WISCONSIN ECONOMIC DEVELOPMENT CORPORATION
Community Development Investment Application

QUEST,

Grant Request: $150,000 + Applicant Leverage: $685,822 Total Project Cost: $835,822

Name of WEDC Community Account Manager: Naletta Butr

Legal Name: C{ty of Applctoﬁ

AppHcant Type: City [JTown [[IVillage [[JCounty [iTribal Entity

FEIN #: 39-6005381

" Address: 100 N. Appleton St.

City, State, Zip: Appleton, Wi. 54915

Telephone. #: (920) 832-6408

Internet Address: www. Appleton.org

NAICS (for end use): 531120

Primary Contact:

Name: Karen Harkness Title: Director, Commmunity and Economic Development
Address (if different): 100 N. Appleton St,
Phone; 920-832-6468 Email: Karen, Harkness@appleton.org
Highest Elected Official:

Name: Tim Hanna Title: Mayor
Addvress (if different):
Phene: 920-832-64(40 Email: Tim.Hanna@appleton.org

Official Authoerized to Siga Contracts:
Name: Jim Walsh Title: City Atty
Address (if different): ,
Phone: 920-832-6423 Email: Jim, Walsh@appleton.org

Individual to Receive Grant Payments:
Name: Tony Saucerman Title: Director, Finance
Address (if different):
Phone: 920-832-6440 Email: Tony.Savcerman@appelton.org

Repoxrting Contact:

Name: Karen Harkness Title: Director, Community and Economic Development
Addregs (if different):
Phone: 920-832-64638 : Email; karen. Harkness@appleton.org

Name: Garritt R, Bader Title: Member

Organization; 513 West College, LLC

Explain Role: Member of 5-Member Investor Team

Address: 300 N, Van Buren Street

City, State, Zip: Green Bay, W1 54301

Tele. #: (813) 500-0296 Fax #: (888) 645-8301

Email Address: gbi@gh-re.com




Project Locatmn | Clty EI Town || Village OF Appleton | County: Outagamie

Project Site Address: 513 W. College Avenue, Appleton, W1 54911

Is the project located in a TID? [] Yes No  Ifyes, creation date:

Is the project located in a State or Federally declared disaster area? [ ] Yes No
If yes, was the declaration within the 24 months prior to submitting an application? [1Yes [[INo
If yes, date of declaration:

Does the applicant or end user currently own the property on which work is to ocowr? [[] Yes No

If no, how do you have or expect to obtain ownership or access to the property?

[1 Condemnation ' Timeframe;

[1 Tax Delingquency Timeframe:

B - Purchase (attach purchase agreement or option} Timeframe: Close on purchase in June 20153

[] Development Agreement Timeframe;

[1 Other: Timeframe:
If applicant will not own the property, what entity will/does?
Curtent Site Ownership: Evergreen Storage, LLC | Phone: (920) 739-0101 Email: ewinter@rollewinter.com
Final Site Ownership: 513 West College, LLC Phone: (813) 500-0296 Email: gb@gb-re.com

1 Pro;ect ])escrlptmn (three page lumt)
a. Describe the project, its implementation and the significance of this project to the community
b. The extent to which this project is included in and/or complements previous regional or
municipal planning efforts (please reference section and page numbers of the plan)
¢. The extent to which the project supports best smart growth praciices; best dov\mtown
redevelopment practices; and has community wide support

d. Describe any public/private partnerships developed and the extent to which the applicant can
ensure that all of the activities outlined within this application will be undertaken? (e.g.
conditions of loan agreements, status of development agreements, etc.)

e. Which eligible activity (ies) does this project fall under?

B Building renovation M New consiruction
(I Historic preservation ] Infrastructure reinvestment
1 Demolition [] Professional services

2. Progect Timeline (two page limit):
a. Describe past and planned project activities with timelines, including planning process, site
conirol, environmental condition, and a project implementation schedule
b. Provide detailed descriptions of intended property transactions to occur over the next five years

3. Project Financing (two page limit);

a. Describe the various methods that will be used to fund the project and include the progress o{
establishing or receiving funds

b. T certify that incentive assistance is needed to ensure this Project will happen in Wisconsin,
Describe the financial need for grant funding that cannot be met through private secior sources
(e.g, traditional financing, equity investinent or donor support), public sector support (e.g. RLF
financing, TIF financing, and public borrowing) or a reduction in the scope of the project
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4. Fconomic Development Potential (two page Jimit)

a. Describe the potential of the project to enhance the economic viability of the community (e.g.
tax base increases, job creation, stimulation of private investment). A response should detail the
potential for both temporary and permanent jobs at the project site as well as the potential for
job creation to occur in the area. To the extent possible, provide detail on the potential types of
jobs, wage rates and health benefits associated with the jobs that are identified.

b. Describe the potential for the proj ject to promote economic development in the neighborhood,

community, county and/or regmn
¢. Desecribe the potential for the project to act as a catalyst for additional commercial development

ot investment

End Date: October 31, 2015

How many jobé will I;kely be created as a result of this pleecfQ 30- 40

a. Full-time (>35 hours/weelk):

Type of Positions o Direct Indirect Avg, Base Hrly | Healthcare

Optimal — No Experience X L] $17.00 X
Optimal — Experience X L] $40.00 =Y
BConnected — No Experience X [] $17.00
'{ BConnected — Experience <] ] $25.00 X
The Docking Station ] $Varies L]
b. Part-time (<35 hours/week): ‘
Type of Positions
Co-Working Space L] X $Varies L]
[ L] $ L]
L] L $ L1
L] L] $ L]
L] [] $ []

¢. Temporary (construction, etc.):

Type of Positions

OO0
NN
Lot

$

Current assessed value of the property or district in which work is occurring: $401,600 -+ $103,400 = $565,000
Please see addendum for copies of current property tax records for the two tax parcels that comprise this property.

Projected assessed value of the property or district in which work is occurring: According to DeAnn Brosman,
Appleton City Assessor, our building valuation will rise from an adjusted $300,000 (upon current state reassessment)
to over $1,000,006.

A detailed justification of these estimates should be provided in the Hconomic Development Potential natrative
requested above,

Has the apphcant, or ény ownet, officer, subsidiary or affiliate, been involved in a lawsuit | [X] Yes [j No
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in the last 5 years? Please see attached list of lawsuits involving the City of Appleton.

Has the applicant, or any owner, officer, subsidiary or affiliate, ever been involved ina
bankruptcy or insolvency proceeding or are any such proceedings pending?

[Tves DX No

Tn the last 5 years, has the applicant, or any owner, officer, subsidiary or affiliate, been
charged with a crime, ordered to pay ot otherwise comply with civil penalties imposed, or
been the subject of a criminal or civil investigation?

[ ]Yes DX]No

Does the applicant, or any owner, officer, subsidiary or affiliate, have any outstandmg tax
liens?

[ ]Yes XINo

Applicant certifies that they have completed a similar backglound review of the developer
or any pass through recipient

B ves [ |No

Please attach a detailed explanation of any YES responses.

STATEREQUESTSTORBID.ORPROROS

Are you aware of any State of Wisconsin request for bid or request for proposal to which the
applicant intends to respond or to which the applicant or has recently responded?

If yes, please provide the following:
a. Identify the bid or request for proposal (e.g., bid number, or general description or
- title).
b. Identify the state agency or public entity to which you are submitting the bid or
proposal.
¢. Bxplain the status of the bid or proposal (e.g., recently submitted; considering
submission; in current negotiations).

Please note that if you answer “yes”, WEDC may not be able to discuss potential financial
assistance until the request for bid or request for proposal process has been completed.

" [] Yes DXINo




Please include the foilowing attachments: Included | Aftachrent
v #

1. A map indicating the project location within its municipal jurisdiction and
any specially designated federal, state or local economic or taxation zone X K-i
encompassing the project site. Photographs of the site and surrounding area, ’

2. A copy of any applicable redevelopment plan pertaining to the project. i K-2

3, Narrative desoribing cach line item included in the project budget. If any -
past costs ate to be considered as match, please include datos, putpose and K-3

~___amount. ) '

4, A copy of any cost estimates or bidding conducted for costs listed in the 57 %4
project budget, or an explanation of the basis for all cosis. -

5. A copy of any applicable development agreement with private parties
beneﬁtting from project implementation. (If unsigned, signed copy must be ] N/A
submitted prior to first disbursement), Awaiting hopeful approval, upon
which the applicant and private party will execute an agreement.

6. Documentation that demonsirates the success of obtaining financing (e.g. -
commitment letters from lending institutions, municipal resolutions for < K-6
financing or TID creation).

7. For any commitied end users or partners having an ownership in the '
property, provide a history of the individual or company’s operations with ] Within Word
resumes detailing relevant experience and involvement and percentage of Document
ownership if applicable.

8. Individuals owning 20% or more of the project may be required to submit 537 Forwarded Via:
signed and dated personal financial statement. & E-Mail

Included | Aftachment
v #

1. Pro forma X L-1

2. Municipal planning (relevant sections only) =4 L-2

3. Statements from commmmity, public and community development leaders X 1.3
that support the project proposed for funding




This application, and fhe mformatton bemg submitted to WIEDC, is true and correct fo the best of my (our)
knowledge. This also certifies that:

1.

2.

10.

11.

12.

13.

The applicant certifies that to the best of its knowledge and belief, the information being submitted to
WEDC is true and cosrect.

The applicant understands submitting false or mlsieadmg information in connection with an
application may result in the applicant being found ineligible for financial assistance under the funding
program, and the applicant or #ts representative may be subject to civil and/or criminal prosecution.
The applicant certifies that it is in compliance with all laws, regulations, ordinances and orders of
public authorities applicable to it.

The applicant certifies that it is not in default under the terms and conditions of any grant ot loan
agreements, leases, or financing arrangements with its other creditors,

The applicant understands this application and other materials submitted to WEDC may constitute
public records subject to disclosure under Wisconsin’s Public Records Law, § 19.31 et seq. The
applicant will mark documents “confidential” where appropriate for financial and other sensitive
materials that should be, to the extent possible, be kept in confidence. WEDC will notify the applicant
if it receives a public records request for materials marked confidential.

The applicant cettifies that WEDC is authorized to obtain a credit check and Dun and Bradstrect on
the applicant, the business and/or the individual(s).

The recipient of Comznumty Development Investment Grant funds shall enter into a contract with
WEDC that may require, at the discretion of WEDC, a personal or business guarantee from any private
owner of the site with more than 20% ownership interest,

The recipient of Community Development Investment Grant funds shall provide WEDC verified
statements, semi-annual project repotts, financial reports, and a financial andit in accordance with the
contract between parties.

The applicant undesstands that grant eligibility is limited to only one non-planning or marketing
Community Development Investment Grant per fiscal year.

Funds received for remediation under the Community Development Investment Grant program shall
not replace funds from any other source including Agri-Chemical, Petroleum Environmental Cleanup
Act and the Superfund.

Funds received under the Community Development Investment Grant program shall not be nsed for
environmental remediation costs where there is a known viable causer of contamination with
ownership interest in the property.

The applicant certifies that it has disclosed and will continue to disclose any occurrence or event that
could have an adverse material impact on the project. Adverse material impact includes but is not
limited to lawsuits, eriminal ot civil actions, bankruptey proceedings, regulatory intervention ox
inadequate capital to complete the project.

The applicant will provide signage, according to WEDC specifications, at the project site indicating
WEDC financial participation should grant funds be provided to the project.

14. The applicant is will identify WEDC participation in planning and feasibility documents should grant

funds be provided to produce the documents.

Signature: Mﬂc dl!'&m Sy Date: 4"/ f::j / ;3@ 3

(Authorized Representative)

Printed Name: }‘{/‘)(J U"\ l Title: I wf‘{;‘dafﬁ f
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{71 Tospital Bxempt from Tax of Government
Owmed :

{7 Long Term Care Faeflity Exempt from Tax or
Governient Qwned .

[T Al Other Batitics

Remlf Address: Addresy where check should be sent if different from
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2. T am not subject to back np withholding because (8) 1 am exempt frotre backup withholding, or (b) T have not heen notified by the Internal
Revenue Service (IRS) that I am subject to buck up wilkholding as & result of a fhilare to report all interest or dividends, or (¢} the IRS has
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Coming soon, the next great thing in Downtown Appleton




April 10, 2015

To Whom It May Concern:

As members of 513 West College, LLC, we are pleased to introduce our proposed project at 513 W. College
Avenue in downtown Appleton--appropriately named “513.”

513 will be the Fox Valley’s first seed-to-fruit business workspace, giving entrepreneurs the ability to start
a company in the simplest of workspaces and expand in-house as the company grows. Start with rented
table space; move up to a private office; and then to a market-rate office suite all while never changing
your address!

This is not your typical 25,000-square foot office building. 513 will become “home base” for the local
entrepreneurial community, housing small business owners who have a goal of growing their own
businesses and the business climate of Northeast Wisconsin. Partnerships with local industry leaders,
non-profit and educational representatives, will create a “go-to” atmosphere for the local business and
entrepreneurial communities.

What also makes this property different is that as 513 West College, LLC, we are forging this opportunity
as a for-profit venture. We are renovating a frequently-vacant downtown Appleton building into “Class
Funk” office space, mixing market-rate office tenants with a heavily-subsidized co-working space to foster
the business incubator environment critical to start-ups. And we are not shy about this fact, as it is why
we are pursuing a partnership with the City of Appleton and the WEDC—to help create what many non-
profits and well-intentioned community leaders have tried hut been unable to do: financially underwrite
a risky co-working space endeavor and make it sustainahle.

With the assistance of the City of Appleton and WEDC's Community Development and Investment {CDI)
Grant, it will be sustainable, and a force by which the business, entrepreneurial, IT and tech communities
can all flourish and make our region smarter and stronger. This is only the beginning! With your help, we
will structure a project that satisfies lender, investor, and entrepreneurial demands, resulting in a project
that will foster and grow the next generation of great Fox Valley businesses for years to come. We ask for
your support!

Finally, please check out our YouTube video on this project:
https://www.youtube.com/watch?v=XOKONePILP8& feature=player_embedded

Respectfully submitted and with appreciation for your consideration,

513 West College, LLC:
Garritt R. Bader

Brad Cebulski

Neil Mix

Peter Nugent

Brandon Wentland

.2.|Page




513 West College, LLC Member Biographies/Resumes (Section K, item #7)

Garritt R. Bader
Principal, GB Real Estate Investments

Garritt R, Bader is a self-employed commercial real estate broker and developer
in Green Bay. He has brokered and developed retail, multi-family and office
properties since starting his company in 2007. Garritt is a graduate of Marquette
University and the University of Florida, and is a member of the Downtown
Green Bay & Olde Main Committees, and on the board of On Broadway, inc.

Brad Cebulski
Owner/President, BConnected, LLC

Brad graduated from UW-Eau Claire in 2011 with a degree in Entrepreneurial
Management, Since then, he has channeled his passion for small businesses by
founding BConnected, LLC, to help small businesses navigate the confusing social
media landscape. When not helping small businesses, he listens to music and
eats copious amaunts of sushi. He also thrives, runs, and operates on coffee.

Neil Mix
Entrepreneur, Engineer, Investor

Neil Mix, Appleton resident, is a Silicon Valley entrepreneur and engineer who
helped build Pandora Radio from the ground up and co-founded a company
acquired by Microsoft. More recently he's been connecting with local startups
as an investor and advisar.

Peter Nugent ‘
Founder, The Docking Station and President, Enlighten Financial

Peter Nugent founded Enlighten Financial, a risk management firm working with
community banks throughout the Midwest. He is co-founder of The Docking
Station, a shared office and collaborative space in Green Bay. He resides in
Green Bay and is a graduate of St. Norbert Coilege. Peter believes a strong
entrepreneurial base is key to creating the cities of the future and is working to
ensure that Northeastern Wisconsin is on the leading edge.

Brandon Wentland
Founder and President, Optimal

Brandon Wentland is the founder and President of Optimal, a local digital and
internet marketing company. He s passionate about making Northeast
Wisconsin an innovative place that can compete with other areas on a national
level.




Section F: Redevelopment Narratives
1. Project Description
a. Describe the project, its implementation and the significance of this project to the community:

This project is a renovation of the four-story, 25,000-square foot Wichman building into leasable office
space. Atits heart, this is a real estate redevelopment project that will transform a farmer retail
building into active use for area businesses, most notably, a co-working space for the area’s
entrepreneurial community, Three members of our investment team—Brandon, Brad and Peter—will
be tenants operating their businesses in the property. Each of their companies started in basements
and home offices, as no such co-working space previously existed at the time their companies were first
conceived. :

The idea is that creating a space where entrepreneurs connect and work among other entrepreneurs
will help foster community, the exchange of ideas, and greater business prospects in the region. This
ability to attract young, creative, tech talent has been a struggle for many companies in the area. One of
the biggest employment gaps our area faces is in the tech and IT opportunities; the jobs are there but
we can’t, as a community, seem to find enough qualified applicants to fill all of them.

And this is where 513 comes into play. The Fox Cities is in need of a physical hub that will provide the
resources and culture to the tech community, providing a sense of community and pride for the
opportunities in our area. Our building will become that epicenter in the region; the place to meet,
work, innovate, and build business. The culture will be driven by those in the tech community and the
creative economy. It will be a home that attracts young, talented graduates that puts the Fox Cities on
the map and brings the opportunities in the area to the forefront.

b. The extent to which this project is included in and/or complements previous regional or
municipal planning efforts:

There is a network of major employers and educators in the region who are all currently trying to figure
out how to fill these technology-demanding positions and attract this talent. Much of this initiative is
being spearheaded by New North, Inc., and ather tocal non-profits and governmental entities. Our
project can bridge their efforts and those of the private sector. Since there is no perfect solution that
will bring talent in droves, we want to start the momentum with an effort that will bolster the economy
with new business and fill needed jobs. We enter into this endeavor with a three-phase effort that will
focus entirely on building this community of professionals:

e Phase One: Create a physical location that brings together businesses and individuals in the tech
and creative economies into one place to meet and work.

e Phase Two: Develop educational opportunities to give people the hard skills they need in order
to fill open positions in the region and to attract new business to the area, These educational
opportunities include but are not limited to: code camps, design camps, industry meet-ups,
summits, conferences, and internship opportunities throughout the building.

4”]7I'33ge




¢ Phase Three: Provide the resources and space needed for a Start-Up Accelerator/Incubator that
will generate business and jobs right in the heart of downtown Appleton,

¢. The extent to which the project supporis best smart growth practices; hest downtown
redevelopment practices; and has community-wide support:

While these three phases will take time, we can’t tackle them without the critical Phase One efforts that
will establish a downtown Appleton presence that creates a central hub of activity. As in maost real
estate pursuits, location is critical. While downtown Appleton’s College Avenue corridor has
experienced a renaissance over the past ten years, this property has been vacant during most of this
time. We believe that our project will help further activate the immediate area and create a home for
the (largely) millennials/young professionals who are seeking active, urban spaces in which to live, work
and play. Their presence here can only help adjacent businesses, and foster the presence that creates
more “buzz” in the area. As noted below, we have many community partners excited about our project.
Programming and financing such a space is not easy, however, as we will outline later.

d. Describe any public/private partnerships developed and the extent to which the applicant can
ensure that all of the activities outlined within this application will be undertaken:

One key partnership we are in the process of formalizing is a refationship with Digital Fertilizer and
Avenue HQ. Digital Fertilizer is a 501(c)3 non-profit organization whose mission is to strengthen the
high-growth startup community of Northeast Wisconsin by connecting, educating and empowering a
network of entrepreneurs. They hold monthly events in both Green Bay and Appleton, but yet are
without a true home in either city. Avenue HQ opened years ago as Appleton’s first co-working space,
offering professional office space to the entrepreneurial, IT and tech community but is now undergoing
a transition due to the departure of both of its original founders. Qur efforts are working to marry the
in-place mission of Avenue HQ with the growing mission of Digital Fertilizer in a new physical space at
513. Together we will provide a new era of co-working space that will allow companies to grow within
our building as we will further explain below.

We have also had discussions among some key community players in seeing this project come to life:

e Kathi Seifert, chair of the New North, Inc. task force pursuing tech talen and formerly of
Kimberly Clark, has assembled a group of major area employers and educators ranging from the
likes of 1) Keller, Thrivent Financial, Bemis, Kimberly Clark, Lawrence University, UW-Oshkosh,
the Appleton Area School District, Omni Resources, and many others to all come together and
figure out how to fill the “IT talent gap” in the region. Many of those in that group have been
vocally supportive of our efforts. '

e Goodwill NCW is a leader in non-profit innovation in the entire region and we have been in
active discussions with them in partnering together on an innovation center for the community.
Discussions continue and they are supportive of the idea and are on board with our efforts.

o lLawrence University has also been in active discussions about involving their entrepreneurship
and Innovation program into our project. A firm structure has yet to be determined, but they
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are very confident that involving their students in our building will be a great step for the
University and for downtown Appleton’s business community. If we can successfully support
the entrepreneurial concepts that come from the University, we will be more likely to keep
those start-up jobs here in the area.

As noted several times in this submittal, we have chosen the deal structure that we have in order to
ensure the project’s long-term success. With the appropriate purchase price and construction pricing,
we feel we have the financial wherewithal to complete this project. Additionally, the ¢ity has repeatedly
given its support to this project over the past six months, expressed herein via a letter from Appleton
Mayor Tim Hanna. Finally, we are structuring the entire building as an office project with market rents

that help support the subsidized co-working space as we build that environment over the first ten years. .

If the WEDC graciously awards us this grant, this project WILL happen.
e. Which activities does this project fali under?

This project is a building renovation project that will convert former retail space into creative office
space to appeal to established and new businesses alike.

The Wichman building dates to the early 1900s according to records, and although not necessarily
historic, it is a 4-story presence on this 500 block of West College Avenue. As referenced earlier, our
project will reactivate this former retail building into a vibrant, modern office space, and in the process,
increase the property’s valuation and taxahle value.

Please refer to the enclosed space plan exhibits showing the proposed modifications to floors 1, 2 and 4,
and the exterior facade rendering. As you'll see, we are creating spaces of varying dimensions and size

“to accommodate that co-warking = private office —> private suite business life cycle growth
opportunity. What isn’t as immediately discernable from these renderings is the image that we are
working diligently ta achieve—that “funk factor” —through this project: applying modern interior
treatments such as glass, steel and refinished hardwoad flooring, along with bold coloring and design, to
appeal to the creative class. At the same time we are working to preserve elements of the building’s
pericdic charm. '

2. Project Timeline

a. Describe past and planned project activities with timelines, including planning process, site
control, environmental condition, and a project implementation schedule:

Our Purchase Agreement with the current building to lune 15, 2015, During this time we will continue
to refine our construction budget, secure additional tenants, and finalize our bank financing.

If Closing occurs as scheduled in July, construction would take approximately four months to complete
and therefore be ready for occupancy around Thanksgiving 2015,
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h. Provide detailed descriptions of intended property transactions to occur over the next five
years:

Once formally acquired, it is the intention of the applicant to hold the property and maintain it as the
proposed office/co-working facility for the foreseeable future. There are no plans to sell or transfer it.

3. Project Financing

a. Describe the various methods that will be used to fund the project and include the progress of
establishing or receiving funds:

This project will be funded with a combination of private equity and traditional bank financing.

Regarding the private equity, each member of our LLC is contributing an equal amount of equity, and as
a result, has an equal percentage of project ownership. There are no outside equity participants.

In terms of bank financing, we have been negotiating with four primary lenders active in Northeast
Wisconsin and have harrowed that down to one pending final loan approval. As of this submittal we
continue to discuss the apportunity with the lenders but are now waiting to determine whether we
qualify for this WEDC grant and how that would, as a result, positively impact our budget and lending
criterial before finalizing an agreement and terms with this particular lender.

b. Describe the financial need for grant funding that cannot be met through private sector
sources, public sector support or a reduction in scope of the project:

As stated previously, while our long-term objective of this space Is to foster and grow the area's
entrepreneurial, IT and tech communities, this is a for-profit real estate development project with office
tenants that will pay rent to support the altruistic goals of the co-working space. Charitable donations
for this type of pursuit have proven to be sparse and insecure, and municipal funding is unavailable since
this site Is not in an existing TID district and the nearest ona—TID #3—is distressed. So what we decided
to do was approach the creation of a co-working and entrepreneurial business space from the for-profit
angle of a real estate development: build the co-working space but subsidize it with the market rents on
the other, market-rate office spaces. While we as an investor team won't realize the outsized private
equity returns, we will earn a respectable return while accepting reasonable risk.

As nated earlier, the pitfall with this type of project is what other area non-profits and well-intentioned
community leaders have discovered: start-ups {and even start-up spaces!) are risky endeavors, and ones
that many investors are not willing to pursue as a result. Many of these investors demand returns of
20%+ to compensate them for such a risk, and even with this grant we will only realize an investor-
required and bank-required minimum return of approximately 9%. To reiterate this point, we are
positioning this project to be financially successful and sustainable as both we and our lender require.
The WEDC grant, however, will help ensure that the co-working space can “find its legs” {member
support) in the beginning without jeopardizing the success of the project.
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The entity that operates the co-working space will be a tenant like any other building tenant except that
it wilt be paying only 40%-50% of going market rental rates in order to ensure it is a sustainable and
viable presence for the entrepreneurial business community we want to attract. Specifically, the
proposed annual rent on the co-working space in Years 1 — 5 is approximately $15,000; market rent
would be $30,000. So what we are hoping the WEDC grant will provide is, essentially, the $15,000 gap
between the market and subsidized rent over the ten year initial lease term—a total of $150,000.

4. Economic Development Potential

a. Describe the potential of the project to enhance the economic viability of the community {tax
base increases, job creation, stimulation of private investment)

As we state often throughout this submittal, our goal is to create an environment that will foster the
growth of the entrepreneurial business, IT and tech communities. What we want to do is stop the flow

.of young talent out of our area—young talent that, for a variety of reasons, feels disconnected locally
and/or that the community locally isn’t sustainable to foster the peer-to-peer networking and resources
vital to growth. Therefore we believe that our project can be that crucial missing piece that slows, and
perhaps ultimately heips stop, this exodus. We can be that “home base,” that physical hub at which
people can meet, network and share ideas. And it's this feeling of “community” and “place” that can
make all the difference in making young professionals want to stay and even relocate here, Two of our
project partners explain what our proposed physical space means to their businesses:

As one of three currently-signed tenants for the building, Brandon Wentland of Optimal writes, “At
Optimal we oftentimes collaborate with other creative professionals. The co-working space is a natural
place to look for this talent as well as a physical place to collaborate together. It also gives our team the
ability to get out of the office and work in a new environment. It effectively could serve as a scalable
backup office space should we too quickly outgrow our office space.” Another sighed tenant, Brad
Cebulski, writes, “My husiness, BConnected, is completely made up of individuals who are rooted in the
creative economy, They are in tech, design, photography, videography, the arts, journalism, and
development. The company culture that we have intentionally built will be relocated to this center to
serve as a launching pad for others that want to be part of that community.” Brandon goes on to say, “A
growing number of entreprenetirs are connecting in Northeast Wisconsin, all passionate about start-
ups. To hit that point of critical mass that other cities have, we need the right ecosystem. You need
talent {or a way to train talent), sustainable businesses paying for that talent, and funding. The vision of
this project hits all three of these. It's a place for talent (co-working and office space), a place to train
talent {code schoal), a sustainable flow of compensation for talent. Once that environment is created,
the final component funding become much more feasible. “

[n terms of jobs, between 30 and 40 people will be on-site daily on day one, with more to come.
Optimal’s team is comprised of a diverse, cross-functional team. Half of the positions are for technical
hard skills, with years of experience, designers and developers mainly. The other half have little to no
experience and are typically right out of college. For team members requiring training, starting salary is
between $30,000-$40,000. Senior employees earn upwards of $70,000-$90,000. For new and
developing talent, the goal is for them to earn a minimum of $50,000 within two years of starting with
the company. Optimal offers health insurance {match 60% of cost} and 2-4 weeks of PTO depending on
tenure. BConnected has grown its team from one employee to eight in the past three years and plans
on continued growth in the years to come, Almost all of the jobs created have been in the creative field
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where team members worlk directly with local companies to help them create photos, videos, graphics
and other promotions that will help them connect with their customers online. Since the start of the
company, the majority of the jobs filled have been by those that would be considered "millennials" and
that are active participants in the creative economy. The average salary for anyone starting out usually
ranges from $30,000-535,000 per year and can reach up to $50,000 per year for more senior level
employees. The Docking Station and co-working space will each house upwards of ten entrepreneurs
each, at both full-time and part-time pursuits, and earning varying salaries.

b. Describe the potential for the project to promaote economic development in the
neighborhood, community and/or region,

The economic success of a region hinges on the growth of business and job opportunities. We are
designing this building to help build both of these aspects from the ground up in the tech/IT
communities. We will serve as a “home base” for new entrepreneurial ideas and give them the
resources they need to grow and be surrounded by experienced individuals. New start-up ideas exist
currently but the people who are developing them are moving to locations where they will have a higher
opportunity for growth. Currently, as a region, we do not have a place for people to go to see their tech
and creative start-ups flourish, '

What we will be emulating, in large part, is the success of The Docking Station in Green Bay. Opened in
May 2011, the co-working and private office operation has 48 members and is focused on building a
community of like-minded people working independently but collaboratively. Otherwise relegated to
coffee shops or one’s home, The Docking Station fosters incredible collaboration by fellow business
owneérs forming ideas out of conversations.

The tech and entrepreneurial communities are crucial for a couple of different reasons. First of all,
entrepreneurs that become “primary employers” (i.e. most of their money comes from outside the area
but they employ people in the area) make a direct impact on the tax base and local spending. These
types of job-creators funnel large amounts of cash into local economies. Secondly, a thriving tech/IT
community provides a backbone of talent and opportunities for that entrepreneurial culture. The two
feed off of each other. Many entrepreneurs look for a contingency plan in case their business fails and
many talented tech professionals end up spinning off and creating thriving companies.

A building that is designed to cultivate entrepreneurs, start-ups, and talent will have an enormous
impact on the economic progress of our area. If you fast forward five years, we believe that people will
have started, grown, and solidified businesses in this building without looking to leave for another city
to do so. We will also have connected talented professionals with the countless opportunities that are
scattered around Northeast Wisconsin. Currently, people are trying to build businesses in their own
world or in a different community; we will provide a building block for opportunity, talent, and
innovation.

Harvard Business Review even declares, “From the dawn of human society, entrepreneurship — the
creation of value by growing, or scaling, an enterprise — has always had a positive and unique social and
economic impact on society.” Tech start-ups are currently the biggest opportunity for scaling
enterprises. HBR further states, “Great entrepreneurs benefit society first by scaling up their enterprises
as far and fast as possible, and then by reinvesting their successful stature in becoming inspiring role




models; reinvesting their knowledge by becoming mentors or teachers; and reinvesting their financial
gain in the next generation of entrepreneurs.”

Brad Cebulski’s company has experienced first-hand what it is like to lose key talent to bigger
opportunities in other communities. He states, “In the last two years we have lost five full-time
employees to other communities for reasons that were out of my control. These individuals wanted the
culture, the entrepreneurial atmosphere, and the creative community. Qur area has these same things
to offer but it is currently scattered—and other employers are suffering through the same hardships.
This will help many businesses attract and retain young, talented professionals in the tech and creative
community.”

¢. Describe the potential for the project to act as a catalyst for additional commercial
development or investment.

As was seen by the opening of the Fox Cities Performing Arts Center in 2004, and as is being proposed in
pursuit of the new Fox Cities Exhibition Center, large-scale projects can have a profound, positive impact
on their neighborhoods. They act as anchors that stabilize an area and attract others that want to be
around them to feed off the activity they generate.

More activity and more people leads to further activity and people, generating positive ecohomic
development in the form of new businesses, redeveloped properties and increased property tax base.
This theory is practiced everyday: modern shopping malls are anchored by large department stores that
draw customers who then patronize the small retail shops and restaurants in-between them. Suburban
office parks almost always have a string of lunchtime restaurants nearby. In both cases the result is the
same: attract people for a particular purpose and then give them other reasons to stay {and spend).
Properties adjacent to these high-traffic areas are highly sought by investors since it's known that a
good business environment equals a secure investment.

in similar respects we believe that our project will have a similar effect on Appleton’s downtown. As
noted earlier, our site has been repeatedly vacant over the past ten years and only has a total property
tax assessment of $505,000. Many different operators have opened and closed with no long-term
presence, and when properties sit idle they can have a profound, negative impact on the immediate
area. There are vacancies across College Avenue from our site, and some mostly vacant buildings
nearby. We aim to be a generator on this block. When our building is occupied, our building’s valuation
will likely increase from an adjusted $300,000 to over 51,800,000, according to DeAnn Brosman,
Appleton City Assessor. There will instantly be between 30 and 40 people working in a space where
none do currently—and the likelihood that this number will grow quickly. Their presence will support
nearby stores and restaurants and undoubtedly support the Appleton Parking Utility when someone
invariably neglects to plug his or her meter between meetings! The presence of a growing workspace
could open cpportunities for new stores and restaurants, of even new office space.

And this possibility of ereating new office space could be a watershed moment. If we are ultimately
successful in seeing our project become that envisioned catalyst for the Fox Valley business community,
our building would not have enough space for all tenants to pursue that rented table - private office >
private suite business growth path we discussed earlier. We would need more professional office space
downtown for these growing, successful companies—a positive development to.the downtown, and for
the commercial real estate community. Mare importantly, it would be a realization that could be the
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true finish line of our pursuit. Within ten years we hope that not only have we risen the profile (and
taxable value) of our property, but others’ nearby as well.

Section | Developer Statement:

No member of 513 West College, LLC, either individually or as part of any current or previous business
entity, has been involved in any lawsuit, bankruptcy or insolvency proceeding within the past five
years. Furthermore, no member has likewise been charged with any crime, ordered to pay any civil
penalties, or been the subject of any criminal or civil investigation. No member has any outstanding
individual or husiness tax liens.

Section K: Required Supporting Documentation Checklist

Thank you again for allowing us the opportunity to apply for this WEDC grant through the City of
Appleton. The following enclosures are included for your reference.

Maps of project location | Aerial, Photos of Immediate Neighborhood

Redevelopment Plans: 1% and 2™ Floor Floorplans, Facade Rendering

Budget Narrative

Copy of Consclidated Construction Company’s Budget (pdf}

Copy of Development Agreement w/ City of Appleton - to be completed by City of Appleton
Letter from American National Bank

Resume of 513 West College, LLC Members {at the beginning of this submittai)

Personal Financial Statements of 513 West College, LLC Members

e L o

Section L: Optional Documentation

Proforma

Municipal Planning: Memorandum of Understanding & Importance of Project to City
Statements From Community, Public Leaders

Signed Leases

Rl A
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Section K, ltem #3;
Explanations of the project budget

Land:

The property is under contract to be acquired for $300,000.

Closing and title services are being handled by Mike Strick of First American Title Insurance
Company in Appleton. Total closing costs are estimated at $600.00. The listed title insurance
charge is the responsibility of the seller.

Building:

According to our most-recent budget estimate from our contractor, Consolidated Construction
Company, total project costs are estimated at §770,727.

As detailed in Section K, Item #4, this $770,727 is the “landlord all” column—essentially all the
work that we, as the ownership group, will complete to make the building ready for occupancy.
This includes finishing all common areas {including lobby and restroom areas, refurbishing the
elevator, and upgrading all building electrical, HVAC and plumbing systems). This also includes
the cost to bring the tenant spaces to a “whitebox” condition, from which each tenant is
responsible for finishing the space for occupancy. “Whitebox” means finished floor, walls and
ceiling, with all electrical complete. For instance, a tenant would then only be responsible for
painting, installing a selected carpeting (if so chosen) and installing particular lighting fixtures.
This $770,727 cost is an all-in estimate. It includes all architectural and structural services.
There is no site work required since we are renavating the existing building and not making any
parking lot or grounds madifications.

Exterior signage will be installed, but may be tenant-dependent and therefore is not listed in this
estimate.

Insurance and Performance Bonding is included within the “all-in” construction number.
Contingency dollars are not specifically allocated as a category.

Soft Costs:

There are no site investigation fees incurred on this project.

Permit fees through the City of Appleton are estimated at $750.

There are no public hearing fees that will be required.

As noted above, all architectural services are included within the construction “all-in” number.
No civil engineering or landscape fees are required as part of this project.

Aside from minor legal and development fees, the vast majority of Development Costs are the
Tenant Improvement {T) dollars provided for tenants to use in the above-referenced space
huildout. T! dollars do not cover the entire cost of a tenant’s buildout; rather, they are used as a
payment to cover partial costs in exchange for a tenant agreeing to particular lease terms.
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Listed below are goals, objectives, and policies from the City of Appleton’s Comprehensive
Plan 2010-2030 that relate to and support the proposal.

Chapter 4: Issues and Opportunities

Goal 8 — Economic Development:
Appleton will pursue economic development that brings aood jobs to the area and supports the
vitality of its industrial areas, downtown, and neighborhood husiness districts.

Chanter 7: Utililes and Community Facilities

Objective 7.1 ~ Provide a pattemn of development that minimizes impacts to municipal services
and utilities.

Chapter 8: Agricultural, Natural, Historic, and Cuitural Resources

Objective 8.3 — Continue and expand efforts to preserve, restore, and interpret important
~ features of Appleton's rich history.

Policy 8.3.2 — Educate property owners and encourage context-sensitive restoration of
Appleton’s historic and potentially historic properties.

Chapter 9: Economic Development
Objective 9.2 — Create the resources and culture in which entrepreneurial development is
encouraged. '

Policy 9.2.1 — Develop a program for entrepreneurial development comprised of

- hetworking, financial assistance, training, and supportive services for all types of
entreprensurs. ‘

Objective 9.3 — Ensure the continued vitality of downtown and the City’s neighborhood
commerdial districts,

Objective 9.4 - Encourage new development and redevelopment activities that create vital and
attractive neighborhoods and business districts.

Ohjective 9.5 ~ Create a community environment that is conducive to attracting and retaining
the creative class.

Policy 9.5.2 — Encourage the creation of vibrant mixed-use urban areas in the downtown
and along the Fox River that are both walkable and bicycle-friendly.

Chapter 10: Land Uss

Objective 10.2 — Encourage redevelopment to meet the demand for a significant share of future
growth, and to enhance the quality of existing neighborhoods.

Chapter 11: Intergovernmental Cooperation




Objective 11.2 — Work with the State of Wisconsin and federal agencies on issues of concern to
the City of Appleton.

Policy 11.2.3 — Seek available opportunities for grant funding and programs that can
help to develop capital facllities or improve delivery of municipal services, acquira parks
and open space land, ot stimulate economic or cultural development.

Chap. ter 14: Downtown Plan

Initiative 4 — Business and Office Development:
Strategy 4.5 — Encourage entrepreneurial business development in the downtown.




