as follows: Beglnning at the Northeast corner of the Clty of La
Crosse computer parcel number 17-50278-128 (Shumann Apartments); thence
58946'W along the North line of sald parcel 71.0 feet to the East line of the City of
La Crosse computer parcel number 17-50278-124 (Christophersen House); thence
N025F along the East Bne of sald parcel 132 feet more or less to the North line of
the NW of the SW of sald Sectlon 8; thence East along sald North line 203 feet;
thence S025'W to a polnt N8346°E 132 feet from the point of beglnning; thence
58946'W 132 feet to the polnt of beginning. SECTION I11: This ordinance shall take
. effect and be In force from and after Its passage and publlcation, /s/ John D,
Medinger, Mayor /s/ Terl Lehrke, City Clerk Passedi6/12/03 Approved:6/12/03
Published:6/17/03

Location: WI Date: 6/17/2003 ]

Source: La Crosse Tribupe

Legals - LaCrosse - 6/17,242968697 notice of hearing on amendment to zoning
restriction TO WHOM IT MAY CONCERN: Notlce Is hereby glven that the Common
Councll of the Clty of L.a Crosse hy Its Judlclary and Administration Comimittee will
hold a public hearlng upon the proposed change In the zonlng ordinance
herelnafter set forth, Such public hearlng will be held at 7:30 p.m. on Tuesday,
July 1, 2003 In the Councll Chambers In the Clty hall in the City of La Crosse, La
Crosse County, Wisconsin. You are further notlfied that the Clty Plan Commisslen
of the Clty of La Crosse will meet to consider such ordinance on Menday, June 30,
2003 at 4:00 p.m. In the 5th Floor Conference Room In City Hall, In the City of La
Crosse, La Crosse County, Wisconsin, Sald proposed ordinance will also go before
the Committee of the Whole on Tuesday, July 8, 2003 at 7:30 p.m, and final action
will be determlined by the Commeon Councll on Thursday, July 10, 2003 at 7:30
p.m., both In the Council Chamber In the City Hall In the City of La Crosse, 1.a
Crosse County, Wisconsin. You are further notifled that any person Interested may
be heard for or agalnst such proposed change, and may appear In person, by
attorney or may flle a formal objection, which objection forms are avallable In the

Office of the City Clerk, Such proposed change set forth [n the ordinance now
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03-30-12

Exhibit B

Description of Project

Taxable Base Development Property is defined as follows:

Description $ Amount Date
Ramp(s)-549 cars $ 8,955,100 12-31-08
Habitat for Humanity $ 317,300 12-31-07
Homes
Clinic Expander/Extender $ 9,031,200 12-31-08
Data Center $ 4,683,900 12-31-09
Gund Brewery Lofts $ 1,678,800 12-31-07
Green Bay Building $ 441,400 12-31-07
Total $ 25,107,700

Additional Gundersen Campus Development in Excess of Base Development Property is defined as

Description $ Amount Date
Hotel $4,000,000 01-31-16
Restaurant $1,000,000 01-31-16
Total $ 5,000,000

Tax Exempt Base Development Property for which a PILOT is paid is defined as follows:

Description

$ Amount

Date

Ramp-614 cars est.

$11,922,900 01-01-11

32




03-30-12

Exhibit C
Description of Public Improvements

Project Estimated Value
Streetscaping/Corridor Enhancements/Railroad Improvements $1,500,000

Bluff Slough/Swift Creek Work $ 330,000

Park Improvements $1,400,000

VIP Trail Connection to South Avenue TBD

New Housing $1,000,000

33



03-30-12

Exhibit D
Construction Schedule

Description Target Date
Joint Neighborhood-Campus Plan (“Joint Plan”) 01/31/113
Joint Development Corporation 07/31113
Construction of Hotel 01/31/116
Construction of Restaurant 01/31/16

34

Responsible Party
City and Developer
City and Developer
Developer

Developer



03-30-12
Exhibit E
Monetary Obligation Example

See attached Exhibits E-1 and E-2.

35
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Exhibit F
Maps

See attached Maps
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Exhibit G
Calculation of Base Development Amount and Cash Grants

See attached Exhibits G-1, G-2, G-3, G-4, and G-5.
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Address
Tax Parcel ID

2006
Land
Imp.
Total

2007
Land
Imp.
Total

2008
Land
Imp.
Total

2009
Land
Imp.
Total

2010
Land
Imp.
Total

2011
Land
Imp.
Total

3/30/2012

Exhibit G-2
Habitat for Humanity Homes

3 Habitat for Humanity Homes
1411 4th St. S. 1417 4th St. S. 1421 4th St. S.
17-30097-160 17-30097-170 17-30097-180

14,300
0
14,300

14,300
120,200
134,500

14,300
120,200
134,500

14,300
120,200
134,500

14,300
120,200
134,500

14,300
120,200
134,500

13,300
0
13,300

13,300
106,600
119,900

13,300
106,600
119,900

13,300
106,600
119,900

13,300
106,600
119,900

13,300
106,600
119,900

Total Val. Inc.

14,300 41,900 Base

0 [4] Base

14,300 41,900 Base
14,300 41,900 0
90,500 317,300 317,300
104,800 359,200 317,300
14,300 41,900 0
90,500 317,300 317,300
104,800 359,200 317,300
14,300 41,900 0
90,500 317,300 317,300
104,800 359,200 317,300
14,300 41,900 0
90,500 317,300 317,300
104,800 359,200 317,300
14,300 41,900 0
90,500 317,300 317,300
104,800 359,200 317,300
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Exhibit G-5
Parking Ramp #2 / Annual PILOT

Parking Ramp #2
Address
Tax Parcel ID Val. Inc.
2006
Land 293,400 Base
Imp. 0 Base
Total 293,400 Base
2007
Land 293,400 0
Imp. 0 0
Total 293,400 0
2008
Land 353,600 60,200
Imp. 0 0
Total 353,600 60,200
2009
Land 353,600 60,200
Imp. 0 0
Total 353,600 60,200
2010
Land 577,900 284,500
Imp. 0 0
Total 577,900 284,500
2011
Land 577,900 284,500
Imp. 11,638,400 11,638,400
Total 12,216,300 11,922,900

Note 1: Parking Ramp #2 become tax exempt on January 1, 2011.

Note 2: Under the terms of the development agreement, Parking Ramp #2
requires a PILOT, which is treated as a payment of taxes for purposes
of calculating cash grants.
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Exhibit H
Living Wage Resolution

See attached Living Wage Resolution.
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Lo 'S L-‘JH\OA\QQ%Q |

.
=
H
REPORT OF comm TTEE %
To the Ho : §
norable Mayor and Common Council of the City of La Crosse: (‘,‘
Your Judiciary & Administrati : : C
on April 8, 2003, h:v?ng und?rizéﬁ?:j.;zg:? the iif&é‘i‘é'f‘““'}"?-& Personnel Commitiee >
wage for construction contracts and develo s that oo pproving a living :
o . id cevelopment agreements that are financed i C
W"h. Cl“)"ﬂmds which bene{il primarily a single business crganization so thcat f;;?l&::s v
and individuals meel a certain minimum leve] of decency, recommends the same be L
adopted as second amended.
Respectfully submitted,
Richard P, Becker, Chmn David R, Morrison, Chmn.
Charles Clemence Joe Ledvina
APR 2 3 2003 Dave Goodin Douglas Farmer
Jon M, Olson Mark Johnsrud %37 AND
fg;( Todd Olson Mark Meyer RESOLUTIC ! ADOPTED
ﬂ ( : Robert Slaback uPR 1
\
W SECOND AMENDED RESOLUTION Bv coUR e
WHEREAS, La Crosse is and will continue to be a business friendly community,

and

WHEREAS, City of La Crosse taxpayers subsidizc low wage jobs through
increased taxes for health and human services for the poor, and

WHEREAS it should be a basic right of all workers to eamn a living wagc in
accordance with State law and in order to provide for their families and to meel a certain

minimum level of decency, and

WHEREAS-the-Giby-of-La-Gresse-lets-many-contrets-cach-year-for-malntenonse;
eonstruotion-and-repair-projects-and-consideringthedimpaot-that these projests-have-en
the-twipaying-eitizens-of-the-Gity-these-eentrasisshould-net-ellow-the-werlete be
performed-abamewnge-tessthen-ativing-wage:

NOW, THEREFORE, BE IT RESOLVED by the Common Council of the City of
La Crosse that said living wage be not less than 110 percent of the annual income of'a
family of four, based on the U.S. Department of Health and Human Services most recent
poverty guidelines, which wage at the current time would be $9.73 38 per hour.




that in order for said living wage 10 o*
e R;SOL?:EE;:, t;e City of La Crossé shall not enter 1nto any

accordin . : : ey benefit of a single business
r capital ex enditure for the primary Qi
development xalg.rf:fmnﬂﬂti tois dgmnsugte 4 that the majority Of the full-time jobs created or

organization, unless SEI
z:xp::%ned by the expenditure will command wages equal to or greater than this living

wage amount.

BE IT FURTHER RESOLVED that this Jiving wage policy should not apply to
any job that is subject to the prevailing wage laws, in which event said applicable
prevailing wage law shall apply, and that the same not displace or disrupt the past
practices of utilizing union labor wages in such cases.

~ BEIT FURTHER RESOLVED that this resolution shall not in any way be used
3: xsk u:g same intended to reduce wages received by full-time skilled and unskilled
OTKCIS,

BE 1T FURTHER-RESOLVED-hat-thi
tax-exemplorganizations; which-are-o *ethmm%mﬂmmem
' p-from-state-and-federal-income-tnk: '

Typed: 4-9-03
Approved:



