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Document Number I MEMORANDUM OF 
LEASE 

THIS MEMORANDUM OF LEASE entered into this 
day of ___ , 2018, by and between COUNTY OF DANE, 
WISCONSIN, a public body corporate and politic (hereinafter 
referred to as the "Landlord"), having an address of 5201 Fen 
Oak Drive, Room 208, Madison, WI 53718 and 134 FAIR 
OAKS, LLC, a Wisconsin limited liability company 
("Tenant"), having an address of 1010 E. Washington Avenue, 
Suite 101, Madison, WI 53703. 

Landlord and Tenant entered into a Lease, dated as of .,_D_r_a_ft_ed_b_,y_a_nd_aft_e_r_re_co_r_d_in_gre_tu_m_t_o_: -­

even date herewith (the "Lease"), whereby Tenant rents from 
Landlord, for an initial term expiring on December 31, 2049, 
with respect to Unit 2, Fair Oaks Condominium, in the City of 
Madison, County of Dane, State of Wisconsin, being legally 
described on the attached Exhibit A (the "Property"). 

During the term of the Lease or any extension thereof, 
Tenant has certain options and rights to purchase the Property 
upon the terms and conditions stated in the Lease. 

Attorney Katherine R. Rist 
Foley & Lardner LLP 
P.O. Box 1497 
Madison, WI 53701-1497 

Part of0710-053-4404-0 

Parcel Identification Number(s) 

Further information relating to the Lease or the Property can be obtained by contacting 
Landlord or Tenant at the addresses given above. This Memorandum may be signed in 
counterparts, which, together shall constitute one document. 

(SIGN A TURES ON FOLLOWING PAGES] 

4836-6112-1658.2 -1-



STA TE OF WISCONSIN ) 
) ss. 

COUNTY OF DANE ) 

LANDLORD: 

COlJNTY OF DANE, WISCONSIN 

By: ------------­
Joseph Parisi 
Dane County Executive 

Personally came before me this _ day of ______ , 2018, the above 
named Joseph Parisi, to me known to be the Dane County Executive of the County of Dane, a 
public body corporate and politic, and the person who executed the foregoing instrument and 
acknowledge that he executed the same on behalf of said company by its authority. 

* 
Notary Public, ____ County,_ 
My commission (is)(expires): 

[Signature Page to Memorandum of Lease} 
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STATE OF W\Seoo~\\I'\ ) 
) ss. 

COUNTY OF t)Q..nt,., ) 

TENANT: 

134 FAIR OAKS, LLC 

BY: SHD, INC. 
ITS: MANAGING MEMBER 

Personally came before me this \i+- day of C)u.t,.m\o.v- , 2018, the above 
named Helen Bradbury to me known to be the President of SHD, Inc., the Managing Member of 
134 Fair Oaks, LLC, a Wisconsin limited liability company, and the person who executed the 
foregoing instrument and acknowledge that he executed the same on behalf of said corporation by 
its authority. 

4836-6112-1658.2 

* toc~iLSI - . 
Notary Public, {)AnL. County, ~.;,s C.O"- S..-Y' 

My commission (is)(expjres): ?, I Z..t 'Z- \ 1 
* Type or print name. \:::AS\,(,.. ~\v..-A 

{Signature Page to Memorandum of Lease} 

KASIE SETTERLUNO 
Notary Publtc 

•• of Wtacon1in 



EXHIBIT A 

Unit Two (2), Fair Oaks Condominium, located in the City of Madison, Dane County, 
Wisconsin, created pursuant to a Declaration of Condominium recorded on _____ , 
2018, in the office of Dane County, Wisconsin Register of Deeds, as Document No. 
_____ , together with the Condominium Plat thereof, recorded in the office of the Dane 
County, Wisconsin Register of Deeds on ______ , 2018, as Document No. 
______ , together with said Unit's percentage interest in the Common Elements thereof. 
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LEASE 

In consideration of the mutual promises and covenants contained in this Lease, 
dated as of _______ , 2018, County of Dane, Wisconsin (the "Landlord") and 
134 Fair Oaks, LLC, a Wisconsin limited liability company (the "Tenant") agree as 

follows: 

1. PREMISES. Landlord agrees to lease to Tenant, and Tenant agrees to lease 
from Landlord, Unit Two (the "Premises") of Fair Oaks Condominium (the 
"Condominium"). Tenant acknowledges that the Condominium is to be governed by a 
certain Declaration of Condominium of Fair Oaks Condominium (the "Condominium 
Declaration"). 

2. CONDITION OF PREMISES. Tenant acknowledges and agrees that 
Tenant is leasing the Premises "AS IS", and Landlord makes no warranties, express or 

implied, as to fitness, merchantability, use or condition of the Premises. Tenant leases 
the Premises without representation or warranty of Landlord, express or implied, in fact 
or by law, and without recourse, with respect to: (a) the condition of the Premises and (b) 
the ability to use the Premises for any particular purpose. 

3. COMMON ELEMENTS. Tenant shall be entitled to the reasonable 

nonexclusive use of the common elements of the Condominium appurtenant to the 
Premises. Tenant's use of such common elements shall be subject to the terms of the 
Condominium Declaration. 

4. TERM. The Lease term shall commence upon the date the Landlord 

acquires fee simple title to the Premises and shall terminate on December 31, 2049. 

5. RENT. Tenant has paid to Landlord on the date hereof the sum of Twenty 
Dollars ($20) as rent for the Premises for the entire Lease term. 

6. UTILITIES AND SERVICES. Tenant shall pay when due all charges for 

all utilities used in the Premises. 

7. USE. The Premises may be used and occupied for any lawful use. The 
Premises may not be used as an accessory use to the residential component of the 
Condominium. The Premises shall be a separate use. Tenant will not use the Premises in 
any manner that may increase the insurance risk or prevent the obtaining of insurance. It 
is the intent of Tenant to sublease the Premises to a third party, which Landlord hereby 

acknowledges. 
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8. MAINTENANCE AND REPAIR. Tenant shall, at its expense, keep and 
maintain in good order, condition and repair the Premises including all maintenance and 
repair responsibilities set forth in Section 7. 04(b) of the Condominium Declaration. 

9. COVENANTS. 

(a) Compliance with Laws. Tenant agrees to comply with all laws, 
orders, ordinances and regulations and with any direction made pursuant to law of any 
public officer, relating to Tenant's use of the Premises. 

(b) Surrender. Tenant agrees upon the termination of this Lease for any 
reason to remove Tenant's personal property and trade fixtures and those of any other 
persons claiming under Tenant, and to quit and deliver up the Premises to Landlord 
peaceably and quietly in as · good order and condition as the same are at the 
commencement of this Lease or thereafter may be improved by Tenant, reasonable use 
and wear, fire and other casualty loss excepted. 

(c) Personal Property Taxes. Tenant agrees to pay, before delinquency, 
any and all taxes levied or assessed and which become payable during the Lease term 
upon Tenant's equipment, furniture, fixtures and other personal property located in the 
Premises. 

(d) Real Estate Taxes and Assessments. Tenant agrees to pay, before 
delinquency, any and all real estate taxes and special assessments levied or assessed and 
which become payable during the Lease term upon the Premises. 

(e) Signage. Tenant may place any signs on the exterior of the Premises 
provided they comply with applicable municipal ordinances. 

(f) Expenses of Operating the Premises. Tenant shall, at its expense, 
obtain any and all services related to the operation of the Premises that it desires, 
including without limitation the provision of janitorial services, furniture, and supplies 
necessary for operation of the Premises in compliance with Section 7 hereof. 

(g) Financing. Landlord shall not finance the Premises or otherwise 
encumber its interest in the Premises without Tenant's prior written consent. Tenant shall 
have the right to encumber its leasehold interest in the Premises and execute and deliver a 
collateral assignment hereof in connection with any such financing, and Landlord agrees 
to execute such consent to collateral assignment as Tenant's lender may reasonably 
require. 

10. INSURANCE. During the Lease tenn, Tenant shall keep in full force and 
effect, at its expense: (a) a policy of commercial general liability insurance covering the 

2 
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Premises, with a combined single limit of not less than $1,000,000; and (b) insurance 
against fire, vandalism, malicious mischief and such other perils as are from time to time 
included in a "special form" property insurance policy, insuring Tenant's merchandise, 
trade fixtures, furnishings, equipment and all other items of personal property of Tenant 
located on or within the Premises, in an amount not less than their full replacement value. 
Tenant's commercial general liability insurance policy shall name Landlord and Tenant as 
insureds. A copy of the paid-up policies evidencing such insurance or certificates of 
insurers shall be delivered to Landlord prior to the commencement date of this Lease and 
upon renewals not less than 30 days prior to the expiration of such coverage. The 
property insurance for the Premises shall be maintained in accordance with the 
requirements of the Condominium Declaration. 

11. DAMAGE OR DESTRUCTION. In case of damage to the Premises by 
fire, vandalism, malicious mischief or any other casualty, the Premises may be repaired 
or rebuilt in accordance with the requirements of the Condominium Declaration. 

12. INDEMNIFICATION. Tenant shall defend and indemnify Landlord and 
save it harmless from and against any and all liability, damages, costs and expenses, 
including reasonable attorneys' fees, arising from any negligence or willful misconduct of 
Tenant or its officers, members, contractors, licensees, agents, servants, employees, 
guests, invitees, visitors or subtenants in or about the Premises. 

13. IMPROVEMENTS AND ALTERATIONS. Tenant may make, at any time 
and from time to time, any alterations or improvements ("Improvements") to the 
Premises it desires including, without limitation, alterations to Improvements previously 
made by Tenant. All Improvements shall be made at Tenant's sole cost and expense. 
Tenant shall obtain all necessary pennits, and Landlord shall cooperate as needed by 
Tenant to obtain said permits; further, Tenant shall provide Landlord with copies thereof. 
Tenant shall promptly repair any damage and perfonn any necessary cleanup resulting 
from any Improvements. All Improvements ( except trade fixtures, furniture and 
equipment belonging to Tenant) in existence upon termination of this Lease shall be 
Landlord's property and shall remain upon the Premises, all without compensation to 
Tenant. Tenant agrees not to create, incur, impose or permit any construction liens 
against the Premises by reason of any Improvement and Tenant agrees to hold Landlord 
harmless from and against any such lien claim. At its expense, Tenant shall cause to be 
discharged, within thirty days of the filing thereof, any construction lien claim filed 
against the Premises for work claimed to have been done for, or materials claimed to 
have been furnished to, or on behalf of Tenant. 

14. EMINENT DOMAIN. In the event the entire Premises is lawfully 
condemned or taken in any manner for any pubiic or quasi-pubiic use or purpose, or soid 
or conveyed in lieu of condemnation, this Lease shall terminate as of the date of such 
taking or conveyance. In the event only a portion of the Premises is taken or conveyed, 
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the Premises shall be repaired or rebuilt in accordance with the requirements of the 
Condominium Declaration. Landlord shall be entitled to all awards payable to Landlord 
for its fee interest in the Premises resulting from a taking, and Tenant shall be entitled to 
all awards payable to Tenant for its leasehold interest in the Premises resulting from a 
taking including, without limitation, moving expenses, the cost of any Improvements 
made by Tenant to the Premises and losses incurred by Tenant as a result of the taking; 
provided however that Landlord and Tenant agree that all such condemnation proceeds 
shall be applied first to rebuilding and restoring any damage to the Premises as a result of 
such condemnation. Landlord hereby covenants and agrees that it will not use any taking 
or eminent domain powers and authority it may have to initate or pursue condemnation 
with respect to the Premises during the Term, except that the County may exercise its 
condemnation powers or authority pursuant to section 32.05 of the Wisconsin Statutes to 
facilitate the contruction, relocation, widening, or make any other improvement to any 
alley, street, road, highways, or other public right-of-way. 

15. ASSIGNMENT AND SUBLETTING. Tenant may assign this Lease 
and/or sublet all or any portion of the Premises, without Landlord's consent, upon such 
terms as Tenant desires. Landlord acknowledges that Tenant may charge its subtenants 
higher rents than the rent that Tenant is paying under this Lease. Landlord shall have no 
right to any profits made by Tenant as a result of Tenant subletting all or any portion of 
the Premises. 

16. DEFAULT. 

(a) Defaults. If Tenant (i) fails to pay any installment of rent or other 
charges hereunder when due and such default is not cured within five days after receipt of 
written notice thereof from Landlord, or (ii) fails to perform any other covenant, term, 
agreement or condition of this Lease and such default is not cured within 30 days after 
receipt of written notice thereof from Landlord (unless the default is of a nature that it 
cannot be cured within 30 days, in which event Tenant must commence the cure within 
the 30-day period and diligently prosecute same to completion) then Landlord, in 
addition to all other rights and remedies available to Landlord at law or in equity or by 
other provisions hereof, may immediately re-enter the Premises and remove all persons 
and property and, at Landlord's option, terminate this Lease or terminate Tenant's right to 
possession of the Premises without terminating the Lease. Tenant further agrees that in 
case of any such termination Tenant will indemnify Landlord against all damages which 
Landlord may incur by reason of such termination including, without limitation, 
reasonable attorneys' fees. 

If Tenant shall default in the observance or performance of any term or 
covenant of this Lease, or if Tenant shall fail to pay any sum of money, other than rent 
required to be paid by Tenant hereunder, Landlord may, without waiving or releasing 
Tenant, remedy such default at the expense of Tenant after notice and expiration of any 
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applicable cure period. If Landlord makes any expenditures or incurs any obligations for 
the payment of money in connection with Tenant's default including, but not limited to, 
reasonable attorneys' fees, Tenant shall pay to Landlord as additional rent such sums paid 
or obligations incurred, with costs and interest at the rate of 12% per year. 

Any cure of any default by Tenant made or tendered by any Investor 
Member (defined below) of the Tenant shall be deemed to be a cure by the Tenant and 
shall be accepted or rejected on the same basis as if made or tendered by the Tenant. 

(b) Unpaid Sums. Any amounts owing from Tenant to Landlord under 
this Lease shall bear interest at the annual rate of 12% calculated from the date due until 
the date of payment. 

17. ESTOPPEL CERTIFICATE. Within fourteen (14) days after written 
request from Landlord, Tenant shall execute, acknowledge and deliver to Landlord an 

estoppel certificate in form and content reasonably acceptable to Landlord. Within 
fourteen ( 14) days after written request from Tenant, Landlord shall execute, 
acknowledge and deliver to Tenant an estoppel certificate in form and content reasonably 
acceptable to Tenant. 

18. OPTION TO PURCHASE. Landlord acknowledges and agrees that Tenant 
shall have the Option to Purchase the Premises for the purchase price (the "Purchase 
Price") of $10.00 (the "Option"). The option contained herein shall be exercisable by 
Tenant at any time after January 1, 2049, until the end of the Lease term. The Option 
shall be deemed exercised if and when Tenant notifies Landlord in writing (the "Exercise 
Notice") of Tenant's election to exercise the Option. The date, if any, upon which Tenant 
exercises the Option shall be called the "Exercise Date." The closing on the sale of the 
Premises to Tenant ("Closing") shall occur on the date set forth in the Exercise Notice, 
which date shall be no sooner than 30 days but no later than 90 days after the Exercise 
Date. Tenant shall have the right assign its rights to acquire the Premises under this 
section to an affiliate by providing written notice to Landlord prior to Closing. 

19. RIGHT OF FIRST REFUSAL. Tenant shall have a right of first refusal to 
purchase the Premises, upon the terms and conditions set forth in this Section 19 (the 
"Right of First Refusal"). If Landlord receives a bona fide offer to purchase the Premises 
from a third party purchaser (the "Offer") whether or not solicited, prior to accepting 
such Offer, Landlord shall deliver a complete and accurate copy of the Offer to Tenant, 
together with a written statement to the effect that Landlord intends to accept the Offer if 
Tenant does not exercise its rights hereunder (the "Offer Notice"). If Tenant desires to 
purchase the Premises, it shall be on substantially the terms and conditions set forth in the 
Offer, except that the price shall be lesser of ( i) the Purchase Price stated in Section 18 
above; and (ii) the price set forth in the Offer, and Tenant shall notify Seller in writing 
within thirty (30) days following Tenant's receipt of the Offer Notice. If Buyer fails to 
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exercise its Right of First Refusal pursuant to this Section, the Premises may be sold, 

transferred or assigned pursuant to the Offer to a bona fide third-party purchaser subject 

to the terms of this Lease, and Tenant's Right of First Refusal shall remain in full force 

and effect after such a transfer and binding on the transferee. Notwithstanding the 

foregoing, if a transfer pursuant to an Offer presented to Tenant does not close, or if the 

Offer is later materially amended, then the Tenant's Right of First Refusal shall survive 

and the Landlord must comply with this Section as to any new or amended Offers. For 

the purposes of this Section, a material amendment to an Offer shall include, but not be 

limited to, any adjustment in the purchase price under the Offer or any extension in the 

time for closing under the Offer by more than thirty (30) days. In the event the Landlord 

receives an Offer which is not a bona fide, arms-length or unrelated, third party offer, or 

otherwise transfers the Premises to a related party or pursuant a non-arms-length 

transaction, then such transfer shall be made subject to this Lease and Tenant's Right of 

First Refusal shall remain in full force and effect after such a transfer and binding on the 

transferee. Tenant shall have the right assign its rights to acquire the Premises under this 

section to an affiliate by providing written notice to Landlord prior to Closing. 

20. QUIET ENJOYMENT. Landlord covenants that if Tenant shall pay the 

rent and observe and perform all the terms, covenants and conditions of this Lease on its 

part to be observed and performed. Tenant may peaceably and quietly enjoy the Premises 

subject to the terms and conditions of this Lease. 

21. CONDOMINIUM OBLIGATIONS AND RIGHTS ASSIGNED TO 

TENANT. All rights (other than approval related to the sale of the Premises) and 

obligations of the Landlord pursuant to the Condominium Declaration are hereby 

assigned by Landlord and assumed by Tenant, including without limitation the right to 

vote and the obligation to pay the General Assessments and Special Assessments as such 

terms are defined in Sections 7.06 and 7.07 of the Condominium Declaration. 

22. AFFORDABILITY REQUIREMENTS. Landlord and Tenant 

acknowledge that Tenant owns Unit 1 of the Condominium (the "Residential Unit") and 

intends to operate a residential rental development therein. In consideration of the terms 

and provisions of this Lease, Tenant covenants to Landlord that Tenant will maintain the 

Residential Unit in accordance with the occupancy restrictions set forth in the Land Use 

Restriction Agreement for Low Income Housing Tax Credits to be executed by Tenant in 

favor of the Wisconsin Housing and Economic Development Authority with respect to 

the Residential Unit ("WHEDA LURA") during the term thereof, it being acknowledged 

and agreed that the Residential Unit affordability restrictions contained in this Lease shall 

terminate upon the expiration or earlier termination of the WHEDA LURA. A violation 
of the WHEDA LURA, as detennined by WHEDA in its reasonable discretion, shall be 

deemed an event of default by Tenant of this Lease. 
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23. REPORTING REQUIREMENTS. Tenant shall provide to Landlord an 

annual written report which shall, at a minimum, include the following information: 

number of tenants, how many sub-units in the Residential Unit are rented to tenants with 

household incomes at 60%, 50%, 40% and 30% of Area Median Income ("AMI" as 

determined by the U.S. Department of Housing and Urban Development), the number of 

eviction actions filed, the reason for eviction, the number of eviction notices, issued to 

the tenants in the twelve months preceding the eviction filing, the number of eviction 

judgments granted, writs executed, and/or other case resolution ( e.g. vacated prior to 

execution of writ or allowed to stay with conditions) in a form supplied by the County, 

and any other information that may affect the status of the Premises or would be 

necessary for determining tenants compliance with the terms, covenants, and conitions of 

this Agreement. The eviction report described in this section shall be due to the 

COUNTY no later than January 15 and shall reflect the period from January 1 to 

December 31 of the previous calendar year. Notwithstanding Tenant's annual written 

reporting requirements, Tenant shall also provide such information containted therein to 

Landlord within thirty (30) from Landlord's written request. 

24. MISCELLANEOUS PROVISIONS. 

(a) Successors and Assigns. This Lease shall inure to and be binding 

upon Landlord and Tenant and their respective successors and assigns. 

(b) Non-waiver. Waiver by Landlord or Tenant of any breach of any 

term, covenant or condition herein contained shall not be deemed to be a waiver of such 

term, covenant, or condition of this Lease. 

( c) Entire Agreement. This Lease contains all covenants and 

agreements between Landlord and Tenant relating to the Premises. No prior agreements 

or understandings pertaining thereto shall be valid or of any force or effect. This Lease 

shall not be altered, modified or amended except in writing signed by Landlord and 

Tenant. 

( d) Severability. Any provision of this Lease which shall prove to be 

invalid, void or illegal shall in no way affect, impair or invalidate any other provision 

hereof and the remaining provisions hereof shall nevertheless remain in full force and 

effect. 

(e) Memorandum. At the request of either party, Landlord and 

Tenant shall execute, acknowledge, and deliver a Memorandum of Lease, which shall be 

in recordable form, provide public notice of the principal terms hereof, including but not 

limited to the Option and Right of First Refusal. 
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(f) Notices. All notices which Landlord or Tenant may be required, or 

may desire, to serve on the other may be served by personal service or by mailing by 

registered or certified mail, postage prepaid, at such address as the parties may from time 

to time designate to the other in writing. In addition, any notice sent by Landlord or by 

Tenant pursuant to this Lease shall also be sent to Tenant's investor member (the 

"Investor Member") at: 

c/o Raymond James Tax Credit Funds, Inc. 
880 Carillon Parkway 
St. Petersburg, Florida 33716 
Email: steve.kropf@raymondjames.com 
Attention: Steven J. Kropf, President 

The time of rendition of such notice shall be deemed to be the time when the notice is 

delivered to or rejected by the recipient. 

[Signature pages follow.] 
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In Witness Whereof, the parties hereto have executed this Lease as of the date first 

set forth above. 

4837-8708-1594.2 

LANDLORD: 

COUNTY OF DANE, WISCONSIN 

BY -------------
Joseph Parisi, Dane County Executive 

[Tenant's Signature Continues on Following Pagel 
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TENANT: 

134 FAIR OAKS, LLC 

BY: SHD, INC. 
ITS: MAN GING MEMBER 

10 



Foley & Lardner LLP 

07-1-12 (Mandatory Use Date) 

WB-15 COMMERCIAL OFFER TO PURCHASE r 
Page 1 of 9, WB-15 

UC&NS&& CIRMillNG lMIS 01-AiR ON (DATli} IS ~ 01= liiU¥&R) 

2 (Jl,G&N:I" 01= Sil I FJVU&+ING &ROK&RI (AG&Nr 01= lii'IUY&R NII) SliL.l.ERI !STRIKE THOSE NOT APPUCABL§ 

3 !GENERAL PROVISIONsj The Buyer. the County of Dane. a Wisconsin bodv corporate • 

4 _______________________ , offers to purchase the Property known as [Street Address] Unit Two of 

5 Fair Oaks Condominium in the =C'-"l ..,_ ___________________ of Madison County of Dane 

6 ____________________________ _, Wisconsin (Insert additional description, if any, at lines 

7 109-115 or 277-286 or attach as an addendum per line 479), on the following terms: 

8 • PURCHASE PRICE: =S=e=.e.R,,.id=e..,,r.,_. -----------------------------------
9 ____________________________ 1a1C1&el11,:lamFSs-(~$'============:=f'l. 

10 • iARNeST MON&¥ af $ assempanies this Offer and earnest money af $ will be 

11 FRailed ar semmeFGially ar persanally deli~•ereEI within 

12 

days ef a668ptanee ta listins ereker er 

13 • THE 8AbANCE OF PURCHASE PRICE will be paid in cash or equivalent at closing unless otherwise provided below. 

14 • INCLUDED IN PURCHASE PRICE: Seller is including in the purchase price the Property, all Fixtures on the Property on the date of this 

15 Offer not excluded at lines 20-22, and the following additional items: ..eN.:.:o.,.n...,e:.:.•-----------------------
16 
17 

18 All peFSenal praperty insl1a1ded in f)YFGhase pFise will be transfefF8d by bill ef sale ar 
19 

20 • NOT INCLUDED IN THE PURCHASE PRICE: '"'N=o:.:cne::..:·---------------------------
21 

22 
23 CAUTION: Identify trade fixtures owned by tenant, if applicable, and Fixtures that are on the Property (see lines 303-310) to be 

24 excluded by Seller or which are rented and will continue to be owned by the lessor. 
25 NOTE: The terms of this Offer, not the listing contract or marketing materials, determine what items are included/excluded. 

26 k\CCEPT ANC§ Acceptance occurs when all Buyers and Sellers have signed one copy of the Offer, or separate but identical copies of the Offer. 

27 CAUTION: Deadlines in the Offer are commonly calculated from acceptance. Consider whether short term deadlines running from 

28 acceptance provide adequate time for both binding acceptance and performance. 

29 !BINDING ACCEPTANCE! Binding This Offer is binding upon both Parties only if a copy of the accepted Offer is delivered to Buyer on or 

30 before 2018 . Seller may keep the Property on the market and accept 

31 secondary offers after binding acceptance of this Offer. 

32 CAUTION: This Offer may be withdrawn prior to delivery of the accepted Offer. 

33 !OPTIONAL PROVISIONS! TERMS OF THIS OFFER THAT ARE PRECEDED BY AN OPEN BOX (0) ARE PART OF THIS OFFER ONLY IF 

34 THE BOX IS MARKED SUCH AS WITH AN "X." THEY ARE NOT PART OF THIS OFFER IF MARKED "N/A" OR ARE LEFT BLANK. 

35 !DELIVERY OF DOCUMENTS ANO WRITTEN NOTICEsj Unless otherwise stated in this Offer, delivery of documents and written notices to a 

36 Party shall be effective only when accomplished by one of the methods specified at lines 37-54. 

37 ( 1) Personal Oeliyery: Giving the document or written notice personally to the Party, or the Party's recipient for delivery if named at line 38 or 39 

38 Seller's recipient for delivery (optional): ,_R"'lc=h.,_._,Arn=es=ec:.,nc.-____________________________ _ 

39 Buyer's recipient for delivery (optional): ,.S,.,h=a,_,re:.:.n,.,,e'--'S=m=lth,..1..,;C..,o"'u""n""ty,x,...,o..,.f..::D.,,a"'n"'e'-------------------------

40 00 (2) Fax: fax transmission of the document or written notice to the following telephone number: 

41 Seller. ____ _, See Rider Buyer. (608 ) ,.2.,e.67,__-_,_1.,,.556,.,._ __________ _ 

42 [][) (3) Commercial Delivery: depositing the document or written notice fees prepaid or charged to an account with a commercial delivery 

43 service, addressed either to the Party, or to the Party's recipient for delivery if named at line 38 or 39, for delivery to the Party's delivery address 

44 at line 47 or 48. 

45 00 (4) ~ Mail: depositing the document or written notice postage prepaid in the U.S. Mail, addressed either to the Party, or to the Party's 

46 recipient for delivery if named at line 38 or 39. for delivery to the Party's delivery address at line 47 or 48. 

47 Delivery address for Seller: 1010 E. Washington Avenue, Suite 101, Madison, WI 53703 and See Rider 

48 Delivery address for Buyer: 5201 Fen Oak Drive, Room 208. Madison, WI 63718 

49 ~ (5) E-Mail: electronically transmitting the document or written notice to the Party's e-mail address, if given below at line 53 or 54. If this 

50 is a consumer transaction where the property being purchased or the sale proceeds are used primarily for personal, family or household 

51 purposes, each consumer providing an e-mail address below has first consented electronically to the use of electronic documents, e-mail 

52 delivery and electronic signatures in the transaction, as required by federal law. 

53 E-Mail address for Seller (optional) RAmesen@stonehousedevelopment.com and See Rider 

54 E-Mail address for Buyer (optional): smlth.sharene@countyofdane.com 
55 !PERSONAL DELIVERY/ACTUAL RECEIPjj Personal delivery to, or Actual Receipt by, any named Buyer or Seller constitutes personal 

56 delivery to, or Actual Receipt by, all Buyers or Sellers. 

Foley & Lardner LLP, 777 East Wisconsin Avenue Milwaukee, WI 53202-5306 
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57 !PROPliiRTV CONDITION RIEPR&SiNTATIONsj Seller represents te Eiuyer that as af tAe sate ef aeo~tanoe Seller has ne netioe er 

58 kAG>Nledge ef CeneitieA& Affeoting tRe i:ir-eperty or Transaotion (liAes 181 215) ether thaA tlleee ieentifiee iA Seller's dis61esura repert dated 

~~ signing tiii& Offer ::: ==:::~=-~ ~::i= :e!ferenee k;OMP= ~~'1::;o~r= 
61 
62 bNSeRT COf>IQITIONS NOT ALR"4,0Y INCbUOeO IN TMlii OISCbOSURi OR CONDITION RliiPORT{S).I 

63 CAUTION: If the PFoperty lnsludes 1 4 dwelling unia, a Real liistate Conditien RepeFt sontalnlng the disole&uNS p,evlded in \¥Is, 

64 Stat. §708,03 may be FequiFed, iMGluded fFem Ihle FequiFement aFe sales ef pFGpeFty that has ne¥&F been Inhabited, sales Hempt 

65 fFem the Feal estate vansfer fee, and sales by sertaln aeuFt appointed flduslal'iea, (fer a.ample, personal repre&antati¥ea whe ha>Je 

66 never ossupled the P,epeFty), Buyer may have resslsalon Fight& per Wis, Stat. §709,05, 

67 ICLOSINGj This transaction is to be closed no later than =S.._ee::...:.;R::.:ld:.:e~r.,_. _________________________ _ 

68 at the lace selected b Seller, unless otheiwise agreed by the Parties in writing. 

69 LOSING PRORATION The following items, if applicable, shall be prorated at closing, based upon date of closing values: real estate taxes, 

70 rents, prepaid insurance (if assumed), private and municipal charges, property owners association assessments, fuel and ______ _ 

71 
72 CAUTION: Provide basis for utility charges. fuel or other prorations if date of closing value will not be used. 

73 Any income, taxes or expenses shall accrue to Seller, and be prorated at closing, through the day prior to closing. 

74 Real estate taxes shall be prorated at closing based on [CHECK BOX FOR APPLICABLE PRORATION FORMULA]: 

75 D The net general real estate taxes for the preceding year, or the current year if available (Net general real estate taxes are defined as 

76 general property taxes after state tax credits and lottery credits are deducted) (NOTE: THIS CHOICE APPLIES IF NO BOX IS CHECKED) 

77 D Current assessment times current mill rate (current means as of the date of closing) 

78 D Sale price, multiplied by the municipality area-wide percent of fair market value used by the assessor in the prior year, or current year 

79 if known, multiplied by current mill rate (current means as of the date of closing) 

80 00 .:See~R=i=d~er"-·------------------------------------
81 CAUTION: Buyer Is informed that the actual real estate taxes for the year of closing and subsequent years may be substantially 

82 different than the amount used for proration especially In transactions Involving new construction, extensive rehabllltatlon, 

83 remodeling or area-wide re-assessment Buyer Is encouraged to contact the local assessor regarding possible tax changes. 

84 D Buyer and Seller agree to re-prorate the real estate taxes, through the day prior to closing based upon the taxes on the actual tax bill 

85 for the year of closing, with Buyer and Seller each owing his or her pro-rata share. Buyer shall, within 5 days of receipt, foiward a copy of the 

86 bill to the forwarding address Seller agrees to provide at closing. The Parties shall re-prorate within 30 days of Buyer's receipt of the actual 

87 tax bill. Buyer and Seller agree that is a post-closing obligation and is the responsibility of the Parties to complete, not the responsibility of 

88 the real estate brokers in this transaction. 

89 !OCCUPANCY! Occupancy of the entire Property shall be given to Buyer at time of dosing unless otherwise provided in this Offer at lines 109 -

90 115 or 227-286 or in an addendum attached per line 479. At time of Buyer's occupancy, Property shall be in broom swept condition and free of 

91 all debris and personal property except for personal property belonging to current tenants. or that sold to Buyer or left with Buyer's consent. 

92 Occupanci shall be~ven subject to tenant's rights, if any. 

:! ~,::::t :::;=::::::=8~=:·:~=~=,=r::=r:::i:= 
95 
96 . lnseft additional teffl'ls, if a1iy, at linos 109 1 Hi or 327 38a er attaoo as aA aEldeAElum per line 479. 

97 D li&TOPP&L. L.liTT&RS: Seller shall eeli\'8F to l!luyor no later tllan days befere olosiAg, estoppel letter& sated witl=liA 

98 says befere olosing, fl:om east! non residential tenant, sonfiffl'liAg the lease teffl'l, rent iA&tallment amounts, 

99 
100 
101 

102 
103 

104 
105 

106 
107 
108 
109 

110 

111 
112 

113 
114 

115 

Code Ch. SPS 367). 
oosts, with Wissonsin Rental lJIJeathe~atieA StaAeares If Seller is respoAsible fer oompliaAGe, Seller shall pro\•iEle a CeFtifioate of Cemplianoe 

ffi Giesing. 
ME IS OF THE ESSENCE! "Time is of the Essence" as to: (1) eaFAest maAey paymoRt(e); (2) binding acceptance; (3) occupancy; (4) date of 

closing; (5) contingency Deadlines !STRIKE AS APPLICABLE! and all other dates and Deadlines in this Offer except: .:.:n"'o_.o,..th'""e::.:r _____ _ 
If "Time is of the Essence" applies to a date 

or Deadline, failure to perform by the exact date or Deadline is a breach of contract. If "Time is of the Essence" does not apply to a date or 

Deadline, then performance within a reasonable time of the date or Deadline is allowed before a breach occurs. 

jAoomONAL PROVISIONS/CONTINGENCIEsj ---------------------------
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116 ~ PROPOS&D U&li CONTINGiNCliS; 1!'11.1yer is p1a1rGRasing the FlrepeFly fer the pyrpese ef: 

117 

118 finsert prepesed 1a1se and type ans sii!!e ef b1o1i/Eling, if appliale; e.g. f86ta1a1ran1Jtavem 

119 with sapasity ef 350 and 3 seoond fleer Elwelling YnitsJ. The eptienal pr01,<i&iens GReGked en lines 123 139 shall be aeeR1ed satisfied 1o1AleBS 

120 81a1yer aeli..,eF& te Seller by the deadline(&) set ferth en lines 123 139 \~en netise spoGifying these items whiGR sannet be satisfied and •.~en 

121 e•;ieense &1o1bstantiating why eaah speaifis item insluEled in 81o1yer's netise sannet be satisfied. Ypen deli¥ery ef 8uyor's netioo, this Offer sl:lall 

122 be null and •;aid. Seller agrees te 68eperate 'Nith 81o1yer as nesessary ta satisfy tl:le oontingensies GReGked at lines 123 139 

123 0 iA&liMiNTS .~ND Ri&TRICTIONS: This Offer is sentingent 11pen 811yer ebtaining, within days ef 

124 aaaeptanae, at (811yer's) (Seller's) ~TRIKI! ON!sl ("811yer's" if neitl:ler is strisken) e11peRse, eepies ef all p11blis and pFiYate easemenl&, 

125 68Yenants and FeStristiens affesting tl=le Flreperty and a written doterminatien by a E111alifiod iRdopendent third party that Reno ef these prel=libit 

126 er signifiaantly delay er insreaso U1e seal& ef tRe prepesed 11se er devolepA'lont identified at lines 116 te 118. 

127 D .\0 PRQ>.«ALS: This Offer is sentingont upen 8uyer ebtainiRg. at (8uyer's) (Seller's) ISTRIKI! ONij ("811yer's" if neitl:ier i& stfisken) 

128 el(flense, all ;)Jlplisable 901,eFRmental permits, appra\<als and lisenses, as nesessary and apprepFiate, er the final disGFetianaPt astian by tho 

129 granting autherity prier te tt:le iss11anse ef SYGt:I permit&, appre•.•als and lisonsos, fer the fellowing items relates to 811yor's prepesod 1:1&e: 

130 

131 
132 

133 

134 
135 

136 

137 
138 

139 

140 

er deli\•oFing written netise ta Soller if the itoA'I(&) sanRet be obtained or san anly be ebtained &1:1bjest to senditions wf:liGR signifiaantly 

inareased tl:le east ef B1:1yer'& preJ)Qsed 1:1se, all within days ef aGseptanse ef tl:lis Offer. 

D ACC&SS TO PROPliRTV: Thi& Offer is GOntingent 11peR 81:1yer ebtaiRiRg, 'Nithin days ef asseptanse, at (i1:1yor's) (Seller's) 

!STRIKI! ON§ ("81:1yer's" if neiUler is slfiGken) el(flenee, written Yerifiaatien that ther.e is legal \<ehls1:1lar aGGeSB te the Praperty frem p1:1bliG reads. 

D LAND USi ,\PPRO~JAL: This Offer is Ganlingont upon 81:1yer ebtainiRg, at (B1:1yer's) (Seller's) ISTFUl<e m1Ej ("iuyers· if neither i& 

stfiGken) e11pense, a • Feii!!Gning; • senditieRal 1168 permit; • lisense;81ierr1:\$.t:AA::i~;:1~= ==~= 
desGribed at lines 116 116 er deli¥eFing wi:itton netise te Seller if the item(e) sannet be ebtaineEI er san enly be ebtained s1:1bjeGt te senditiens 

• =:=~=:: ~~~==:=· =:taining) (Seu::i:t:::Sr::·i; ON§ ("Seller praYiding· if neither 

141 is stfiGkon) a s1:1r.•ey (AbTNACSM banEI Title S1:1FYey if &YF\ley type is net 

142 

143 :::::==.::::~:=:==ij(t::: ::::=.::;~:::.1a::=~=:v minim1a1m ef 

144 aGfe&, ma>1imum ef aGr.es, the legal dosGFiptien efthe Praperty, the Preporty's be1:1ndaries and dimensians, •;isible 

145 ensreaGhff!ents 11pan the ~erty. the looatien ef impi:9·10meAt&, if any, and· 
. &TRll<I! A.\ID COMPbeTii ,I\S APPLICA8Uij 146 

147 

148 

149 

150 

Aaditienal map feat1:1re& 11.IRiGh may be added insl11de, but aFe not liR'lited le: &taking ef all oomers of the Property; idootifying EleEllsaled and apJ)arent 

streel6; let dimensions: total aGl'eage er sq1:1are footage; wtility installations; easements or Figl'lte of way. S1:1st:1 e11rvey shall be In saRSfa618ry ferm and 

aooemJ)anied by any required s1a1weyor's sertffieate swflisienl lo eAable 81:1yer te obtaiA r.eme,•al ef the stanl:Jard s1:1rvey eMGef:ltien en the ti-,e pelisy. 

CAUTION; Consider tho east and the need fer map feawres betore eels sting them, Also eons Ider the time reqwired to obtain the map 

151 wilen eetting the deadliA&, 
152 

153 
154 

155 

156 

157 
158 

159 

160 
161 

162 

163 
164 

165 

166 

This sentingensy shall be aeemed satisfied 1:1nless B11yer, within fi¥e (5) days ef tl=le earlier ef: (1) Elwyer's reseipt ef the map; er (2) the 

deadline fer doli,•ery ef said map, delivers te Seller a 68PY of the map and a \•ffitten notiGe wt-iiGh identifies: ( 1) a signifisarit oAGl'eashmenl; (~) 

infermatian mateFially in68nsistoRt wilt:I pfier represenlatiens; (3) fail1:1re te meet reE11:1iren:1ents stated 'Nithin lhis sentingensy; er (4) the oMistense 

ef oonaitiens that we1:1ld prehibit tf:le 811yer'& intendea 1:1se ef the Preporty dessribed at lines 116 116. Upon deli\'81)' ef 8uyor'e netiGO, tf:lis Offer 

shall be RYii and •;aid 

D ooc:::i::=:~==i; l:i'.::ix: s::~ts:;:t:,strerin!i tt:lo fellewing d86YR'lORI& te 811yer within 

D Doooment& e•.•idenaing tRat the sale of the Flreperty has been preperly a1:1theFized, if Seller is a b1:1siness entity. 

0 !<. samplete inYeRl81)' ef all fumit1:1re, fil<t1:1res and eq1:1ipment and ett:ler persenal property insl1:1ded in this transaGtian wf:liGl=l is oonsistont 

with represenlatiens made prior te and in this Offer. 
D Yniferm CemR1er6ial Godo lion searsh as te tl:le personal preperty insludea in tt:le p1:1rGhaso prise, &l=lewing the Flreperty te be fR!e and 

Glear ef all liens, att:ler tl=lan liens te be released prier te or at slo&in!i. 

0 Rent rell. 

167 Additional items wt:iish may be added inslude, but are not lin:1iteEI le: bwilding, aenstruGtion er seR1ponent warranties, pf8'1ioYS enyirenmental 

168 site assessments. s1:1F¥eys, title 68mmitA'lonts and pelielos, maintenanse aireements, ether sontrasts relating to tt:le Preperty, eMisting 

169 peFA'lite and lisensee. resent fiRanGial eperating statemeRI&, G11FFent and M1:1re rental agreements, netise efterminatien and nen renewal, aRS 

170 assessment netiGee. 
171 All deswments Seller deli¥er& te i1:1yer st:lall be true, aGG1:1rate, swr-rent anEI semplete. 81:1yer shall keep all &YGR des11monts G0nfidential ans 

172 aisslese thOFR te third parties enly to the el<tent nesessary to implement ether pre•lisiens ef this Offer. i1:1yer shall ret1:1rn all deo1:1ments 

173 (oFiginals and any repred1:16liens) le Seller if tl=lis Offer is terminated. 
174 -CONTINGl!NCY SA.TISi:ACTION: This oontingenoy shall be deemed satisfied 1:1nless 61:1yer, within days eftl:le earlier 

175 of reeeipt of the fiRal des11mont te be seli.,.ered er lhe deadliRe fer doli\<8PJ ef tf:le aesumonts, deliYer& le Seller a •.tffitten netise inaisating that 
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176 lhis sonlin§ensy has not been satisfied. S11el=t notiae shall identify whiel=t dos11ment(sj ha•,o not been tiFAely doli\<ereEI or do not meet the 

177 stanElarEI set fGFth fer tho Eloeumenl(s). Upon deli\•ery of s11eh notiee. this Offer shall be RYii and void. 

178 pEFINITIONsj 

179 • ACTUAL RECEIPT: "Actual Receipt" means that a Party, not the Party's recipient for delivery, if any, has the document or written notice 

180 physically in the Party's possession, regardless of the method of delivery. 

181 • CONDITIONS ,A,i;,:r;ecTING TM6 PROr,;leRTY OR T~.NS,A,CTiml: "Conditions Affecting tho PrepeFty or Transaction" are Elefinoll to inelude: 

182 a. Defeats in strustural oompononts, e.g. roef, fe1:1nElation, basement or olher •.i.ialls. 

183 b. Oefests in meshanisal syslems, e.g. MVAC, eleetr:isal, pl1:1mbing, soptis, well, fire safety, sesur:ity or lighting. 

184 s. Unllergre1:1nd or abo\•egreunEI storage tanks presently or previo11sly on the r,;lropeFty fer storage of flammable or somb1:1stible liq11iEls, 

18G - including but not limited lo gocoline and heatiRfr4lU,-

186 d. Defect or eentamination saused by 1:1nsafe sonsentrations of, or 11nsafe sondilions relatin!:J to, leaEI paint, asbestos, rade11, raEli1:1m 111 'I.rater 

187 s1:1pplies, ffleld, peslisiaes or ett:ler potentially hazarao11s or lollis subslansos en lk:le premises. 

188 e. r,;lreE1wstio11 of or spillage of FRelt:lamphetamino (FRolh) or otl=ter ha~arElows or to11i0 substanaes an tt:le PropeFty. 

189 f. Zoni11g or Buildi11g ooElo •lielatio11s, any lane Eli•Ji&ien i11vol1,ing the PropeFty klr whioh reqYired state or loaal permits haEI not Boen ebtaineEI, 

190 nonsonferming strust\lres or uges, GGA&ervatian easements, Fights of way. 

191 g Sposial p11rpoeo di&tr:ist, s11sh as a drainage distfiot, lake distr:ict, sanitary district or so•.vor Elistrict, tl:lat has tt:ie al:flt:loFity to impose 

192 assessments agaiR&t the real preperty loaatea •,•olithiA tho diGti:iGt 

193 h r,;lropeseEI, plaAned or oemmenoeEI p11blis impro\'ements \Yhioh may F06ult in spe6ial assessments or otho1wiso mator:ially affeGt the Property 

194 er the present 11so of tt:lo Property. 

195 i 
196 j. 

197 k. 

198 I. 

199 FA. 

200 R 

201 

202 

203 o. 
204 

205 i;i 

206 Ef 
207 

208 r. 

209 

210 s. 
211 

212 

213 I. 

214 II. 

1-oseral, state or lesal FOg11lations req11ir:ing repairs, alteralioAs or oerFOotioAs ef an eKi&ting ooriditien. 

1-leoEling, sta11ai11g water, Elrainage prel:lloms or other water problems OR or affecting the PropoFty. 

MateFial damage from fire, wind, flooEls, oartl=tquako, o*f)ansivo soils, erasion er landslides. 

Near airporls, ffeeways, railroads or lanElfills, or sigRifiGant ooer, Aoise, •.valor intrusioA or olher iri:ilanls emanating ffem neighboring flFOperty. 

Portion of the Property iR a fleoElplaiR, wetlaRd or shorelaREI i!Oning area 11F1Eler local, state 9F federal reg11latiori&. 

Preporty is suejeGt le a mitigation plan req11ireEI llAElor aaministrati•,o rules ef the Department of Natural Resouraes relat8'l te se11nly 

shorelaRd 2oning eraina11sos, "'41ioo oeligates tho owner ef tho Properly to establish or maintaiR aerlain meas11res relates le shorelanEI 

sondilio11s and wtlioh is oRferseable by tho GOURly. 

Enoreael=tmonts; easements, other than FOGorEled 1:1tility oaseme11ts; aoooss restrictions; covenants, sanElitions and rostFiGtiens; shaFOEI 

feAses, .,,rails, wells, Elrivoways, sig11ago er other shaFOd usages; er leased parking. 

Migh 'IOltage eloGtr:io (100 IQ.1 or gFOator) er steel Aalural gas transmission lines leeatod OR b11t F10t Elirectly sorviRg tho Property. 

StruGtw:e OR tf:!o Pfoperty desigriateEI as a historic builElirig, ariy paFt of the Property lesaled in a histor:io distriGt, or l:lurial sites or 

arooeolOf:)isal artifaots ori the Preperl}•. 

.A.II or part of tl=te land t:ias l:loen assessoEI as agr:ioulll:1ral land, tho awrier has boon assesseEI a use ¥alue GGA\•ersien el=targe or tho paymeRI 

ef a use \1aluo oori~•ersion ooar!:JO has Boon doferroEI. 

All er paFt of lk:le Pi:eperty is subjoGt te, oArolloa in or iR ¥iolation of a serlifiod farmlanEI proservatien 2oning distriGt or a farmlaRd 

preservation agreement, er a rw:orost Crop, Managed 1-oresl (see Elisolosuro req11iremorits in 1.Ms. Stat§ 710,12), CeRsorvalien Reserve er 

oomparaBlo program. 
/>, pier is attaoh8'l to IJ:lo PropeFly tl=lat is not iA oompliaAso \•lith slate er lesal pier FOf:Julatieris. 

Ge•,ommeRt iR•,•OGtigatieR or pr:i'lalo ass0&smontJa11dit (of environmental matters) sendYGteEI. 

215 \'. Otl-ier Oefeots affecting tl:lo Property 

216 • DEADLINES: "Deadlines" expressed as a number of "days" for an event, such as acceptance, are calculated by excluding the day the event 

217 occurred and by counting subsequent calendar days. The deadline expires at midnight on the last day. Deadlines expressed as a specific 

218 number of "business days" exclude Saturdays, Sundays. any legal public holiday under Wisconsin or Federal law, and other day designated by 

219 the President such that the postal service does not receive registered mail or make regular deliveries on that day. Deadlines expressed as a 

220 specific number of "hours" from the occurrence of an event, such as receipt of a notice, are calculated from the exact time of the event, and by 

221 counting 24 hours per calendar day. Deadlines expressed as a specific day of the calendar year or as the day of a specific event, such as 

222 closing, expire at midnight of that day. 
223 • DeFECT: "OofeGt" means a oonElition U:lat weyld l:la•,o a signifioant adverse oftest on tl:lo ¥aIYo of tl:lo r,;lroperty; that Y.<eulEI sigAifisanUy impair 

224 the hoallh or safety ef Mure oooupanls ef tf:lo Property; or that if Aet repairea, rorno•;eEI or replaGOd we11ld sigriilioantly shorlon or aEl..,oRJely 

225 affeGt. tho e11posteEI normal life of the premises. 

226 (Definitions Continued on page 6) 
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227 IF LINE 228 15 NOT MARKED OR 15 MARKED NIA LINES 264-269 APPLY. 

228 D FINANCING CON:S:ING&NCY: This Offer ie eentingent 11pen 611yer being able ta eetain a written 

229 (INS!;R:r bO,"iN PROGR.AJA OR SOURCiJ first mertgage lean oornmitment as eesefibee belGw, wiUlin says ef aeeeptanoo of this 

230 Offer. The finansing selestee shall be in an ame11nt ef net less Ulan $ for a term ef net Iese Chan years, amertiae 

231 e~<er R8t less than years. lnilial menU:ily payments ef prineipal ans interest shall net e11eeee $ . Menthly payments may 

232 alse in6111ee 1/1 ~th ef the estimates net ann11al real estate ta11es. hai!arc:I ins11ranee premi11me, aAe pri ... ate mertgage ins11ranee premi11ms. The 

233 mertgage may net iAsl11ee a prepaymeAt premi11m. 911yer agrees ta pay eiese11nt paints aAeler lean eriginatien fee in an ame11nt net le el!eeee 

234 % ef the lean. If I1:ie p11FGhase prise 11pen this Offer i6 meElifieEl, the finansed ame11nt, 11nless etheFWise pre~•ided, shall be aej11sted ta 

235 the same peFGentage ef the p11rshase prise as iA tl:iis oontingensy and the mentl:ily payments shall ee aelj11steEl as neoessar:y ta ma,nlain tt:ie 

236 term anEl arnertiaatien statee abeYe. 

237 CM&CK AND COMPL.li+& APPUC,J\BL& FIN,.t,NCING PROVISION A:r UN& 238 OR 239, 

238 0 FIX&IJ RAl'i FINJl,NCING: Tl'le ann11al rate ef interost sl:iall A8t e11oeeEl % 

239 0 AIJJUST."ililL.li RJl,:r& FINANCING: Tt:ie initial ann11al interest rate shall net e11eeee ¾. The initial interest rate sl:iall be 

240 lhced for mooths, at whieh time the interest rate rnay be insreasee net mere U:ian ¾ per year. The ma11irn11rn iAterest 

241 rate c:IYriAg the rnertgage terrn s!lall net eMGeed %. Menthly payments ef prineipal and interest may be aelj11steEl le reflest 

242 interest Gl:langes. 

243 If Buyer la using multiple loan seurc;es or ebtalning a senatrustien loan or land eentrast finansing, dHslibe at linee 108 116 or 277 

244 28& or in an addeneum attashed per llne 478, 

245 NO:rli: If purshase is GGRditioned on buyer obtaining finanslng for operations er da•,alepmant &OAsldar aeding a sontingensy fer 

246 that purpe&e, 

247 • BUYER'S~ COMMITMiNT BYyer agrees to pay all s11stemary loan and sloeing oosls, te prernptly apply fer a rnerlgage lean, and ta 

248 proYide eYidense af applisation promptly ypoR req1a1est of Seller. If B1a1yer qyalifies fer ti'le loaR eessribee in this Offer or anoli'ler lean 

249 a66eptable le 8uyer, B11yer agrees lo deliYer to Seller a sopy ef the wrilteA lean sornmitment no later than ll'le EleaElline at line 239. Buyer and 

250 Seller agree that deliYel}' of a eopy of any written loan sommllment to Seller (e•ien If subjest to sendilions) shall satisfy Buyer'& finansing 

251 sontingensy If, after APAew of the loan semmltmaMJ Buyer has dlNeted, In writing, dell\<el)' of the lean sommllmeAt. Buyer's Wfftten 

252 eirestien shall aesempany the lean semmltment. Cleli.,.,y shall not aaUsly lhls contlngeney If aee-panled by a netise of wnaeeeptablffly-. 

253 CAU:S:ION; 'Ille deli•,eNd semmitment may sontaln sondltlens Buyer must yet satisfy to obligate the lender to pro>,1lde the lean. 

254 8UYiR, BUYER'S l.&NQ&R..ANO-AGENTS OF BUYER OR SliiL.bliiR SHAbb NOT CIEbl¥6R Jc. I.OAN COMMl+MliNT TO SEI I ER OR Sliibl.liiR'S 

255 AGENT WITHOUT BUY&R'S PRIOR WRITTEN APPROV.t.b OR UNbESS ACCOMPANIEO BY Jc. NOTIClii OF UN!'c.CCliPTABIUTY, 

256 • Sebbl!iR TeRMINATION RIGMTS: If 61:1yer does net make timely eeliWI)' ef said eemmilment; Seller may terminate t#lis Offer if SeUer 

257 deli•,<ers a written nelise ef terminalien to 61a1yer prier ta Seller's ,"iot11al Reseipt ef a oepy of 811yer's 'IA'ffien lean oemmitment. 

258 • FIN,A,NCING UNAI/AlbA81blTY: If finaneiRg is net aYailable on the terms states in this Offer (ana 811yer has net alreaEly aeli•,ereEl an 

259 aoGeptable loaR oemrnilment fer ether finaRoing te Seller), 8uyer shall pmrnptly eeli•,er written netise ta Seller ef same inGl11eing sepies of 

260 lender(s)' rejeotien letters(&) or ether e>,1iEJense ef 1:1na1,ailability. Unless a spesifis loan se11rse is narneEl iR tl:iis Offer, Seller shall then ha•,•e 10 

261 says te EleliYer te 8uyer wfitten nelise ef Seller's Elesisien ta finanse tl:iis transaotien en the same terrne set forth in this Offer, ana this Offer 

262 shall remain in fllll feree and elfeet, with tl'le time fer slosing eMleneea aGOOrElingly. If Seller's notic;e is net timely gi\<en. this Offer shall be nwll anEI 

263 •;oiEl. 8Yyer autheril!es Seller le ebtain an~• sr-eait infem:iati8n reas9nal:lly approp,iate ta determine 8uyer's GFOElil worthiness fer Seller fiRansing. 

264 • IF TMIS OFFl!iR IS NOT CONTINGl!iNT ON FIN.A.NCING: Within 7 Elays ef asoeptanse, a finanoial instiMi8n er ti'lire party in ooRtml ef 

265 811yer's funds shall preYiEle Seller will:! reaaena&le written \<er:ifieatien that 8uyer has, at the time of Yerifieatien, GYffioient fl:lnds le slese. If 

266 s11ol=I written 11er:ifisation is net pre•;idee, Seller has U:le right ta terminate this Offer by Eleli•Jering written notiee t8 8Yyer. B11yer may er may not 

267 e&tain mertgage finansing hlft aees net need the preteGtioR of a finanGing 09ntin9enGy. Seller agrees to all91.•1 8wyer's appraiser aooe66 la lhe 

268 Flreperty fer pyr:poses of an appraisal. Buyer uneerstanas anEl agrees that this Offer is not s1:19jeet ta the appraisal meeting any parlis11lar 

269 •1al11e, unless this Offer is GYbjeot to an appraisal senliRgenoy, nor eoes the right of asse66 fer aR appraisal senstiMe a finanGing oentingency. 

270 D Jl,PPRAISAL. CON:S:INGliiNCY: This Offer is oontingent 11pen the 8uyer er 811yer's leRder haying U:le Flreperty appraises at 8Yyer's 

271 e11pense by a W-isoonsiR lisen6ee or sertifiee iAElepeneent appraiser •Nl=le iss11es an appraisal report ElateEl subseq1a1ent ta the sate ef this Offer 

272 inElioating an appraiseEl ,,alue for U:le Flreperty eq11al ta or greater than U:le agreeEl YpGn pufGl:lase priee. Thie eontingenGy shall be aeemea 

273 satisfies 11nless 8yyer, within aays of asseptanoo, aeli¥eFS to Seller a sopy of the appraisal report •IJl:lish ineisates 

27 4 I1:ial tt:ie app,:aised \•alye is not equal ta 8F greater than ti'le agreeEl 11p8n p11rshase prise, aesempaniea by a wmten AGlise of termination. 

275 CAUTION; Jin appralaal a,deNd by Buyer's lender may not ba Fesaived until shortly before sleelng. Censlder ~mether deadlines 

276 provide adequate time for peffem1anse. 
277 !ADDITIONAL PROVISIONS/CONTINGENCIES! __________________________ _ 

278 

279 

280 
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286 

Foley & Lardner LLP, 777 East Wisconsin Avenue Milwaukee, WI 53202-5306 
Phone: (414) 271-2400 Fax: (414) 297-49004845-2319-8074 



287 pEFINITIONS CONTINUED FROM PAGE ~ 
Page 6 of 9, WB-15 

288 • ENVIRONMENTAL SITE ASSESSMENT: An "Environmental Site Assessment" (also known as a "Phase I Site Assessment") (see lines 

289 379-395) may include. but is not limited to: (1) an inspection of the Property; (2) a review of the ownership and use history of the Property, 

290 including a search of title records showing private ownership of the Property for a period of BO years prior to the visual inspection; (3) a review 

291 of historic and recent aerial photographs of the Property, if available; (4) a review of environmental licenses, permits or orders issued with 

292 respect to the Property; (5) an evaluation of results of any environmental sampling and analysis that has been conducted on the Property; and 

293 (6) a review to determine if the Property is listed in any of the written compilations of sites or facilities considered to pose a threat to human 

294 health or the environment including the National Priorities List, the Department of Natural Resources (DNR) Registry of Waste Disposal Sites, 

295 the DNR's Contaminated Lands Environmental Action Network, and the DNR's Remediation and Redevelopment (RR) Sites Map including the 

296 Geographical Information System (GIS) Registry and related resources. Any Environmental Site Assessment performed under this Offer shall 

297 comply with generally recognized industry standards (e.g. current American Society of Testing and Materials "Standard Practice for 

298 Environmental Site Assessments"), and state and federal guidelines, as applicable and may jnclude testing of the Property. 

299 CAUTION: Unless ethuwise agreed an &n•.tlFenmental Site ,fli&sessment dees net inslude aubsurfase testing ef the sell er 

300 gr:eundwater er 9ther testing ef the Pr:eper&y fer en\llrenmental pollutlen. If further ln•,.eetlgatlen ia required, Insert pre>.<lalons fer a 

301 Phase II Sile Assessment (sellestlen and analysis ef aampleaJ, Phase Ill &nvlrenmental Site Aase66ment (e\laluatien ef remedlatien 

302 alternatl¥esl or ether site ewluatlen at lines 108 116 er 277 28& er alt.ash aa an addendum per line 478, 

303 • FIXTURE: A "Fixture" is an item of property which is physically attached to or so closely associated with land or improvements so as to be 

304 treated as part of the real estate, including, without limitation, physically attached items not easily removable without damage to the premises, 

305 items specifically adapted to the premises and items customarily treated as fixtures, including, but not limited to, all: garden bulbs; plants; 

306 shrubs and trees; screen and storm doors and windows: electric lighting fixtures; window shades; curtain and traverse rods; blinds and 

307 shutters; central heating and cooling units and attached equipment; water heaters and treatment systems; sump pumps; attached or fitted floor 

308 coverings; awnings; attached antennas; garage door openers and remote controls; installed security systems; central vacuum systems and 

309 accessories; in-ground sprinkler systems and component parts; built-in appliances; ceiling fans; fences; storage buildings on permanent 

310 foundations and docks/piers on permanent foundations. A Fixture does not include trade fixtures owned by tenants of the Property. 

311 CAUTION: Exclude Fixtures not owned by Seller such as rented fixtures. See lines 20-22. 

312 • PROPERTY: Unless otherwise stated, "Property" means the real estate described at lines 4-7. 

313 plSTRIBUTION OF INFORMATION! Buyer and Seller authorize the agents of Buyer and Seller to: (i) distribute copies of the Offer to Buyer's 

314 lender, appraisers, title insurance companies and any other settlement service providers for the transaction as defined by the Real Estate 

315 Settlement Procedures Act (RESPA); (ii) report sales and financing concession data to multiple listing service sold databases; and (iii) provide 

316 active listing, pending sale, closed sale and financing concession information and data. and related information regarding seller contributions, 

317 incentives or assistance, and third party gifts, to appraisers researching comparable sales, market conditions and listings, upon inquiry. 

318 ,-ARNiST MON&vj 
319 • ~ !i::(: Ynless eU:1elWiae agreeEI, earnest meney shall be iiaiEI te ana hela in the trust aGGount ef the listing ereker (811yer's agent if 

320 Preperty Is net listeEI er Seller's aGGeunt if ne lnoker is in¥olv8El), umil aiif:llieEI te purehase iiFioe er etJ::lelWise diseursea as f:1Fe•,id8El in tRe Offer. 

321 CAUTION: Sheuld peFSeR& ether than a breker held earnest meneYJ an eesrew agn1ement aheuld be dr..fted by the Parties or an 

322 attemev, If eemeone ether than 8uyer makes payment ef eamest meney, senslde, a apeslal dlsbun1ament agreemenl, 

323 • DIS8YRSiMENT: If negetiatians ae net result in an aooepted offer, lho eamost maney shall so Pff)fflpUy sisooFSed (after GioaraRse fr8m 

324 payer's depesitery instib:ltien if eamest mGRey i6 paid l:Jy GhoGI<) to the persen(s) whe paid lhe eamest money. At Giesing, eamest meney shall 

325 l:Je disl:Jur:seEI aEl68f8iAg le !Re Gl86ing statemem. If lhis Offer Efee6 net 61868, lhe eamest meney shall be disbuFSed a668fEling to a wfitteA 

326 distl1:1F&ement agreement signed by all Par:ties te this Offer. If said disbursement agreement l=las net been deU'l8red to breker within 6Q days 

327 alter the date set f8r slosiAg, hFeker may diSOOFSe lhe eamest meney: (1) as diFeGCeEI by an attemey who has reviewed the traAsaGtien and 

328 Elees not represent 8Y~r or Seller; (2) into a GOOFt hearing a laws1:1it in•~lving tl=le eamest mooey and all PaFties le this Offer: (3) as direeteEI 

329 hy GeYFt orEler; er (4) aAy elher disb1JFSemeAt re4:1Yired er all9\¥Bd by law. 8F0ker may retain legal services to direst dishur:semont per (1) Of te 

330 file an inteffClleader aGtien per (2) anEI bi=aker may dedYGt ff8ffl U:le eamest money any sosts and reasenal:Jle attemoys fees, net to eiweed 

331 $25Q, J:1A8Flo disbYFSemenl 
332 • UiGJl,l RIGHTS,1.A.CTION 8reker's aisb1,1raement of eamest meney Eloes net deteFmine !Re legal Fights of lhe Par:ties in relatien to !his Offer. 

333 8Yyor's or Seller's legal right te eamest meney sannot be detetmin8El by breker. At least 3g days pFior te disbuF68ment iier (1) or (4) abe•Je, broker 

334 shall send 8uyer and Seller neli68 ef !Re disl:Ji.r:sement by eertifiea mail. If 8uyer or Seller disagree with br-eker's JlFQpesed ElisewFSement, a lawsuit 

335 may tie fileEI te ebtain a oourt emer Fe9araing disbwrsement Small Claims CoYrt has jui:isdiGtien a•Jer all eamest money di&fluteS ari&ing eut ef the 

336 sale ef resiElential prQpeFty with 1 4 Elwelling units anEI oertain other ear-nest maney aisf:lules. 8i.yer ana Seller she1:1IEI oansider oonswlting 

337 attei:Reys iegamiAg !Reif legal Fights 1,1naer this Offer iR 6368 ef a diapwte. 8811=1 PaFtiee a!)ree te hole the broker ha,mles6 fFam any liab~ity fer !J88EI fai!R 

338 ElisbYF&ement et eamost meney in a688l'ElaA68 •.'Jittl tf:lis Offer or appMsable Qepartrnent of Safety and flr.efe6sional SeA<ises ,egl:llations GOAGeming 

339 earnest maney. See 1Alie. AEIR'lin. Code Ch. Rlii8 18. 
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340 tmLE EVIDENC§ 

341 • CONVEYANCE OF TITLE: Upon payment of the purchase price, Seller shall convey the Property by warranty deed (trustee's deed if 

342 Seller Is a trust, personal representative's deed if Seller is an estate or other conveyance as provided herein) free and clear of all liens 

343 and encumbrances, except: municipal and zoning ordinances and agreements entered under them, recorded easements for the distribution of 

344 utility and municipal services, recorded building and use restrictions and covenants, present uses of the Property in violation of the foregoing 

345 disclosed in Seller's disclosure report, and Real Estate Condition Report, if applicable, and in this Offer, general taxes levied in the year of closing 

346 and Wisconsin Condominium Act. condominium declaration and plat and amendments thereto 

347 

348 ____________ which constitutes merchantable title for purposes of this transaction. Seller shall complete and execute the 

349 documents necessary to record the conveyance at Seller's cost and pay the Wisconsin Real Estate Transfer Fee. 

350 WARNING: Municipal and zoning ordinances, recorded building and use restrictions, covenants and easements may prohibit certain 

351 improvements or uses and therefore should be reviewed, particularly If Buyer contemplates making improvements to Property or a 

352 use other than the current use. 

353 • TITLE EVIDENCE: Seller shall give evidence of title in the form of an owner's policy of title insurance including a Gap Endorsement in the 

354 amount of the purchase price on a current ALTA form issued by an insurer licensed to write title insurance in Wisconsin. Seller shall pay all costs of 

355 providing title evidence to Buyer. Buyer shall pay all costs of providing title evidence required by Buyer's lender. 

356 • GAP ENDORSEMENT: Seller shall provide a "gap" endorsement or equivalent gap coverage at (Seller's)(~) !STRIKE ONE! ("Seller's" 

357 if neither stricken) cost to provide coverage for any liens or encumbrances first filed or recorded after the effective date of the title insurance 

358 commitment and before the deed is recorded, subject to the title insurance policy exclusions and exceptions, provided the title company will 

359 issue the endorsement. If a gap endorsement or equivalent gap coverage is not available, Buyer may give written notice that title is not 

360 acceptable for closing (see lines 365-371 ). 

361 • PROVISION OF MERCHANTABLE TITLE: For purposes of closing, title evidence shall be acceptable if the required title insurance 

362 commitment is delivered to Buyer's attorney or Buyer not more than ....19__ days after acceptance ("15" if left blank), showing title to the 

363 Property as of a date no more than 15 days before delivery of such title evidence to be merchantable per lines 341-348, subject only to liens 

364 which will be paid out of the proceeds of closing and standard title insurance requirements and exceptions, as appropriate. 

365 • TITLE NOT ACCEPTABLE FOR CLOSING: If title is not acceptable for closing, Buyer shall notify Seller in writing of objections to title within 

366 15 days ("15" if left blank) after delivery of the title commitment to Buyer or Buyer's attorney. In such event, Seller shall have a 

367 reasonable time, but not exceeding 5 days (''5" if left blank), from Buyer's delivery of the notice stating title objections, to deliver 

368 notice to Buyer stating Seller's election to remove the objections by the time set for closing. In the event that Seller is unable to remove said 

369 objections, Buyer may deliver to Seller written notice waiving the objections, and the time for closing shall be extended accordingly. If Buyer 

370 does not waive the objections, Buyer shall deliver written notice of termination and this Offer shall be null and void. Providing title evidence 

371 acceptable for closing does not extinguish Seller's obligations to give merchantable title to Buyer. 

372 • SPECIAL ASSESSMENTS/OTHER EXPENSES: Special assessments and other expenses, if any, levied or for work actually commenced 

373 prior to the date of this Offer shall be paid by Seller no later than closing. All other special assessments shall be paid by Buyer. 

374 CAUTION: Consider a special agreement If area assessments, property owners association assessments, special charges for 

375 current services under Wis. Stat§ 66.0627 or other expenses are contemplated. "Other expenses" are one-time charges or ongoing 

376 use fees for public improvements (other than those resulting in special assessments) relating to curb, gutter, street, sidewalk, 

377 municipal water, sanitary and storm water and storm sewer (Including all sewer mains and hook-uplconnectlon and interceptor 

378 charges), parks, street lighting and street trees, and Impact fees for other public facilities, as defined in Wis. Stat§ 66.0617(1)(f). 

379 0 liNVIRONMEiNTAL &VALUATION CONTINGliNCY; This Offer is oantingent 1o1pan a qwalifiee ineepenElent envirenmental oenswltant af 

380 8wyer's Glclaioe GOnewsting an fiin\<lrenmental Site ,A,ssessment af 11:le Preperty (see lines 2~302), at (8wyer's) (Seller's) eitpense ISTRIKi ONl$j 

381 ("liwyer's" if neitl:ler is ~rieken). wl:liGR eisGlases ne Detests. Fer tl:le pwrpase of ll=li& oantingenoy, a Defest (see lines ~3 225) is eelined ta 

382 also inol1o1ee a material vielatian af en•Jirenmental laws, a material oontingent liability affeGling tl:le Preperty arising wneer any envirenA'lental 

383 laws, tt:te presenee ef an wneei:gre1a1ne sterage tank(&) er material le..,els of l=la;ieaFElews swbstanees eitl=ler on tl:le Preperty er presenting a 

384 signifioant risk af Gentaminating tl:le Preperty e1a1e ta Mwre migralian fr:am etl:!er preperties. Detests da net inGlwde seRC:iitiens tRe natwre and 

385 eiaent af wttiGR 8wyer has aotwal knawleege ar written netioo befare signing tl:!e Offer. 

386 • CONTINGiNCY S,A.TISF-.0,CTION: This Gentingeney sl:!all 13e G8el'R88 satiofieG wnle&G 81a1yer, vA#lin Gays ef aooeplanGe, 

387 Geli¥er& ta Seller a G8py ef tl:!e lin¥iranmental Site A&sesoA'lent report anEI a written notiee listing tt:te DefeGl(o) iElentifieEI in tt:1e invirenmental 

388 Site .4-&sessment report ta whiGR liwyer aejesto (~latioe of Detests). 

389 C.&,UTION: A p,opesed amendment la net a Netiee of Defeat& and will not satisfy this noeke F4K111lrement 

390 • RIGMT +O CUR&: Seller (&l=lall) (st-lall net) jsTRIK& m11$j ("sl:lall" if neitl:ler ie &lriel,en) l:la¥e a Fight ta GWRl tRe Detests. If Soller !=las 11:le 

391 right ta GWFe, Seller may satisfy this eantingensy by: (1) EloliYeFing wfitten netiGB lo Qwyer vmhin 10 days ef 8wyer's doli¥ery of the Netiee of 

392 Detests staling Seller's elestlon ta oore Defeol6, (2) owring the DefeGts ,n a geed anEI weFkmanlike manner and (3) eeli•,1ering to 81a1yer a wi:iUen 

393 Fepart Elotailing tl:le weFk done within 3 Elaye prior le GlasiAg. Thi& Offei: shall be nwll and wiEI if 8wyer makes timely Eleli•~ery of 11:le ~lotiGe of 

394 Defeats anEl wrilteA EA•1iroAmeAtal Site .A.sse&0meAt rapert and: (1) Seller deeo not l:!a~•e a rigl:!t le swFe Of (2) Seller has a Figl:ll ta ewre bt-11: (a) 

395 Seller deli~·ers 'Nfitten notise tt:tat Seller will not oore er (b) Seller Elaes not liMely Eleli\<er tl=le Wfitten notiee of eleeUen to swre 
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396 [DEFAUL 1j Seller and Buyer each have the legal duty to use good faith and due diligence in completing the terms and conditions of this Offer. 

397 A material failure to perform any obligation under this Offer is a default which may subject the defaulting party to liability for damages or other 

398 legal remedies. 

399 If Buyer defaults, Seller may: 

400 (1) sue for specific performance and f8Ejlle&t tRe eamesl meney as partial 13ayment ef tile pwrGAase pFiGe; or 

401 ~ terminate the Offer and: (a) reqwest the eamesl maF1ey as liquidated damages.; er (b) sue for actual damages, or both. 

402 If Seller defaults, Buyer may: 

403 (1) sue for specific performance; or 

404 (2) terminate the Offer and request the relum af the eaFAest meAey, sue for actual damages, or both. 

405 In addition, the Parties may seek any other remedies available in law or equity. 

406 The Parties understand that the availability of any judicial remedy will depend upon the circumstances of the situation and the discretion of the 

407 courts. If either Party defaults, the Parties may renegotiate the Offer or seek nonjudicial dispute resolution instead of the remedies outlined 

408 above. By agreeing to binding arbitration, the Parties may lose the right to litigate in a court of law those disputes covered by the arbitration agreement. 

409 NOTE: IF ACCEPTED, THIS OFFER CAN CREATE A LEGALLY ENFORCEABLE CONTRACT. BOTH PARTIES SHOULD READ THIS 

410 DOCUMENT CAREFULLY. BROKERS MAY PROVIDE A GENERAL EXPLANATION OF THE PROVISIONS OF THE OFFER BUT ARE 

411 PROHIBITED BY LAW FROM GIVING ADVICE OR OPINIONS CONCERNING YOUR LEGAL RIGHTS UNDER THIS OFFER OR HOW 

412 TITLE SHOULD BE TAKEN AT CLOSING. AN ATTORNEY SHOULD BE CONSULTED IF LEGAL ADVICE IS NEEDED. 

413 !ENTIRE CONTRAC,j This Offer, including any amendments to it, contains the entire agreement of the Buyer and Seller regarding the 

414 transaction. All prior negotiations and discussions have been merged into this Offer. This agreement binds and inures to the benefit of the 

415 Parties to this Offer and their successors in interest. 

416 !PROP&RTY l.>IMl!N&IONS .&.NI.> SURViYsj 8uyer asknawleElges that any land, bwilding er ream Elimensiens, er tetal asreage er buildiAg 

417 seiware feetage figures, pre•.<iEled le 8uyer by Seller er by a breker. may be apprelEimale besa1:1se ef re1:1ndiAg, ferrnwlas wsee er atRer reasens. 

418 1:1nless ¥eFified by SYP.•ey er ether means. 

419 CAUTION: Buyer should verify total square footage or acreage figures and land, building or room dimensions, if material to Buyer's 

420 decision to purchase. 

421 !BUYER'S PRE-CLOSING WALK-THROUGHj Within 3 days prior to closing, at a reasonable time pre-approved by Seller or Seller's agent, 

422 Buyer shall haYe tl:le Fight te walk thra1:19h the Property te determine that there has been ne slgnifisant shange iA tl:le senditien af the Preperty, 

423 e11sept fer erdinai:y wear and tear anEI shanges appre¥ed by Qwyer. and that any Defest& Seller has agreed le 81:1re ha•,e beeA repaired in the 

424 manner agreed te by tl:le Parties. 

425 iPROPliiRTY OAMAG& liiTWl!&N M:CliiPTANClii ANO CbOSINc;j Seller shall maintain tl:le Property 1:1ntll the earlier af Giesing er ossupanoy 

426 ef 8uyer in materially the same sanditien as ef the Elate of aooeptanGe af this Offer, e11sept for erdinary wear and tear. If, pFior te Giesing, the 

427 Property is Elamagoe in an amewnt ef net more than fi11e peroent (5%) af the selling pFise, Seller shall be obligated to repair tRe Property anEI 

428 restere it le tho same Genditian that ii was an the day ef this Offer. Ne later tl:lan slesing, Seller shall previEle 811yer with lien wai•,<eFS fer all 

429 lienaele repairs ane restaratien. If tl:le damage sl:lall e11seed sush swm, Seller shall promptly netify 811yer in \I/riling of tl:le damage and this 

430 Offer may be saneeled at aptien of 8uyer. Sheuld liwyer elest ta sarry ollt lf:lis Offer despite susl:I damage, 8uyer st:iall be entitled te tt:ie 

431 inswl'anse preseeEls, if any, relating to 11:10 Elamage 18 the Praperty, plws a sredit tou.,arEls tl:le pwrshase pFiee equal te tt:ie amewnt of Seller's 

432 ded11sti&le on swsf:I pelisy, if any. Moo.•teYer, if tl:lis sale is finanGeEI by a land GORtfast or a mertgage te Seller, any ins1:1ranse presoeEls sl:lall be 

433 helEI in tN&t fer tl:le sale pl:IFpase ef Fe&teFing the Property. 

434 !NOTICE ABOUT SEX OFFENDER REGISTRY! You may obtain information about the sex offender registry and persons registered with the 

435 registry by contacting the Wisconsin Department of Corrections on the Internet at http://www.widocoffenders.org or by telephone at 

436 (608) 240-5830. 

437 ~NSPECTIONS AND TESTINGj 8uyer may only eendwst inspestions or tests if spesifis sentingensies are inslwded as a part ef this Offer. -4,n 

438 "lnspestian" is defined as an ebseNatian ef the Property whiGA dee& net ~ insl11de an appraisal er testing ef the Property, ell:ter than testiFlg 

439 fer leaking sarben menaMide, er testing fer leaking LP gas or natwral gas used as a fuel sewroe, whisf:I are l:lereey authar-ic!ed. .4. ·test" is 

440 delined as the taking ef samples of materials swsh as sails, water, air or b11ildin9 mateFials from the Property and the laeeratery er ether 

441 analysis af these mateFials. Seller agrees to allaw 811yer's inspestors, testers, appraisers and qualifies tl:lird paFties reasanable assess te tl=le 

442 Property 11pen ad•Janse netise, if neeessal)' le satisfy the sontingensies in this Offer. 81:1yer and lisensees may be present at all inspestians 

443 and testing. iMsept as etl:lerwise pro•,•ided, Seller's autl:l8Fii!atien fer inspestiens does net awthoFiZ:es 811yer to eondust testing af tf:le Pf:operty. 

444 NOTi; Any centingensy a1:1Uleralng &eating slleuld &peGify the a,eas of the PrepeFty te he teekld, the puFpose ef the test, le,g,, te 

445 deklrmlne If en•,lr.enmental centamlnatlen is preHnt}, any limitations on &uyer's testing and any etller mateFlal klAR& of lAe 

446 eentlngenGy, 
447 Qwyer agrees ta premptly restere the Property to it& eriginal senditlen after 811yer's inspestiens and testing ate sompleted 11nle66 atReJ\lli&e 

448 agreed ta with Seller. Q1;1yer agrees ta pramptly pro~•iee eepies of all inspeslien and testing i:eperts ta Seller. Seller aaknewledges that sertain 

449 iRspeGtiens er tests may delest en•.•irenmeRtal pelll:ltion whish may se ~wired te se reperted le the 'Jllisaensin Department ef Natwral Resewroes. 

Foley & Lardner LLP, 777 East Wisconsin Avenue Milwaukee, WI 53202-5306 

Phone: (414) 271-2400 Fax: (414) 297-49oo4845-2319-8074 



Property Address: Unit Two. Fair Oaks Condominium Page 9 of 9, WB-15 

450 CJ INSPECTION CONTING&NCY: This soAlingeAGY enly awlf:19F~es ins~GtieAs, Mt le&tiAg (see lines 437 449). This OffeF is G9ntingeAI 

451 wpen a qwalifieEI iAeepenEleAt inspeGlaF(G) oonElwGting aA inspeGtieA(s) ef tf:le PF9peFty wt:liGll dis61eses ne DefeGt&. This Offer is 41rtt:ler 

452 oonlingent wpen a qwalified indepeneent ins~Gtar er qualified independent thirEI party perferming an ins~GtiaA af 

453 (li&I any PrepeFty featuFe(s) te be separately lnspeGled, e.g , eumpsite, eto.) 

454 wt:lioh Elisoleses ne DefeGIG. 8uyer st:lall erEler tt:le inspeGtien(s) and ee respansiele fer all 686t6 ef inspeGtien(&). liwyeF may f:la~•e fallew wp 

455 inspeGlians FeoommeAded in a WRtten r-epaFt reswlting fl:am an eutt:ierii!ed inspeGlian perfarmed pra¥ided tt:ley eoeur prier te !Re Eleadline 

456 spesifiea at line 461. iaGll inspeGtion shall be perfarmed ey a qualified independent inspeGlar er qwalified independent UiirEI party. 

457 CAUTION; Buyer &heYld pro•.iide Hffislent time mr the prfma~• lnspastlen and/er anv speslalia!ad lnspeGtien(&I, as well as any 

458 mllew up lnspeGtien(al, 
459 For tf:le p1:1rpe&e ef this oemingenoy, Detests (see lines 223 225) de ROI iRol1:1Ele GanEl~ions tl=le natwre and elftoRt af •Ntiisll liwyer had act1:1al 

460 knewlodge OF wfitwn notise 98KIF8 GigRiRg tl:le Offer. 
461 • CONTINGliNCY SATISF,A,CTION: Tl=liG G9AtingeRGy &Rall BO doerned salitlied 1:1nl0&G 81:1yer, •.t.litl:lin days af a66eptanse, delivers 19 

462 Seller a sepy ef the in&peGlieA repert(s) aREI a 11Jl'itteR R91i68 listing the Defeat(&) iEIOAtilieEI in tl'le inspeGtieR repert(s) te whisl=I 8wyer ebjeGt& 

463 (NeliGO of QefeGls). 
464 CAUTION; A prope&ed amendment 18 net a Notlse ef Oat.st& and wlll not satisfy thla netl&e requlr:emenl. 

465 • RIGMT TO ClJRlii.; Seller (&hall)(sl:lall net) !STRll<lii. ONE! ("st:lall" if ReiOier is &tfiokoR) l'la•Je a rigl:lt to oore tl=le DefeGls. If Seller f:las tl=le Fight 

466 le swre, Seller may satisfy tAi6 88RtiAge11oy by: (1) deli•;eriAg ·.•Jl'ilteA notise to 8wyeF witl'lin 10 days ef 8uyer's deliYery ef !Re NatiGO ef QefeGls 

467 slatiRg Seller'& eleGlien te swre DofeGts, (2) swfing tt:le Defeats in a gaeEI aRd weFkmanlike maRner and (3) dell•;eriRg te liwyer a Wl'itten r-epert 

468 delailing tl'le work deRe v.litt:lin 3 days prier le slosiRg. This Of.fer &Rall be nwll and Yeie if 8wyer makes timely Eleli•;ery of tt:le Nelioe ef Detests 

469 and writteR iRGpeGlIen Fej:lert(&) and: (1) Seller Elees nal l'la¥e a rigl'lt le swre er (3) Seller Aas a rigl=lt to sure bwt: (a) Seller Eleli\'8F6 11Jl'i"8n 

470 netise !Rat Seller will net ouro er (b) Seller Eloes Rot timely EleliYer the WlffleR netise ef eleGtieR te our-e. 

471 D CL:O&ING OF 8U¥1iR'S PROP&RTY CONTINGliNCY; Tl'lis Of.fer is sentingent 1:1pen !Ro olesing of !Re sale ef 8wyer's PfOpeFly lesatea 

472 at ne later tl=lan If Seller assepts a bona fide sesandary 

473 ef.fer, Seller may gi11e written netise te liwyer of asGOptanse. If Buyer does net Eleli>Jer to Seller a vJl'itten wai•,•er ef tl=le Giesing ef 9wyer's 

474 PropeFty Centingen~• aREI 
475 
476 (INSiRT OTMliR RiQUIRliMliNTS, IF ANY fe,g,1 PA¥MlliNT OF Jl,001TIONAL. &ARNli&T MONliY, WAPAiR OF >.LL CONTINGiiNClli&1 

477 OR PROVIDING &VIDliNCli OF SALE OR BRIDGE LOAN, etc.)] within ____ hours of Buyer's Actual Receipt of said notice, this Offer 

478 shall be null and void. 
479 []lJ ADDENDA: The attached Rider is/are made part of this Offer. 

480 This Of.fer was drafted by (biGORsee aREI Firm] 

481 
___________________ on _______________ _ 

482 Buyer Entity Name (if any) SEE RIDER FOR SIGNATURES 

483 (X) -------------------------------------------
484 Buyer's/Authorized Signature Jt,,. Print Name/Title Here • Date Jt,. 

485 (X) -----------------------------------------
486 Buyer's/Authorized Signature Jt,,. Print Name/Title Here • Date Jt,. 

487 !EARNEST MONEY RECEIP] 8reker askAowledges FeGeipt ef eamest maney as per line 10 ef 11:le abo•;e Offer 

488 

489 SELLER ACCEPTS THIS OFFER. THE WARRANTIES, REPRESENTATIONS AND COVENANTS MADE IN THIS OFFER SURVIVE CLOSING 

490 AND THE CONVEYANCE OF THE PROPERTY. SELLER AGREES TO CONVEY THE PROPERTY ON THE TERMS AND CONDITIONS AS 

491 SET FORTH HEREIN AND ACKNOWLEDGES RECEIPT OF A COPY OF THIS OFFER. 

492 Seller Entity Name {if any): __ zS=E=E..:.R.,.ID=E::.:R..:.F_.O:.:.R.,_S=-I:.::G:.:.N.,.A""'T'-'U""R..::E:.:S.,__ _______________________ _ 

493 (X) -----------------------------------------
494 Seller's/Authorized Signature Jt,,. Print Name/Title Here • Date .t. 

495 (X) -----------------------------------------
496 Seller's/Authorized Signature Jt,,. Print Name/Title Here • 
497 This Of.fer was proseRtee te Seller ey [bisensee anEI Firm! 

498 

499 This Offer is reje~eEI This Of.fer is 001:1RteFeEI (See a«aGlled saunter) 

500 Seller Initial& •----1aD,1camlelf"• Seller IRitials • 

Foley & Lardner LLP, 777 East Wisconsin Avenue Milwaukee, WI 53202-5306 
Phone: (414) 271-2400 Fax: (414) 297-49004845-2319-8074 

Date Jt,. 

Date• 



RIDER TO OFFER TO PURCHASE 

1. This Rider is made a part of the attached WB-15 Commercial Offer to Purchase (the 
"Form") by and between the undersigned Buyer and the undersigned Seller. In the 
event of any conflict between the terms and conditions of this Rider and the other terms 
and conditions of the Form, the terms of this Rider shall control. The Form and this 
Rider are collectively referred to herein as the "Offer." 

2. Seller is developing a condominium to be known as Fair Oaks Condominium (the 
"Condominium") on the property located at 134 S. Fair Oaks Avenue, in Madison, 
Wisconsin. The Condominium will consist of two units; namely, a residential unit 
known as "Unit One"; and a commercial space known as "Unit Two." Unit Two will 
consist of approximately 2,248 square feet of commercial space on the first floor of the 
Condominium. Unit One will consist of 80 residential apartment units. Unit One 
will be operated asalow-income housing project. 

3. The Property under this Offer consists of Unit Two, Seller's undivided interest in 
the common elements and limited common elements appurtenant to Unit Two and 
all of the rights, interests, obligations and limitations as set forth in the condominium 
declaration and plat creating the Condominium and any amendments thereto. 

4. Buyer acknowledges that the Condominium improvements have not yet been 
constructed. Seller shall be obligated to construct the Condominium improvements 
pursuant to the terms of this Offer. Attached hereto as Exhibit A is a 
design/development plan and outline specifications of the Condominium, which plans 
and specifications Buyer has approved. Seller shall not make any material changes to 
the approved plans and specifications for the exterior of the Condominiwn or Unit Two 
without the prior written consent of Buyer. A change shall be deemed material if it 
is a deviation from a specified type, size or specification of any parts or components 
used in connection with construction or if it decreases the quality or quantity of any 
specified parts or components. In the event Buyer requests any changes be made to the 
approved plans and specifications for Unit Two, Seller shall consider such requests or 
changes in good faith provided the changes do not increase costs or result in any delays. 

Seller shall cause the construction of Unit Two to be completed on or before the date of 
closing in accordance with the terms of Section 7 below. Seller shall deliver to Buyer, on 
or before the date of closing, a temporary certificate of occupancy for Unit Two, listing 
conditions to issuance of permanent certificate, and an AIA G704 certification of 
substantial completion, duly executed by an architect, to include remaining punch list 
items and target completion of Unit Two. 

5. Prior to Seller's execution and recordation thereof, Seller shall deliver to Buyer, for 
Buyer's review and approval, which shall not be unreasonably withheld, conditioned or 
delayed, drafts of the Condominiwn disclosure materials required by Wisconsin 
Statutes Section 703.33 including, without limitation, the condominium declaration (the 
"Declaration")and plat creating the Condominium and any amendments thereto, the 
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articles of incorporation, by-laws, rules and regulations of the Fair Oaks Condominium 
Association (the "Association") and the property management agreement (collectively, 
the "Condominium Documents"). 

6. Buyer shall pay to Seller, at closing, a purchase price (the "Purchase Price") for the 
Property in the amount of $403,200.00. Buyer agrees and acknowledges that upon 
Seller's execution and recordation of the Declaration, it shall deposit into an escrow 
account (the "Escrow Account") the Purchase Price to be governed by the terms set forth 
in an escrow agreement, dated on or about the date hereof, by and among Buyer, Seller, 
and First American Title Insurance Company as escrow agent (the "Escrow Agent"). The 
Escrow Account shall be held by the Escrow Agent in the name of Buyer. Seller and 
Buyer agree and acknowledge that upon the Closing Date, the Escrow Agent shall be 
instructed to break escrow, providing the Purchase Price to Seller and providing the deed 
for Unit Two to Buyer. 

7. This transaction shall be closed at Seller's attorneys' office on the date that is 30 
days after the Completion Date (as defined below) of Unit Two, unless another date or 
place is agreed to in writing (such date, the "Closing Date"). The "Completion Date" 
shall be the date on which the architect for the Condominium delivers to the Seller a 
certificate of substantial completion confirming that Unit Two has been substantially 
completed in accordance with the approved plans and specifications for same. The 
Completion Date shall be achieved no later than July 1, 2020, subject to delays outside 
of Seller's control ("Excusable Delays"). Excusable Delays shall include, without 
limitation, delays resulting from labor disputes, fire and other casualties, unusual 
delays in delivery, acts of God and acts and omissions of Buyer and Buyer's 
consultants. In the event of any Excusable Delay, the time period for achieving the 
Completion Date shall automatically be extended by the amount of the Excusable 
Delay. In the event Seller does not achieve the Completion Date on or before 
November 1, 2020, as such date may be extended for Excusable Delays, Seller shall 
pay to Buyer, as liquidated damages and as Buyer's sole remedy, the amount of 
$100 per day for each and every day thereafter until Seller achieves the Completion 
Date. The amount of any such liquidated damages shall be deducted from the 
Purchase Price at closing. 

8. Buyer shall have the right, at its sole discretion, to terminate the Offer if at any point 
before the Completion Date, conditions exist such that Seller will be unable to complete 
construction of Unit 2. Upon termination of the Offer in accordance with this paragraph, 
Buyer shall be entitled to the return of all purchase funds from the Escrow Agent in 
accordance with the escrow agreement. 

9. Buyer shall have the right to inspect the construction of the Condominium from time 
to time upon reasonable notice to Seller. Buyer shall use reasonable efforts to provide 
at least one day notice to Seller, but the notice may be provided the same day in the 
event Buyer cannot reasonably provide at least one day notice. Any inspection or 
observation by Buyer during construction shall not be considered acceptance of any 
portion of Unit Two not in conformance with the terms of this Offer; provided, 
however, that if Buyer observes that any portion of Unit Two is not being constructed 
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in accordance with the terms of this Offer, Buyer shall notify Seller thereof. Buyer 
shall not interfere with any construction activities being undertaken by Seller and 
shall comply with any safety procedures required by Seller or Seller's contractors in 
connection with any such inspections and/or access. 

l 0. At closing, Seller shall assign to Buyer any and all warranties Seller obtains in 
connection with the construction of Unit Two. Seller shall cause the contractors to 
provide a warranty against defects for a period of one year after completion of Unit 
Two. 

11. Seller shall pay real estate taxes for Unit Two in the taxable year of the Closing Date. 
After that time, Buyer shall be responsible for any real estate taxes with respect to Unit 
Two. 

12. Copies of all Notices to Seller shall be delivered to Katherine R. Rist, Foley & Lardner 
LLP, 150 E. Gilman Street, Madison, Wisconsin 53703, Fax: 608-258-4258, Email: 
krist(@foley.com. 

3 
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In Witness Whereof, the parties hereto have executed this Commercial Offer to Purchase 
(including the Rider thereto) as of the ___ day of ____ , 2018. 

SELLER: 

BUYER: 

COUNTY OF DANE, WISCONSIN 

BY: ______________ _ 

ITS: 

BY: ______________ _ 

Sharene Smith, 
Real Estate Coordinator 
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EXHIBIT A 

Design/Development Plans & Specifications 

A-1 
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Escrow Number: 

FIRST AMERICAN TITLE INSURANCE COMP ANY 
National Commercial Services 

25 W. Main St #400 
Madison, WI 53703 

Phone 608/204-7409 Fax 608/204-7414 

------

STRICT JOINT ORDER ESCROW 

Date: . 2018 ----

THIS STRICT JOINT ORDER ESCROW is made as of the date first set forth above, by and among 134 

FAIR OAKS, LLC ( the "Seller") and COUNTY OF DANE, Wisconsin ("Buyer"). Purchaser and Seller are 

party to a WB-15 Commercial Offer to Purchase, and Rider to Commercial Offer to Purchase, dated as of 

_____ , 2018 (the "Offer") pursuant to which Buyer is purchasing the Property described below. 

Property Address: 

Deposit(s): $403,200 

Unit 2, Fair Oaks Condominium 
Madison, Wisconsin 

Pursuant to the Ofter, the amount of $403,200 is hereby deposited with First American Title Insurance 

Company. as Escrowee (''ESCROWEE") into this Strict Joint Order Escrow ("Agreement") and shall be 

released and delivered by Escrowee only upon the joint written order of the undersigned or their respective legal 

representatives or assigns. Buyer and Seller shall direct the Escrowee in writing to release and deliver the 

deposits in accordance with the Offer. 

ESCROWEE, is hereby expressly authorized to disregard, in its sole discretion, any and all unilateral notices or 

warnings given by any of the parties hereto, or by any other person or corporation, but said ESCROWEE is 

hereby expressly authorized to regard and to comply with and obey any and all orders, judgments or decrees 

entered or issued by any court with or without jurisdiction. and in case the said ESCROWEE obeys or complies 

with any such order, judgment or decree of any court it shall not be liable to any of the parties hereto or any 

other person, firm or corporation by reason of such compliance, notwithstanding any such order, judgment or 

decree being entered without jurisdiction or being subsequently reversed, modified, annulled, set aside or 

vacated. In case of any suit or proceeding regarding this escrow, to which said ESCROWEE is or may at any 

time become a party, unless the same is due to a breach by ESCROWEE of the terms of this Agreement, it shall 

be entitled to recover all costs, and reasonable attorneys' fees, whether such attorneys shall be regularly retained 

or specially employed, and any other expenses which it may have incurred or become liable for on account 

thereof. and the undersigned Purchaser and Seller jointly and severally agree to pay said ESCROWEE upon 

demand all such costs, fees and expenses so incurred, to the extent the funds deposited hereunder shall be 

insufficient to allow for such reimbursement. 

In no case shall the above mentioned deposits be surrendered except on an order signed by the parties hereto, 

their respective legal representatives or assigns, or in obedience of the process or order of court as aforesaid. 
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ESCROWEE shall deposit the Escrow funds in a non-interest bearing escrow account with a federally insured 
institution. The parties hereto agree the ESCROWEE shall be under no duty to invest or reinvest any cash at 
any time held by it hereunder. The ESCROWEE shall have the full right, power and authority to commingle any 
and all cash at any time constituting said deposit or part thereof with its other Escrow funds and all income, if 
any, derived from any use which the ESCROWEE may make of any deposits hereunder shall belong to the 
ESCROWEE. Notwithstanding anything to contrary, no investments shall be made except as shall comply with 
Wisconsin Stat. §66.0603 and Dane County Code of Ordinances§§ 26.72 - 26.77. 

Seller shall pay the escrow fee of $0.00 to be charged by ESCROWEE for its services under this Agreement. 

BUYER: 

SELLER: 

ACCEPTED: 

First American Title Insurance Company 

By: 
National Commercial Services 

Address: 25 W. Main Street, Suite 400 
Madison, Wisconsin 53703 
Email: pkallelizifirstam.com 
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COCNTY OF DANE, WISCONSIN 

By: 

Address: 5201 Fen Oak Drive, Room 208 
Madison, WI 53718 
Attn: Sharene Smith 

Email: smith.sharene@countyofdane.com 

Address: Stone House Development 
1010 E. Washington A venue, 
Suite 101 

Email: 

Madison, WI 53703 
Attn: Rich Arnesen 

RArnesen(a)stonehousedevelopment.com 


