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Issue summary 
PROPOSED ISSUE 
The General Obligation Promissory Notes Series 2026-A (“the Notes”) are in the estimated amount of 
$13,590,000. 
 
The Common Council has under consideration the authorization of the Notes to fund various projects and 
equipment identified for 2026 funding as part of the City’s 2026-30 Capital Improvement Plan (CIP). This 
document provides information relative to the proposed issuance. 
 
PURPOSE(S) OF ISSUE 
Proceeds of the Notes will be used to finance (i) various capital projects and equipment needs for various 
City departments identified for 2026 funds as part of the City’s CIP and (ii) pay the costs of issuance 
associated with the Notes. The funding amount of $13,488,956 is net of the City  applying approximately 
$2.476 million of funds remaining from prior bond and note issuances to fund a portion of these 2026 
capital and equipment needs. The following is a summary of the capital projects and equipment needs 
funded with proceeds of the Notes and these other funds. 
 

Purpose Amount 
Streets $3,769,200 
Information Technology $365,000 
Traffic Signals $400,000 
Plan & Comm Dev $1,500,000 
Park Improvements $60,000 
Bridges $1,277,500 
Fire Stations $930,000 
Recreation Facilities $3,300,000 
Library $78,400 
Neighborhoods $500,000 
La Crosse Center $1,335,000 
Police $559,460 
Refuse and Recycling $157,000 
Parks and Recreation $350,000 
Fire $25,000 
Citywide $404,000 
Bike & Ped $115,000 
Streetscaping $310,000 
Special Projects $150,000 
Planning and Development $105,000 
City Hall $125,000 
Alleys $50,000 
Floodplain Improvements $100,000 

Total $15,965,560 
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In addition, approximately $1.387 million of this total is being amortized, or repaid, over a term of seven 
years, $2.624 million over a term of ten years, and the balance, or approximately $9.478 million over a 
term of 15 years.  The sub-components and the aggregate amount that are being offered in the single 
series of Notes are included summaries attached to this report. 
 
AUTHORITY  
The Notes are being issued pursuant to Wisconsin Statutes, Chapter 67.12(12) and a resolution to be 
considered by the Common Council on September 10, 2026 (the “Parameters Resolution”).  
 
Pursuant to the Parameters Resolution, the direction is for the Mayor and other designated 
representatives to award the sale of the Notes provided the following parameters are met: 

• The maximum par amount of the Notes shall not exceed $13,805,000 
• The maximum principal amount of any maturity of the Notes shall not exceed $1,220,000 
• The Notes will mature no later than 16 years after issuance 
• The true interest cost (TIC) of the Notes shall not exceed 5.00% 

SECURITY/SOURCE OF PAYMENT 
The Notes will be a general obligation of the City, secured by its full faith and credit and unlimited taxing 
power. The City will pledge ad valorem tax levies for repayment of the Notes. The City will make their first 
levy for the Notes in 2026 for collection in 2027. Each year’s collection of taxes will be used to make the 
principal and interest payment due on March 1 and the interest payment due September 1 of the 
collection year. 
 
FINANCING STRUCTURE 
In consultation with City Staff, the Notes have been structured such that the Notes are amortized with 
approximately level annual payments of debt service, net the estimated premium, over the useful life of 
the projects and equipment over periods of seven, ten, and fifteen years. 
 
Estimated interest rates applied in the structuring of the Notes are based on current market conditions as 
of early August 2026 plus an additional 30 basis points. The preliminary pricing assumes an estimated 
reoffering premium, to be deposited to the debt service fund as required by Wisconsin state laws and 
used to make the interest payments due on the Notes. 
 
Costs of issuance reflect current estimates and actual amounts will be determined prior to the award of 
the Notes. 
 

Issue terms 
BANK QUALIFICATION 
The principal amount of the Notes exceed the $10 million bank qualification limit for tax-exempt 
obligations issued in a calendar year; therefore, the Notes are not designated as bank qualified. 
 
PREMIUM 
The Notes assume pricing resulting in a net reoffering premium of $471,631.55 (premium less 
underwriter’s compensation). The underwriter will take their compensation from the reoffering premium 
and any excess premium will be deposited to the debt service fund as required by Wisconsin state laws 
and used to make debt service payments due on the Notes.  
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Estimated premium is subject to change depending on market conditions, coupons selected by the 
winning bidder, and the final underwriter’s compensation for the Notes. 
 
OPTIONAL REDEMPTION 
The Notes maturing on or after March 1, 2037 may be prepaid at a price of par plus accrued interest on or 
after March 1, 2036. 
 

Rating 
An application will be made to S&P Global Ratings (S&P) for a rating on the Notes. The City’s general 
obligation debt is currently rated “AA” by S&P with a stable outlook. 
 

Issuance timeline 
City Finance Committee considers the 
Parameters Resolution 

September 3, 2026 

Rating Conference is Conducted   September 9, 2026 

Common Council considers the Parameters 
Resolution 

September 10, 2026 

Rating Received; Release of Preliminary 
Official Statement 

September 18, 2026 

Competitive bids are received. Notes awarded 
provided parameters are met 

September 29, 2026 

Settlement of the Notes and receipt of 
proceeds 

October 15, 2026 

 

Post issuance  
ARBITRAGE/REBATE 
The issuance of the Notes will result in post-issuance compliance responsibilities. The responsibilities are 
in two primary areas: (i) compliance with federal arbitrage requirements and (ii) compliance with 
secondary disclosure requirements. 
 
Federal arbitrage requirements include a wide range of implications that have been taken into account as 
this issue has been structured. Post-issuance compliance responsibilities for this tax-exempt issue 
include both rebate and yield restriction provisions of the IRS Code. In general terms the arbitrage 
requirements control the earnings on unexpended bond and note proceeds, including investment 
earnings, moneys held for debt service payments (which are considered to be proceeds under the IRS 
regulations), and/or reserves. Under certain circumstances any “excess earnings” will need to be paid to 
the IRS to maintain the tax-exempt status of the Notes. Any interest earnings on gross note proceeds or 
debt service funds should not be spent until it has been determined based on actual facts that they are 
not “excess earnings” as defined by the IRS Code. 
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The arbitrage rules provide for spend-down exceptions for proceeds that are spent within either a 6-
month, 18-month or, for certain construction issues, a 24-month period each in accordance with certain 
spending criteria. Proceeds that qualify for an exception will be exempt from rebate. These exceptions are 
based on actual expenditures and not based on reasonable expectations, and expenditures, including 
any investment proceeds will have to meet the spending criteria to qualify for the exclusion. The City 
reasonably expects to comply with the 18-month spending exception and will work with both Baker Tilly 
MA and Bond Counsel to make the necessary representations for the closing documents. 
 
Regardless of whether the issue qualifies for an exemption from the rebate provisions, yield restriction 
provisions will apply to Note proceeds (including interest earnings) unspent after three years and the debt 
service fund throughout the term of the Notes. These moneys should be monitored until the Notes are 
retired. 
 
Baker Tilly Municipal Advisors (Baker Tilly MA) currently provides arbitrage compliance services to the 
City under an existing Agreement for Municipal Advisor Services. The Notes will be included under that 
existing agreement. 
 
CONTINUING DISCLOSURE 
Secondary disclosure requirements result from an SEC requirement that underwriters provide ongoing 
disclosure information to investors. To meet this requirement, any prospective underwriter will require the 
City to commit to providing the information needed to comply under a continuing disclosure agreement. 
 
Baker Tilly Municipal Advisors (Baker Tilly MA) currently provides continuing disclosure compliance 
services to the City under an existing Agreement for Municipal Advisor Services. The Notes will be 
included under that existing agreement. 
 

Finance team 
The issuance of the Notes will require the work of various other public finance professionals. Fees for 
these professionals shall be paid by proceeds of this issuance unless directed otherwise by the City of La 
Crosse. The following professionals and their role have been identified below: 
 
Bond Counsel: Chapman and Cutler, LLP 
Municipal Advisor: Baker Tilly Municipal Advisors, LLC 
Fiscal Agent/Registrar: U.S. Bank Trust Company, National Association 
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Attachments 
BOND BUYER INDEX 
Performance of the tax-exempt market is often measured by the Bond Buyer’s Index (“BBI”) which 
measures the yield of high grade municipal bonds in the 20th year for general obligation bonds rated Aa2 
by Moody’s or AA by S&P (the BBI 20-Bond GO Index) and the 30th year for revenue bonds rated A1 by 
Moody’s or A+ by S&P (the BBI 25-Bond Revenue Index). The following chart illustrates these two indices 
over the past five years: 
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PRELIMINARY STRUCTURE 
The attached are schedules that support the structure likely to appear in the Preliminary Official 
Statement (POS) to be released prior to the scheduled competitive sale.  The attached will be updated to 
reflect results from this competitive sale. 
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$13,590,000 
City of La Crosse, Wisconsin 
General Obligation Promissory Notes, Series 2026-A 
Issue Summary 

Total Issue Sources And Uses 
 Dated 10/15/2026 |  Delivered 10/15/2026

7-Year Projects
10-Year 

Projects
15-Year 

Projects Issue Summary
 
Sources Of Funds 
Par Amount of Bonds $1,400,000.00 $2,645,000.00 $9,545,000.00 $13,590,000.00
Reoffering Premium 79,475.35 187,696.30 408,309.90 675,481.55
 
Total Sources $1,479,475.35 $2,832,696.30 $9,953,309.90 $14,265,481.55
 
Uses Of Funds 
Deposit to Project Construction Fund 1,386,860.00 2,624,130.00 9,477,966.51 13,488,956.51
Deposit to Debt Service Fund (Premuim) 58,475.35 148,021.30 265,134.90 471,631.55
Total Underwriter's Discount  (1.500%) 21,000.00 39,675.00 143,175.00 203,850.00
Costs of Issuance 9,271.52 17,516.56 63,211.92 90,000.00
Rounding Amount 3,868.48 3,353.44 3,821.57 11,043.49
 
Total Uses $1,479,475.35 $2,832,696.30 $9,953,309.90 $14,265,481.55

GO Promissory Note Series  |  Issue Summary  |  8/19/2026  |  5:09 PM

Baker Tilly Municipal Advisors, LLC
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$13,590,000 
City of La Crosse, Wisconsin 
General Obligation Promissory Notes, Series 2026-A 
Issue Summary 

Pricing Summary 

Maturity Type of Bond Coupon Yield Maturity Value Price YTM Call Date Call Price Dollar Price
03/01/2027 Serial Coupon 5.000% 2.880% 900,000.00 100.785%  - - - 907,065.00
03/01/2028 Serial Coupon 5.000% 2.980% 865,000.00 102.703%  - - - 888,380.95
03/01/2029 Serial Coupon 5.000% 3.060% 905,000.00 104.413%  - - - 944,937.65
03/01/2030 Serial Coupon 5.000% 3.150% 945,000.00 105.880%  - - - 1,000,566.00
03/01/2031 Serial Coupon 5.000% 3.250% 1,000,000.00 107.083%  - - - 1,070,830.00
03/01/2032 Serial Coupon 5.000% 3.310% 1,050,000.00 108.259%  - - - 1,136,719.50
03/01/2033 Serial Coupon 5.000% 3.420% 1,105,000.00 108.981%  - - - 1,204,240.05
03/01/2034 Serial Coupon 5.000% 3.510% 920,000.00 109.607%  - - - 1,008,384.40
03/01/2035 Serial Coupon 5.000% 3.630% 965,000.00 109.816%  - - - 1,059,724.40
03/01/2036 Serial Coupon 5.000% 3.750% 1,015,000.00 109.802%  - - - 1,114,490.30
03/01/2037 Serial Coupon 4.000% 3.860% 720,000.00 101.089% c 3.871% 03/01/2036 100.000% 727,840.80
03/01/2038 Serial Coupon 4.000% 3.960% 750,000.00 100.307% c 3.966% 03/01/2036 100.000% 752,302.50
03/01/2039 Serial Coupon 4.050% 4.050% 780,000.00 100.000%  - - - 780,000.00
03/01/2040 Serial Coupon 4.450% 4.450% 815,000.00 100.000%  - - - 815,000.00
03/01/2041 Serial Coupon 4.500% 4.500% 855,000.00 100.000%  - - - 855,000.00

Total - - - $13,590,000.00 - - - - - $14,265,481.55

Bid Information 
 
Par Amount of Bonds $13,590,000.00
Reoffering Premium or (Discount) 675,481.55
Gross Production $14,265,481.55
 
Total Underwriter's Discount  (1.500%) $(203,850.00)
Bid (103.470431%) 14,061,631.55
 
Total Purchase Price $14,061,631.55
 
Bond Year Dollars $97,194.00
Average Life 7.152 Years
Average Coupon 4.6160220%
 
Net Interest Cost (NIC) 4.1307744%
True Interest Cost (TIC) 4.0469721%

GO Promissory Note Series  |  Issue Summary  |  8/19/2026  |  5:09 PM

Baker Tilly Municipal Advisors, LLC
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$13,590,000 
City of La Crosse, Wisconsin 
General Obligation Promissory Notes, Series 2026-A 
Issue Summary 

Debt Service Schedule 

Date Principal Coupon Interest Total P+I Fiscal Total
10/15/2026 - - - - -
03/01/2027 900,000.00 5.000% 245,038.94 1,145,038.94 1,145,038.94
09/01/2027 - - 301,816.25 301,816.25 -
03/01/2028 865,000.00 5.000% 301,816.25 1,166,816.25 1,468,632.50
09/01/2028 - - 280,191.25 280,191.25 -
03/01/2029 905,000.00 5.000% 280,191.25 1,185,191.25 1,465,382.50
09/01/2029 - - 257,566.25 257,566.25 -
03/01/2030 945,000.00 5.000% 257,566.25 1,202,566.25 1,460,132.50
09/01/2030 - - 233,941.25 233,941.25 -
03/01/2031 1,000,000.00 5.000% 233,941.25 1,233,941.25 1,467,882.50
09/01/2031 - - 208,941.25 208,941.25 -
03/01/2032 1,050,000.00 5.000% 208,941.25 1,258,941.25 1,467,882.50
09/01/2032 - - 182,691.25 182,691.25 -
03/01/2033 1,105,000.00 5.000% 182,691.25 1,287,691.25 1,470,382.50
09/01/2033 - - 155,066.25 155,066.25 -
03/01/2034 920,000.00 5.000% 155,066.25 1,075,066.25 1,230,132.50
09/01/2034 - - 132,066.25 132,066.25 -
03/01/2035 965,000.00 5.000% 132,066.25 1,097,066.25 1,229,132.50
09/01/2035 - - 107,941.25 107,941.25 -
03/01/2036 1,015,000.00 5.000% 107,941.25 1,122,941.25 1,230,882.50
09/01/2036 - - 82,566.25 82,566.25 -
03/01/2037 720,000.00 4.000% 82,566.25 802,566.25 885,132.50
09/01/2037 - - 68,166.25 68,166.25 -
03/01/2038 750,000.00 4.000% 68,166.25 818,166.25 886,332.50
09/01/2038 - - 53,166.25 53,166.25 -
03/01/2039 780,000.00 4.050% 53,166.25 833,166.25 886,332.50
09/01/2039 - - 37,371.25 37,371.25 -
03/01/2040 815,000.00 4.450% 37,371.25 852,371.25 889,742.50
09/01/2040 - - 19,237.50 19,237.50 -
03/01/2041 855,000.00 4.500% 19,237.50 874,237.50 893,475.00

Total $13,590,000.00 - $4,486,496.44 $18,076,496.44 -

Yield Statistics 
 
Bond Year Dollars $97,194.00
Average Life 7.152 Years
Average Coupon 4.6160220%
DV01 8,243.95
 
Net Interest Cost (NIC) 4.1307744%
True Interest Cost (TIC) 4.0469721%
Bond Yield for Arbitrage Purposes 3.8006380%
All Inclusive Cost (AIC) 4.1574884%
 
IRS Form 8038 
Net Interest Cost 3.7581331%
Weighted Average Maturity 7.109 Years

GO Promissory Note Series  |  Issue Summary  |  8/19/2026  |  5:09 PM

Baker Tilly Municipal Advisors, LLC
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$1,400,000 
City of La Crosse, Wisconsin 
General Obligation Promissory Notes, Series 2026-A 
7-Year Equipment

Debt Service Schedule 

Date Principal Coupon Interest Total P+I Fiscal Total
10/15/2026 - - - - -
03/01/2027 180,000.00 5.000% 26,444.44 206,444.44 -
09/01/2027 - - 30,500.00 30,500.00 236,944.44
03/01/2028 180,000.00 5.000% 30,500.00 210,500.00 -
09/01/2028 - - 26,000.00 26,000.00 236,500.00
03/01/2029 190,000.00 5.000% 26,000.00 216,000.00 -
09/01/2029 - - 21,250.00 21,250.00 237,250.00
03/01/2030 195,000.00 5.000% 21,250.00 216,250.00 -
09/01/2030 - - 16,375.00 16,375.00 232,625.00
03/01/2031 205,000.00 5.000% 16,375.00 221,375.00 -
09/01/2031 - - 11,250.00 11,250.00 232,625.00
03/01/2032 220,000.00 5.000% 11,250.00 231,250.00 -
09/01/2032 - - 5,750.00 5,750.00 237,000.00
03/01/2033 230,000.00 5.000% 5,750.00 235,750.00 -
09/01/2033 - - - - 235,750.00

Total $1,400,000.00 - $248,694.44 $1,648,694.44 -

Yield Statistics 
 
Bond Year Dollars $4,973.89
Average Life 3.553 Years
Average Coupon 4.9999999%
DV01 478.65
 
Net Interest Cost (NIC) 3.8243534%
True Interest Cost (TIC) 3.7103154%
Bond Yield for Arbitrage Purposes 3.8006380%
All Inclusive Cost (AIC) 3.9097619%
 
IRS Form 8038 
Net Interest Cost 3.1731675%
Weighted Average Maturity 3.605 Years

GO Promissory Note Series  |  7-Year Projects  |  8/19/2026  |  5:09 PM

Baker Tilly Municipal Advisors, LLC
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$2,645,000 
City of La Crosse, Wisconsin 
General Obligation Promissory Notes, Series 2026-A 
10-Year Equipment

Debt Service Schedule 

Date Principal Coupon Interest Total P+I Fiscal Total
10/15/2026 - - - - -
03/01/2027 225,000.00 5.000% 49,961.11 274,961.11 -
09/01/2027 - - 60,500.00 60,500.00 335,461.11
03/01/2028 220,000.00 5.000% 60,500.00 280,500.00 -
09/01/2028 - - 55,000.00 55,000.00 335,500.00
03/01/2029 230,000.00 5.000% 55,000.00 285,000.00 -
09/01/2029 - - 49,250.00 49,250.00 334,250.00
03/01/2030 240,000.00 5.000% 49,250.00 289,250.00 -
09/01/2030 - - 43,250.00 43,250.00 332,500.00
03/01/2031 255,000.00 5.000% 43,250.00 298,250.00 -
09/01/2031 - - 36,875.00 36,875.00 335,125.00
03/01/2032 265,000.00 5.000% 36,875.00 301,875.00 -
09/01/2032 - - 30,250.00 30,250.00 332,125.00
03/01/2033 280,000.00 5.000% 30,250.00 310,250.00 -
09/01/2033 - - 23,250.00 23,250.00 333,500.00
03/01/2034 295,000.00 5.000% 23,250.00 318,250.00 -
09/01/2034 - - 15,875.00 15,875.00 334,125.00
03/01/2035 310,000.00 5.000% 15,875.00 325,875.00 -
09/01/2035 - - 8,125.00 8,125.00 334,000.00
03/01/2036 325,000.00 5.000% 8,125.00 333,125.00 -
09/01/2036 - - - - 333,125.00

Total $2,645,000.00 - $694,711.11 $3,339,711.11 -

Yield Statistics 
 
Bond Year Dollars $13,894.22
Average Life 5.253 Years
Average Coupon 5.0000000%
DV01 1,290.40
 
Net Interest Cost (NIC) 3.9346557%
True Interest Cost (TIC) 3.7834999%
Bond Yield for Arbitrage Purposes 3.8006380%
All Inclusive Cost (AIC) 3.9225340%
 
IRS Form 8038 
Net Interest Cost 3.3588704%
Weighted Average Maturity 5.329 Years

GO Promissory Note Series  |  10-Year Projects  |  8/19/2026  |  5:09 PM

Baker Tilly Municipal Advisors, LLC
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$9,545,000 
City of La Crosse, Wisconsin 
General Obligation Promissory Notes, Series 2026-A 
15-Year Projects 

Debt Service Schedule 

Date Principal Coupon Interest Total P+I Fiscal Total
10/15/2026 - - - - -
03/01/2027 495,000.00 5.000% 168,633.39 663,633.39 -
09/01/2027 - - 210,816.25 210,816.25 874,449.64
03/01/2028 465,000.00 5.000% 210,816.25 675,816.25 -
09/01/2028 - - 199,191.25 199,191.25 875,007.50
03/01/2029 485,000.00 5.000% 199,191.25 684,191.25 -
09/01/2029 - - 187,066.25 187,066.25 871,257.50
03/01/2030 510,000.00 5.000% 187,066.25 697,066.25 -
09/01/2030 - - 174,316.25 174,316.25 871,382.50
03/01/2031 540,000.00 5.000% 174,316.25 714,316.25 -
09/01/2031 - - 160,816.25 160,816.25 875,132.50
03/01/2032 565,000.00 5.000% 160,816.25 725,816.25 -
09/01/2032 - - 146,691.25 146,691.25 872,507.50
03/01/2033 595,000.00 5.000% 146,691.25 741,691.25 -
09/01/2033 - - 131,816.25 131,816.25 873,507.50
03/01/2034 625,000.00 5.000% 131,816.25 756,816.25 -
09/01/2034 - - 116,191.25 116,191.25 873,007.50
03/01/2035 655,000.00 5.000% 116,191.25 771,191.25 -
09/01/2035 - - 99,816.25 99,816.25 871,007.50
03/01/2036 690,000.00 5.000% 99,816.25 789,816.25 -
09/01/2036 - - 82,566.25 82,566.25 872,382.50
03/01/2037 720,000.00 4.000% 82,566.25 802,566.25 -
09/01/2037 - - 68,166.25 68,166.25 870,732.50
03/01/2038 750,000.00 4.000% 68,166.25 818,166.25 -
09/01/2038 - - 53,166.25 53,166.25 871,332.50
03/01/2039 780,000.00 4.050% 53,166.25 833,166.25 -
09/01/2039 - - 37,371.25 37,371.25 870,537.50
03/01/2040 815,000.00 4.450% 37,371.25 852,371.25 -
09/01/2040 - - 19,237.50 19,237.50 871,608.75
03/01/2041 855,000.00 4.500% 19,237.50 874,237.50 -
09/01/2041 - - - - 874,237.50

Total $9,545,000.00 - $3,543,090.89 $13,088,090.89 -

Yield Statistics 
 
Bond Year Dollars $78,325.89
Average Life 8.206 Years
Average Coupon 4.5235246%
DV01 6,474.90
 
Net Interest Cost (NIC) 4.1850224%
True Interest Cost (TIC) 4.1223187%
Bond Yield for Arbitrage Purposes 3.8006380%
All Inclusive Cost (AIC) 4.2210394%
 
IRS Form 8038 
Net Interest Cost 3.8710790%
Weighted Average Maturity 8.136 Years

GO Promissory Note Series  |  15-Year Projects  |  8/19/2026  |  5:09 PM

Baker Tilly Municipal Advisors, LLC
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26-0936 
 

Resolution authorizing the appointment of an interim Director of Finance effective August 25, 
2026. 

 
RESOLUTION 

 
WHEREAS, Chadwick Hawkins, Director of Finance informed the Mayor of his intent to 

resign effective September 24, 2026, and 
 
WHEREAS, it is essential and necessary that continuity of leadership be maintained to 

ensure the efficient operation of the Finance department, and 
 
WHEREAS, it is the recommendation of the Mayor to appoint Daniel DeGier as the 

interim Director of Finance until a formal appointment is made for the Director of Finance 
position. 

 
NOW THEREFORE BE IT RESOLVED by the Common Council that Daniel DeGier be 

appointed as the interim Director of Finance effective August 25th, 2026, and be paid at a Grade 
19, Step 1 ($60.34/hr.) with funds to come from the operating budget for the Finance 
department. 

 
BE IT FURTHER RESOLVED that the Director of Human Resources and the Mayor are 

hereby authorized to take all necessary steps to implement the resolution. 
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O F F I C E  O F  T H E  M A Y O R  
L A  C R O S S E  

 
 

 

26-0936 
 

 

 

September 1, 2026 

 

I hereby approve the submitting of the attached Resolution “Appointing Dan DeGier 

as Interim Finance Director effective August 25, 2026” to be considered at the 

Finance & Personnel Committee meeting. This approval is given due to the time 

element necessitating consideration of the attached Legislation at the earliest 

possible date. 

 

 

 

 

 
     

      Mayor Shaundel 
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26-0824 
 

Resolution approving the first amendment to the development agreement for The Driftless 
Apartments and Townhomes. 
 

RESOLUTION 
 

WHEREAS the Common Council approved a development agreement with The Driftless 
Apartments and Townhomes on March 9, 2023, file ID# 23-0205; and 
 

WHEREAS the developer has requested an amendment to the development agreement. 
 

THEREFORE BE IT RESOLVED BY THE Common Council of the City of La Crosse that 
it hereby approves the amendment to the development agreement for The Driftless Apartments 
and Townhomes. 
 

BE IT FURTHER RESOLVED that the City staff is hereby authorized to take any and all 
steps necessary to effectuate this resolution. 
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FIRST AMENDMENT TO 

MSP – THE DRIFTLESS APARTMENTS 
DEVELOPMENT AGREEMENT 

AND CERTIFICATE OF COMPLETION 
 

 
 This First Amendment made and entered into this ____ day of 
May, 2026, to MSP – The Driftless Apartments Development 
Agreement (hereafter "Agreement") is made by and among the City of 
La Crosse, Wisconsin, a Wisconsin municipal corporation with offices 
located at 400 La Crosse Street, La Crosse, Wisconsin, 54601 ("City"), 
and The Driftless Apartments, LLC, a Wisconsin limited liability 
company with principal offices located at 1295 Northland Drive, Suite 
270, Mendota Heights, MN 55120 ("Developer"). 
 

WITNESSETH: 
 

 Whereas, on May 5, 2023 (the “Original Date”), the City and 
Developer entered into the MSP – The Driftless Apartments 
Development Agreement (the “Agreement”) which was recorded on 
May 17, 2023 as Document Number 1807737 with the La Crosse 
County Register of Deeds and in connection with the development of 
certain “Real Estate” described on Exhibit A, attached hereto and 
incorporated herein; and 
 
 Whereas, a certificate of occupancy was issued for the Project on December 11, 2024; 
 

Whereas, the City and Developer wish to acknowledge completion of the Project and make certain 
amendments to the Agreement on the terms and conditions more particularly set forth herein.   
 
 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: 
 
 Capitalized terms used herein and not otherwise defined should have the meaning set forth in the Agreement. 
 

Effective as of the Original Date, Section 1.2 (i) is hereby amended and restated in its entirety to read as 
follows: 
 

i. “Project” means the development and improvement of the Real Estate by constructing 120 
units of affordable / workforce housing 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. 
 

Effective as of the Original Date, Section 2.6(b) is hereby amended and restated in its entirety to read as 
follows: 

 
 b.  Guarantee.  As an additional inducement and in consideration for the City entering into this 
Agreement, Developer guarantees faithful performance and compliance with all of the terms, covenants, 
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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 Nine Million 
Six Hundred Thousand Dollars ($9,600,000.00) beginning tax year 2027 and for a period of twenty (20) years 
or the life of TID #18, whichever is longer.  Developer agrees that this minimum assessed value on the Project 
shall remain a lien on the Real Estate and shall run with the land for a period of twenty (20) years or the life 
of TID #18, whichever is longer. 

 
 Effective as of the Original Date, Section 2.6(c) is hereby amended and restated in its entirety to read as 
follows: 
 

c.  Deficiency PILOT.  
 
(1) TID #18 Period: In the event the assessed value of the Project is less than Nine Million Six 

Hundred Thousand Dollars ($9,600,000.00) as of [January 1, 2027] or for any tax year thereafter 
for a period of twenty (20) years or the life of TID #18, 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 sixty (60) days of receipt. Said Deficiency PILOT shall be calculated by first 
determining the difference between the guaranteed assessed value of the Project as provided 
in Section 2.6(b) of this Agreement 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 #18, whichever is longer.  [The amount of any 
Deficiency PILOT paid hereunder shall be included in the amount of the Tax Increment for 
purposes of calculating the amount of the Contribution to be paid to Developer.] 

(2) Post TID #18 Period: In the event the assessed value of the Project is less than Nine Million Six 
Hundred Thousand Dollars ($9,600,000) as of the first year following the life of TID #18, then the 
Developer or the then current owner, or its successors or assigns agrees to pay a Deficiency 
PILOT to the City within sixty (60) days of receipt. Said Deficiency PILOT shall be calculated by 
first determining the difference between the guaranteed assessed value of the Project as 
provided in Section 2.6(b) of this Agreement less the actual assessed value of the Project for the 
tax year at issue, and multiplying said difference by the City’s tax rate 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 five (5) years following the completion of TID #18.  

 
Pursuant to Section 3.2 of the Agreement, this shall serve as the Certificate of Completion for the Project. 

City hereby certifies that the improvements have been made in accordance with the Agreement and the Master Plan, 
each as amended, and all public improvements or facilities, if any, have been dedicated and conveyed to the City as 
may be required by the Master Plan. 
 

Except as otherwise amended by this First Amendment, the aforesaid Development Agreement, as 
amended, shall remain in full force and effect. 
 

[Signatures on Following Page] 
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IN WITNESS HEREOF, the parties have executed and delivered this Agreement effective the date set forth 
next to the City’s signature below.   
 
Dated this ____ day of ____, 2026 
 
The Driftless Apartments, LLC 
By: The Driftless Apartments Managing Member, LLC 
By: MSP Driftless Apartments, LLC 

Dated this ___ day of ____, 2026 
 

City of La Crosse 

 
 

By:  Milo Pinkerton, Manager 
 
 
 

____, _____ 
 

 
 

Shaundel Washington-Spivey, Mayor 
 
 
 

Nikki Elsen, City Clerk 

Subscribed and sworn to before me this 
____ day of ____, 2026. 
 
______________________________ 
Notary Public, State of Wisconsin 
My Commission: ________________ 
 

Subscribed and sworn to before me this 
____ day of ____, 2026. 

 
___________________________ 
Notary Public, State of Wisconsin 
My Commission: _____________ 

 
 

This Document Was Jointly Drafted 
By: Foley & Lardner, LLP and 
Stephen F. Matty, City Attorney 
City of La Crosse 
400 La Crosse Street 
La Crosse, Wisconsin 54601 
608.789.7511 
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Exhibit A 
 

REAL ESTATE 
 
LOT 7 OF RIVER POINT DISTRICT, RECORDED IN THE OFFICE OF THE REGISTER OF 
DEEDS FOR LA CROSSE COUNTY, WISCONSIN ON AUGUST 10, 2023, IN VOLUME 
CAB, PAGE 244A, AS DOCUMENT NO. 1810890, SAID PLAT BEING A REDIVISION OF 
PART OF GOVERNMENT LOT 1 AND PART OF GOVERNMENT LOT 2 LOCATED IN THE 
NORTHEAST 1/4, NORTHWEST 1/4, SOUTHEAST 1/4 AND SOUTHWEST 1/4 OF THE 
NORTHEAST 1/4 OF SECTION 31, TOWN 16 NORTH, RANGE 7 WEST, IN THE CITY 
OF LA CROSSE, LA CROSSE COUNTY, WISCONSIN. 
 
TAX PARCEL NO.: 17-20400-14 
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26-0825 
 

 
Resolution approving a development agreement with Copper Rocks 1, LLC, Copper Rocks 2, 
LLC, Copper Rocks 3, LLC and Copper Rocks 4, LLC for a mixed-use development at 2415 
State Road. 
 

RESOLUTION 
WHEREAS, the developer proposes to construct a 3 phase, mixed-use development 

that will take advantage of the former and now blighted Kmart site; and 
 

WHEREAS, the proposed development includes approximately 214 apartments and 33 
townhomes,163 garage and 136 surface parking spaces, 25,000sq ft of commercial space, and 
3,000 square feet of amenity/community space; and 
 

WHEREAS, the City’s Comprehensive Plan strongly emphasizes infill development, 
especially for vacant or underutilized lands and buildings, and the developer intends to 
revitalize this site by demolishing the underutilized/blighted KMart building to make way for 
the Copper Rocks redevelopment; and 
 

WHEREAS, City staff and the City’s consultant Ehlers reviewed the Tax Incremental 
Financing application and found that this project fulfilled the requirements of the application, 
including demonstrating a financing need for assistance; and 
 

WHEREAS, as part of the financing assistance negotiated the developer has agreed to 
participate in the Pathways Home program; and 
 

WHEREAS, the site also requires public utility upgrades to support the planned 
development.  
 

NOW THEREFORE BE IT RESOLVED BY THE Common Council of the City of La 
Crosse that the public utility upgrades will be paid for via a donor relationship with TID 11. 
 

BE IT FUTHER RESOLVED the Common Council hereby approves the attached 
development agreement.  
 

BE IT FURTHER RESOLVED that the City staff is hereby authorized to take any and all 
steps necessary to effectuate this resolution. 
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COPPER ROCKS 
DEVELOPMENT AGREEMENT 

This Copper Rocks 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"), Copper 
Rocks 1, LLC, Copper Rocks 2, LLC, Copper Rocks 3, LLC, and 
Copper Rocks 4, LLC, each a Wisconsin limited liability company 
with principal offices located at 1243 Badger Street, La Crosse, 
Wisconsin 54601 (collectively herein "Developer"). 

 
 

WITNESSETH: 

Whereas, Developer proposes to own, develop, and improve 
a currently underutilized property more particularly described on 
Exhibit A (“Real Estate”).  The Real Estate will be divided into four 
(4) parcels each with a separate owner that is a single purpose limited 
liability company.  More specifically, Copper Rocks 1, LLC will 
develop and hold a 24,423 SF three-story 15-unit townhome building 
and a 28,673 SF three story 18-unit townhome building with 41 
garage parking spaces and 22 surface parking spaces on the north 
parcel (the “North Project”).  Copper Rocks 2, LLC will develop and 
hold a 113,535 SF four story 92-unit apartment building above an  
at-grade resident parking structure with 56 garage parking spaces 
and 63 surface parking spaces on the east parcel (the “East Project”).  
Copper Rocks 3, LLC will develop and hold a 56,932 SF four-story 
50-unit apartment building with 12,200 SF first floor leasable 
commercial space above an at-grade resident parking structure with 
29 garage parking spaces on the south parcel (the “South Project”).  
Copper Rocks 4, LLC will develop and hold a 90,450 SF four story 
72-unit apartment building with 11,100 SF first floor leasable 
commercial space and below-grade resident parking with 37 parking 
stalls and 51 surface parking spaces on the west parcel (the “West 
Project”).  The North Project, East Project, South Project and West 
Project, consisting of five (5) buildings on the four (4) parcels together 
with all parking amenities and other improvements are referred to 
collectively herein as the “Project”; 

 
Whereas, the goals for the Real Estate include encouraging private mixed-use 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. 19, (“TID #19”), 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 
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2 
 

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 #19; 

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 #19 (“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: 

 
 
 

ARTICLE I 

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 #19: 

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 intend to undertake certain project 
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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 Copper Rocks Development Agreement by and between the City 
and 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. 
 

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 Copper Rocks 1, LLC, Copper Rocks 2, LLC, Copper Rocks 3, LLC and 

Copper Rocks 4, LLC, each 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 eleven million 
nine hundred thousand dollars ($11,900,000.00), that is incurred, in one or more 
installments, and that is payable over the time not to exceed the duration of the TID #19; 
more specifically: 

 
(1) Calculations.  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 West Project not to exceed the lesser of: (a) an aggregate 
two million seven hundred sixty-seven thousand dollars ($2,767,000.00), or (b) eighty-
five percent (85%) of the actual Tax Increment resulting from an increase in the real 
property tax base from the West Project for tax years 2028-2048 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 West 
Project for any tax year for which a Contribution would be paid and the aggregate 
maximum two million seven hundred sixty-seven thousand dollars ($2,767,000.00), 
shall be retained by the City. 
 
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 North Project not to exceed the lesser of: (a) an aggregate one million eight 
hundred ninety-one thousand dollars ($1,891,000.00), or (b) eighty-five percent (85%) 
of the actual Tax Increment resulting from an increase in the real property tax base 
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from the North Project for tax years 2028-2046 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 North Project for any tax year for 
which a Contribution would be paid and the aggregate maximum one million eight 
hundred ninety-one thousand dollars ($1,891,000.00), shall be retained by the City. 
 
Effective September 1, 2030, 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 East Project not to exceed the lessor of: (a) an aggregate four million two 
hundred thirty-nine thousand dollars ($4,239,000.00), or (b) eighty-five percent (85%) 
of the actual Tax Increment resulting from an increase in the real property tax base 
from the East Project for tax years 2029-2048 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 East Project for any tax year for 
which a Contribution would be paid and the aggregate maximum four million two 
hundred thirty-nine thousand dollars ($4,239,000.00), shall be retained by the City. 
 
Effective September 1, 2030, the City shall be obligated to pay a Contribution 
calculated as the Tax Increment resulting from an increase in the real property tax 
base from the South Project not to exceed the lessor of: (a) an aggregate three million 
three thousand dollars ($3,003,000.00), or (b) eighty-five percent (85%) of the actual 
Tax Increment resulting from an increase in the real property tax base from the South 
Project for tax years 2029-2046 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 South Project for any tax year for which a 
Contribution would be paid and the aggregate maximum of three million three 
thousand dollars ($3,003,000.00), shall be retained by the City.   

(2) Phase Insulation of Contributions 

The City shall not withhold, reduce, offset, or recoup a Contribution otherwise due to 
a Phase LLC based on: (i) the failure, delay, or default of any other Phase LLC; (ii) 
the assessed value, Tax Increment, or financial performance of any other Phase; or 
(iii) any construction cost deficiency, financing failure, or PILOT obligation attributable 
to any other Phase. Each Phase LLC's Contribution entitlement shall be determined 
solely by reference to that Phase LLC's own compliance with this Agreement with 
respect to its Phase Parcel. 

(3)    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 #19 by law, whichever occurs first. 

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

(a) The determination by the City Assessor of compliance with the tax guarantee 
in Section 2.6(b) of this Agreement; 

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

(c) Substantial Completion of the Project in accordance with the Master Plan, 
Project Cost Breakdown and Construction Schedule; 
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(d) Submission by Developer of verifiable costs, invoices, lien waivers, proof of 
financing costs and any other supporting documentation as requested by the 
Finance Director and Economic and Community Development Commission. 
Said submissions shall be in form and content 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; 

(f) 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. 

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

(6) 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. 

(7) 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 filing a claim with the City and complying with any 
other applicable provisions of this Agreement. 

(8) 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 #19 under the Tax Increment Law and the provisions of this 
Agreement. The City has no obligation to make payments of the Monetary Obligation 
if this Agreement terminates. In the event Developer fails to comply with any provision 
of this Agreement other than Section 2.6(c)1 after timely tendering payment of the 
Deficiency PILOT, the City may withhold any Contribution that is due and payable and 
may further seek the recovery of any Contribution that has already been paid or 
disbursed, which shall become immediately due and payable. 

h. “Phase” means each of the three separate development phases of the Project as follows: 
Phase 1 (West Project, Copper Rocks 4, LLC); Phase 2a (North Project, Copper Rocks 1, 
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LLC); Phase 2b (East Project, Copper Rocks 2, LLC); and Phase 3 (South Project, Copper 
Rocks 3, LLC). Phases 2a and 2b are together referred to as "Phase 2" for purposes of 
shared deadlines only; they remain separate for all financial, guarantee, default, and liability 
purposes. 

i. "Phase LLC" means the specific limited liability company responsible for a given Phase: 
Copper Rocks 4, LLC for Phase 1; Copper Rocks 1, LLC for Phase 2a; Copper Rocks 2, 
LLC for Phase 2b; and Copper Rocks 3, LLC for Phase 3. 

j. "Phase Parcel" means the specific parcel of Real Estate owned and developed by a Phase 
LLC as described in Exhibit A for that Phase. 

k. "Phase Minimum Construction Cost" means the minimum construction cost obligation 
applicable to each Phase LLC separately, as set forth in Section 2.2(c) of this Agreement. 

l. "Phase Guaranteed Assessed Value" means the minimum assessed value guarantee 
applicable to each Phase LLC separately for its respective Phase Parcel, as set forth in 
Section 2.6(b) of this Agreement. 

m. "Phase Contribution Cap" means the maximum aggregate TIF Contribution payable to each 
Phase LLC under the Monetary Obligation, as set forth in Section 1.3(g) of this Agreement. 

n. "Phase Default" means a default by a Phase LLC with respect to its obligations for its Phase 
only. A Phase Default shall not constitute a default, Event of Default, or basis for withholding 
Contributions with respect to any other Phase LLC or Phase unless the defaulting LLC is 
also obligated under the other Phase and that separate obligation is independently in default. 

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

p. “Project” means the development and improvement of the Real Estate as described in more 
detail in the first recital and 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” includes the North Project, East Project, South Project and West 
Project, but excludes personal property. 

 
q. "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. 

 
r. "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. 
 

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

t. “Signature Date” has the same meaning as provided in Section 8.22 of this Agreement. 

u. “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 
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completion and the issuance of a certificate of occupancy from the City. Subject to 
unavoidable delays beyond the control of the Developer, any such incomplete items shall be 
fully completed within a reasonable time after the date of Substantial Completion, but not to 
exceed ninety (90) days thereafter except site improvements such as landscaping shall be 
completed no later than two hundred forty (240) days after the date of Substantial 
Completion if weather or other conditions beyond the control of Developer prevent 
completion of the same. 

 
v.  "Tax Increment" means the tax increment or increase in real property taxes received by the 

City and other taxing jurisdictions with respect to the Real Estate as a result of Developer’s 
completion of the Project, which is generated by TID #19.  Tax Increment, as used in this 
Agreement, is a means to calculate the Contributions to be paid by the City to Developer 
from TID #19.   

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

x. "TID #19" means the Tax Incremental Financing District Number 19 of the City of La Crosse. 

y. “TID Project Plan” means the plan, created in accordance with the Tax Incremental Law, for 
the financial development or redevelopment of TID #19, including all approved amendments 
thereto. 

 

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

a. Exhibit A. Real Estate; 
 

b. Exhibit B. Description of Project; 

c. Exhibit C. Restrictive Covenant; 
 

d. Exhibit D. Description of Public Improvements; 

e. Exhibit E. Project Cost Breakdown; 
 

f. Exhibit F. Construction Schedule; 

g. Exhibit G. Monetary Obligation Example; 
 

h. Exhibit H. Pro Forma Financial Statement; and 

i. Exhibit I. Sample Look Back Calculation. 
 
 
 

ARTICLE II 

DEVELOPER OBLIGATIONS 

2.1. Acquire the Real Estate. Within ninety (90) days of the Signature Date, Developer shall acquire fee 
simple title to the Real Estate.  
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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. 

a. 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. 

b. Construction Schedule. Developer shall commence or cause other entities to commence 
construction on the Project, as described in Exhibit B, in accordance with the Construction 
Schedule set forth on Exhibit F.  More specifically, the West Project will commence on or 
before July 1, 2027 with Substantial Completion on or before July 31, 2028.  The North 
Project will commence on or before July 1, 2027 with Substantial Completion on or before 
July 31, 2028.  The East Project will commence on or before October 1, 2027, with 
Substantial Completion on or before October 31, 2028.  The South Project will commence 
on or before July 1, 2028 with Substantial Completion on or before July 31, 2029. 
Commencement of or Substantial Completion of any Phase is not a condition precedent to 
commencement, continuation, or Substantial Completion of any other Phase, and the failure 
to commence or complete any Phase on schedule shall constitute a Phase Default solely 
with respect to that Phase and shall not affect the City's or Developer's obligations under 
any other Phase. 

c. Guaranty of Minimum Construction Costs. Each Phase LLC separately and severally (not 
jointly) guarantees that the buildings and improvements associated with its Phase shall have 
a minimum construction cost as set forth below. The liability of each Phase LLC under this 
Section is several only, limited solely to its Phase Parcel, and is not subject to joint and 
several liability with any other Phase LLC. A failure by one Phase LLC to meet its Phase 
Minimum Construction Cost shall constitute a Phase Default solely for that Phase and shall 
not affect the obligations, Contribution entitlements, or standing of any other Phase LLC 
under this Agreement. Developer agrees that the buildings and improvements associated 
with the Project shall have an aggregate minimum construction cost of not less than fifty 
million one hundred forty-eight thousand five hundred twenty-seven dollars 
($50,148,527.00). The Project Cost Breakdown is provided on Exhibit E.  More specifically, 
the West Project will have a minimum construction cost of fourteen million eighty-five 
thousand five hundred forty-two dollars ($14,085,542.00).  The East Project will have a 
minimum construction cost of sixteen million five hundred ninety thousand two hundred fifty-
nine dollars ($16,590,259.00).  The South Project will have a minimum construction cost of 
eleven million four hundred forty-six thousand nine hundred forty-four dollars 
($11,446,944.00).  The North Project will have a minimum construction cost of eight million 
twenty-five thousand seven hundred eighty-two dollars ($8,025,782.00). 

d. Rights of Access. Developer shall permit the representatives of the City to have access to 
the Project at all reasonable times during and following the construction when the City deems 
access necessary to ensure compliance with the terms and conditions of this Agreement 
including, but not limited to, access for inspection of all work being performed in connection 
with the Project as set forth in the 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. 

e. Property for Public Streets and Public Improvements. Developer shall dedicate and/or 
transfer or convey all public streets, public rights-of-way and all necessary public sewer and 
water utilities within the Real Estate, as depicted in the Master Plan, as finalized, to the City 
at no cost to the City. 
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f. 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 
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 engage local subcontractors, 
workers as well as local suppliers for material. The term subcontractor is as defined in Section 66.0901(1)(d), Wis. 
Stat. The word, “local,” shall mean that the subcontractors and suppliers of material have their principal place of 
business within the City of La Crosse or within a seventy-five (75) mile radius of the City of La Crosse, Wisconsin. 
The Developer further agrees to provide to the City Engineer a list of all subcontractors and it further agrees that 
eighty percent (80%) of all work performed by subcontractors for construction shall be performed by subcontractors 
located within the City or seventy-five (75) miles of the City of La Crosse. In determining whether the eighty percent 
(80%) threshold has been met, the parties shall measure based upon the dollar values of said work. If Developer 
does not meet this requirement, it may request a waiver from the City Engineer providing reasons for the request of 
the same. This Section does not apply to fixtures, furnishings and equipment. 

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

a. Phased Annual PILOT. In the event that any Phased Parcel, or portion thereof, becomes 
exempt from general property taxes under Chapter 70, Wis. Stat., as amended or 
superseded, or by any other statute, provision or reason, then the Phase LLC responsible 
for that Phase Parcel 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 Annual PILOT obligation is several, not joint; no Phase 
LLC shall be liable for an Annual PILOT arising from another Phase LLC’s Phase Parcel 
becoming tax exempt.  The amount of the Annual PILOT shall be computed and determined 
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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. The Phase LLC 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. The Phase LLC 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 #19, whichever is longer. Notwithstanding, the Phase LLC or its successors shall 
not be responsible for any Annual PILOT resulting from the Real Estate or a portion thereof 
becoming tax exempt due to the use of eminent domain by the United States or some other 
governmental entity. 

b. Phased Assessed Value Guarantee. As an additional inducement and in consideration 
for the City entering into this Agreement, each Phase LLC separately and severally 
guarantees faithful performance and compliance with all the terms, covenants, conditions 
and obligations to be kept and performed by the Phase LLC contained in this Agreement, 
including, without limitation, the obligation that each Phase Parcel shall have a Phase 
Guaranteed Assessed Value, as set forth in the table below.  The guarantee obligation of 
each Phase LLC is several only and is limited solely to its own Phase Parcel.  No Phase 
LLC shall be jointly liable for the assessed value guarantee of any other Phase LLC.  The 
Phase Guaranteed Assessed Value shall commence in the first full tax year following 
Substantial Completion of that Phase and continue for a period of twenty (20) years or the 
life of TID #19, whichever is longer.  Each Phase LLC agrees that this minimum assessed 
value on its part of the Project shall remain a lien on its Phase Parcel and shall run with the 
land for a period of twenty (20) years or the life of TID #19, whichever is longer.    

 

Phase / LLC Project Min. AV Guarantee Effective Tax Year Duration (longer of) 

Phase 1 / CR4 West Project $11,733,000 2030 20 yrs or TID life 

Phase 2a / CR1 North Project $6,118,000 2030 20 yrs or TID life 

Phase 2b / CR2 East Project $12,899,000 2031 20 yrs or TID life 

Phase 3 / CR3 South Project $10,244,000 2031 20 yrs or TID life 

 

c. Deficiency PILOT.  

1. In the event the assessed value of any Phase Parcel is less than the Phased Guaranteed 
Assessed value for any applicable tax year for a period of twenty (20) years or the life 
of TID #19, whichever is longer, then the Phase LLC or the then current owner, or its 
successors or assigns agrees to pay a Deficiency PILOT to the City within sixty (60) 
days of receipt. Said Deficiency PILOT shall be calculated by first determining the 
difference between the Phase Guaranteed Assessed Value of the Phase Parcel as 
provided in Section 2.6(b) of this Agreement less the actual assessed value of the Phase 
Parcel 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 
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requirement shall be a lien running with the land for a period of twenty (20) years or the 
life of TID #19, whichever is longer.  The amount of any Deficiency PILOT timely paid 
hereunder shall be included in the amount of the Tax Increment for purposes of 
calculating the amount of the Contribution to be paid to Developer.   

2. In the event the assessed value of any Phase Parcel is less than the Phased Guaranteed 
Assessed value for any applicable tax year as of the first year following the life of the 
TID or twenty (20) years, whichever is longer as provided in Section 2.6(c)1, then the 
Phase LLC or the then current owner, or its successors or assigns agrees to pay a 
Deficiency PILOT to the City within sixty (60) days of receipt.  Said Deficiency PILOT 
shall be calculated by first determining the difference between the Phase Guaranteed 
Assessed Value of the Phase Parcel as provided in Section 2.6(b) of this Agreement 
less the actual assessed value of the Phase parcel 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 fifteen (15) years.   

d. 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 Phase LLC’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. 

e. Nothing in this Agreement waives or limits any Phase LLC’s rights under Ch. 70, Wis. Stat., 
including objection to the Board of Review and claims under § 74.37, Wis. Stat.  For all 
purposes of this Agreement, the assessed value of a Phase Parcel shall be the final 
assessed value after exhaustion of any timely challenge.  Disputes concerning the arithmetic 
computation of any PILOT, the rate applied, or parcel identification shall be resolved through 
the mediation process in Section 7.3.   

f. Any notice of an Annual PILOT or Deficiency PILOT shall set forth the assessed value 
determination, the computation of the amount due, and the City Assessor’s written basis for 
the assessed value determination.   

g. Any Deficiency PILOT timely paid with respect to a tax year shall be treated as a Tax 
Increment from the applicable Phase Parcel for purposes of Section 1.3(g), and such 
payment of a Deficiency PILOT shall constitute compliance with Section 2.6(b) for that tax 
year for purposes of the Contribution conditions in Section 1.3(g)(4)(a).   

h. The Parties acknowledge and agree the Base Value for the Phase 1 Parcel is three million 
seven hundred sixteen thousand seven hundred dollars ($3,716,700.00).  The Parties also 
acknowledge and agree the Base Value for the other three Phase Parcels is zero dollars 
($0.00). 

2.7. Transfer or Sale of Real Estate. 

a. 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 
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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. 

 
b. 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 satisfactory to the 
Economic and Community Development Commission providing for payments in lieu of taxes 
to the City. 

 
c. 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, 
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. Developer shall grant the City or any public utility such easements as reasonably 

necessary for public improvements, infrastructure, ingress or egress, utilities, lighting or landscaping or any other 
need necessary to effectuate development of the Real Estate in accordance with the Master Plan at no cost to the 
City. 

2.9. Insurance. For a period of twenty (20) years or the life of TID #19, whichever is longer, Developer 
shall maintain, and shall require that any purchasers or transferees of any portion of the Real Estate maintain, 
insurance in such amounts and against such risks both generally and specifically with respect to the Real Estate, as 
are customarily insured against in developments of like size, kind and character, including customary builders risk 
insurance during construction and customary casualty, property and liability insurance, with deductibles in accordance 
with reasonable industry practice. Notwithstanding, Developer shall carry casualty insurance for the Project at not 
less than the replacement value and further agrees and covenants to apply, and to require any purchasers or 
transferees of any portion of the Real Estate to apply, any and all insurance proceeds to rebuild the Project, maintain 
the Project and Real Estate and to name the City as an additional insured to the extent of this covenant provided in 
this Section. Developer shall provide to the City certificates of all such insurance. Any lender who holds a lien on the 
Project shall agree to these obligations to rebuild the Project. 

2.10. Indemnity. Developer shall indemnify and hold harmless the City, their 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, 
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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. Other than as set forth on Exhibit D, 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, utility easements, right of 
way, or other approved infrastructure to the buildings within the Real Estate. 

 
c. As shown in Exhibit D (Public Improvements), Developer shall fund Developer-Funded 

Improvements and the City-Funded Improvements at its own cost and expense until the City 
reimburses Developer in accordance with Section 3.1(i) of this Agreement.  Developer shall 
dedicate and convey such Public Improvements to the City.  Developer will, at all times, 
maintain a full “open book process” and ensure that the requirements of payment and 
performance bonds are obtained as well as the payment of prevailing wages, as required by 
law, are followed so that the Public Improvements comply with the Wisconsin public 
construction requirements.  All bids shall be publicly bid in accordance with § 62.15, Wis. 
Stat., and opened in public at City Hall.  After publicly opening the bids, Developer and City 
shall jointly review the bids.  After Developer has an opportunity to provide its 
recommendation, the City shall decide to either award the bids, refer the bids for thirty (30) 
days, or reject all bids and publicly bid the project again.  Developer shall furnish full access 
to the City upon ten (10) days notice to all internal cost accounting records and all supporting 
project records with respect to the Public Improvements.  Any savings during construction 
shall be identified immediately after bidding and monthly through cost accounting thereafter.  
Savings shall be completely passed on to the City, reducing the construction cost by the 
amount of any such savings.   

 
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 #19, 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. 

 
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 they receive pertaining to this Agreement. 
Additionally, Developer agrees to indemnify and hold the City, their officers, employees and authorized 
representatives harmless for any liability, including without limitation, reasonable attorney fees relating to or in any 
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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. 

2.16. Pathways Home Participation.  For a minimum of ten (10) years, Developer will participate in the 
Pathways-Held Lease program by enrolling for availability twelve (12) one-bedroom units for “low support” referrals 
once occupancy permits are issued for each respective Phase after the Signature Date. The ten (10) year participation 
period shall commence on the earlier of (i) the date the first master lease is executed, or (ii) twelve (12) months 
following issuance of the first certificate of occupancy for the West Project, and shall expire on the tenth (10th) 
anniversary thereof or upon termination of this Agreement under Section 8.13, whichever occurs first. Participation 
obligations for the West Project and East Project shall run concurrently across all enrolled units. The living units will 
be within the multi-family buildings as part of the West Project and East Project.  Under the Pathways Held Leases 
program, the City will obtain each unit lease from Developer at HUD Fair Market Rent (HFMR) for the applicable unit 
size for the La Crosse-Onalaska HMFA, as published for the federal fiscal year in which the lease year commences. 
Thereafter master-lease rents will adjust annually to the published HFMR.  Thereafter, the City will sublease to the 
Pathways Held Leases program participant as determined by the City under the eligibility requirements of its program.  
Subject to each master lease and applicable sublease, the City and Pathways Held Leases program team will have 
full decision-making authority over who will be eligible to participate in the program.  In the event the Pathways Held 
Leases program fails to obtain and maintain funding to support the program, Developer may lease the unit to the 
general public.     

 
 

ARTICLE III 

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 #19, and the City may be required to make Contributions to Developer, up to an aggregate maximum 
eleven million nine hundred thousand dollars ($11,900,000.00), subject to change based on the provisions of this 
Agreement, with funds to be made available upon verification of the Tax Increment increase as defined herein. The 
City shall disburse its Contribution as required by its Monetary Obligation to Developer in accordance with this 
Agreement. More specifically, 

 
a. Pay-As-You-Go Payment Schedule. Effective September 1, 2028, the City shall be obligated 

to pay a Contribution that is calculated as provided in Section 1.3(g) of this Agreement.  An 
Illustrative 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 
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Agreement is based on certain assumptions regarding likely operating revenues, expenses 
and development costs of constructing the Project. The City and Developer agree that the 
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. 

d. 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 (ii) 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 occupancy 
(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 to 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. 

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

e. 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 forth in the Pro Forma Financial Statement 
and (ii) evidence, satisfactory to the City, of its Total Project Cost. 
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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 I, 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 Agreement 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 
consistent with the sample attached as Exhibit I), then the principal balance of the Agreement 
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 principal amount 
of the Agreement, 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 the interest rate on the Agreement as the 
present value discount rate. The interest rate for purposes of calculating present value 
shall be 0%. 
 

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

(4) Finally, the new principal 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 Principal Amount will be effective upon delivery to the 
Developer of a written notice stated the Revised Agreement 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 in 
the Revised Agreement Principal Amount. 

 
j. In addition to the payment noted in Section 3.1(a), and unless the City contracts directly with a 

general contractor or Section 4.14 applies, the City shall provide a dollar-for-dollar payment to 
Developer for the City-Funded Improvements completed by the Developer in accordance with 
Exhibit D.  Such payment shall be made as a reimbursement, after Developer provides written 
evidence to the City that the Public Improvements have been completed and have been dedicated 
to the City. 

 
3.2. Certificate of Completion. Upon completion of the improvements by the Developer and review of 
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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. 

 
3.3. Assistance with Zoning Changes. If necessary, the City Planning Department shall support 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.  The Parties acknowledge that Developer has already commenced the rezoning process and City staff 
has supported the rezoning process, but cannot guarantee any particular zoning outcome.   

 
3.4. Performance Subject to Required Government Approvals. The Developer acknowledges that 

various of the specific undertakings of the City described in this Article III 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 III 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. Public Improvements.  The City will complete Public Improvements as provided in Exhibit D.   
 
 
 

ARTICLE IV 
 

CONDITIONS PRECEDENT TO CITY OBLIGATIONS 

The City's obligations under this Agreement are conditioned upon the provisions contained in this Article, on a phase-
by-phase basis. Each set of conditions applies only to the Phase to which it relates. The failure of conditions with 
respect to one Phase shall not affect the enforceability or effectiveness of this Agreement with respect to any other 
Phase for which all applicable conditions have been satisfied. All submissions made by a Phase LLC to satisfy 
conditions under this Article must be satisfactory in form and content to the City, such satisfaction not to be 
unreasonably withheld, conditioned, or delayed, and to be determined in good faith applying commercially reasonable 
standards. If conditions applicable to a given Phase are not satisfied by the applicable deadline set forth above, the 
City may terminate this Agreement solely with respect to that Phase and its associated Phase LLC, upon thirty (30) 
days' prior written notice. Such termination shall not affect the City's or Developer's obligations under this Agreement 
with respect to any other Phase for which conditions have been or are timely satisfied. The City shall not exercise 
any termination right under this Article on the basis of conditions not yet due for a later Phase. 

4.1. 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. 

4.4. Phased Financing Commitments.  Developer shall obtain and provide to the City evidence of 
financing on a phase-by-phase basis as set forth below. Each financing commitment shall consist of one or more of 
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the following: (1) a written financial commitment from a conventional construction lender; (2) a written construction 
contract demonstrating sufficient equity or other funding; (3) other written proof of financial resources; or (4) any 
combination thereof. Each commitment shall demonstrate sufficient funds for the construction, furnishing, equipping, 
and installation of that Phase only.  Each financing commitment shall be acceptable to the City's Finance Director, 
acting in good faith and applying commercially reasonable standards for construction lending of like size and 
character, and such acceptance shall not be unreasonably withheld, conditioned, or delayed. The Finance Director 
shall provide written notice of any deficiency in a submitted financing commitment within fifteen (15) business days 
of receipt, and Developer shall have thirty (30) days to cure any identified deficiency. The City expressly 
acknowledges that a binding construction loan commitment for Phase 3 (South Project) is not commercially 
practicable as of the Signature Date of this Agreement, as construction lending markets do not support forward 
commitments of three (3) or more years. Accordingly, the absence of a financing commitment for Phase 3 as of the 
Signature Date shall not be a condition precedent to this Agreement's effectiveness, nor shall it affect the City's 
obligations with respect to Phases 1 and 2. The Phase 3 financing commitment deadline shall be April 1, 2027, as 
set forth above. Failure to obtain or deliver a financing commitment for any Phase by its respective deadline shall 
constitute a condition failure solely with respect to that Phase. Such failure shall not: (i) constitute a default under, or 
trigger any right of termination with respect to, any other Phase; (ii) give the City any right to withhold Contributions 
due to a Phase LLC that has satisfied its own financing conditions; or (iii) create any cross-default under any other 
provision of this Agreement applicable to a different Phase LLC. 

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. 

4.6. Survey. Developer shall provide a professionally-developed survey of the Real Estate certified to 
the City by a Wisconsin registered land surveyor, showing the location of all improvements now existing 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 a named insureds. Said insurance shall not be cancelled, non-renewed nor have any 
material changes without providing thirty (30) days advanced written notice to the City. 

4.8. Amendment of TID #19 and TID Project Plan. The amendment of TID #19 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 and each of the members of any of the foregoing and each member of the Board of 
Directors (or equivalent) of any of the foregoing. 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. 

4.10. 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. 

4.11. Phased Approvals and Permits. Developer shall, at its expense, obtain all approvals and permits 

161



9.1.26 

19 
 

necessary to undertake each Phase by the applicable Phase commencement date. Permits and approvals for a later 
Phase shall not be a condition precedent to the City's obligations with respect to an earlier Phase. Each Phase LLC 
shall be solely responsible for obtaining approvals and permits necessary for its own Phase Parcel. A failure to obtain 
permits for one Phase shall not affect the permit condition status of any other Phase. 

 
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. 

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

4.14. Public Improvement Reimbursement.  Prior to any Public Improvements being reimbursed to the 
Developer pursuant to Section 3.1(i) of this Agreement, Developer shall ensure compliance with the Wisconsin public 
bidding and public construction laws.  Developer shall cooperate with the City’s Engineering Department to ensure 
compliance.   

 
 
 

ARTICLE V 
 

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 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 #19 and TID Project Plan. The amendment of TID #19 and TID Project Plan 
shall be approved by the appropriate governmental entities, if necessary. 

5.3. City Council Final Approval. The City Council shall have adopted this Agreement. 

5.4. Zoning and Entitlements. Prior to commencing construction of the first Phase, if the Developer 
determines that the Real Estate does not have appropriate zoning, then the Developer may terminate the Agreement 
and the Agreement will be null and void.   

5.5. No Adverse City Action. As of the applicable Phase commencement date, no pending or threatened 
City Council action, ordinance, resolution, or regulatory proceeding shall exist that would materially and adversely 
impair the ability of the applicable Phase LLC to construct, operate, or finance its Phase Parcel in the manner 
contemplated by this Agreement. 

5.6. City Execution and Delivery. The City shall have executed and delivered this Agreement in the 
form required by Section 8.22. 

5.7. Public Improvements.  At the request of Developer, the City shall accept ownership of the Public 
Improvements that are constructed in compliance with the Wisconsin public bidding and public construction laws.  
The City’s Engineering Department shall cooperate with the Developer to help ensure compliance with such 
requirements.   
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ARTICLE VI 

REPRESENTATIONS, WARRANTIES AND COVENANTS 

Developer represents and warrants to and covenants with the City, and the City represents and warrants to and 
covenants with Developer 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 company action of Developer and constitute valid and binding obligations of Developer, in accordance with 
their terms, subject only to applicable bankruptcy, insolvency, reorganization, moratorium, general principles of equity, 
and other similar laws of general application affecting the enforceability of creditors' rights generally. The City 
represents and warrants to Developer that it has the power, authority and legal right to enter into all of the transactions 
and to perform all of the covenants and obligations required to be entered into or performed by City under this 
Agreement. 

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 or any guarantor that would adversely affect the Project, Developer or any guarantor or the 
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priority or enforceability of this Agreement, the ability of Developer to complete the Project or the ability of Developer 
to perform its obligations under this Agreement. 

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. 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 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 
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 
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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 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. 

6.18. Notification. Developer shall: 

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

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

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 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 obligation 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 
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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 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 (ii) of Developer's default hereunder which is not cured within 
sixty (60) days after written notice thereof to Developer, the City shall have all rights and 
remedies available under law or equity with respect to said default. A default by any Phase 
LLC with respect to its obligations under this Agreement shall constitute a Phase Default 
solely with respect to that Phase LLC and its Phase. A Phase Default shall not: (i) constitute 
an Event of Default with respect to any other Phase LLC or Phase; (ii) give the City the right 
to withhold, reduce, or recoup Contributions due to any other Phase LLC; (iii) give the City 
the right to terminate this Agreement with respect to any other Phase; or (iv) trigger any 
special charge or assessment against any Phase Parcel other than the Phase Parcel of the 
defaulting Phase LLC. In addition, and without limitation, the City shall have the following 
specific rights and remedies: 

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

(2) Injunctive relief; 

(3) Action for specific performance; 

(4) Action for money damages; 

(5) Repayment by Developer of any incentives and damages via special assessment 
or special charge under Section 66.0627, Wis. Stat., prior to any first mortgage lien 
on the property. 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; 
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(6) Any other remedy in this Agreement. 

b. Reimbursement. Any amounts expended by the City in enforcing this Agreement against a 
Phase LLC and in curing a Phase Default on behalf of that Phase LLC, together with interest 
at one and one-half percent (1.5%), shall be paid by the defaulting Phase LLC to the City 
upon demand and shall constitute a lien against that Phase LLC's Phase Parcel only, 
enforceable pursuant to mortgage foreclosure procedures. The City shall provide at least ten 
(10) business days' written notice to the applicable Phase LLC before entering upon its 
Phase Parcel to cure a default, except in cases of genuine emergency threatening imminent 
physical harm to persons or property. 

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

d. Failure to Enforce Not a Waiver. Failure of 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 Default. 

a. 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. 

b. 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. 

c. 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. 

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

 

 
ARTICLE VIII 

 
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. Developer shall provide not less than 
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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, pandemic, 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 ninety (90) days. 

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, or in the Mayor’s 
absence, the Council President, shall have the ability to postpone any deadline listed herein, up to a maximum ninety 
(90) days. The 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, return receipt requested; or (c) one (1) business day after deposit with a 
nationally recognized overnight courier service, addressed by name and to the party or person intended as follows: 

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

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

To the Developer: Attn: Jeremy Novak 
Copper Rocks  
1243 Badger Street 
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La Crosse, WI 54601 
 

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

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 these 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. 

8.13. Termination. Except for Sections 2.10 (Indemnity), 2.6(a) (Annual PILOT), 2.6(c)2 (Deficiency 
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 #19, 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. 

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 City may record this Agreement, or a memorandum thereof, with the Register of Deeds for La Crosse County, 
Wisconsin. Any such memorandum shall be in form and substance reasonably acceptable to the City and the 
Developer. 

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

8.21. Entire Agreement. This writing including the preamble, recitals, and 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”). 

8.23. No Cross-Collateralization.  No Phase Parcel shall serve as collateral for, or be subject to any lien 
or encumbrance arising from, the obligations of any other Phase LLC under this Agreement.  The City shall not seek 
to enforce any obligation of one Phase LLC against the Phase Parcel of any other Phase LLC. 
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8.24. General Phase Insulation.  Each Phase, each Phase LLC, each Phase Parcel, each Phase 
Minimum Construction Cost, each Phase Guaranteed Assessed Value, each Phase Contribution Cap, and each set 
of conditions precedent applicable to a Phase are separate, independent, and severable from all other Phases, Phase 
LLCs, Phase Parcels, and phase-specific obligations under this Agreement. Unless otherwise expressly stated, no 
obligation, default, right, remedy, or condition applicable to one Phase LLC shall affect, impair, modify, or terminate 
any obligation, right, remedy, or condition applicable to any other Phase LLC. 

8.25. Phase Completion Not a Condition to Other Phases.  Substantial Completion of any Phase is not 
a condition precedent to: (i) the commencement or Substantial Completion of any other Phase; (ii) the City's obligation 
to make Contributions to any other Phase LLC; (iii) satisfaction of any conditions precedent applicable to any other 
Phase; or (iv) any other right or obligation under this Agreement applicable to a different Phase. 

8.26. Separate Enforcement.  The City's rights and remedies with respect to each Phase are enforceable 
separately and independently. The City may exercise rights and remedies against a defaulting Phase LLC without 
affecting, impairing, or waiving rights against any other Phase LLC. Developer may enforce rights and remedies 
against the City with respect to one Phase without affecting rights under any other Phase. 
 

 
IN WITNESS HEREOF, the parties have executed and delivered this Agreement effective the date set forth next to 
the City’s signature below. 
 
Dated this ____ day of ___________ 2026 
Copper Rocks 1, LLC 
 

 
_____________________________________ 
Marvin W. Wanders, Manager 
 
 
Dated this ____ day of ___________ 2026 
Copper Rocks 2, LLC 
 
 
_____________________________________ 
Marvin W. Wanders, Manager 
 
 
Dated this ____ day of ___________ 2026 
Copper Rocks 3, LLC 
 
 
_____________________________________ 
Marvin W. Wanders, Manager 
 
 
Dated this ____ day of ___________ 2026 
Copper Rocks 4, LLC 
 
 
_____________________________________ 
Marvin W. Wanders, Manager 

 
 
Subscribed and sworn to before me this  
____ day of ____________ 2026 
 
 
 
_____________________________________ 
Notary Public, State of Wisconsin 
My Commission is permanent. 

171



9.1.26 

 
 

Dated this ____ day of ___________ 2026 
City of La Crosse 
 
 
 
_____________________________________ 
Shaundel Washington-Spivey, Mayor 
 
 
 
 
 
 
 
 
 

 
 
 
 
_____________________________________ 
Nikki Elsen, City Clerk 
Subscribed and sworn to before me this  
this ____ day of ___________ 2026 
 
 
 
_____________________________________ 
Notary Public, State of Wisconsin 
My Commission is: _____________. 

 

 

 

This Document Was Drafted Jointly By:  
Stephen F. Matty 

Legal Department, City Hall 

400 La Crosse St. 
La Crosse, WI 54601 

 
Kevin J. Roop 

General Counsel, 360 Real Estate Solutions 
1243 Badger St. 

La Crosse, WI 54601 
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Exhibit A 

Real Estate Description 

 

Lot 1 of Certified Survey Map Number 67, Volume 19, Document Number 1761262 

located in the Northwest Quarter of the Northeast Quarter of Section 9, Township 15 

North, Range 7 West, City of La Crosse, La Crosse County, Wisconsin. 
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Exhibit B 

Project Description 

The former Kmart site at 2415 State Road is proposed to be redeveloped as Copper Rocks (the 

Project) — a vibrant, community-focused mixed-use development consisting of two townhome 

buildings and three mixed-use buildings, together with structured and surface parking and 

outdoor community gathering space. The 6.3-acre property is currently zoned C-1 Local 

Business; rezoning to Planned Development District (PDD) was completed in 2026 to permit the 

proposed mixed-use program and to implement key components of the 2040 City of La Crosse 

Comprehensive Plan (Forward La Crosse) including increased density, infill redevelopment, and 

the encouragement of mixed-use development along major corridors. 

The Project will be undertaken in separate construction phases by four single-purpose entities 

— Copper Rocks 1, LLC; Copper Rocks 2, LLC; Copper Rocks 3, LLC; and Copper Rocks 4, 

LLC — under common control of Three Sixty Real Estate Solutions, LLC. Aggregate project 

cost is estimated at approximately $63,000,000. 

The Project comprises the entire 6.3-acre subject parcel. Under the proposed Certified Survey 

Map, the parcel is divided into four Phase Parcels with the following areas: Lot 1 (Phase 2a / 

North Townhomes) — 52,858 sq ft (1.21 AC); Lot 2 (Phase 1 / West) — 74,641 sq ft (1.71 AC); 

Lot 3 (Phase 2b / East) — 72,604 sq ft (1.67 AC); Lot 4 (Phase 3 / South) — 68,758 sq ft (1.58 

AC). Approximately 5,557 sq ft of additional area along Farnam Street is dedicated to the public. 

Total landscape area on the site is 88,166 sq ft. Active community amenity and open space is 

concentrated in the southwestern portion of the parcel between the three mixed-use buildings. 

Proposed uses correspond to a combination of the Multiple Dwelling (R-4 / R-5 equivalent) and 

Local Business / Commercial zoning districts, comprising residential dwelling units, ground-floor 

commercial/community lease space, and accessory parking. Approximately 247 residential 

dwelling units are proposed across five buildings; all market-rate workforce housing intended to 

serve households earning 70%–110% of Area Median Income.  

Approximate unit allocation by Phase Parcel: 

• West Building (Phase 1, Lot 2) — 72 dwelling units (Studio through 2-Bedroom) plus 

13,275 sq ft of ground-floor commercial (Tenant I 10,300 sq ft + Tenant II 3,352 sq ft + 

apartment lobby); 5 stories above grade plus below-grade parking level (37 stalls). 

• East Building (Phase 2b, Lot 3) — approximately 104 dwelling units plus ground-floor 

commercial / community space and an “at grade” parking garage. 

• North Townhome Building A (Phase 2a, Lot 1) — 18 dwelling units; 3 stories. 

• North Townhome Building B (Phase 2a, Lot 1) — 15 dwelling units; 3 stories. 

• South Building (Phase 3, Lot 4) — balance of dwelling units to reach the approximate 

240-unit total, plus ground-floor commercial/community space (including programming 

for a commercial tenant); 5 stories above grade plus below-grade parking. 
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Approximate gross residential density: 38.1 dwelling units per gross acre (240 units ÷ 6.3 

acres). Net residential density (excluding rights-of-way, drives, and dedicated 

commercial/community floor area) will be confirmed on the final site plan. Aggregate ground-

floor commercial and community lease space across the three mixed-use buildings is 

approximately 20,600 sq ft. 

Aggregate Project cost is currently estimated at approximately $63,000,000, inclusive of building 

construction, site improvements, landscaping, and signature site features.  

The subject property is currently held by MKB Copper Rocks, LLC. Upon completion, the 

Project will be owned and operated by four phase-specific single-purpose entities — Copper 

Rocks 1, LLC (Phase 2a / North Townhomes); Copper Rocks 2, LLC (Phase 2b / East); Copper 

Rocks 3, LLC (Phase 3 / South); and Copper Rocks 4, LLC (Phase 1 / West) — each owning a 

discrete Phase Parcel. Three Sixty Real Estate Solutions, LLC will serve as developer and 

property manager. A Declaration of Cross-Easements, Cost-Sharing, and Maintenance among 

the Phase LLCs will govern shared drives, private utilities, stormwater facilities, landscaping, 

and common amenities. Draft restrictive covenants are provided as a separate exhibit. The 

CSM expressly creates an access easement covering the entire subject property. 
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EXHIBIT C 
 

Restrictive Covenant 
 
 

(Insert Legal Description) 
 

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, 2049. 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, 2050. 
 
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, 2049 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 
 
 

City-Funded Improvements: 
 
All phases: Estimate cost with contingency: 
Removal of existing infrastructure and installation of 
new water and sanitary mains and other 
infrastructure as described in more detail on the 
attached Exhibits D-1 to D-4 
 

$437,217.00 

  
Developer to convey and City to obtain easements 
for access, maintenance, repair and replacement, 
when necessary 

$0.00 

 
 

177



19

914

22

PROPOSED 18 UNIT BUILDING PROPOSED 15 UNIT BUILDING

STATE ROAD (STATE HWY 33)

FARNAM STREET

LO
SE

Y 
BO

UL
EV

AR
D

67
PROPOSED 104 UNIT

BUILDING

16

15

15

DR
IV

E 
TH

RU

11

14

11

18

13
13

6

17

3
3

19

13

13

11

PROPOSED 72 UNIT BUILDING

FUTURE BUILDING

XX

X

X X

X

X
X

X

X
X

X

EX HYD

T/C=664.66
EX CB

I=

EX CB
T/C=661.06
I=

R=661.28
EX CB

I=

T/C=664.78
EX CB

I=

EX CB
R=662.36
I=656.96 (8" PVC)
I=657.33 (8" PVC)

Existing Building - 3,634 Sq.Ft.

EX MH
R=660.93
I=645.93 E-W

EX MH
R=661.42

I=
EX MH

R=661.32
I=

EX MH
R=661.60

I=657.00 E-W

EX MH
R=661.77
I=ABANDONED

EX MH
R=664.20
I=651.80 N
I=651.25 CENTER

EX MH
R=662.52
I=657.82 E-W

R=661.35
EX MH

I=

>>

> > >>>>>>>>>>>>>>>

X X

X X X

X
X

O
H

L
O

H
L

O
H

L
O

H
L

O
H

L
O

H
L

O
H

L
O

H
L

O
H

L
O

H
L

O
H

L
O

H
L

X
X

X
X

X
X

X
X

X
X

X

G

G

G
G

G
G

G
G

G
G

G
G

G

G

G

X
X

X

OHL OHL OHL OHL OHL OHL OHL OHL OHL OHL OHL OHL OHL OHL OHL

STATE ROAD (STATE HWY 33)

SO
UT

H 
26

TH
 S

TR
EE

T

FARNAM STREET

LO
SE

Y 
BO

UL
EV

AR
D

SO
UT

H 
25

TH
 S

TR
EE

T

>> >> >> >> >> >> >> >> >> >> >> >> >> >> >> >> >> >> >>

>>
>

IIIIIIIIIIIIIIIIIII

>>

>>

R=663.24
EX SAN MH

EM

R=662.76
EX MH

R=664.07
EX MH

R=664.67
EX STM MH

I=647.25 (" ) CENTER N/S
I=654.34 (" UNKNOWN) W
I=659.86 (" ) NE
I=660.41 (" ) SE

R=661.81
EX STM MH

I=646.38 (" ) CENTER N/S E/W

R=661.81
EX SAN MH

I=645.35 (" ) S
I=645.44 (" ) N
I=645.38 (" ) E NLY
I=645.38 (" ) E SLY

R=664.52
EX SAN MH

I=644.30 (" ) N
I=644.32 (" ) NW EXIT
I=644.36 (" ) S

>>
>>

>>
>>

>>
>>

>>
>>

>>
>>

>>

>
>

>
>

>
>

>
>

>
>

>

>>

>>
>>

G
G

G
G

G
G

UE

FO

FO
FO

FO
FO

FO
FO

FO
FO

FO
FO

I
I

I
I

I
I

I
I

I
I

>> >> >> >>

>>

>>

>>
>>

I

IIIIIII

I
I

I

I I I I I

>> >> >> >>

I
I

I

I

I

I

I

I

I

I

I

I

I

I

I

I

I

I

I

I

I

I

I

I

I

I
I

I
I

I
I

I
I

I

IIII

I

I
I

I
I

I

>>

>>

>>

>>

>>

>>
>>

>>
>>

>>
>>

>>

>>
>>

>>
>>

>>
>>

>>
>>

>>
>>

>>
>>

>>
>>

>>

>> >> >> >>

>>

>>

>>
>>

>> >> >> >>>>>>>>>>>>>>>>>>

>> >> >> >>

>

>
>

>
>

>

>>

>
>

>>

>
>

>
>

>

>>>>>>>

III

4
68,758 SQ FT

1.58 AC

2
74,641 SQ FT

1.71 AC

1
58,415 SQ FT

1.34 AC

3
72,604 SQ FT

1.67 AC

ST-05
R=664.56
I=656.67

ST-03
R=664.29
I=647.55

ST-02
R=663.08
I=646.67

ST-01
R=662.61
I=646.16

ST-04
R=664.99
I=648.26

CO-01
R=666.23
I=649.20

CO-02
R=663.54
I=649.98

TITLE

SHEET

31707 C3-UTILITY

PROJECT NO.

FILE NAME
DRAWN BY
DESIGNED BY
REVIEWED BY
ORIGINAL ISSUE DATE

CLIENT PROJECT NO.

BYDESCRIPTION
REVISION SCHEDULE

DATE

PROJECT

D
W

G
 L

O
C

AT
IO

N
:  

S:
\P

R
O

JE
C

TS
\3

10
00

 P
R

O
J\

31
70

0-
31

79
9\

31
70

7 
C

O
PP

ER
 R

O
C

KS
 D

EV
EL

O
PM

EN
T-

LA
 C

R
O

SS
E 

W
I\3

17
07

 P
R

O
D

U
C

TI
O

N
 F

IL
ES

\3
17

07
 C

IV
IL

 3
D

\P
R

O
D

U
C

TI
O

N
 D

W
G

S\
31

70
7 

C
3-

U
TI

LI
TY

.D
W

G
   

SA
VE

D
 B

Y:
 K

R
IS

TO
PH

ER
.R

O
PP

E

SHEET NOT VALID UNLESS THIS TEXT IS COLOR.

  
1 OF 1

UTILITY PHASING
PLAN

-

--/--/--

1 OF 1 UTILITY PHASING PLAN

 ---- ---- 1 OF 1

31707

LA CROSSE WISCONSIN

 

0

SCALE IN FEET

30 60

---

---

---

UTILITY LEGEND
EXISTING PROPOSED

STORM DRAIN

SANITARY SEWER

SANITARY SEWER FORCEMAIN

WATER MAIN

GAS

OVERHEAD ELECTRIC

UNDERGROUND ELECTRIC

UNDERGROUND TELEPHONE

UNDERGROUND TV

OVERHEAD UTILITY

UNDERGROUND UTILITY

FIBER OPTIC

NOTE:
CONTRACTOR SHALL FIELD VERIFY THE LOCATIONS OF ALL EXISTING UTILITIES.

>> >>

> >

<II

II>

I I

G G

OE OE

UE UE

UT UT

UTV

OHL

UTL

FO

P
R

E
LI

M
IN

A
R

Y
 N

O
T 

FO
R

 C
O

N
S

TR
U

C
TI

O
N

P
R

E
LI

M
IN

A
R

Y
 N

O
T 

FO
R

 C
O

N
S

TR
U

C
TI

O
N

COPPER ROCKS
DEVELOPMENT

THIS DOCUMENT IS THE PROPERTY OF I & S GROUP,
INC. AND MAY NOT BE USED, COPIED OR DUPLICATED
WITHOUT PRIOR WRITTEN CONSENT.
© 2024 I & S GROUP, INC.

6" DIP PRIVATE WATER
SERVICE AND 6" VALVE

6" PVC SDR 26 PRIVATE
SANITARY SERVICE

48" PUBLIC SANITARY
MANHOLE (TYP)

STORM PUMP
STATION

TRENCH DRAIN

8" PVC SDR 35 PRIVATE
SANITARY SERVICE

8" DIP PUBLIC
WATERMAIN PHASE I

HYDRANT
6" LEAD

6" VALVE
(TYP)

8" DIP PRIVATE
WATER SERVICE
AND 8" VALVE

8" PVC SDR 35 PUBLIC
SANITARY SEWER
PHASE I

8" PVC SDR 35 PRIVATE
SANITARY SERVICE

8" DIP PRIVATE
WATER SERVICE
AND 8" VALVE

8" PVC SDR 35 PRIVATE
SANITARY SERVICE8" DIP PRIVATE

WATER SERVICE
AND 8" VALVE

CATCH BASIN (TYP)

6"DIP PRIVATE
WATER SERVICE
AND 6" VALVE

6" PVC SDR 26 PRIVATE
SANITARY SERVICE

PROPOSED EASEMENT
(TYP)

EXTERNAL DROP
CONNECTION

8" PVC SDR 35 PUBLIC
SANITARY SEWER
PHASE II

8" PVC SDR 35 PUBLIC
SANITARY SEWER
PHASE I

CONNECT TO
EXISTING

WATERMAIN

CONNECT TO EXISTING
WATERMAINCONNECT TO EXISTING

SANITARY SEWER

END OF PHASE I,
CAP FOR FUTURE

PHASE

PUBLIC WATERMAIN
FUTURE PHASE

END OF PHASE I,
CAP FOR PHASE II

END OF PHASE II,
CAP FOR FUTURE
PHASE

8" DIP PUBLIC
WATERMAIN PHASE I

8" DIP PUBLIC
WATERMAIN PHASE I

8" DIP PUBLIC
WATERMAIN PHASE II

8" DIP PUBLIC
WATERMAIN PHASE II

17
8



Engineering Department
 400 La Crosse St., La Crosse, WI 54601 • (608) 789-7505 • Fax: (608) 789-8184

http://www.cityoflacrosse.org

Contract Copper Rocks Development Public Utility Cost Estimate (Total)

Date August 11th, 2026

Project/Street-
Water

1 407.02 New DIP Class 350 Water Main (8") LF 1,917 110.00$        210,870.00$    

2 411.02 New Resilient-Seated Gate Valve (8") EA 12 3,800.00$     45,600.00$      

3 413.02 Tapping Valve (8") EA 2 7,000.00$     14,000.00$      

4 416.01 New Hydrant and Valve Cluster Group (Short Side) EA 5 6,000.00$     30,000.00$      

300,470.00$    

Project/Street-
Sanitary Sewer

1 607.01 New SDR-35 PVC Sanitary Sewer Pipe (8") LF 750 90.00$          67,500.00$      

2 621.01 New Standard Pre-Cast Concrete Manhole (Under 10FT Deep) EA 1 4,500.00$     4,500.00$        

3 621.03 New Standard Pre-Cast Concrete Manhole (14-18FT Deep) EA 4 5,000.00$     20,000.00$      

4 625.00 Core & Boot Connection to the Existing Manhole EA 1 5,000.00$     5,000.00$        

97,000.00$      

397,470.00$    

39,747.00$      

437,217.00$    

222,475.00$    

117,502.00$    

97,240.00$      

437,217.00$    

PHASE I SUB TOTAL

FUTURE PHASE SUB TOTAL

TOTAL

PHASE II SUB TOTAL

CITY OF LACROSSE ENGINEERING BID TAB

TOTAL ESTIMATED CONSTRUCTION COST WITH CONTINGENCY 

SUBTOTAL- Section 4

SUBTOTAL- Section 5

SUBTOTAL ESTIMATED COST

10% CONTINGENCY 

4 - 2

GRAND RIVER • GREAT CITY

La Crosse • Wisconsin
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Engineering Department
 400 La Crosse St., La Crosse, WI 54601 • (608) 789-7505 • Fax: (608) 789-8184

http://www.cityoflacrosse.org

Contract Copper Rocks Development Public Utility Cost Estimate (Phase I)

Date August 11th, 2026

Project/Street-
Water

1 407.02 New DIP Class 350 Water Main (8") LF 745 110.00$        81,950.00$      

2 411.02 New Resilient-Seated Gate Valve (8") EA 5 3,800.00$     19,000.00$      

3 413.02 Tapping Valve (8") EA 1 7,000.00$     7,000.00$        

5 416.01 New Hydrant and Valve Cluster Group (Short Side) EA 3 6,000.00$     18,000.00$      

125,950.00$    

Project/Street-
Sanitary Sewer

1 607.01 New SDR-35 PVC Sanitary Sewer Pipe (8") LF 570 90.00$          51,300.00$      

2 621.01 New Standard Pre-Cast Concrete Manhole (Under 10FT Deep) EA 0 4,500.00$     -$                 

3 621.03 New Standard Pre-Cast Concrete Manhole (14-18FT Deep) EA 4 5,000.00$     20,000.00$      

4 625.00 Core & Boot Connection to the Existing Manhole EA 1 5,000.00$     5,000.00$        

76,300.00$      

202,250.00$    

20,225.00$      

222,475.00$    TOTAL ESTIMATED CONSTRUCTION COST WITH CONTINGENCY 

CITY OF LACROSSE ENGINEERING BID TAB

SUBTOTAL- Section 5

SUBTOTAL ESTIMATED COST

10% CONTINGENCY 

SUBTOTAL- Section 4

4 - 2

GRAND RIVER • GREAT CITY

La Crosse • Wisconsin
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Engineering Department
 400 La Crosse St., La Crosse, WI 54601 • (608) 789-7505 • Fax: (608) 789-8184

http://www.cityoflacrosse.org

Contract Copper Rocks Development Public Utility Cost Estimate (Phase II)

Date August 11th, 2026

Project/Street-
Water

1 407.02 New DIP Class 350 Water Main (8") LF 492 110.00$        54,120.00$      

2 411.02 New Resilient-Seated Gate Valve (8") EA 5 3,800.00$     19,000.00$      

3 413.02 Tapping Valve (8") EA 1 7,000.00$     7,000.00$        

5 416.01 New Hydrant and Valve Cluster Group (Short Side) EA 1 6,000.00$     6,000.00$        

86,120.00$      

Project/Street-
Sanitary Sewer

1 607.01 New SDR-35 PVC Sanitary Sewer Pipe (8") LF 180 90.00$          16,200.00$      

2 621.01 New Standard Pre-Cast Concrete Manhole (Under 10FT Deep) EA 1 4,500.00$     4,500.00$        

3 621.03 New Standard Pre-Cast Concrete Manhole (14-18FT Deep) EA 0 5,000.00$     -$                 

4 625.00 Core & Boot Connection to the Existing Manhole EA 0 5,000.00$     -$                 

20,700.00$      

106,820.00$    

10,682.00$      

117,502.00$    

SUBTOTAL ESTIMATED COST

10% CONTINGENCY 

TOTAL ESTIMATED CONSTRUCTION COST WITH CONTINGENCY 

CITY OF LACROSSE ENGINEERING BID TAB

SUBTOTAL- Section 4

SUBTOTAL- Section 5

4 - 2

GRAND RIVER • GREAT CITY

La Crosse • Wisconsin
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Engineering Department
 400 La Crosse St., La Crosse, WI 54601 • (608) 789-7505 • Fax: (608) 789-8184

http://www.cityoflacrosse.org

Contract Copper Rocks Development Public Utility Cost Estimate (Future)

Date August 11th, 2026

Project/Street-
Water

1 407.02 New DIP Class 350 Water Main (8") LF 680 110.00$        74,800.00$      

2 411.02 New Resilient-Seated Gate Valve (8") EA 2 3,800.00$     7,600.00$        

3 413.02 Tapping Valve (8") EA 0 7,000.00$     -$                 

5 416.01 New Hydrant and Valve Cluster Group (Short Side) EA 1 6,000.00$     6,000.00$        

88,400.00$      

Project/Street-
Sanitary Sewer

1 607.01 New SDR-35 PVC Sanitary Sewer Pipe (8") LF 0 90.00$          -$                 

2 621.01 New Standard Pre-Cast Concrete Manhole (Under 10FT Deep) EA 0 4,500.00$     -$                 

3 621.03 New Standard Pre-Cast Concrete Manhole (14-18FT Deep) EA 0 5,000.00$     -$                 

4 625.00 Core & Boot Connection to the Existing Manhole EA 0 5,000.00$     -$                 

-$                 

88,400.00$      

8,840.00$        

97,240.00$      

SUBTOTAL ESTIMATED COST

10% CONTINGENCY 

TOTAL ESTIMATED CONSTRUCTION COST WITH CONTINGENCY 

CITY OF LACROSSE ENGINEERING BID TAB

SUBTOTAL- Section 4

SUBTOTAL- Section 5

4 - 2

GRAND RIVER • GREAT CITY

La Crosse • Wisconsin
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Exhibit E

247 rental units

23,300 sq. ft. commercial

Debt A: First Mortgage 43,415,987 68.0% 175,773      

Debt B: TIF Mortgage 7,500,000 11.7% 30,364        

50,915,987 79.7% 206,138      

Category

Equity 3,192,193 5.0% 12,924        

Equity 9,524,242 14.9% 38,560        

WI_Public 250,000 0.4% 1,012          

12,966,435 20.3% 52,496        

TOTAL SOURCES 63,882,422 100.0% 258,633  

Amount % of Cost Per Unit

ACQUISITION COSTS 3,192,193 5.0% 12,924

Land Cost 3,192,193 5.0% 12,924

CONSTRUCTION COSTS 53,944,577 84.4% 218,399

Residential Building 39,867,160 62.4% 161,406

Tenant Improvements: 1. Comm Space 600,000 0.9% 2,429

5,589,175 8.7% 22,628

3,194,121 5.0% 12,932

Contractor Fee 3,194,121 5.0% 12,932

1,500,000 2.3% 6,073

PROFESSIONAL SERVICES 4,026,469 6.3% 16,301

1,990,828 3.1% 8,060

1,685,848 2.6% 6,825

349,793 0.5% 1,416

FINANCING COSTS 2,444,183 3.8% 9,895

1,944,707 3.0% 7,873

7,200 0.0% 29

375,000 0.6% 1,518

117,275 0.2% 475

CASH ACCOUNTS/ESCROWS/RESERVES 275,000 0.4% 1,113

275,000 0.4% 1,113

 TOTAL USES 63,882,422 100% 258,633

Other

Developer Cash

Investor Equity

WEDC Grant

Soft Cost Contingency

Construction Period Interest

Inspections - Lenders

Architectural & Engineering Fees

Consultants

Real Estate Taxes During Construction

Loan Origination Fees

On-site Work

Builder's Profit

Operating Reserves

AmountDebt

USES

Amount

Copper Rocks

City of La Crosse

Sources and Uses

Other Sources
Sources

Percent Per Unit

Percent Per Unit

SOURCES
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Exhibit F 

Construction Schedule 

 

• Phase 1 — West Building (Copper Rocks 1, LLC, Lot 2, 1.71 AC, 72 units). 

a. Commencement on or before July 1, 2027;  

b. Substantial Completion on or before July 31, 2028.  

c. Stabilization estimated July 31, 2029. 

d. Functions independently with self-contained parking, utility service, and access. 

• Phase 2a — North Townhomes (Copper Rocks 2, LLC, Lot 1, 1.21 AC, 33 units across 

two buildings) 

a. Commencement on or before July 1, 2027;  

b. Substantial Completion on or before July 31, 2028.  

c. Stabilization estimated July 31, 2029. 

d. Functions independently with self-contained parking, utility service, and access. 

 

• Phase 2b — East Building (Copper Rocks 3, LLC, Lot 3, 1.67 AC, ~104 units). 

a. Commencement on or before October 1, 2027;  

b. Substantial Completion on or before October 31, 2028.  

c. Stabilization estimated October 31, 2029. 

d. Each functions independently with dedicated access and parking. 

• Phase 3 — South Building (Copper Rocks 4, LLC, Lot 4, 1.58 AC, balance of units). 

a. Commencement on or before July 1, 2028;  

b. Substantial Completion on or before July 31, 2029.  

c. Stabilization estimated July 31, 2030. 

d. Functions independently with dedicated access and parking. 
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Exhibit G - North Parcel

Maximum Monetary Obligation Amount 1,891,000 Assessed Value per Assessor 6,118,253      

First Payment Date 9/1/2029 Units 33

Final Payment Date 9/1/2046 Value per Unit 193,249         

TID #19 Final Revenue Year 2048

Developer Pay-As-You-Go (PAYGO) Payment Percentage 85.0% Property Tax Estimate

Estimated Fair Market Value (Equalized Value) 6,377,210      

Variables Aggregate Ratio (WI DOR, aka Assess. Ratio) 0.95939333

Projected Annual Change in Assessed Value 1.41% Assessed Value (Equalized Value x Agg Ratio) 6,118,253      

Projected Annual Change in Tax Rate 0.00% Assessed Tax Rate (Net Mill Rate) 0.018333979

Construction Year (Base Year) 2027 Property Taxes (Assessed Value x Net Mill Rate) 112,172         

Year 1 Completion Percentage 50%

Year 2 Completion Percentage 100% PID or PIDs and Street Address

Base Year Value 0.00

Initial Change to Tax Rates (Assessed and Equalized) 100.0%

City

Share: 15%
Construction Valuation Revenue Base Assessed Value Assessed Gross

No. Year Year Year Value Value Increment Tax Rate TIF Annual TIF Annual TIF Cumm. TIF

0 2026 2027 2028 -                 -                 -                      

1 2027 2028 2029 0 3,059,127 3,059,127 18.33 56,086 8,413 47,673            47,673           

2 2028 2029 2030 0 6,204,677 6,204,677 18.33 113,756 17,063 96,693            144,366         

3 2029 2030 2031 0 6,292,321 6,292,321 18.33 115,363 17,304 98,059            242,425         

4 2030 2031 2032 0 6,381,203 6,381,203 18.33 116,993 17,549 99,444            341,869         

5 2031 2032 2033 0 6,471,341 6,471,341 18.33 118,645 17,797       100,849         442,717         

6 2032 2033 2034 0 6,562,752 6,562,752 18.33 120,321 18,048 102,273         544,990         

7 2033 2034 2035 0 6,655,455 6,655,455 18.33 122,021 18,303 103,718         648,708         

8 2034 2035 2036 0 6,749,466 6,749,466 18.33 123,745 18,562 105,183         753,891         

9 2035 2036 2037 0 6,844,806 6,844,806 18.33 125,493 18,824 106,669         860,560         

10 2036 2037 2038 0 6,941,493 6,941,493 18.33 127,265 19,090       108,175         968,735         

11 2037 2038 2039 0 7,039,545 7,039,545 18.33 129,063 19,359 109,703         1,078,439      

12 2038 2039 2040 0 7,138,982 7,138,982 18.33 130,886 19,633 111,253         1,189,692      

13 2039 2040 2041 0 7,239,824 7,239,824 18.33 132,735 19,910 112,825         1,302,516      

14 2040 2041 2042 0 7,342,091 7,342,091 18.33 134,610 20,191 114,418         1,416,935      

15 2041 2042 2043 0 7,445,802 7,445,802 18.33 136,511 20,477       116,034         1,532,969      

16 2042 2043 2044 0 7,550,977 7,550,977 18.33 138,439 20,766 117,674         1,650,643      

17 2043 2044 2045 0 7,657,639 7,657,639 18.33 140,395 21,059 119,336         1,769,978      

18 2044 2045 2046 0 7,765,807 7,765,807 18.33 142,378 21,357 121,021         1,891,000      

City of La Crosse, Wisconsin

Copper Rocks (TID #19): North Parcel

Exhibit G - Monetary Obligation Example

Developer PAYGO

Share: 85%

Estimated Fair Market Value (Equalized Value)Monetary Obligation Details

PID: 17-20009-110
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Exhibit G - South Parcel

Maximum Monetary Obligation Amount 3,003,000 Assessed Value per Assessor 10,243,558    

First Payment Date 9/1/2030 Units 50

Final Payment Date 9/1/2046 Value per Unit 213,542         

TID #19 Final Revenue Year 2048

Developer Pay-As-You-Go (PAYGO) Payment Percentage 85.0% Property Tax Estimate

Estimated Fair Market Value (Equalized Value) 10,677,120    

Variables Aggregate Ratio (WI DOR, aka Assess. Ratio) 0.95939333

Projected Annual Change in Assessed Value 1.57% Assessed Value (Equalized Value x Agg Ratio) 10,243,558    

Projected Annual Change in Tax Rate 0.00% Assessed Tax Rate (Net Mill Rate) 0.018333979

Construction Year (Base Year) 2028 Property Taxes (Assessed Value x Net Mill Rate) 187,805         

Year 1 Completion Percentage 50%

Year 2 Completion Percentage 100% PID or PIDs and Street Address

Base Year Value 0.00

Initial Change to Tax Rates (Assessed and Equalized) 100.0%

City

Share: 15%
Construction Valuation Revenue Base Assessed Value Assessed Gross

No. Year Year Year Value Value Increment Tax Rate TIF Annual TIF Annual TIF Cumm. TIF

0 2027 2028 2029 -                 -                 -                      

1 2028 2029 2030 0 5,121,779 5,121,779 18.33 93,903 14,085 79,817            79,817           

2 2029 2030 2031 0 10,404,338 10,404,338 18.33 190,753 28,613 162,140         241,957         

3 2030 2031 2032 0 10,567,642 10,567,642 18.33 193,747 29,062 164,685         406,642         

4 2031 2032 2033 0 10,733,509 10,733,509 18.33 196,788 29,518 167,270         573,912         

5 2032 2033 2034 0 10,901,980 10,901,980 18.33 199,877 29,982       169,895         743,807         

6 2033 2034 2035 0 11,073,095 11,073,095 18.33 203,014 30,452 172,562         916,369         

7 2034 2035 2036 0 11,246,895 11,246,895 18.33 206,200 30,930 175,270         1,091,639      

8 2035 2036 2037 0 11,423,423 11,423,423 18.33 209,437 31,416 178,021         1,269,660      

9 2036 2037 2038 0 11,602,723 11,602,723 18.33 212,724 31,909 180,815         1,450,476      

10 2037 2038 2039 0 11,784,836 11,784,836 18.33 216,063 32,409       183,653         1,634,129      

11 2038 2039 2040 0 11,969,808 11,969,808 18.33 219,454 32,918 186,536         1,820,665      

12 2039 2040 2041 0 12,157,683 12,157,683 18.33 222,899 33,435 189,464         2,010,129      

13 2040 2041 2042 0 12,348,507 12,348,507 18.33 226,397 33,960 192,438         2,202,567      

14 2041 2042 2043 0 12,542,326 12,542,326 18.33 229,951 34,493 195,458         2,398,025      

15 2042 2043 2044 0 12,739,187 12,739,187 18.33 233,560 35,034       198,526         2,596,551      

16 2043 2044 2045 0 12,939,138 12,939,138 18.33 237,226 35,584 201,642         2,798,193      

17 2044 2045 2046 0 13,142,228 13,142,228 18.33 240,949 36,142 204,807         3,003,000      

City of La Crosse, Wisconsin

Copper Rocks (TID #19): South Parcel

Exhibit G - Monetary Obligation Example

Developer PAYGO

Share: 85%

Estimated Fair Market Value (Equalized Value)Monetary Obligation Details

PID: 17-20009-110
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Exhibit G - East Parcel

Maximum Monetary Obligation Amount 4,239,000 Assessed Value per Assessor 12,899,000   

First Payment Date 9/1/2030 Units 92

Final Payment Date 9/1/2048 Value per Unit 146,141         

TID #19 Final Revenue Year 2048

Developer Pay-As-You-Go (PAYGO) Payment Percentage 85.0% Property Tax Estimate

Estimated Fair Market Value (Equalized Value) 13,444,955   

Variables Aggregate Ratio (WI DOR, aka Assess. Ratio) 0.95939333

Projected Annual Change in Assessed Value 1.22% Assessed Value (Equalized Value x Agg Ratio) 12,899,000   

Projected Annual Change in Tax Rate 0.00% Assessed Tax Rate (Net Mill Rate) 0.018333979

Construction Year (Base Year) 2027 Property Taxes (Assessed Value x Net Mill Rate) 236,490         

Year 1 Completion Percentage 10%

Year 2 Completion Percentage 100% PID or PIDs and Street Address

Base Year Value 0.00

Initial Change to Tax Rates (Assessed and Equalized) 100.0%

City

Share: 15%
Construction Valuation Revenue Base Assessed Value Assessed Gross

No. Year Year Year Value Value Increment Tax Rate TIF Annual TIF Annual TIF Cumm. TIF

0 2026 2027 2028 -                 -                  -                       

1 2027 2028 2029 0 1,289,900 1,289,900 18.33 23,649 3,547 20,102            20,102           

2 2028 2029 2030 0 13,056,623 13,056,623 18.33 239,380 35,907 203,473          223,575         

3 2029 2030 2031 0 13,216,172 13,216,172 18.33 242,305 36,346 205,959          429,534         

4 2030 2031 2032 0 13,377,671 13,377,671 18.33 245,266 36,790 208,476          638,010         

5 2031 2032 2033 0 13,541,143 13,541,143 18.33 248,263 37,239       211,024          849,033         

6 2032 2033 2034 0 13,706,613 13,706,613 18.33 251,297 37,695 213,602          1,062,636      

7 2033 2034 2035 0 13,874,104 13,874,104 18.33 254,368 38,155 216,212          1,278,848      

8 2034 2035 2036 0 14,043,643 14,043,643 18.33 257,476 38,621 218,854          1,497,703      

9 2035 2036 2037 0 14,215,253 14,215,253 18.33 260,622 39,093 221,529          1,719,231      

10 2036 2037 2038 0 14,388,960 14,388,960 18.33 263,807 39,571       224,236          1,943,467      

11 2037 2038 2039 0 14,564,790 14,564,790 18.33 267,031 40,055 226,976          2,170,443      

12 2038 2039 2040 0 14,742,769 14,742,769 18.33 270,294 40,544 229,750          2,400,193      

13 2039 2040 2041 0 14,922,922 14,922,922 18.33 273,597 41,039 232,557          2,632,750      

14 2040 2041 2042 0 15,105,277 15,105,277 18.33 276,940 41,541 235,399          2,868,149      

15 2041 2042 2043 0 15,289,860 15,289,860 18.33 280,324 42,049       238,275          3,106,424      

16 2042 2043 2044 0 15,476,699 15,476,699 18.33 283,749 42,562 241,187          3,347,611      

17 2043 2044 2045 0 15,665,821 15,665,821 18.33 287,217 43,083 244,134          3,591,745      

18 2044 2045 2046 0 15,857,254 15,857,254 18.33 290,727 43,609 247,118          3,838,863      

19 2045 2046 2047 0 16,051,026 16,051,026 18.33 294,279 44,142 250,137          4,089,000      

20 2046 2047 2048 0 16,247,166 16,247,166 18.33 297,875 147,875 150,000          4,239,000      *

*Current projections show the full 20 years is not needed to repay the Monetary Obligation - City / Developer split is adjusted accordingly in the final year

City of La Crosse, Wisconsin

Copper Rocks (TID #19): East Parcel

Exhibit G - Monetary Obligation Example

Developer PAYGO

Share: 85%

Estimated Fair Market Value (Equalized Value)Monetary Obligation Details

PID: 17-20009-110

187

https://www.revenue.wi.gov/Pages/Report/summary-aggregate-ratios.aspx


Exhibit G - West Parcel

Maximum Monetary Obligation Amount 2,767,000 Assessed Value per Assessor 11,733,000   

First Payment Date 9/1/2029 Units 72

Final Payment Date 9/1/2048 Value per Unit 169,856         

TID #19 Final Revenue Year 2048

Developer Pay-As-You-Go (PAYGO) Payment Percentage 85.0% Property Tax Estimate

Estimated Fair Market Value (Equalized Value) 12,229,603   

Variables Aggregate Ratio (WI DOR, aka Assess. Ratio) 0.95939333

Projected Annual Change in Assessed Value 1.01% Assessed Value (Equalized Value x Agg Ratio) 11,733,000   

Projected Annual Change in Tax Rate 0.00% Assessed Tax Rate (Net Mill Rate) 0.018333979

Construction Year (Base Year) 2027 Property Taxes (Assessed Value x Net Mill Rate) 215,113         

Year 1 Completion Percentage 50%

Year 2 Completion Percentage 100% PID or PIDs and Street Address

Base Year Value 3,716,700.00

Initial Change to Tax Rates (Assessed and Equalized) 100.0%

City

Share: 15%
Construction Valuation Revenue Base Assessed Value Assessed Gross

No. Year Year Year Value Value Increment Tax Rate TIF Annual TIF Annual TIF Cumm. TIF

0 2026 2027 2028 -                 -                  -                       

1 2027 2028 2029 3,716,700 5,866,500 2,149,800 18.33 39,414 5,912 33,502            33,502           

2 2028 2029 2030 3,716,700 11,851,579 8,134,879 18.33 149,145 22,372 126,773          160,275         

3 2029 2030 2031 3,716,700 11,971,357 8,254,657 18.33 151,341 22,701 128,640          288,915         

4 2030 2031 2032 3,716,700 12,092,345 8,375,645 18.33 153,559 23,034 130,525          419,440         

5 2031 2032 2033 3,716,700 12,214,556 8,497,856 18.33 155,800 23,370       132,430          551,869         

6 2032 2033 2034 3,716,700 12,338,002 8,621,302 18.33 158,063 23,709 134,353          686,223         

7 2033 2034 2035 3,716,700 12,462,696 8,745,996 18.33 160,349 24,052 136,297          822,519         

8 2034 2035 2036 3,716,700 12,588,649 8,871,949 18.33 162,658 24,399 138,259          960,779         

9 2035 2036 2037 3,716,700 12,715,876 8,999,176 18.33 164,991 24,749 140,242          1,101,021      

10 2036 2037 2038 3,716,700 12,844,389 9,127,689 18.33 167,347 25,102       142,245          1,243,266      

11 2037 2038 2039 3,716,700 12,974,200 9,257,500 18.33 169,727 25,459 144,268          1,387,534      

12 2038 2039 2040 3,716,700 13,105,324 9,388,624 18.33 172,131 25,820 146,311          1,533,845      

13 2039 2040 2041 3,716,700 13,237,772 9,521,072 18.33 174,559 26,184 148,375          1,682,220      

14 2040 2041 2042 3,716,700 13,371,559 9,654,859 18.33 177,012 26,552 150,460          1,832,680      

15 2041 2042 2043 3,716,700 13,506,699 9,789,999 18.33 179,490 26,923       152,566          1,985,246      

16 2042 2043 2044 3,716,700 13,643,204 9,926,504 18.33 181,992 27,299 154,693          2,139,940      

17 2043 2044 2045 3,716,700 13,781,088 10,064,388 18.33 184,520 27,678 156,842          2,296,782      

18 2044 2045 2046 3,716,700 13,920,366 10,203,666 18.33 187,074 28,061 159,013          2,455,795      

19 2045 2046 2047 3,716,700 14,061,052 10,344,352 18.33 189,653 28,448 161,205          2,617,000      

20 2046 2047 2048 3,716,700 14,203,160 10,486,460 18.33 192,259 42,259 150,000          2,767,000      *

*Current projections show the full 20 years is not needed to repay the Monetary Obligation - City / Developer split is adjusted accordingly in the final year

City of La Crosse, Wisconsin

Copper Rocks (TID #19): West Parcel

Exhibit G - Monetary Obligation Example

Developer PAYGO

Share: 85%

Estimated Fair Market Value (Equalized Value)Monetary Obligation Details

PID: 17-20009-110
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Exhibit H

Copper Rocks

City of La Crosse
247 Mixed-Income Apts; 23,300 (sf) Commercial Space

Multi-Year Operating Proforma
Stabilized

2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048

Income Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21

Rental Income Custom Inflator 1.1% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0%

Gross Potential Rent 2.5% 4,630,860 4,679,484 4,773,074 4,868,535 4,965,906 5,065,224 5,166,528 5,269,859 5,375,256 5,482,761 5,592,417 5,704,265 5,818,350 5,934,717 6,053,412 6,174,480 6,297,969 6,423,929 6,552,407 6,683,456 6,817,125

Less: 5.0% Stabilized Vacancy (231,543) (233,974) (238,654) (243,427) (248,295) (253,261) (258,326) (263,493) (268,763) (274,138) (279,621) (285,213) (290,918) (296,736) (302,671) (308,724) (314,898) (321,196) (327,620) (334,173) (340,856)

Less: Additional Pre-stabilization Vacancy

Total Rental Income 4,399,317 4,445,510 4,534,420 4,625,108 4,717,611 4,811,963 4,908,202 5,006,366 5,106,493 5,208,623 5,312,796 5,419,052 5,527,433 5,637,981 5,750,741 5,865,756 5,983,071 6,102,732 6,224,787 6,349,283 6,476,268

Other Residential Income Vacancy Rate Custom Inflator 1% 2% 2% 2% 2% 2% 2% 2% 2% 2% 2% 2% 2% 2% 2% 2% 2% 2% 2% 2%

Parking 5.0% 2.5% 342,420 345,844 352,761 359,816 367,013 374,353 381,840 389,477 397,266 405,212 413,316 421,582 430,014 438,614 447,386 456,334 465,461 474,770 484,265 493,951 503,830

Late Fees 5.0% 2.5% 27,286 27,559 28,110 28,672 29,246 29,831 30,427 31,036 31,657 32,290 32,935 33,594 34,266 34,951 35,650 36,363 37,091 37,833 38,589 39,361 40,148

Utility Reimbursement 5.0% 2.5% 44,235 44,677 45,571 46,482 47,412 48,360 49,327 50,314 51,320 52,347 53,394 54,461 55,551 56,662 57,795 58,951 60,130 61,332 62,559 63,810 65,086

Misc. 5.0% 2.5% 58,754 59,341 60,528 61,739 62,974 64,233 65,518 66,828 68,165 69,528 70,919 72,337 73,784 75,259 76,765 78,300 79,866 81,463 83,092 84,754 86,449

Less: Vacancy (23,635) (23,871) (24,349) (24,835) (25,332) (25,839) (26,356) (26,883) (27,420) (27,969) (28,528) (29,099) (29,681) (30,274) (30,880) (31,497) (32,127) (32,770) (33,425) (34,094) (34,776)

Less: Additional Pre-stabilization Vacancy (3,151,894) 0

Total Other Residential Income (2,702,834) 453,551 462,622 471,874 481,312 490,938 500,757 510,772 520,987 531,407 542,035 552,876 563,933 575,212 586,716 598,451 610,420 622,628 635,081 647,782 660,738

Net Residential Income (NRI) 1,696,483 4,899,061 4,997,042 5,096,983 5,198,922 5,302,901 5,408,959 5,517,138 5,627,481 5,740,030 5,854,831 5,971,928 6,091,366 6,213,194 6,337,457 6,464,207 6,593,491 6,725,360 6,859,868 6,997,065 7,137,006

Custom Inflator 1.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0%

Commercial Income Every Year @ 1.0% 679,400 686,194 699,918 713,916 728,195 742,758 757,614 772,766 788,221 803,986 820,065 836,467 853,196 870,260 887,665 905,418 923,527 941,997 960,837 980,054 999,655

Less: Commercial Vacancy - 5.0% (33,970) (34,310) (34,996) (35,696) (36,410) (37,138) (37,881) (38,638) (39,411) (40,199) (41,003) (41,823) (42,660) (43,513) (44,383) (45,271) (46,176) (47,100) (48,042) (49,003) (49,983)

Less: Expense on Commercial Vacancy Every Year @ 0.0% 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Less: Additional Pre-stabilization Loss

Net Commercial Income 645,430 651,884 664,922 678,220 691,785 705,621 719,733 734,128 748,810 763,786 779,062 794,643 810,536 826,747 843,282 860,147 877,350 894,897 912,795 931,051 949,672

Effective Gross Income (EGI) 2,341,913 5,550,945 5,661,964 5,775,203 5,890,707 6,008,521 6,128,692 6,251,266 6,376,291 6,503,817 6,633,893 6,766,571 6,901,902 7,039,940 7,180,739 7,324,354 7,470,841 7,620,258 7,772,663 7,928,116 8,086,679

2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048

Expenses Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21

Rental Unit Expenses Custom Inflator 0.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0%

Operating Expenses 0.00% 851,167 851,167 868,191 885,555 903,266 921,331 939,758 958,553 977,724 997,278 1,017,224 1,037,568 1,058,320 1,079,486 1,101,076 1,123,097 1,145,559 1,168,470 1,191,840 1,215,677 1,239,990

Asset Mangement Fee 0.00% 112,749 112,749 115,004 117,304 119,650 122,043 124,484 126,973 129,513 132,103 134,745 137,440 140,189 142,993 145,853 148,770 151,745 154,780 157,876 161,033 164,254

Management Fee: 5.1% of EGI Insert Inflator 2.00% 281,872 281,872 287,509 293,260 299,125 305,107 311,209 317,434 323,782 330,258 336,863 343,600 350,472 357,482 364,632 371,924 379,363 386,950 394,689 402,583 410,634

Property Taxes 2.00% 68,000 187,291      664,325      767,904      777,707      787,638      797,699      807,893      818,221      828,684      839,285      850,025      860,907      871,931      883,101      894,417      905,883      917,500      929,270      552,074      558,276      

Reserves: $228 PUPY Every Year @ 2.00% 56,374 57,502 58,652 73,599 121,418 123,846 126,323 128,850 131,427 134,055 136,736 139,471 142,261 145,106 148,008 150,968 153,987 157,067 160,208 163,413 166,681

Modified Rental Expense During Stabilization (1,236,300) 0 28,742 121,419 123,848 126,325 128,851 131,428 134,057 136,738 139,473 142,262 145,107 148,009 150,970 153,989 157,069 160,210 163,414 166,683

Total Rental Unit Expenses 133,863 1,490,581 1,993,681 2,166,363 2,342,584 2,383,813 2,425,798 2,468,554 2,512,095 2,556,436 2,601,591 2,647,578 2,694,410 2,742,105 2,790,678 2,840,146 2,890,527 2,941,836 2,994,093 2,658,194 2,706,517

Total Expenses 133,863 1,490,581 1,993,681 2,166,363 2,342,584 2,383,813 2,425,798 2,468,554 2,512,095 2,556,436 2,601,591 2,647,578 2,694,410 2,742,105 2,790,678 2,840,146 2,890,527 2,941,836 2,994,093 2,658,194 2,706,517

NET OPERATING INCOME 2,208,051 4,060,364 3,668,282 3,608,841 3,548,123 3,624,708 3,702,894 3,782,712 3,864,196 3,947,381 4,032,302 4,118,993 4,207,492 4,297,836 4,390,061 4,484,208 4,580,315 4,678,422 4,778,570 5,269,923 5,380,161

Tax Increment Financing Revenue Inflator: 1% 0 101,277 506,756 594,798 603,130 611,572 620,124 628,789 637,567 646,461 655,472 664,601 673,850 683,221 692,715 702,334 712,080 721,954 731,959 411,342 300,000

ADJUSTED NET OPERATING INCOME 2,208,051 4,161,641 4,175,039 4,203,638 4,151,253 4,236,280 4,323,017 4,411,500 4,501,763 4,593,842 4,687,773 4,783,594 4,881,342 4,981,056 5,082,776 5,186,542 5,292,395 5,400,376 5,510,529 5,681,265 5,680,161

No 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048

Debt Service Debt Terms Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21

Debt A: First Mortgage 30 yr amortization @ 5.75% 0 3,040,367 3,040,367 3,040,367 3,040,367 3,040,367 3,040,367 3,040,367 3,040,367 3,040,367 3,040,367 3,040,367 3,040,367 3,040,367 3,040,367 3,040,367 3,040,367 3,040,367 3,040,367 3,040,367 3,040,367

Debt B: TIF Mortgage 21 yr amortization @ 5.75% 0 615,902 615,902 615,902 615,902 615,902 615,902 615,902 615,902 615,902 615,902 615,902 615,902 615,902 615,902 615,902 615,902 615,902 615,902 615,902 615,902

Total Debt Service 0 3,656,269 3,656,269 3,656,269 3,656,269 3,656,269 3,656,269 3,656,269 3,656,269 3,656,269 3,656,269 3,656,269 3,656,269 3,656,269 3,656,269 3,656,269 3,656,269 3,656,269 3,656,269 3,656,269 3,656,269

Calc Method

Debt Coverage Debt A & B 0% 114% 114% 115% 114% 116% 118% 121% 123% 126% 128% 131% 134% 136% 139% 142% 145% 148% 151% 155% 155%

Debt Coverage w/o Tax Increment Financing Debt A & B 0% 111% 100% 99% 97% 99% 101% 103% 106% 108% 110% 113% 115% 118% 120% 123% 125% 128% 131% 144% 147%

NET CASH FLOW 2,208,051 505,372 518,770 547,370 494,984 580,011 666,749 755,232 845,495 937,573 1,031,505 1,127,325 1,225,073 1,324,788 1,426,508 1,530,273 1,636,126 1,744,107 1,854,260 2,024,997 2,023,893

Working Capital Reserve Draw = 0 Yes 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

NET CASH FLOW AVAILABLE FOR DISTRIBUTION 2,208,051 505,372 518,770 547,370 494,984 580,011 666,749 755,232 845,495 937,573 1,031,505 1,127,325 1,225,073 1,324,788 1,426,508 1,530,273 1,636,126 1,744,107 1,854,260 2,024,997 2,023,893

Returns Analysis

Net Cash to Developer 2,208,051 505,372 518,770 547,370 494,984 580,011 666,749 755,232 845,495 937,573 1,031,505 1,127,325 1,225,073 1,324,788 1,426,508 1,530,273 1,636,126 1,744,107 1,854,260 2,024,997 2,023,893

Net Cash to Developer (w/o assistance) 2,208,051 404,095 12,014 -47,428 -108,146 -31,560 46,625 126,443 207,927 291,113 376,033 462,725 551,224 641,567 733,793 827,939 924,046 1,022,153 1,122,302 1,613,654 1,723,893

Cash on Cash Annual Return 17.4% 4.0% 4.1% 4.3% 3.9% 4.6% 5.2% 5.9% 6.6% 7.4% 8.1% 8.9% 9.6% 10.4% 11.2% 12.0% 12.9% 13.7% 14.6% 15.9% 15.9%

Cash on Cash Average Annual Return Start From: Year 1 17.4% 10.7% 8.5% 7.4% 6.7% 6.4% 6.2% 6.2% 6.2% 6.3% 6.5% 6.7% 6.9% 7.2% 7.4% 7.7% 8.0% 8.3% 8.7% 9.0% 9.4%

Cash on Cash Annual Return (w/o TIF assistance) 17.4% 3.2% 0.1% -0.4% -0.9% -0.2% 0.4% 1.0% 1.6% 2.3% 3.0% 3.6% 4.3% 5.0% 5.8% 6.5% 7.3% 8.0% 8.8% 12.7% 13.6%

Cash on Cash Average Annual Return (w/o TIF assistance) 17.4% 10.3% 6.9% 5.1% 3.9% 3.2% 2.8% 2.6% 2.5% 2.4% 2.5% 2.6% 2.7% 2.9% 3.1% 3.3% 3.5% 3.8% 4.0% 4.5% 4.9%

Yield on Cost Annual Return Cumulative Goal 8.00% 3.5% 6.5% 6.6% 6.6% 6.5% 6.7% 6.8% 6.9% 7.1% 7.2% 7.4% 7.5% 7.7% 7.8% 8.0% 8.2% 8.3% 8.5% 8.7% 8.9% 8.9%

Yield on Cost Average Annual Return Start From: Year 1 3.5% 5.0% 5.5% 5.8% 5.9% 6.1% 6.2% 6.3% 6.4% 6.4% 6.5% 6.6% 6.7% 6.8% 6.9% 6.9% 7.0% 7.1% 7.1771% 7.3% 7.3%

Yield on Cost Annual Return (w/o TIF assistance) 3.5% 6.4% 5.8% 5.7% 5.6% 5.7% 5.8% 5.9% 6.1% 6.2% 6.3% 6.5% 6.6% 6.8% 6.9% 7.0% 7.2% 7.4% 7.5% 8.3% 8.5%

Yield on Cost Average Annual Return (w/o TIF assistance) 3.5% 4.9% 5.2% 5.3% 5.4% 5.4% 5.5% 5.5% 5.6% 5.7% 5.7% 5.8% 5.8% 5.9% 6.0% 6.0% 6.1% 6.2% 6.3% 6.4% 6.5%
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Sample Lookback Calculation - Copper Rocks

2028 2029 2030 2031 2032 2033 2034

1. Pro Forma Financial Statement - Return Analysis Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7

NET OPERATING INCOME 2,208,051 4,060,364 3,668,282 3,608,841 3,548,123 3,624,708 3,702,894

Tax Increment Financing Revenue Inflator: 1% 0 101,277 506,756 594,798 603,130 611,572 620,124

ADJUSTED NET OPERATING INCOME 2,208,051 4,161,641 4,175,039 4,203,638 4,151,253 4,236,280 4,323,017

Yield on Cost Annual Return Average Annual Goal 8.00% 3.59% 6.76% 6.78% 6.83% 6.74% 6.88% 7.02%

Yield on Cost Average Annual Return Start From: Year 1 3.59% 5.17% 5.71% 5.99% 6.14% 6.26% 6.37%

Total Estimated Project Cost (Used for Initial Yield on Cost) 63,632,422    

Actual Total Project Cost (Used for Lookback Yield on Cost) 61,550,000    

2028 2029 2030 2031 2032 2033 2034

2. Lookback Adjustment Example Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7

NET OPERATING INCOME 2,208,051 4,060,364 3,800,000 3,876,000 3,953,520 4,032,590 4,113,242

Tax Increment Financing Revenue Inflator: 1% 0 101,277 506,756 594,798 603,130 611,572 620,124

ADJUSTED NET OPERATING INCOME 2,208,051 4,161,641 4,306,756 4,470,798 4,556,650 4,644,162 4,733,366

Yield on Cost Annual Return 3.59% 6.76% 7.00% 7.26% 7.40% 7.55% 7.69%

Yield on Cost Average Annual Return Start From: Year 1 3.59% 5.17% 5.78% 6.15% 6.40% 6.59% 6.75%

2028 2029 2030 2031 2032 2033 2034

3. TIF Note (Present Value) Calculation Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7

Tax Increment Financing Revenue 0 101,277 506,756 594,798 603,130 611,572 620,124

Annual Present Value (Semi-Annual) 0.00% Interest Rate 0 101,277 608,033 1,202,831 1,805,961 2,417,532 3,037,656

TIF Note (Present Value) Difference Original PAYGO

Original TIF Term 20 11,900,000   

Current TIF Term to reach average 8.00% YoC 18 NPV 11,900,000   

Rate for NPV 0.00%

Principal Amt. of Original TIF Note 11,900,000$    

Principal Amt. (Present Value) of TIF in Year 18 11,188,658$    

Difference 711,342$         

50% Difference 355,671$         

PV of TIF in Year 18 11,188,658$    

Plus 50% Difference 355,671$         

New Principal Amount of TIF Note (PV) 11,544,329$    

Estimated Revised TIF Note Term by Year 18

Payment Date

Total PAYGO Collections

190



Exhibit I
Page 2 of 3

Sample Lookback Calculation - Copper Rocks

1. Pro Forma Financial Statement - Return Analysis

NET OPERATING INCOME

Tax Increment Financing Revenue Inflator: 1%

ADJUSTED NET OPERATING INCOME

Yield on Cost Annual Return Average Annual Goal 8.00%

Yield on Cost Average Annual Return Start From: Year 1

Total Estimated Project Cost (Used for Initial Yield on Cost) 63,632,422    

Actual Total Project Cost (Used for Lookback Yield on Cost) 61,550,000    

2. Lookback Adjustment Example

NET OPERATING INCOME

Tax Increment Financing Revenue Inflator: 1%

ADJUSTED NET OPERATING INCOME

Yield on Cost Annual Return

Yield on Cost Average Annual Return Start From: Year 1

3. TIF Note (Present Value) Calculation

Tax Increment Financing Revenue

Annual Present Value (Semi-Annual) 0.00% Interest Rate

TIF Note (Present Value) Difference

Original TIF Term 20

Current TIF Term to reach average 8.00% YoC 18

Principal Amt. of Original TIF Note 11,900,000$    

Principal Amt. (Present Value) of TIF in Year 18 11,188,658$    

Difference 711,342$         

50% Difference 355,671$         

PV of TIF in Year 18 11,188,658$    

Plus 50% Difference 355,671$         

New Principal Amount of TIF Note (PV) 11,544,329$    

Estimated Revised TIF Note Term by Year 18

Payment Date

2035 2036 2037 2038 2039 2040 2041

Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14

3,782,712 3,864,196 3,947,381 4,032,302 4,118,993 4,207,492 4,297,836

628,789 637,567 646,461 655,472 664,601 673,850 683,221

4,411,500 4,501,763 4,593,842 4,687,773 4,783,594 4,881,342 4,981,056

7.17% 7.31% 7.46% 7.62% 7.77% 7.93% 8.09%

6.47% 6.57% 6.66% 6.74% 6.83% 6.91% 7.00%

2035 2036 2037 2038 2039 2040 2041

Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14

4,195,507 4,279,417 4,365,006 4,452,306 4,541,352 4,632,179 4,724,822

628,789 637,567 646,461 655,472 664,601 673,850 683,221

4,824,296 4,916,984 5,011,466 5,107,777 5,205,952 5,306,029 5,408,043

7.84% 7.99% 8.14% 8.30% 8.46% 8.62% 8.79%

6.89% 7.01% 7.12% 7.23% 7.33% 7.43% 7.53%

2035 2036 2037 2038 2039 2040 2041

Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14

628,789 637,567 646,461 655,472 664,601 673,850 683,221

3,666,445 4,304,012 4,950,472 5,605,944 6,270,545 6,944,395 7,627,615
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Exhibit I
Page 3 of 3

Sample Lookback Calculation - Copper Rocks

1. Pro Forma Financial Statement - Return Analysis

NET OPERATING INCOME

Tax Increment Financing Revenue Inflator: 1%

ADJUSTED NET OPERATING INCOME

Yield on Cost Annual Return Average Annual Goal 8.00%

Yield on Cost Average Annual Return Start From: Year 1

Total Estimated Project Cost (Used for Initial Yield on Cost) 63,632,422    

Actual Total Project Cost (Used for Lookback Yield on Cost) 61,550,000    

2. Lookback Adjustment Example

NET OPERATING INCOME

Tax Increment Financing Revenue Inflator: 1%

ADJUSTED NET OPERATING INCOME

Yield on Cost Annual Return

Yield on Cost Average Annual Return Start From: Year 1

3. TIF Note (Present Value) Calculation

Tax Increment Financing Revenue

Annual Present Value (Semi-Annual) 0.00% Interest Rate

TIF Note (Present Value) Difference

Original TIF Term 20

Current TIF Term to reach average 8.00% YoC 18

Principal Amt. of Original TIF Note 11,900,000$    

Principal Amt. (Present Value) of TIF in Year 18 11,188,658$    

Difference 711,342$         

50% Difference 355,671$         

PV of TIF in Year 18 11,188,658$    

Plus 50% Difference 355,671$         

New Principal Amount of TIF Note (PV) 11,544,329$    

Estimated Revised TIF Note Term by Year 18

Payment Date

2042 2043 2044 2045 2046 2047 2048

Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21

4,390,061 4,484,208 4,580,315 4,678,422 4,778,570 5,269,923 5,380,161

692,715 702,334 712,080 721,954 731,959 411,342 300,000

5,082,776 5,186,542 5,292,395 5,400,376 5,510,529 5,681,265 5,680,161

8.26% 8.43% 8.60% 8.77% 8.95% 9.23% 9.23%

7.08% 7.17% 7.25% 7.33% 7.42% 7.51% 7.59%

2042 2043 2044 2045 2046 2047 2048

Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21

4,819,319 4,915,705 5,014,019 5,114,300 5,216,586 5,320,917 5,427,336

692,715 702,334 712,080 721,954 731,959 0 0

5,512,034 5,618,039 5,726,099 5,836,254 5,948,544 5,320,917 5,427,336

8.96% 9.13% 9.30% 9.48% 9.66% 8.64% 8.82%

7.62% 7.72% 7.81% 7.90% 8.00% 8.03% 8.07%

2042 2043 2044 2045 2046 2047 2048

Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21

692,715 702,334 712,080 721,954 731,959 0 0

8,320,330 9,022,665 9,734,745 10,456,699 11,188,658 11,188,658 11,188,658
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O F F I C E  O  F  T H E  M A Y O R  
L  A  C  R  O  S  S  E  

26-0825

September 1, 2026 

I hereby approve the submitting of the attached Legislation “Resolution approving 
development agreement with Copper Rocks 1, LLC, Copper Rocks 2, LLC, Copper 
Rocks 3, LLC and Copper Rocks 4, LLC for a mixed-use development at 2415 State 
Road” to be considered at the Finance & Personnel Committee meeting. This 
approval is given due to the time element necessitating consideration of the attached 
Legislation at the earliest possible date. 

 

Mayor Shaundel 
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	File ID: 26-0936
	Caption: Resolution authorizing the appointment of an interim Director of Finance effective August 25, 2026.
	Staff/Department Responsible: Human Resources
	Requestor: Rebecca Franzen - Director of Human Resources
	Location: 
	Summary/Purpose: The purpose of this resolution is to approve Daniel DeGier as the Interim Director of Finance. 
	Background: Chadwick Hawkins notified the Mayor of his intent to resign from his role as Director of Finance effective September 24, 2026. While the City is advertising and recruiting for the next Director of Finance, it has been the common practice of the City to place a qualified internal staff member in the role as an interim Director to allow for leadership continuity. 

As of January 1, 2026, the non-represented employee handbook allows a 30-day crossover between a departing Director and an incoming (or interim) Director to allow for proper training and transition of duties.  Daniel DeGier currently serves as the Deputy Director of Finance and holds the necessary knowledge, skills and abilities to fulfill the role while a search is being conducted. 
	Fiscal Impact: There will be a period of 30 days calendar days (23 working days) of an additional expense of approximately $1,100 that will come from the Finance operating budget to cover the additional wages provided to the interim Director. 
	Staff Recommendation: The Mayor recommends approval of this appointment. 
	File ID: 26-0824
	Caption: Resolution approving the first amendment to the development agreement for The Driftless Apartments and Townhomes.
	Staff/Department Responsible: Julie Emslie, Planning Dept
	Requestor: MSP Real Estate
	Location: 323 River Bend Rd
	Summary/Purpose: This amendment will result in 3 specific changes to the development agreement which staff will share the details of in closed session. 
	Background: During the annual compliance review for this development, it was brought to staff and the developer's attention there were a few discrepancies regarding 3 provisions in the development agreement. The developer has been working collaboratively with staff to address these concerns in the attached amendment. 
	Fiscal Impact: 
	Staff Recommendation: Planning Staff recommends approval
	File ID: 26-0825
	Caption: Resolution approving a development agreement with Copper Rocks 1, LLC, Copper Rocks 2, LLC, Copper Rocks 3, LLC and Copper Rocks 4, LLC for a mixed-use development at 2415 State Road.
	Staff/Department Responsible: Julie Emslie, Planning
	Requestor: 360 Real Estate
	Location: 2415 State Rd, location of the former Kmart building
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