06.20.25

CHALMERS PHASE 3
DEVELOPMENT AGREEMENT

This Chalmers Phase 3 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"), the and
The Chalmers Residences, LLC, a Wisconsin limited liability
company with principal offices located at 1818 Parmenter Street, Suite
400, Middleton, Wisconsin 53562 ("Developer”).

WITNESSETH:
Whereas, Developer proposes to purchase, own, develop
construct, improve and equip a multi-story building with approximately This space is reserved for recording data
80 general occupancy rental units, including structured parking stalls, Retum to
defined below as the “Project,” within the City of La Crosse on property City Attomey
it will purchase and own, all of which property is more particularly La Crosas Wi 4601

described in Exhibit A (“‘Real Estate”);

Parcel Identification Number/Tax Key Number

Whereas, the goals for the Real Estate include encouraging

private residential 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, the City finds it necessary to further redevelop an area of the City within Tax Incremental District
No. 17, (“TID #17"), in order to further redevelop an area of the City, reduce underutilized property, grow the tax base
and stimulate commercial and residential activity as well as provide for a place of employment and residence for
citizens of the State and the City;

Whereas, Section 66.1105, Wis. Stat., empowers 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 the Real Estate is essential to
the economic health of the City and other taxing jurisdictions within the City; (2) the proposed development of the
Real Estate through the construction of the Project is an integral part of the residential and commercial needs of City
residents, local businesses 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 Developer and the City agree that the Real Estate’s development and improvement 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 job creation; 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 Master Plan to be prepared by the
Developer and approved by the City Design Review Committee;

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 #17;
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Whereas, in order to induce Developer to undertake the Project, the City has agreed to pay for certain costs
included in the project plan of TID #17 (“TID Project Plan”) through the use of existing municipal funds and/or the use
of borrowed funds 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 to the extent
of the investment proposed;

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

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:

ARTICLEI
PURPOSE; LAND; DEFINITIONS; EXHIBITS

1.1.  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 #17:

The Real Estate, described on 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 creation and to expand and enhance the
tax base and stimulate commercial and residential activity within the City, the City intends to undertake certain project
costs and public improvements, if any, 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. 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 Master Plan and as
approved by the City Design Review Committee.

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. “"Agreement” means this Chalmers Phase 3 Development Agreement by and between the
City and the Developer, as amended and supplemented from time to time.

b. “City” means the City of La Crosse, Wisconsin, a Wisconsin municipal corporation.

c. “Construction Schedule” means the construction timetable set forth on Exhibit F.
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d. “Contribution” means the contribution or cash grant that is made through this Agreement to
incent Developer to undertake the development and assist the Project and for which the
Monetary Obligation is incurred.

e. "Developer” means The Chalmers 1 Residences, LLC, a Wisconsin limited liability company.

f. "Master Plan" means the Master Plan for the Real Estate prepared by the Developer and
approved by the City Design Review Committee as well as all subsequent revisions thereto
that are prepared by Developer and approved by the City Design Review Committee.

g. “Monetary Obligation” means a limited and conditional monetary obligation of the Tax
Increment generated from the Project in a maximum aggregate amount of one million eight
hundred fourteen thousand seven hundred forty-eight dollars ($1,814,748.00), that is
incurred, in one or more installments, and that is payable over the time not to exceed the
duration of the TID #17; more specifically:

(1)  Calculation. Effective September 1, 2029, the City shall be obligated to pay
a Contribution calculated as the Tax Increment resulting from an increase
in real property tax base from the Project not to exceed the lesser of: (a) an
aggregate one million eight hundred fourteen thousand seven hundred
forty-eight dollars ($1,814,748.00), or (b) eighty-five percent (85%) of the
actual Tax Increment resulting from an increase in the real property tax
base from the Project for tax years 2028-2035 as further defined in Section
3.1 of this Agreement. The difference, if any, between the actual Tax
Increment resulting from an increase in the real property tax base from the
Project for any tax year for which a Contribution would be paid and the
aggregate maximum one million eight hundred fourteen thousand seven
hundred forty-eight dollars ($1,814,748.00), shall be retained by the City.

(2)  Disbursement Date. After determining compliance with this Agreement and
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 #17 by law,
whichever occurs first.

(3)  Conditions. The City’s obligation to make Contributions on the Monetary
Obligations is conditioned on:

(@) The determination by the City Assessor of compliance with the tax
minimum described in Section 2.6(b) of this Agreement;

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

(c) Substantial Completion of the Project in general accordance with
the Master Plan, Project Cost Breakdown and Construction
Schedule;

(d) Submission by Developer of verifiable costs, invoices, lien waivers,
proof of financing costs and any supporting documentation as
reasonably requested by the Finance Director and Economic and
Community Development Commission. Said documents shall be
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)

in form and content reasonably acceptable to the Finance Director
and Economic and Community Development Commission 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 any other agreement between the Developer and
City; and

() The use of the Contribution for eligible project costs under the Tax
Incremental Law; and

(g) Continued compliance with any and all applicable federal, state
and local laws, regulations and ordinances by Developer.

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

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 proceedings after
fling a claim with the City and complying with any other applicable
provisions of this Agreement.

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 #17 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 of a Developer default and any applicable cure
period, described in Section 7.1 of this Agreement, the City may withhold
any Contribution that is due and payable and may further seek the recovery
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14.

of any Contribution that has already been paid or disbursed, which shall
become immediately due and payable.

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

“Project” means the development and improvement of the Real Estate by constructing and
equipping a multi-story building with approximately 80 general occupancy rental units
including structured parking stalls on the Real Estate all as described in more detail on
Exhibit B and in accordance with the Master Plan. Subject to the terms and conditions of
this Agreement, uses for the Project shall be determined by zoning. The term, “Project’
excludes personal property and land.

"Project Cost Breakdown" means the minimum construction costs of the Project and consists
of the cost breakdown of construction and non-construction cost items (i.e., a line-item
budget), clearly identifying development, construction, financing, contingency and all other
direct and indirect costs of construction of the Project, all as described in more detail on
Exhibit E and in accordance with the Master Plan.

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

‘Real Estate” means the real property described in Exhibit A.
“Signature Date” has the same meaning as provided in Section 8.22 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, and
landscaping) and the issuance by the Project architect of a certificate of substantial
completion or 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 or increase in real property taxes received by the
City with respect to the Real Estate which is generated by TID #17.

"Tax Incremental Law" means Section 66.1105, Wis. Stats., as amended and superseded.
"TID #17" means the Tax Incremental Financing District Number 17 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 #17, including all approved amendments
thereto.

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

a.

Exhibit A. Real Estate
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Exhibit B. Description of Project

Exhibit C. Restrictive Covenant

Exhibit D. Description of Public Improvements
Exhibit E. Project Cost Breakdown

Exhibit F. Construction Schedule

Exhibit G. Monetary Obligation Example
Exhibit H. Pro Forma Financial Statement

Exhibit I. Sample Look Back Calculation

ARTICLE Il

DEVELOPER OBLIGATIONS

2.1.  Acquire the Real Estate. By July 1, 2025, Developer shall acquire fee simple title to the Real Estate.

2.2. Develop the Real Estate. Developer agrees to develop and improve the Real Estate by undertaking
the Project, all in accordance with the Master Plan, the Project Cost Breakdown and the Construction Schedule.

Site Preparation. Developer shall prepare the Real Estate for construction of the Project,
including, without limitation, any necessary demolition or other removal of improvements or
preparation currently located on the Real Estate.

Construction Schedule. Developer shall attempt to commence or cause other entities to
commence construction on the Project, as described in Exhibit B, on or before November
30, 2028. Substantial Completion shall occur on or before March 31, 2031, all in accordance
with the Construction Schedule set forth on Exhibit F.

Guaranty of Minimum Construction Costs. Developer agrees that the buildings and
improvements associated with the Project shall have an aggregate minimum construction
cost of not less than eighteen million four hundred eighty thousand dollars ($18,480,000.00).
The Project Cost Breakdown is provided on Exhibit E.

Rights of Access. Developer shall permit the representatives of the City to have access to
the Project at all reasonable times and with reasonable notice during 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 Master 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. Not applicable.

Master Plan. Prior to obtaining any building or other permits and/or commencing any
construction or development on the Real Estate, Developer shall submit a Master Plan
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setting forth all the details of construction and development to the City Design Review
Committee for review and approval. Said Master 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 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. The City Planner
may determine, in the City Planner’s sole and absolute discretion, whether one or more of
the above requirements is applicable to the Project’s Master Plan.

2.3.  Local Subcontractors. It is agreed by Developer that Developer shall attempt to 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 an
office or conduct their business within the City of La Crosse or within a seventy-five (75) mile radius of the City of La
Crosse, Wisconsin. This section does not apply to fixtures, furnishings, and equipment.

24. 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. Any conditions imposed on Developer to obtain any approval, permit or license must be acceptable
to the City. Developer will not initiate, approve, consent to or participate in any change or modification of the zoning
in effect for the Real Estate or any portion thereof, without the City's prior written consent. No property within the
Real Estate shall be used for any use other than as set forth in the Master Plan and this Agreement and as approved
by the City, including any conditions attendant with such approval, unless such use is further approved by the City
under its normal zoning, review and approval procedures.

2.5. 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.

2.6. Taxes. Itis understood that the land, improvements and personal property 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 Real Estate or personal property 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 tax assessment definitions, rules and procedures) 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) 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 the TID #17,
whichever is longer. Notwithstanding, the Developer or its successors shall not be
responsible for any Annual PILOT resulting from the Real Estate or a portion thereof
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becoming tax exempt due to the use of eminent domain by the United States or some other
governmental entity.

Minimum. As an additional inducement and in consideration for the City entering into this
Agreement, Developer agrees to 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 Project shall have an
assessed value of not less than thirteen million two hundred thirty thousand dollars
($13,230,000.00) (the “Minimum Assessment”) beginning in tax year 2032 and for a period
of twenty (20) years or the life of TID #17, whichever is longer. Developer agrees that this
minimum assessed value on the Project shall remain a tax lien on the Real Estate and shall
run with the land for a period of twenty (20) years or the life of TID #17, whichever is longer.

Deficiency PILOT. In the event the assessed value of the Project is less than the Minimum
Assessment as of January 1, 2032, or for any tax year thereafter for a period of twenty (20)
years or the life of TID #17, whichever is longer, then the Developer or the then current
owner, or its successors or assigns agrees to pay a Deficiency PILOT to the City within 180
days of receipt. Said Deficiency PILOT shall be calculated by first determining the difference
between the Minimum Assessment less the actual assessed value of the Project for the tax
year at issue, and multiplying said difference by the total tax rate of all taxing jurisdictions as
shown on tax bills issued to taxpayers in the City. This requirement shall be a lien running
with the land for a period of twenty (20) years or the life of TID #17, whichever is longer.

Special Charge. In the event there is a lack of compliance for payment of the Annual PILOT
or Deficiency 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.

2.7.  Transfer or Sale of Real Estate.

Notice of Intent to Transfer. No property within the Real Estate may be sold, transferred,
or otherwise conveyed unless the Developer first provides to the City written notice of intent
to transfer the property at least forty-five (45) days before the sale, transfer or conveyance
is to occur. This Section shall not apply to nor restrict a transfer to Developer’s financing
entity, e.g. placing a mortgage on the Real Estate nor a residential or commercial lease
agreement for individual residential living units, individual commercial lease spaces, or
parking spaces.

No Transfer to Exempt Entities. No property within the Real Estate may be sold,
transferred or conveyed to, or leased or owned by any entity or used in any manner which
would render any part of the Real Estate exempt from property taxation, unless the
purchaser, transferee, lessee or owner first executes a written agreement reasonably
satisfactory to the Economic and Community Development Commission providing for
payments in lieu of taxes to the City.

Assignees and Transferees Bound by Agreement. Any assignee or purchaser or
transferee of any portion of the Real Estate shall be bound by the terms and conditions of
this Agreement, which shall run with the land and be binding upon all such assignees,
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purchasers and transferees. The Developer shall not sell or transfer any portion of the Real
Estate to any entity unless and until the Developer has provided the City with written
evidence satisfactory to the Economic and Community Development Commission that such
assignee or entity has agreed in writing to be bound by the terms of this Agreement. Any
such sale, transfer or conveyance of any portions of the Real Estate shall not relieve the
Developer of its obligations hereunder.

d. Subdivision. Property within the Real Estate shall not be further subdivided without
approval of the City.

e. Restrictive Covenant. Developer shall place a restrictive covenant on the Real Estate
prohibiting the Real Estate from being exempt from property taxes in substantially the same
form as Exhibit C. Likewise, Developer shall place a restrictive covenant on any
condominium unit or townhome prohibiting it from being exempt from property taxes in
substantially the same form as Exhibit C.

2.8. Easements. Notapplicable.

29. Insurance. The Developer will obtain appropriate insurance covering the future development as
determined by Developer and its lender.

210. 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 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.

2.11. 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 in the Project, as
described in the Master Plan. Plans indicating the proposed location of each such utility to
service the Project shall be shown on the Master 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.

2.12. 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, and/or off-
premise signs for a period of twenty (20) years or the life of TID #17, whichever is longer. “Payday lenders” and “car
title loan business” shall exclude banks and credit unions. This shall be a deed restriction against the Real Estate
and shall run with the land.
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2.13. 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 it receives pertaining to this Agreement.
Additionally, Developer agrees to indemnify and hold the City, its 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.

2.14. 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.

2.15.  Look Back. Developer shall provide documentation, as requested by the City at no cost, in order
to allow the City, or its consultant, to review, analyze and make adjustments to the cash grant described in accordance
with Section 3.1.

ARTICLE Hll
CITY OBLIGATIONS

3.1.  Project Assistance. 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. Developer has requested a
cash grant from TID #17, and the City may be required to make Contributions to Developer, up to an aggregate
maximum one million eight hundred fourteen thousand seven hundred forty-eight dollars ($1,814,748.00) , subject to
change based on the provision 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 in accordance with this Agreement. More specifically,

a. Pay-As-You-Go Payment Schedule. Effective September 1, 2029, the City shall
be obligated to pay a Contribution calculated as the Tax Increment resulting from an
increase in real property tax base from the Project not to exceed the lesser of: (a) an
aggregate one million eight hundred fourteen thousand seven hundred forty-eight
dollars ($1,814,748.00), or (b) the sum of eighty-five percent (85%) of the actual Tax
Increment resulting from an increase in real property tax base from the Project for
tax years 2028-2035. An lllustrative example of the payment of cash grants is
attached as Exhibit G.

b. Intentionally omitted.

c. Review of Project Assistance. The financial assistance to the Developer under
this Agreement is based on certain assumptions regarding likely operating revenues,
expenses and development costs of constructing the Project. The City and
Developer agree that that actual financial performance of the Project will be reviewed
at the times described in this Section, and that the amount of the Contribution
provided under this Agreement will be adjusted accordingly.

Page 10 of 23



06.20.25

Definitions. For the purposes of this Section, the following terms have the following
meanings:

“Calculation Date” means sixty (60) days after the earlier of: (i) the date of
Stabilization of the Project; or (i) three (3) years after the certificate of occupancy
has been issued.

“Net Operating Income” or “NOI" means total annual income and other project-
derived annual revenue, including payments outlined in the Agreement, less
Operating Expenses, which exclude debt service payments. For purposes of the
Yield on Cost Return calculation on the Calculation Date, (i) revenue shall be based
upon 95% occupancy for the rental housing portion regardless of whether the
average occupancy for the measured period is higher or lower than 95%, and
revenue for the commercial portion shall be based on actual occcupancy (ii) revenue
for periods after the Calculation Date shall be inflated by 2% annually, and (iii)
Operating Expenses for periods after the Calculation Date, shall be inflated by 2%
annually.

“Operating Expenses” means reasonable and customary expenses actually incurred
in operating the Project and any other expenses actually incurred by the Developer
pursuant to its obligations under this Agreement, determined in the same manner as
shown in the Pro Forma Financial Statement, which excludes expenses after debt
service, and includes administrative, payroll, marketing, insurance, property
management fees, utilities, maintenance, deposits to commercially reasonable
capital replacement reserves and payment of real estate taxes, but subject to final
review and acceptance by the City or its consultant.

“Pro Forma Financial Statement” means Project cash flow pro forma model financial
statement projecting future returns, a summary of which is attached to this
Agreement as Exhibit H.

“Stabilization” means the calendar month-end date on which the housing portion of
the Project has first achieved an average occupancy of 90% during the preceding 12
calendar months, but, for purposes of the Yield on Cost Return calculation, assuming
95% occupancy notwithstanding actual occupancy rate as of such date.

“Total Project Cost” means the total expenditures incurred o complete development
of the Project inclusive of land acquisition, hard construction costs, soft costs and
financing costs as approved by Developer's senior construction debt lender. For
purposes of calculating the look back, a developer fee of no more than 4% of Total
Project Costs will be used.

“Yield on Cost Return” means NOI divided by actual total development costs,
calculated as set forth in the sample look back calculation attached as Exhibit I.

On the Calculation Date, the Developer of the Project shall deliver to the City and its
consultant, at a minimum, (i) the Developer’s actual financial statement, in the same
form as the Pro Forma Financial Statement submitted to the City pursuant to this
Section 3.1(c) and showing NOI, and such other financial information as the City, or
its consultant, shall reasonably require, for trailing 12-month period preceding the
Calculation Date calculated as the Calculation Date as provided herein and as set
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forth in the Pro Forma Financial Statement and (i) evidence, satisfactory to the City,
of its Total Project Cost.

f. The average annual Yield on Cost Return shall be calculated by the City, or its
consultant, based on the Project’s financial statement submitted to the City pursuant
to Section 3.1(e), (in the manner the City, or its consultant, determines is consistent
with the sample look back calculation attached as Exhibit |, as approved by the City).

g. If the average annual Yield on Cost Return does not exceed 8% over the term of the
Agreement, the Monetary Obligation will remain set at the Contribution amount.

h. If the City, or its consultant, determines, based on such review, that the average
annual Yield on Cost Return over the term of the Agreement exceeds 8% (to be
calculated in a manner comparable to the sample attached Exhibit I), then the
Monetary Obligation will be reduced by an amount calculated in the manner the City,
or its consultant, determines is consistent with Section 3.1(i).

i. The City, or its consultant, will determine the amount of the reduction of the Monetary
Obligation, calculated in the manner the City, or its consultant, determines is
consistent with the sample look back calculation attached as Exhibit I, by:

(1) First, determining the period over which the Agreement needs to be
outstanding to achieve a 8% average annual Yield on Cost Return over the
term of the Agreement based on the City’s, or its consultant's, calculation of
the average annual Yield on Cost Return.

(2) Second, by determining the present value of actual or projected (with respect
to future payments) annual Agreement payments over the life of the
Agreement through the year determined in Section 3.1(i)(1) using zero
percent interest as the present value discount rate.

(3) Third, by determining the amount equal to 50% of the difference between
the original Monetary Obligation amount of the Agreement and the present
value number calculated in Section 3.1(i)(2).

. (4) Finally, the new Monetary Obligation amount of the Agreement will then be
determined by adding the amounts in Sections 3.1(i)(2) and (3) and rounding
to the nearest $1,000 (the “Revised Agreement Principal Amount”).

(5) Such Revised Agreement Monetary Obligation Amount will be effective upon
delivery to the Developer of a written notice stating the Revised Monetary
Obligation Principal Amount as determined by the City, or its consultant, in
accordance with this Section, accompanied by the City's, or its consultant’s,
report. The Developer shall, thereupon, deliver the Agreement in exchange
for a new development agreement containing the Revised Monetary
Obligation Amount.

3.2.  Certificate of Completion. Upon completion of the improvements by the Developer and review of
the improvements by the City, the City shall provide the Developer, upon request, with an appropriate recordable
instrument certifying that the improvements have been made in accordance with this Agreement and the Master Plan,
and any amendment or modifications thereto.
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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 Real Property
being developed by Developer so that the zoning for the Project is in accordance with the City's comprehensive plan
for the area.

3.4. Performance Subject to Required Government Approvals. The Developer acknowledges that
various of the specific undertakings of the City described in this Article Il may 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 il 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, they agree to use good faith efforts to obtain them on a timely basis.

3.5. Subsequent Phases. Any subsequent development of the Real Estate will be addressed in a
separate development agreement.

ARTICLE IV
CONDITIONS PRECEDENT TO CITY OBLIGATIONS

The City's obligations under this Agreement are conditioned upon the provisions contained herein. If all
conditions contained in this Article are satisfied, or if the City waives in writing said conditions, on or before December
31, 2026, then the conditions shall be deemed satisfied. Otherwise, the City, at its option, in its absolute and sole
discretion, may at any time thereafter terminate this Agreement by giving notice in writing thereof to Developer. In
such event, this Agreement shall be terminated and no party shall have any further liability or obligation to the other
hereunder. All submissions given by Developer to the City to satisfy the conditions contained in this Article must be
satisfactory in form and content to the City.

41. Existence. Developer shall have provided a certified copy of Developer's formation documents and
a good standing certificate issued by the appropriate governmental authority of the state of Developer's incorporation.

4.2. Incumbency; Due Authorization. Developer shall have provided a certificate of incumbency and
resolutions, which resolutions shall provide that Developer has been duly authorized to enter into this Agreement and
all other agreements, documents and contracts required to be executed in connection with the transactions which are
the subject of this Agreement.

4.3.  No Violation or Default. Developer shall not be in violation of any of its governing documents or
other contracts. Developer shall not be in material default under the terms of any other agreement or instrument to
which Developer is a party or an obligor. Developer shall be in material compliance with all provisions of this
Agreement.

44.  Financing Commitment. Developer shall obtain and permit the City to review: (1) a written financial
commitment from a conventional lender, (2) written construction contract to construct and finance the Project, (3)
other written proof of financial resources to construct the Project, or (4) any combination thereof. Said documents
shall demonstrate sufficient funds for the construction, furnishing, equipping and installation of the Project in an
amount not less than eighteen million four hundred eighty thousand dollars ($18,480,000.00). Said documents shall
be acceptable in all respects to City, in the sole and absolute discretion of the Finance Director and Economic and
Community Development Commission. Developer shall have closed the loan, or be prepared to close the loan, which
is the subject of the financing commitment and in connection therewith, Developer shall allow the City to review copies
of the documents to be executed in connection with the construction loan to the City.
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4.5.  Plans and Specifications. Developer shall have provided the Master Plan, which Master 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.

46. Survey. Developer shall provide an ALTA survey of the Real Estate certified to the City by a
Wisconsin registered land surveyor, showing the location of all improvements now prior to commencing construction
and to be located thereon after said improvements are built pursuant to the Master Plan, all easements, pathways,
exterior boundary lines, walkways, private and public streets, adjoining public streets and alleys, utilities, exits and
entrances, all curbs, gutters, sidewalks, medians and lighting. The survey must show a state of facts acceptable to
the Board of Public Works.

4.7.  Insurance. Developer shall have delivered to the City certificates of all insurance required under
this Agreement showing the City as an additional insured (or whatever designation the Developer determines is
appropriate with Developer’s insurer for the Project). Said insurance shall not be cancelled, non-renewed nor have
any material changes without providing thirty (30) days advanced written notice to the City.

48.  Amendment of TID #17 and TID Project Plan. The amendment of TID #17 and TID Project Plan
shall be approved by the appropriate governmental entities, if necessary.

4.9.  Financial Statements. Developer shall present (but not leave a copy) to the City's Finance Director
of the most recent financial statements by a certified public accountant for Developer and any successors or assigns
or transferees of Developer. The financial statements must show a financial condition acceptable to the City, in the
judgment of the City's Finance Director, to be sufficient to carry out the duties of this Agreement. The financial
statements must be in form and content acceptable to the City, in the judgment of the City’s Finance Director. In the
event the financial statements are in unacceptable form and content, the City's Finance Director may identify
alternative financial records for production by Developer.

410. Acquisition of Real Estate. The Developer shall have acquired fee simple title to the Real Estate
in accordance with Section 2.1 of this Agreement. If this condition is not met, then the Agreement shall terminate
without further action of the City or Developer. Upon such termination of this Agreement, the parties shall have no
further obligations to each other hereunder. ’

411. Approvals and Permits. The Developer shall at its expense have obtained all 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.

4.12. Compliance with Law. Developer shall comply in all material respects with any and all applicable
federal, state and local laws, regulations and ordinances.

413. Compliance with Agreements. Developer shall be in compliance with this Agreement and all other
agreements it may have with the City.

ARTICLEV
CONDITIONS PRECEDENT TO DEVELOPER'S OBLIGATIONS

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

5.1.  Acquisition of Real Estate. The Developer shall have acquired fee simple title to the Real Estate
in accordance with Section 2.1 of this Agreement. If this condition is not met, then the Agreement shall terminate
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without further action of the City or Developer. Upon such termination of this Agreement, the parties shall have no
further obligations to each other hereunder.

5.2. Amendment of TID #17 and TID Project Plan. The amendment of TID #17 and TID Project Plan
shall be approved by the appropriate governmental entities, if necessary.

ARTICLE VI
REPRESENTATIONS, WARRANTIES AND COVENANTS

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

6.1.  Financial Statements / No Material Change. All copies of financial statements, 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 since the date of the last financial statement
furnished to the City, except pursuant to the conduct of its ordinary business.

6.2. 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.

6.3. 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.

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

6.5. 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.

6.6. Good Standing. Developer is a limited liability company duly formed and validly existing and in
good standing under the laws of the State of Wisconsin and has the power and all necessary licenses, permits and
franchises to own its assets and properties and to carry on its business. 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.

6.7. 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 they have 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.
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6.8.  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 Organization or Operating Agreement 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.

6.9. No Litigation. There is no litigation or proceeding pending or threatened against or affecting
Developer or the Project that would adversely affect the Project, Developer or the priority or enforceability of this
Agreement, the ability of Developer to complete the Project or the ablllty of Developer to perform its obligations under
this Agreement.

6.10. Certification of Costs. Developer covenants the Project Cost Breakdown accurately reflects all
costs of the Project (other than costs associated with the Public Improvements, if any) that will be incurred by
Developer in the completion and construction of the Project, and the City shall be entitled to rely on the Project Cost
Breakdown submitted by Developer. Developer knows of no circumstances presently existing or reasonably likely to
occur which would or could result in a material adverse variation or deviation from the Project Cost Breakdown.

6.11. 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, and Developer is not in default (beyond any applicable period of grace) of any
of its obligations under any other material agreement or instrument to which Developer is a party or an obligor.

6.12. 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.

6.13. Financing Accommodation.

a. No Assignment. Developer, its successors, assigns and transferees will not transfer,
assign, convey or encumber, nor will Developer, its successors, assigns or transferees
agree to or permit the transfer, assignment, conveyance or encumbrance of the Project or
any of the Real Estate except as provided in Sections 2.7 and 8.1 of this Agreement. The
principals, shareholders, members, managers and/or partners of Developer, its successors,
assigns and transferees will not transfer, assign, convey or encumber their respective
interests in Developer, its successors, assigns or transferees, as the case may be, if such
anticipated transfer, assignment, conveyance or encumbrance would result in the original
members of the Developer having less than majority voting control of the Developer, without
providing written notification of any intention thereof to the City at least forty-five (45) days
prior to the date the proposed transfer, assignment, conveyance or encumbrance is to take
effect. Any attempt to so act shall be void and have no effect.

b. No Subordination. The City shall not subordinate any interest they have in this Agreement
for any reason, unless it is determined to be in the best interests of the City. Any requests
for subordination shall be submitted, in writing, explaining why the request is in the best
interests of the City. Said request shall be received by the City not less than forty-five (45)
days prior to any City Council action on said request. Said subordination may only be
approved by the City Council.

c. Developer Financing. Notwithstanding this Section 6.13, Developer may transfer, assign
or encumber the Real Estate in order to secure financing for the acquisition of the Real
Estate and/or for construction of the Project. Said lender may place a lien and/or mortgage
on the Real Estate, including any renewals, extensions, replacements, modifications or
refinancing. Lender's mortgage and/or loan may be transferred or assigned by lender in a
secondary market without prior City Council approval. In the event of a foreclosure against
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Developer by lender or a deed transfer in lieu of foreclosure, lender shall assume the duties,
obligations and rights of Developer under this Agreement. In such a circumstance, lender
may transfer or assign this Agreement and its accompanying duties, obligations and rights,
to another developer without prior City Council approval. In any circumstance, lender shall
provide reasonable notice to City of such actions. This Section shall survive any foreclosure
proceeding.

6.14. Commencement and Completion. Developer shall commence and complete construction of the
Project in accordance with Section 2.2 above.

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

6.16. No Changes. Developer shall not, without the City's prior written consent: (i) consent to any
amendments to any documents delivered to City pursuant to this Agreement; (ii) approve any material changes in the
Project or the Master Plan or permit any work to be done pursuant to any changes; (iii) modify or amend the Project
Cost Breakdown.

6.17. 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 Master Plan and
the terms and conditions of this Agreement. Notwithstanding the foregoing in Section 6.17, the rights conferred upon
the City under Section 6.17 shall immediately terminate upon the Project’s receipt of an occupancy permit from the

City.

6.18. Notification. Developer shall:

/

a. Within 30 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.

c. 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.

6.19. Unrelated Activity. It is the intention of Developer and City that the sole business of Developer
shall be the construction, ownership and operation of the Project, and Developer shall take no action inconsistent
with such intention, including without limitation the acquisition by Developer of real or personal property unrelated to
the Project, investment by Developer in the assets or stock of any other person, joining by Developer with any other
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person in any partnership or joint venture, or the creation or incurring of indebtedness.by Developer unrelated to the
Project.

6.20. No Indebtedness. Except in the ordinary course of business and except for funds borrowed to
provide the financing for the purchase of the Real Estate or the construction of the Project, Developer shall not incur,
create, assume, permit to exist, guarantee, endorse or otherwise become directly or indirectly or contingently
responsible or liable for any indebtedness. “Indebtedness” shall mean any liability or abligation of Developer: (a) for
borrowed money or for the deferred purchase price of property or services (excluding trade obligations incurred in
the ordinary course of business); (b) as lessee under leases that have been or should be capitalized according to
generally accepted accounting principles; (c) evidenced by notes, bonds, debentures or similar obligations; (d) under
any guaranty or endorsement (other than in connection with the deposit and collection of checks in the ordinary
course of business), and other contingent obligations to purchase, provide funds for payment, supply funds to invest
in any entity, or otherwise assure a creditor against loss; or (e) secured by any security interest or lien on assets of
Developer, whether or not the obligations secured have been assumed by Developer.

6.21. 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 Master Plan.

6.22. 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 Master Plan and the terms and conditions of this Agreement and are not for the
speculation in land holdings.

ARTICLE VII
DEFAULT
7.1 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
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:

) 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;
(4) Action for money damages;

(5) Repayment by Devéloper of any incentives actually received by Developer via
special assessment or special charge under Section 66.0627, Wis. Stat.,as a tax
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lien. 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 of the amount of the
special charge or assessment;

(6) Any other remedy in this Agreement.

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 morigage.

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.

7.2 City's Defauit.

Remedies. In the event of the City's default hereunder which is not cured within sixty (60)
days after written notice thereof to the 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
(3) Action for money damages.

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.

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 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.

73 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.
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ARTICLE VIl
MISCELLANEOUS PROVISIONS

8.1. Assignment. Except as provided in Sections 2.7 and 6.13, Developer may not assign its rights or
obligations under this Agreement without the prior written consent of the City, which shall not be unreasonably
conditioned or delayed by the City. The intent being that the assignment notice is needed by the City to know who to
direct any deficiencies to. Developer shall provide not less than forty-five (45) days advance written notice of any
intended assignment.

8.2, 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 by 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 regulations
relating to discrimination on any of the foregoing grounds.

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

8.4. 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 fulfillment of any of the terms of this Agreement is delayed or prevented by revolutions
or other civil disorders, wars, acts of enemies, strikes, fires, floods, acts of God, adverse weather conditions, legally
required environmental remedial actions, industry-wide shortage of materials, 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 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 9 months.

8.5. 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.

8.6. 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, orin the Mayor’s
absence, the Council President, shall have the ability to postpone any deadline listed herein, up to a maximum 120
days. The Economic and Community Development Commission shall otherwise oversee the day-to-day operations
of this Agreement.

8.7. 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, retun 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
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La Crosse, Wisconsin 54601

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

To the Developer: Attn: Legal Department
The Chalmers Residences, LLC
1818 Parmenter Street, Suite 400
Middleton, Wi 53562

8.8.  Governing Law. This Agreement shall be governed by the laws of the State of Wisconsin and shalll
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.

8.9.  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 acceptance
of any gift by a City officer or designated employee, which prohibition is found in Section 2-133 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.

8.10.  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.

8.11.  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. It is
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.

8.12.  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. N

8.13. Termination. Except for Sections 2.10 (Indemnity), 2.6(a) (Annual PILOT), 2.7(e) (Restrictive
Covenant), 2.13 (Record Retention) and 8.5 (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 #17, whichever is
longer. This Agreement may also be terminated as provided in Article IV (Conditions Precedent to City), Article V
(Conditions Precedent to Developer Obligations) and Section 8.9 (Conflict of Interest) hereof.
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8.14. Memorandum of Agreement. Promptly upon full execution of this Agreement and prior to the
recording of any mortgage or other security instrument against any portion of the Real Estate, the Developer agrees
that the parties shall 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.

8.15. 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.

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

8.17. 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.

8.18. 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.

8.19. Construction. This Contract 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.

8.20. Incorporation of Proceedings and Exhibits. Intentionally deleted. .

8.21. 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.

8.22. 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 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”).
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06.20.25

*k*k

IN WITNESS HEREOF, the parties have executed and delivered this Agreement effective the date set forth next to
the City's signature below.

F
us wS

Dated this S#* day of ﬂ_"[ 2025 Dated this |\ day of 19 2025

The Chalmers Residences, LLC City of La Crosse

Shaundel Washington- Spwey, Mayor

!!' :
T. Wall Enterprises Manager, LLC, its Manager m

Nikki Elsen, City Clerk
Subscribed and sworn to before me this Subscribed and s orn to before is

S day of A9“72025. WMday of Y3025,

= 2z, — Cw%
Notary Public, State of Wisconsin
My Commission: _f (s

Notary Public, State of Wisconsin
My Commission: J_]_’_L)_I_L!

RS v-’-'-":""_:--.._ =¥ :’ﬂ}
FREDERICK TAYLOR BRENGEL & w2 %

; s/ .~ TAs~ % 2 This Document Was Drafted By:
Notary ?Ubhc 4 O ‘TJ- % = StephenF.Matly, City Attorney
State of Wisconsin s ! s h = ClyafLaCrosse
= ' 2 - ! = 400 La Crosse Street
T ot py \& = La Crosse, Wisconsin 54601
¢ UL\ <7 608.789.7511

v, O Y ol B R
\_f-. \_.\1 -\—‘ o
\
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EXHIBIT A
Real Estate

Parcel A; Tax Parcel No. 17-20009-080

215 Pine Street

Lot 2 of La Crosse County Certified Survey Map filed on July 21, 2014, in Volume 16 of Certified
Survey Maps, Page 37, as Document No. 1642478, being located on part of Lot 2 and all of Lots
3,4 and 5, all in Block 16 of the Plat of the Town of La Crosse, now in the City of La Crosse, La
Crosse County, Wisconsin.

Parcel B; Tax Parcel No. 17-20009-110

401 3" Street North

All of Lots 6, 7, 8, 9 and 10 in Block 16 of the Plat of the Town of La Crosse, now in the City of La
Crosse, La Crosse County, Wisconsin.

All that part of the South 1/2 of vacated Badger Street that lies between the Easterly line of
Jefferson Alley in said Block 16 and the Westerly line of Third Street.

Also, a portion of vacated Jefferson Alley and a part of the vacated portion of Badger Street
described as follows: Beginning at the Southwest corner of said Lot 6 in Block 16; thence North
27° 00' 35" East along the Easterly line of the alley 335.00 feet to the center of Badger Street;
thence South 64° 02' 10" East along the center of said Badger Street 1.39 feet; thence North 27°
03' West 33.00 feet to the North line of Badger Street; thence North 64° 02' 10" West along the
North line of Badger Street 20.10 feet; thence South 26° 57' 30" West 368.00 feet to the North
line of Pine Street; thence South 64° 02' 10" East along the North line of said Pine Street 19.35
feet to the place of beginning.

Together with Non-Exclusive Easement for ingress and egress dated August 1, 2014, and
recorded on August 7, 2014, as Document No. 1643441, Said easement was corrected by a
Correction Instrument dated October 15, 2014, and recorded on October 16, 2014, as
Document No. 1646791.

Subject to Storm Sewer Easement Agreement dated August 1, 2014, and recorded on August 7,
2014, as Document No. 1643442. Said easement was corrected by a Correction Instrument
dated October 15, 2014, and recorded on October 16, 2014, as Document No. 1646792.



EXHIBIT B

Description of Project

T. Wall Enterprises is proposing a three phase, 4-story multifamily development that will take advantage of
the vacant lot on 215 Pine Street and the former and now blighted La Crosse Tribune building. The proposal
includes 1 level of underground parking, approximately 260units, and+/-5,445sq ft of commercial space. T
Wall intends to revitalize the site by demolishing the underutilized/blighted Tribune building to make way for
The Chalmers redevelopment.

The Chalmers will serve as a hub for the community, providing gathering and retail spaces. In alignment with
the City's Comprehensive Plan, the goal is to create a compact and well-designed mixed-use center that
encompasses shopping, employment, housing, recreation, and community gathering opportunities.

The intent is for this development to allow residents access to amenities, resources, and community spaces
that cater to all different age groups. The project aims to stimulate revitalization, promote efficient land use,
support the employment base, upgrade neighborhoods, increase property value and tax base, attract
businesses, and create a vibrant mixed-use community.

The Chalmers is planning one story of underground-parking accommodating approximately 170 stalls.
Additionally, the developer intends to construct a skywalk over Pine Street that would connect The Chalmers
to the Pine Street Parking Ramp, where The Chalmers plans to lease approximately 120-160 stalls from the
City.

In addition to the sky walk, The Chalmers will include bike storage lockers and bike parking stalls for residents
in addition to a bike work/repair station for pumping tires, fixing/oiling chains, etc. As noted below, the
developer also plans to include bike charging stations for residents who own electric bikes.

Green/Sustainable Building Features:

o Electric vehicle charging stations

o 10% of parking stalls will have electric vehicle charging stations while 100% of covered parking
stalls will be wired to accommodate electric vehicle charging stations in the future

Recycling and Reuse plan for demolition of existing Tribune building

Regionally sourced materials where possible

Bike and scooter charging stations

Energy efficient appliances

High efficiency glass

LED lighting

Phase 3 Specifics:

The Chalmers will be constructed in 3 phases. Phase 3 will include the construction and equipping of
a multi-story building with approximately 80 general occupancy rental units, including structured
parking stalls.



EXHIBIT C
Restrictive Covenant

Lot 2 of La Crosse County Certified Survey Map filed on July 21, 2014, in Volume 16 of Certified
Survey Maps, Page 37, as Document No. 1642478, being located on part of Lot 2 and all of Lots
3,4 and 5, all in Block 16 of the Plat of the Town of La Crosse, now in the City of La Crosse, La
Crosse County, Wisconsin.

All of Lots 6, 7, 8, 9 and 10 in Block 16 of the Plat of the Town of La Crosse, now in the City of La
Crosse, La Crosse County, Wisconsin.

All that part of the South 1/2 of vacated Badger Street that lies between the Easterly line of
Jefferson Alley in said Block 16 and the Westerly line of Third Street.

Also, a portion of vacated Jefferson Alley and a part of the vacated portion of Badger Street
described as follows: Beginning at the Southwest corner of said Lot 6 in Block 16; thence North
27°00' 35" East along the Easterly line of the alley 335.00 feet to the center of Badger Street;
thence South 64° 02' 10" East along the center of said Badger Street 1.39 feet; thence North 27°
03' West 33.00 feet to the North line of Badger Street; thence North 64° 02' 10" West along the
North line of Badger Street 20.10 feet; thence South 26° 57' 30" West 368.00 feet to the North
line of Pine Street; thence South 64° 02' 10" East along the North line of said Pine Street 19.35
feet to the place of beginning.

Together with Non-Exclusive Easement for ingress and egress dated August 1, 2014, and
recorded on August 7, 2014, as Document No. 1643441. Said easement was corrected by a
Correction Instrument dated October 15, 2014, and recorded on October 16, 2014, as Document
No. 1646791.

Subject to Storm Sewer Easement Agreement dated August 1, 2014, and recorded on August 7,
2014, as Document No. 1643442. Said easement was corrected by a Correction Instrument
dated October 15, 2014, and recorded on October 16, 2014, as Document No. 1646792.

Subject to the following Restrictive Covenant: Regardless of the owner, occupant,
tenant or use of the Property, the real property (as defined in § 70.03, Wis. Stat.) shall
remain subject to the general property tax pursuant to Chapter 70 of the Wisconsin
Statutes for a minimum period commencing at the date of this deed and concluding
December 31, 2044. No owner, occupant, or tenant of the Property shall apply for the
real property to be exempt from taxation as provided in §70.11, Wis. Stat., for any tax
year prior to tax year January 1, 2046.

This covenant shall run with the land and any future conveyance of the Property shall
be subject to the covenant. The City of La Crosse may enforce this covenant using any
available legal or equitable remedies permitted by the laws of Wisconsin, including
injunctive relief, reasonable attorney’s fees and the costs of enforcement of this
covenant, including liquidated damages equal to the amount of real estate taxes for the
duration of the restrictive covenant time period ending December 31, 2044 that the
violator would have paid but for the granting of the tax exemption of the Property.
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EXHIBIT D

Description of Public Improvements
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Exhibit E

The Chalmers - Phase 3

City of La Crosse

Sources and Uses

80 Market Rate Apartments
3,495 Sq. Ft. Commercial

SOURCES

EXEHLERS

Total Uses

25,988,389

100%

Debt Amount Percent Per Unit
Debt A: First Mortgage 16,892,452 65.0% 211,156
Debt B: Other Loan 1,538,203 5.9% 19,228
Debt C: Other Loan 0.0% -
18,430,655 70.9% 230,383
Other Sources Amount Percent Per Unit
Category Sources
Equity Developer Cash 7.557,733 29.1% 94,472
7,557,733 29.1% 94,472
25,988,388 100.0% 324,855
Amount % of Cost  Per Unit
ACQUISITION COSTS 858,238  3.3% 10,728 |
Land Cost nia 858,238 3.3% 10,728
CONSTRUCTION COSTS 19,631,500 75.5% 245,394
Residential Building 18,480,000 71.1% 231,000
On-site Work 130,000 0.5% 1,625
Contractor Fee 87,500 0.3% 1,094
Construction Contingency 934,000 5.0% 11,675
ENVIRONMENTAL ABATEMENT/SOIL CORRECTION 0 0.0% 0
PERMITS/FEES 348,752 1.3% 4,359
Permits/Inspection 348,752 1.3% 4,359
PROFESSIONAL SERVICES 885,062 3.4% 11,063
Architectural & Engineering Fees 234,000 0.9% 2,925
FF&E 70,000 0.3% 875
Marketing/Leasing 95,000 0.4% 1,188
Soft Cost Contingency 275,808 1.1% 3,448
Other 210,254 0.8% 2,628
FINANCING COSTS 2,270,899 8.7% 28,386
Construction Period Interest 1,182,472 4.6% 14,781
Inspections - Lenders 29,750 0.1% 372
Loan Origination Fees 128,153 0.5% 1,602
Real Estate Taxes During Construction 87,666 0.3% 1,096
Equity Raise 680,196 2.6% 8,502
TIF Interest 162,662 0.6% 2,033
DEVELOPER FEE 1,700,175 6.5% 21,252
Developer Fee 1,700,175 6.5% 21,252
CASH ACCOUNTS/ESCROWS/RESERVES 293,763 1.1% 3,672
Operating Reserves 293,763 8% 3,672

324,855

Analysis Phase 3 - 4-11-25 FINAL For Agreement



EXHIBIT F
Project Timeline

July 1, 2025: Target Date to Acquire Property

Aug 15, 2025: Target Date for Architectural and Design Approvals Completed
November 30, 2028: Target Date to Commence Construction

By March 31, 2031: Substantial Construction Completion

By December 31, 2031: Fully Stabilized



Tax Increment District No. 17 (Downtown North)
Tax Increment Projection Worksheet - The Chalmers Phase 3

Type of District Mixed Use Actual Base Value 0
Actual Creation Date 9/29/2015 Pre-Amendment Base Value (Actual) N/A
Valuation Date Jan. 1, 2015 Property Appreciation Factor 0.50%
Maximum Life (In Years) 20 Current Tax Rate (Per 51,000 EV) 519.82
Expenditure Period (In Years) 15 Tax Rate Adjustment Factor (Next 2 Years) 0.00%
Revenue Periods/Final Rev Year 20 | 203 Tax Rate Adjustment Factor (Following 2 Years) 0.00%
End of Expenditure Period 9/29/2030 Tax Rate Adjustment Factor (Thereafter) 0.00%
Latest Termination Date 9/29/2035
Eligible for Extension/No. of Years Yes } 3 Discount Rate 1 for NPV Calculation m
Eligible Recipient District No Discount Rate 2 for NPV Calculation
Construction Value Valuation Inflation Valuation Revenue Tax Tax
Year Added Year Increment increment Yeor Rate Increment
2021 0 2022 i 0 o e S 19.82 0
2022 (Tbaa 2023 [ 2024 19.82
2023 0 2024 0 0 2025 19.82 0
2024 0 2025 0 [ 2026 19.82 0
0 2026 0 0 0w 19.82 0
0 T 2027 0 0 2028 18 [}
13,230,000 T 0 13,230,000 2029 19.82 262,233
0 2029 66,150 13,296,150 2030 263,551
0 2030 66,481 2031 264,868
0 - 20m 66,813 02 v 266,193
0 Cam 67,147 2033 1982 267524
0 033 67,483 13,564,074 2034 19.2 268,861
0 2034 67,820 13,631,894 2035 19.82 270,205
0 2035 68,159 13,700,054 2036 19.82 71557
13,230,000 0

Future Value of Increment

6,967,791

j inflation applied to base?

[ Inerement Split & Net Present Value

Calculation

85% 15%
6.00% 5.00%

[ 0

0 [

0 0

0 0

[} ]

0 ]

222,03 39336

224,018 39,533

225,138 39,730
T 226,264 39,929
227,395 40,129

40,329

5 T a0
20,733

320,250

wev|asseser | | a3anss |




Exhibit H

\ The Chalmers - Phase 3
City of La Crosse
E: EHLERS 80 Market Rate Apartments; 3,495 (sf) Commercial Space
Muiti-Year Operating Proforma

2028

Income Year 1 Year2
Rental Income
Gross Potential Rent

2030 2031 2032 2033 2034 2035 2038 2037
Year 4 Year5 Year6 Year7 Year9 Year 10

2122255 | 2,164,700 | 2,207,994 2,252,154 2,297,197 2343141 2390003 2437804 2486560 2536291

Less: 5.0° (106.113) (108,235) (110.400) (112.608) (114.860) (117.157) (119.500) (121,890) (124.328) (126.815)
Less: Ad
Total Rental Income 2,016,142 | 2,056,465 | 2,097,594 2,139,546 2,182,337  2,225984 2,270,503  2,315913 2,362,232 2,409,476
Other Residential Income inflaor
Underground Parking 50% 2.0% 82,774 84,430 86,118 87,841 89,597 91,389 93,217 95,082 96,983 08,923
Pet Fee 50% 20% 15,600 15912 16,230 16,555 16,886 17,223 17,568 17,818 18,278 18,643
Pine St. Garage 50% 20% 57,308 58451 59,620 60,813 62,029 63,270 64,535 65,826 67,142 68,485
Storage Units s50% 20% 7641 7,794 7,949 8,108 827 8,436 8,605 8,777 8,952 9,131
Less: Vacancy (8.168) (8,329) (8.496) (8,666) (8.839) (9.016) (9,196) (9,380) (9.568) (9.759)
Less: Additional Pre-stabilization Vacancy
Total Other Residential Income 155,154 158,257 161,422 164,651 167,944 171,302 174,729 178,223 181,788 185,423
Effective Gross Income (EGI) 2,171,206 2,214,722 2,259,016 2,304,197 2,350,280 2,397,286 2,445,232 2,494,136 2,544,019 2,594,900

2028 2032 2033 2034 2035 2036 2037
Expenses Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year9 Year 10
Rental Unit Expenses infuater
Operating Expenses 200% 304,849 310,946 317,165 323,508 329978 336,578 343,309 350,176 357179 364,323
Management Fee: 6.0% of EGI insent infisxr 2.00% 130,275 132,880 135,538 138,249 141,014 143,834 146,711 149645 152,638 155,691
Property Taxes 1.00% 266,761 269,419 272,113 274,834 277.582 280,358 283,162 285593 288,853 291,742
Reserves: $81 PUPY [ eevvern 200% 6,500 6,630 6,763 6,898 7.036 TATT 7.320 7,468 7616 7.768
Modified Rental Expense During Stab r
Total Rental Unit Expenses 708,375 719,875 731,578 743,489 755,610 767,947 780,502 793,280 806,286 819,523
Total Expenses 708,375 719,875 731,578 755,610 767,947 780,502 793,280 806,286 819,523
|===ass]
NET OPERATING INCOME 1,462,921 = 1,494,847 1527438 1,560,708 1,594,870 1,629,339 1,664,730 1,700,856
Tax Increment Financing Revenue wewce: [ IR IO 225138 226,264 227,395 228,532 229,675 230,823 0

ADJUSTED NET OPERATING INCOME 1,462,921 1,717,750 1,751,456 1,785,846 1,820,934 1,856,735 1,893,262 1,930,531 1,968,556

2033 2034

Dabt Service Dekx Terms Year 2

Debt A® First Mortgage 30 yr amorization 8 6 00% 1.215.345 | 1215345 | 1215345 1215345 1215345 1,215,345 1215345  1,215345 1215345  1.215,345
Debt B: Other Loan 14 yr amortzaton (3.6 00% 162 662 162,662 162,662 162,662 162,662 162,662 162.662 162,662 162,662 162,662
Debt C: Other Loan 0 0 0 0 0 0 0 0
Total Debt Service 1,378,008 | 1,378,008 | 1,378,008 1,378,008 1,378,008 1,378,008 1,378,008 1,378,008 1,378,008 1,378,008

Cale Method

Debt Coverage T 120%. 141% 144% 147% 150% 153% 156% 159% 162% 146%
Debt Coverage w/o Tax Increment Financing 120% 123% 126% 128% 131% 134% 137% 140% 143% 146%
NET CASH FLOW 84,913 338,742 373,448 407,838 442,926 478,727 515,254 552,523 590,548 397,369
Net Cash to Developer 84813 339,742 373,448 407,838 442926 478,727 515,254 552523 550,548 397,369
Net Cash to Developer (wio assistance) 84.913 115.839 149,430 182,700 216,662 251,332 286.722 322,848 359,725 397,369
Yield on Cost Annual Return Cumulative __Goal 7.50% 56% 66% B.7% 6.9% 7.0% 7% 7.3% 74% 76% 68%
Yield on Cost Average Annual Return StantFrom [ Yowr | 56% 6.1% 65.3% 65% 6.6% 6.7% 6.8% 6.8% 6.8% 6.9%
Yield on Cost Annual Return (w/o TIF assistance) 5.6%| 5.8% 59% B.0% 6.1% 6.3% 6.4% 65% B6.7% 6.8%
Yield on Cost Average Annual Return (wio TIF assistance) 56% 5.7% 58% 58% 5.98% 59% 6.0% 6.1% 6.1% 62%

Analysis Phase 3 - 4-11-25 FINAL For Agreement



Exhibit |
Page 1 0of 2

[Sample Lookback Calculation - The Chalmers Phase 3

[isserssxan|
2028 2029 2031 2032 2033
Year 3 Year 4 Year 5 Year 6 Year 7

1. Pro Forma Financial Statement - Return Analysis

RGREENET]
NET OPERATING INCOME 1,462,921 1,494,847 1,527,438 1,560,708 1,594,670 1,629,339 1,664,730
Tax Increment Financing Revenue Inflator: 0% 0 222,903 224,018 225,138 226,264 227,395 228,532

ADJUSTED NET OPERATING INCOME 1,462,921 1,717,750 | 1,751,456 1,785,846 1,820,934 1,856,736 1,893,262
Yield on Cost Annual Return Average Annual __ Goal 8.00% 5.63% 6.61% B8.74% 6.87% 7.01% 7.14% 7.29%
Yield on Cost Average Annual Return Stant From Yeur 1 5.63% 6.12% 6.33% 6.46% 6.57% 6.67% 6.76%
Total Estimated Project Cost (Used for Initial Yield on Cost) 25,988,388
Actual Total Project Cost (Used for Lookback Yield on Cost) 25,600,000

[
2028 | 2029 |
2. Lookback Adjustment Example . Year 1 Year 2 Year 3

2032 2033

55 i
NET OPERATING INCOME 1,462,921 1565325 1674898 | 1792141 1917,591 2,051,822 2,195,450

Tax Increment Financing Revenue inflator: 0 222,903 225,138 226,264 227,395 228,532
ADJUSTED NET OPERATING INCOME 1,462,921 1,788,229 1,898,916 2,017,279 2,143,855 2,279,217 2,423,982
Yield on Cost Annual Return 571% 6.99% 7.42% 7.88% 8.37% B.90% 9.47%
Yield on Cost Average Annual Return Start From [ Year 1 5.71% 8.35% 6.71% 7.00% 7.27% 7.55% 7.82%
2027 2028 2031
3. TIF Note (Present Value) Calculation Payment Date
First Half Payment ! 111,452
Second Half Payment
Tax Increment Financing Revenue 224,018 227,395 228,532
Annual Present Value (Semi-Annual) 222,903 446,921 1,126,718 1,354,250
' Original PAYGO
Original TIF Term 8 Tatal PAYGO Collections 1,814,748
Current TIF Term to reach average 8.00% YoC 7 NPV 1,814,748
Rate for NPV 0.00%
Principal Amt. of Original TIF Note $ 1,814,748
Principal Amt. (Present Value) of TIF in Year 7 $ 1,374,250
Difference H 440,498
50% Difference S 220,249
PV of TIF in Year 7 $ 1,374,250
Plus 50% Difference S 220,249
New Principal Amount of TIF Note (PV) $ 1,594,499
Estimated Revised TIF Note Term by Year 8




Exhibit |

Page 2 of 2
Sample Lookback Calculation - The Chal Phase 3
2034 2035 2038
1. Pro Forma Financial Statement - Return Analysis | Year8 Year 9 Year 10
NET OPERATING INCOME 1,700,856 1,737,733
Tax Increment Financing Revenue Inflator: 0% 229,675 230,823
ADJUSTED NET OPERATING INCOME 1,930,531 1,968,556
Yield on Cost Annual Return Average Annual  Goal 8.00% 7.43% 7.57% 6.83%
Yield on Cost Average Annual Return st Erom | Year { 6.84% 6.92% 6.91%
Total Estimated Project Cost (Used for Initial Yield on Cost) 25,988,388
Actual Total Project Cost (Used for Lookback Yield on Cost) 25,600,000
2034 2035 2036
2. Lookback Adjustment Example & | Year8 Year 9 Year 10
NET OPERATING INCOME 2,349,131 2,513,570 2,689,520
Tax Increment Financing Revenue Inflator: 20,000 0 0
ADJUSTED NET OPERATING INCOME 2,369,131 2,513,570 2,689,520
Yield on Cost Annual Return 9.25% 9.82% 10.51%
Yield on Cost Average Annual Return Stant From Year 1 8.00% 8.20% 843%

2034 2035 2036
3. TIF Note (Present Value) Calculation Payment Date | Year8 Year 8 Year 10
First Half Payment 08/01 10,000 0 0
Second Half Payment 02/01 10,000 a 0
Tax Increment Financing Revenue | 20,000 0 0
Annual Present Value (Semi-Annual) 0.00% Interest Rate | 1,374,250 1,374,250 1,374,250
TIF Note (Present Value) Difference
Qriginal TIF Term 8
Current TIF Term to reach average 8.00% YoC 7
Principal Amt. of Original TIF Note S 1,814,748
Principal Amt. (Present Value) of TIF in Year 7 S 1,374,250
Difference $ 440,498
50% Difference $ 220,248
PV of TIF in Year 7 $ 1,374,250
Plus 50% Difference $ 220,248
New Principal Amount of TIF Note (PV) $ 1,594,499
Estimated Revised TIF Note Term by Year 8




