DEVELOPMENT AGREEMENT

19 CH

Return to:

Nicolas Sparacio

Community Development Director
City of Manitowoc

900 Quay Street

Manitowoc, WI 54220

See Exhibit A

Parcel Numbers

THIS DEVELOPMENT AGREEMENT (the "Agreement") is by and between
DONEFF'S SCHUETTE BUILDING, LLC, a Wisconsin limited liability company
("Developer") and CITY OF MANITOWOC, WISCONSIN ("City").

RECITALS:

A. Developer owns certain real property located on a parcel with street
addresses of 804 Jay Street and 914 S. 8th Street, Manitowoc, W1 54220 and a tax parcel
no. of 052-000-230-120.00, which is legally described on Exhibit A attached hereto and
made a part hereof (the "Property").

B. The City is interested in encouraging new development, eliminating blight
and retaining and expanding existing business in the City.



C. Section 66.1105 of the Wisconsin Statutes (the "Tax Increment Law")
provides the authority and establishes procedures by which the City may exercise powers
necessary and convenient to carry out the purposes of the Tax Increment Law, cause
project plans to be prepared, approve such plans, implement provisions and effectuate the
purposes of such plans, and finance such development through the use of Tax
Incremental Financing.

D. On September 18, 2017, the Common Council of the City of Manitowoc
adopted a resolution creating Tax Incremental District No. 19 (the "District") and
approved a plan for the redevelopment of the District consisting of the project plan for
the District (the "Project Plan").

E. The City has created the District for the purpose of spurring downtown
redevelopment and promoting economic development.

F. Developer wishes to complete a renovation of the historic Schuette
Building to consist of fagade restoration, approximately 17 apartment units, and "white
box" commercial space consistent with the concept plans attached as Exhibit B
(hereinafter, the "Project"). Developer anticipates that the total cost of acquiring the
Property and constructing and outfitting the Project shall be not less than Six Million Five
Hundred Thousand Dollars (§6,500,000). The Project costs include hard construction
costs and soft costs as described in Section 2.1 below (collectively, "TIF Items").

G. Developer shall commence construction of the Project as soon as
practicable in calendar year 2018 but in no event shall the Project commence later than
June 30, 2018 and shall be completed by Developer on or before August 31, 2019 subject
to force majeure events beyond Developer's control.

H. The City finds that the development of the Project and the fulfillment,
generally, of the terms and conditions of this Agreement are in the vital and best terests
of the City and its residents, and serve the public purpose in accordance with state and
local law, and are consistent with the Project Plan.

L This Agreement is intended to provide for certain duties and
responsibilities of the City and Developer in order to cause the construction and
development of the Project in the City.

NOW THEREFORE, the City and Developer hereby agree as follows:

ARTICLET
FINANCING

1.1 Construction of Project. Developer shall cause to be constructed the
Project upon the Property as generally described in the recitals above.




1.2 Financing. The City shall, as a development incentive, provide financial
assistance to Developer for costs associated with developing the Project. The City shall
provide such financial assistance by issuing to Developer a tax increment revenue note
(the "Note") in the form, and with the terms, set forth on Exhibit C attached hereto and
made a part hereof.

(a) Note. The Note shall be issued by the City Treasurer and
delivered to Developer within thirty (30) days of the date the conditions set forth in
Article II, below have been satisfied. The principal amount of the Note shall be Nine
Hundred Thousand Dollars ($900,000). The final cost of the Project shall be based upon
actual invoices and requests for payment and may be audited by the City at any time.

1.3 District Duration. Unless the Developer has been paid in full all amounts
owed to Developer under the Note, the City covenants and agrees not to cause the early
termination of the District prior to the District's full statutory life.

ARTICLE II
CONDITIONS TO FINANCING

Prior to the City's release of the Note to Developer, the following shall have
occurred:

2.1  Certification of Project Cost. Developer shall have certified to the City
each of the following (each certification may be made separately):

(a)  That the Project is substantially complete as evidenced by a
certificate of occupancy. : .

(b)  The total cost of the Project, including without limitation, all hard
costs (such as public or private utility or other infrastructure improvements, costs
of labor and materials in constructing the Project, and site acquisition and
preparation), all soft costs (such as professional fees, title insurance, builder's risk
insurance, feasibility studies, environmental testing, development services,
financing costs and construction interest), and other eligible building
improvement related costs consistent with Wis. Stats. §66.1105(2)(f). Developer
shall be allowed a funded developer fee not to exceed five percent (5%) of the
actual hard construction costs of the Project. This certification shall be
accompanied by an itemized list of expenditures based upon actual invoices and
requests for payment referred to in the last sentence of Section 1.2.

(¢)  Documentary evidence of Developer's contribution of at least
$600,000 in cash equity toward the Project which may include, but not be limited
to, copies of paid invoices or other documentation of pre-paid project costs paid
by Developer.




2.2 Covenants to Maintain Value. Developer agrees that, as long as the Note

remains outstanding, Developer, for itself, its successors and assigns as owners of the
Property, shall:

(a)  Not sell, transfer or convey any portion of the Property to any party
which would render such property exempt from property taxation without first
obtaining the consent of the City to such transfer.

(b)  Pay its real estate taxes and any other funds owed against the
Property prior to delinquency.

(¢)  Not cause a reduction in the real property taxes paid with respect to
the Property through willful destruction of any improvements or portions thereof,
except for improvements that exist on the date of this Agreement and that are
demolished in connection with the development of the Property.

(d)  Not apply for any deferral of real property taxes on the Property.

(e) Shall not challenge any property tax assessment, real or personal.
This Section 2.2 shall run with the land.

ARTICLE 11
GENERAL

3.1  Notices. Delivery of documents and written notices to a party shall be

effective only when accomplished in any of the following ways:

By certified mail, return receipt requested at:

DEVELOPER: Doneff’s Schuette Building, LLC.
¢/o Anton Doneff Sr. '
5160 Expo Drive
Manitowoc, W1 54220

WITH COPY TO:  Reinhart Boerner van Deuren s.c.
c/o Nathan J. Wautier, Esq.
22 E Mifflin Street, Suite 600
Madison, WI 53703

CITY: CITY OF MANITOWOC
¢/o Community Development Director
900 Quay Street
Manitowoc, W1 54420



WITH COPY TO:  CITY OF MANITOWOC
c¢/o City Clerk
900 Quay Street
Manitowoc, W1 54220

By giving the document or written notice personally to the party.

3.2  Waiver. No waiver of any provision of this Agreement shall be deemed or
constitute a waiver of any other provision, nor shall it be deemed or constitute a
continuing waiver unless expressly provided for by a written amendment to this
Agreement nor shall it be deemed a waiver of any subsequent defaunlt or defaults of the
same type. Failure to exercise any right under this Agreement shall not constitute the
approval of any wrongful act.

3.3  Amendment/Modification. This Agreement may be amended or modified
only by a written amendment approved and executed by the City and Developer.

3.4  Entire Agreement. This written Agreement and written amendments, and
any referenced attachments hereto, shall constitute the entire Agreement among
Developer and the City. '

3.5  Time. Time is of the essence as to all dates and deadlines contained in this
Agreement. Provided, however, in any instance where the performance of an act 1s
required within a specified time or by a specified date, strict compliance within the
specified time shall be extended if the delay or inability to perform is caused by or results
from civil disasters or acts of God. It being the intent of this provision that in the event of
the occurrence of any such delay, the time or times of performance of any of the
obligations of the party shall be extended for the period of the delay as determined by the
other party, provided that the party seeking the extension due to the delay shall have first
notified the other party thereof and requested an extension of the period of the delay.

3.6  Defaults; Litigation. Neither party shall be deemed to be in default under
this Agreement for failure to perform any term or condition of this Agreement unless the
other party (the "Non-Defaulting Party") has first given the party alleged to be in default
(the "Defaulting Party") written notice describing such failure, and the Defaulting Party
does not, within thirty (30) days thereafter cure such failure (an "Event of Default").
Notwithstanding the foregoing, if a Defaulting Party 1s diligently pursuing a cure, such
Defaulting Party shall be granted a longer time as is reasonably necessary to complete the
cure prior to any such failure being deemed an Event of Default. Following an Event of
Default, the Non-Defaulting Party shall have all rights and remedies available to it under
law or in equity against the Defaulting Party. In connection with any litigation arising out
of this Agreement, the prevailing party shall be entitled to recover all costs incurred,
including reasonable attorney's fees.

3.7  Severability. If any part, term, or provision of this Agreement is held by
the courts to be illegal or otherwise unenforceable, such illegality or unenforceability




shall not affect the validity of any other part, term, or provision and the rights of the
parties will be construed as if the part, term, or provision was never part of this
Agreement.

3.8 Immunity. Nothing contained in this Agreement constitutes a waiver of
the City's sovereign immunity under applicable law.

3.9  Personal Jurisdiction and Venue. Personal jurisdiction and venue for any
civil action commenced by either party to this Agreement whether arising out of or
relating to the Agreement shall be deemed to be proper only if such action is commenced
in the Circuit Court for Manitowoc County, Wisconsin. Developer expressly waives its

right to bring such action in or to remove such action to any other court whether state or
federal.

3.10  Further Assurances and Corrective Instruments. The City and Developer
agree that they will, from time to time, execute, acknowledge, deliver, cause to be
executed, acknowledged and delivered, such supplements hereto and such further
instruments as may reasonably be required for carrying out the express intentions of this
Agreement. '

3.11  Authority. Each party warrants and represents to each other that the
execution of this Agreement by their respective officers or agents has been duly
authorized and that this Agreement, when fully executed, constitutes a valid, binding, and
legally enforceable obligation of itself.

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

3.13  Recordation. The City shall record a memorandum of this Agreement in
the Register of Deeds Office for Manitowoc County, Wisconsin. All costs of recording
shall be paid by the Developer.

3.14  Effective Date. This Agreement shall be effective as of the date and year
first written above.

3.15  Agreement Contingent Upon State Certification. The financial assistance
and this entire Agreement are subject to final certification of TID 19 by the Wisconsin
Department of Revenue. If TID 19 is not certified, this Agreement is null and void.

[SIGNATURE PAGES FOLLOW]



WITNESS WHEREOQOF, the parties have executed this Agreement as of the year
and date set forth above, and by so signing this Agreement, certify that they have been
duly and properly authorized by their respective entities to make these commitments, and
intend them to be binding upon their respective entities and to execute this Agreement on
their behalf.

CITY:
CITY OF @ITOWOC F?IS q
J stin Nlckels Mayor

Date: \3/%5" / g/ 2

018
Attest: W

Deborah Neuser, C1ty Clerk

Date: Mavew /4 2018

APPROVED AS TO FORM:

Kathléen McDamel Clty Attorney

Date: Mok (72,2018

AUTHENTICATION

STATE OF WISCONSIN )
: SS
MANITOWOC COUNTY )

This instrument was acknowledged before me on the 5 day of Morehy |
2018, by Justin M. Nickels as Mayor and Deborah Neuser as City Clerk of the City of

Manitowoc.
z ﬁ;ﬁ/ / %
[Seal] Kath‘ieen McDaniel

Notary Public, State of Wisconsin
My commission is permanent

[SIGNATURES CONTINUE ON NEXT PAGE]
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DEVELOPER:

DONEF 5'8 SCHUETTE BUI G, LLC
By: A5 . A‘. , \%
Name: Anton Doneff, Sr. J)Q/\

Its: Mqlqu@/V\j ewber

DatefV] dW‘(_% 1”2, 2018

ACKNOWLEDGMENT
AR EATION"

STATE OF WISCONSIN )
. SS
MANITOWOC COUNTY )

This instrument was acknowledged before me on the Lgﬂn day of March |
2018, by Anton Doneff, Sr., as the Sele Member of Doneff's Schuette Building, LLC.

@\\Amm'r\h&w@/\y

[Seall (LS . nueller ) . )
Notary Public, State of Wisconsin — M dndo woc Co unty

My commission is-permanent. éxp;rcs q4-8-201\q

This document was drafted by

Reinhart Boemer Van Deuren s.c.
c/o Nathan J. Wautier, Esq.

22 East Mifflin Street, Suite 600
Madison, WI 53703




EXHIBIT A

LEGAL DESCRIPTION OF THE PROPERTY

The East One-half (E1/2) of Lot Numbered Three (3); All of Lot Numbered Ten (10);
and All of Lots Numbered Eleven (11) and Twelve (12), excepting therefrom a parcel
described in Warranty Deed recorded in Volume 1469 of Records, Page 142, as
Document Number 868046.

All in Block Numbered Two Hundred Thirty (230) of the Original Plat in the City of
Manitowoc, Manitowoc County, Wisconsin, according to the Recorded Plat thereof.

Subject to highways, easements and rights-of-way of record.
Tax Parcel No: 052-000-230-120.00

Also known as 804 Jay Street and 914 South 8th Street, Manitowoc, Wisconsin
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EXHIBIT C

CITY OF MANITOWOC
TAX INCREMENT DISTRICT NO. 19
TAX INCREMENT REVENUE NOTE

THIS TAX INCREMENT NOTE (the "Note") 1s issued this ___ day of
,201 by the CITY OF MANITOWOC, a Wisconsin
municipal corporation (the "City") to DONEFF'S SCHUETTE BUILDING, LLC, its
successors and assigns ("Developer").

WITNESSETH

A. The City and Developer have entered into a development agreemeht dated
/ W Arch. /S 2018 (the "Development Agreement").

B. The Note is issued by the City pursuant to the Development Agreement.

C. Terms that are capitalized in this Note that are not defined in this Note and
that are defined in the Development Agreement shall have the meanings assigned to such
terms by the Development Agreement.

AGREEMENT

1. General. The City hereby promises to pay to Developer, subject to all of
the terms and conditions of this Note, the principal amount of Nine Hundred Thousand
Dollars ($900,000), together with interest as described in Section 2, below, in payments
described in Section 3, below. [The principal amount is subject to adjustment prior to
issuance of the Note pursnant to Section 1.2 of the Development Agreement.]

2. Interest. The rate of interest shall be five percent (5%) per annum.
Interest shall accrue from the date Developer has commenced construction of the Project,
as evidenced by the issuance of a demolition permit from the City.

3. Payments. Payments of principal and interest in the amounts set forth on
the maturity schedule attached hereto as Schedule 1 shall be due in annual installments
beginning on November 1, 2020 and annually thereafter through the calendar year
following the closure of Tax Increment District No. 19. Each November 1st payment
date described in this Section 3 is referred to as a "Note Payment Date." Interest accrued
through November 1st preceding the first Note Payment Date shall be added to the
principal outstanding under the Note effective on such November 1st date. Prepayment
of the amounts evidenced by this Note may be made in full or in part at any time without
penalty. If, by the final Note Payment Date, there has been over the life of this Note
insufficient Tax Increment to pay all principal and interest due under this Note, the City
shall have no further obligation to make any payments whatsoever on this Note. This
Note is unsecured and is non-recourse.
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4. Nature of Obligation. The principal and interest payments to be made

on the Note Payment Dates shall be payable solely from the Tax Increment (as
defined in the Tax Increment Law) from the Property (a) accrued during the
calendar year or years preceding the applicable Note Payment Date, and (b)
actually received by the City by such Note Payment Date. The Note shall be a
special and limited obligation of the City and not a general obligation. On each Note
Payment Date, the City shall apply all Tax Increment received from the Property for the
previous year's taxes in the following priority:

First, to the City's reasonable cost to administer the District.
Second, to payment of any interest due on this Note.
Third, to the payment of any past due principal on this Note.

Fourth, to payment of any principal due under this Note on the Note
Payment Date.

Fifth, if there is Excess Tax Increment (as defined below), such Excess
Tax Increment shall be applied, at the City's option, as follows:

(a) to prepayment of the principal of this Note, or

(b)  to be held by the City to be available for the payment of
principal of or interest on this Note in future years.

Sixth, if there is Excess Tax Increment remaining after application of the
Excess Tax Increment in accordance with the preceding paragraph, such Excess
Tax Increment may be used by the City for any other purpose permitted by the
Project Plan and the Tax Increment Law.

Nothing shall preclude City from using increment from other properties in the
TID to pay this Note, however, the City is not required to use increment from other
properties in the TID if the district is not performing.

5. Excess Tax Increment. "Excess Tax Increment” means the Tax Increment
received by the City from the Property for any calendar year that exceeds the sum of
scheduled payments of principal and interest for that year and any unpaid principal or
accrued interest from prior years under this Note.

6. Subject to Appropriations. The City’s obligation to make payments on
this Note shall be conditioned on the requirement that the Common Council shall
appropriate Tax Increment to make such payments, there shall not be an Event of Default
on the part of the Developer under the Development Agreement, and that all payments
then due under any special assessments, if any, have been paid.

7. Transfer of Note. In order to transfer or assign this Note, the transferee or
assignee shall surrender the same to the City either in exchange for a new bond or for

16




transfer of this Note on the registration records for this Note maintained by the City. Any
transferee or assignee shall take this Note subject to the foregoing conditions and subject
to all of the provisions of the Development Agreement.

-8 Miscellaneous. This Note is subject to the Tax Increment Law and to the
Development Agreement.

[SIGNATURE PAGE FOLLOWS]
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CITY:

CITY OF MANITOWOC, WISCONSIN

By:

Justin M. Nickels, Mayor

Date: , 2018

Attest:

Deborah Neuser, City Clerk

Date: , 2018

APPROVED AS TO FORM:

Kathleen McDaniel, City Attorney

Date: ,2018

DEVELOPER:
DONEFF'S SCHUETTE BUILDING, LLC

By:

Name: Anton Doneff, Sr.
Its:

Date: , 2018

18




SCHEDULE 1

NOTE PAYMENT SCHEDULE

Because the principal and interest payments to be made on the Note Payment Dates shall be payable

solely from the Tax Increment from the Property accrued during the calendar year or years preceding
the applicable Note Payment Date, and actually received by the City by such Note Payment Date, the
payments will vary. The following schedule is provided as an example of setting the annual payment at
$67,460.00. Actual payments will be made based on Section 3 of the Note with the payment priorities

set by Section 4 of the Note.

Payment Date of

Number Payment Payment Due Interest Principal
11/1/18 $ - $ 2250000 $ (22,500.00)
11/1/19 $ - S 4725000 $ (47,250.00)

1 11/1/20 S 67,460.00 S 48,487.50 $ 18,972.50
2 11/1/21 S 67,460.00 S 47,538.88 $ 15,921.12
3 11/1/22 S 67,460.00 S 46,542.82 S 20,917.18
4 11/1/23 $ 67,460.00 S 45,496.96 S 21,963.04
5 11/1/24 $ 67,460.00 S 44,398.81 $ 23,061.19
6 11/1/25 S 67,460.00 S 43,245.75 § 24,214.25
7 11/1/26 S 67,460.00 S 42,035.04 S 25,424.96
8 11/1/27 5 67,460.00 S 40,763.79 S 26,696.21
9 11/1/28 S 67,460.00 S 39,428.98 S 28,031.02
10 11/1/29 S 67,460.00 S 38,027.43 S 29,432.57
11 11/1/30 S 67,460.00 S 36,555.80 § 30,904.20
12 11/1/31 S 67,460.00 S 35,010.59 $ 32,449.41
13 11/1/32 S 67,460.00 S 33,388.12 § 34,071.88
14 11/1/33 S 67,460.00 S 31,684.52 S 35,775.48
15 11/1/34 S 67,460.00 S 29,895.75 S 37,564.25
16 11/1/35 S 67,460.00 S 28,017.54 § 39,442.46
17 11/1/36 S 67,460.00 S 26,04541 S 41,414.59
18 11/1/37 S 67,460.00 S 23,974.68 S 43,485.32
19 11/1/38 S 67,460.00 S 21,800.42 S 45,659.58
20 11/1/39 S 67,460.00 S 19,517.44 S 47,942.56
21 11/1/40 S 67,460.00 S 17,2031 S 50,339.69
22 11/1/41 S 67,460.00 S 14,603.33 § 52,856.67
23 11/1/42 S 67,460.00 S 11,960.49 S 55,499.51
24 11/1/43 S 67,460.00 S 9,185.52 § 58,274.48
25 11/1/44 $ 67,460.00 $ 6,271.79 S 61,188.21
26 11/1/45 S 67,460.05 S 3,212.38 S 64,247.67
$ 1,753,960.05 $ 853,960.05 S 900,000.00

* Note that first year interest will depend on when the project actually commences. This example schedule

assumes June 30 project start.
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Balance

FO N AR T U T, ST S 0 W 0 SR U SR 0, S 0 SR ¥, W S 5 SR 7 S Vo SR ¥, SR Vo S Vo S 0 SV I 720 P2 B V2 S T2 A Vo B Ve BV 2 Vs

900,000.00
922,500.00
969,750.00
950,777.50
930,856.38
909,939.20
887,976.16
864,914.97
840,700.72
815,275.76
788,579.55
760,548.53
731,115.96
700,211.76
667,762.35
633,690.47
597,914.99
560,350.74
520,908.28
479,493.69
436,008.37
390,348.79
342,406.23
292,066.54
239,209.87
183,710.36
125,435.88

64,247.67



