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Approved by Wisconsin Department of Regulation and Licensing
4-1-00 (Optional Use Date)
9-1-00 (Mandatory Use Date)

{ WB-15 COMMERCIAL OFFER TO PURCHASE |
IS DATED ’ Page 1 of 5, WB-15

BROKER DRAFTING-THIS OFFER / ON-____9/2/08 2 )
{ GENERAL PROVISIONS' The Buyer, Urbanworks, LLC and/or assigns |
offers to purchase the Property known as ___commonly known as 500 East Center Street in the

City of ___Milwaukee , County of Milwaukee . Wisconsin, (insert additional

description, if any, at lines 293-297 or attach as an addendum per line 298), on the following terms:
m PURCHASE PRICE: Five Hundred Thousand

Dollars ($500,000.00 ).
m EARNEST MONEY of $ accompanies-this-Offer-and-eamest-money-of $25,000.00

will be paid within _three (3) days of acceptance.

s THE BALANCE OF PURCHASE PRICE will be paid in cash or equivalent at closing unless otherwise provided below.

m ADDITIONAL [TEMS INCLUDED IN PURCHASE PRICE: Seller shall include in the purchase price and transfer, free and clear of encum-
brances, all fixtures, as defined at lines 117 - 120 and as may be on the Property on the date of this Offer, unless excluded at lines 15 - 1 6, and
the following additional items: _play equipment, if any.

s {TEMS NOT INCLUDED IN THE PURCHASE PRICE: CAUTION: Address rented fixtures or trade fixtures owned by tenants, if
applicable. None
All personal property included in purchase price will be transferred by bill of sale or

ACCEPTANCE § Acceptance occurs when all Buyers and Sellers have signed an identicat copy of the Offer, including signatures on separate

but identical copies of the Offer. CAUTION: Deadlines in the Offer are commonly calculated from acceptance. Consider whether short term
deadlines running from acceptance provide adequate time for both binding acceptance and performance.

| BINDING ACCEPTANCE ] Tha Offer is binding upon both Parties only if a copy of the accepted Offer Is delivered to Buyer on or before
_B@0I08 jz/ifeg . CAUTION: This Offer may be withdrawn prior to delivery of the accepted Offer.
{ DELIVERY OF DOCUMENTS AND WRITTEN NOTICESI Unless otherwise stated in this Offer, delivery of documents and written notices

to a Party shall be effective only when accomplished by one of the methods spacified at lines 25 - 34,

(1) By depositing the document or written notice postage or fees prepaid in the U.S. Mail or fees prepaid or charged to an account with a com-
mercial delivery service, addressed either to the Party, or to the Party's recipient for delivery designated at lines 28 or 30 (if any) for defivery to
the Party's delivery address at fines 29 or 31.

Seller's recipient for delivery (optional): Mr. Richard Moore, P.E., Director, Division of Facilities and Maintenance Sertvices

Seller's delivery address: _ Milwaukee Public Schools, 1124 N, 11th Street. P, O. Box 05259, Milwaukee, Wi 53205
With a copy to: Michael J. Ostermeyer, Quarles & Brady LLP, 411 E. Wisconsin Avenue, Milwaukee, Wi 53202

Buyer’'s recipient for delivery (optional). Thomas M. Van Hoof
Buyer's delivery address: 3526 North Cramer Street, Shorewood, Wi 53211
(2) By giving the document or written notice personally to the Party or the Party's recipient for defivery if an individual is designated at lines 28 or 30.

(3) By fax transmission of the document or written notice to the following telephone number:
B' VOF: I ) Qa"er_ I }

LﬂSelleHe-Fespmswé-fe;-eemph N
] PLAGE OF CLOSING | This transaction is to be closed at the

no later than _See Addendum unless another date or place is agreed to in writing.

[CLOS!NG PRORAT!ONS] The following items shail be prorated at closmg Fee!—e%&te—taxes—-ren{s water and sewer use oharges garbage-pick-

) STRIKE | STRIKE AND COMPLETE AS APPLICABLE ] PPUCABLE CAUTION IfPropertyhas not been fully assessed for

tax purposes (for example, recent land division or completed/pending reassessment) or if proration on the basis of net general real
estate taxes is not acceptable (for example, changing mill rate), insert estimated annual tax or other basis for proration.

{ PROPERTY CONDITION PROVISIONS]
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nature-and-scope-of the-condition-or-sssurrence.
» PROPERTY DIMENSIONS AND SURVEYS: Buyer and Seller acknowledges that any Property, building or room dimensions, or total acreage
or building square footage figures, provided to Buyer or Seller may be approximate because of rounding or other reasons, unless verified by
survey or other means. Buyer also acknowledges that there are various formulas used to calculate total square footage of buiidings and that total
square footage figures will vary dependent upon the formula used. CAUTION: Buyer should verify total square footage formula, Property,
building or room dimensions, and total acreage or square footage figures, if material to Buyer's decision to purchase.
u INSPECTIONS: Seller agrees to allow Buyer's inspectors reasonable sccess to the Property upon reasonable notice if the inspections are
reasonably necessary to satisfy the contingencies in this Offer. Buyer agrees to promptly provide copies of all such inspection reports to Seller, and
to listing broker if Property is listed. Furthermore, Buyer agrees to promptly restore the Property to its original condition after Buyer's inspections are
completed, unless otherwise agreed with Seller. An “inspection” is defined as an observation of the Property which does not include testing of the
Property, other than testing for leaking carbon monoxide, or testing for leaking LP gas or natural gas used as a fuel source, which are hereby authorized.
m TESTING: Except as otherwise provided, Seller's authorization for inspections does not authorize Buyer to conduct testing of the Property. A
test” is defined as the taking of samples of materials such as soils, water, air or building materials from the Property and the laboratory or other
analysis of these materials. If Buyer requires testing, testing contingencies must be specifically provided for at lines 293 - 297, or in an addendum
per line 288. Note: Any contingency authorizing such tests should specify the areas of the Property to be tested, the purpose of the test, (e.g., to
determine if environmental contamination is present), any limitations on Buyer's testing and any other material terms of the contingency (e.g.,
Buyer's obligation to return the Property to its original condition). Seller acknowledges that certain inspections or tests may detect environmental
pollution which may be required to be reported to the Wisconsin Department of Natural Resources.

INSPECTION: At a reasonable time, pre-approved by Seller or Seller’s agent, within 3 days before closing, Buyer shall have the
right to inspect the Property to determine that there has been no significant change in the condition of the Property, except for ordinary wear and
tear and changes approved by Buyer, and that any defects Seller has elected to cure have been repaired in a good and workmanlike manner.

m ENVIRONMENTAL SITE ASSESSMENT: An “environmental site assessment” (also known as "Phase | Site Assessment”) (see lines 279 to
283) 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, including a
search of title records showing private ownership of the Property for a period of 80 years prior to the visual ingpection; (3) a review of historic and
recent aerial photographs of the Property, if available; (4) a review of environmental licenses, permits or orders issued with respect to the Property;
(5) an evaluation of results of any environmental sampling and analysis that has been conducted on the Property; and (6) a review {o determine

if the Property is listed in any of the written compilations of sites or facilities considered to pose a threat to human health or the environmental inclug-
ing the National Priorities List, the Department of Natural Resources’ (DNR) registry of Abandoned Landfills, the DNR's Registry of Leaking
Underground Storage Tanks, the DNR's most recent remedial response site evaluation report (including the Inventory of Sites and Facilities Which
May Cause or Threaten to Cause Environmental Pollution). Any “environmental site assessment” performed under this Offer shail comply with
generally recognized industry standards (e.g. current American Society of Testing and Materials “Standards for Environmentai Site Assessments for
Commercial Real Estate”), and state and federal guidelines, as applicable. CAUTION: Unless otherwise agreed an

“environmental site assessment” does not include subsurface testing of the soil or groundwater or other testing of the Property for
environmental pollution.

= PROPERTY DAMAGE BETWEEN ACCEPTANCE AND CLOSING: Seller shall maintain the Property until the earlier of closing or occupancy
of Buyer in materially the same condition as of the date of acceptance of this Offer, except for ordinary wear and teat. If, prior to closing, the
Property is damaged in an amount of not more than five percent (5%) of the selling price, Seller shall be obligated to repair the Property and
restore it to the same condition that it was on the day of this Offer. If the damages shall exceed such sum, Seller shall promptly notify Buyer in writ-
ing of the damage and this Offer may be canceled at option of Buyer. Should Buyer elect fo carry out this Offer despite such damage, Buyer

shall be entitled to the insurance proceeds relating to the damage to the Property, plus a credit towards the purchase price equal to the amount of
Seller's deductible on such policy. —thi i d-contract-or-a-egage-to-Sellerthe-nsurance-proceeds-shall-be

A "Fixture” is an item of property which is physically attached to or so closely assaciated with land and improvements so as to be
treated as part of the real estate, including, without limitation, physically attached items not easily removable without damage tc the Property, items
specifically adapted to the Properly, and items customarily treated as fixtures. A “fixture” does not include trade fixtures owned by tenants of the
Property. See Lines 1110 17.

Otcupancy of the entire Property shall be given to Buyer at time of closing unless-otherwise provided-in-this-Offer-at lines-283

I SPECIAL ASSESSMENTS ! Special assessments, if any, for work actually commenced or levied prior to date of this Offer shall be paid by Seller
no later than closing. All other special assessments shali be paid by Buyer., GA —Gonsidera-special-agreement-if-area-assessments —bio

iati t5-or-other-expenses-are-contemplated—Other-expenses ne-time-charges-or-ongoing-use-fees

m#aﬁ@‘udiﬁg—au—ﬁeweﬁm interceptor-charges).-parks: eetighting-and-streettreesand-impad i
facilities-as-defined-in-Wis-Siats-§66-55(11e)-6-()-  Buyer is responsible for all costs associated with the development of the Property, including but
not limited to, connection fees, impact fees and assessments after the date of this Offer.
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PROPERTY ADDRESS: 500 East Center Street, Milwaukee, Wisconsin [page 3 of 5, WB-15]

OPTIONAL FINANCING CONTINGENCY: THE CONTINGENCY AT LINES 132 THROUGH 160 (S A PART OF THIS OFFER If MARKED, SUCH
AS WITH AN “X” AT LINE 132. IT IS NOT PART OF THIS OFFER lF iTis MARKED N/A OR LEFT BLANK.

NOTE . IF PURCHASE IS CONDITIONED ON BUYER OBTAINING FINANCING FOR OPERA TIONS OR DEVELOPMENT CONSIDER ADDING
A CONTINGENCY FOR THAT PURPOSE.

TITLE EVIDENCE]

n CONVEYANCE OF TITLE: Upon payment of the purchase price, Seller shall convey the Property by warranty deed {or-othercenveyance-as

provided-herein) free and clear of all liens and encumbrances, except: municipal and zoning ordinances and agreements entered under them,

recorded easements for the distribution of utility and municipal services, recorded building and use restrictions and covenants, general taxes fevied

in the year of closing and .the deed restriction(s) set forth in Seller's deed of conveyance (as contemplated on the attached Adggndum), and sug
her exceptions n uyer a ided hersi

foregoing-prohibit-present-use-ofthe-Property), which constitutes merchantabie title for purposes of this transaction. Seller further agrees tc com-

plete and execute the documents necessary to record the conveyance. WARNING: If Buyer contemplates improving or developing Property,

or a change in use, Buyer may need to address municipal and zoning ordinances, recorded building and use restrictions, covenants

and easements which may prohibit some improvements or uses. The need for building permits, zoning variances, environmental audits,
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etc., may need to be investigated to determine feasibility of improvements, development or use changes for Property. Contirg1gencies
for investigation of these issues may be added to this Offer. See lines 293 to 298.
s FORM OF TITLE EVIDENCE: Seller shall give evidence of title in the form of an owner's policy of title insurance in the amount of the purchase
price on a current ALTA form issued by an insurer licensed to write title insurance in Wisconsin. CAUTION: IF TITLE EVIDENCE WILL BE GIVEN
BY ABSTRACT, STRIKE TITLE INSURANCE PROVISIONS AND INSERT ABSTRACT PROVISIONS.
s PROVISION OF MERCHANTABLE TITLE: Seller shall pay all costs of providing title evidence. For purposes of closing, title evidence shali be
acceptable if the commitment for the required title insurance is delivered to Buyer's attorney or Buyer not less than 3 business d

R £ on of the Review Period {as defined j

d] AJLALION OF 106 NEVIOW I A3 GETINCA N e Agdenaun
ing, showing title to the Property as of a date no more than 15 days before delivery of such title evidence to be merchantable, subject only to liens
which will be paid out of the proceeds of closing and standard—abstract—certificate—limitations—or  standard title insurance requirements and excep-

tions, | as-appropriate. CAUTION: BUYER SHOULD CONSIDER UPDATING THE EFFECTIVE DATE OF THE TITLE COMMITMENT PRIOR TO
CLOSING, A “GAP ENDORSEMENT” TO THE TITLE COMMITMENT OR AN ESCROW CLOSING. irati i

» TITLE ACCEPTABLE FOR CLOSING: if title is not acceptable for closing, Buyer shall notify Seller in writing of objections to title by the| ime-setfor
closing. In such event, Seller shall have a reasonable time, but not exceeding 15 days, to remove the objections, and the time for closing shall be extend-

ed as necessary for this purpose. In the event that Seller is unable to remove the objections, Buyer shail have 5 days from receipt of notice thereof, to
deliver written notice waiving the objections, and the time for closing shall be extended accordingly. If Buyer does not waive the objections, this Offer
shall be null and void. Providing title evidence acceptable for closing does not extinguish Seller's obligstions to give merchantable title to Buyer.

{ DELIVERY/RECEIPT] Unless otherwise stated in this Offer, any signed document transmitted by facsimile machine (fax) shall be treated in all man-

ner and respects as an original document and the signature of any Party upon a document transmitted by fax shail be considered an original sig-
nature. Personal delivery to, or actual receipt by, any named Buyer or Seller constitutes personal delivery to, or actual receipt by Buyer or Seller.
Once received, a notice cannot be withdrawn by the Party delivering the notice without the consent of the Party receiving the notice. A Party may
not unilaterally reinstate a contingency after a notice of a contingency waiver has been received by the other Party. The deliveryireceipt provi-
sions in this Offer may be modified when appropriate (e.g., when mail delivery is not desirable (see lines 25 - 31)). Buyer and Seller author-
ize the agents of Buyer and Seller to distribute copies of the Offer to Buyer's lender, appraisers, title insurance companies and any other settle-
ment service providers for the transaction.

] DATES AND DEADL]NESI Deadlines expressed as a number of “days” from an event, such as acceptanca, are calculated by excluding the day the

event occurred and by counting subsequent calendar days. The deadline expires at midnight on the last day. Deadlines expressed as a specific num-
ber of "business days” exclude Saturdays, Sundays, any legal public holiday under Wisconsin or Federal taw, or other day designated by the President
such that the postal service does not receive registered mail or make regular defiveries on that day. Deadlines expressed as a specific number of “hours”

from the ocourrence of an event, such as receipt of a notice, are calculated from the exact tima of the event, and by 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 closing, expire at midnight of that day.

DEFAULT] Seller and Buyer each have the legal duty to use good faith and due difigence in completing the terms and conditions of this Offer. A matedal

failure to perform any obligation under this Offer is a default which may subject the defaulting party to liability for damages or other legal remedies.
if Buyer defaults, Seiler may,
(1) sue for specific performance and request the earnest money as partial payment of the purchase price; or
(2) terminate the Offer and have the option to: (a) request the rarnest money as liguidated damages-
or (b) direct Broker to return the earnest monsy and have the option to sue for actual damages.
if Seller defaults, Buyer may:
(1) sue-forspecificperdormanceor
(2) terminate the Offer and request the return of the eamnest money, sue for actual damages, or both.

; or-eguity:
The Parties understand that the availability of any judicial remedy will depend upon the circumstances of the situation and the discretion of the courts.
If either Party defaults, the Parties may renegotiate the Offer or seek nonjudicial dispute resolution instead of the remedies outlined above. By agresging
to binding arbitration, the Parties may lose the right to litigate in a court of iaw those disputes covered by the arbitration agreement. NOTE: IF
ACCEPTED, THIS OFFER CAN CREATE A LEGALLY ENFORCEABLE CONTRACT. BOTH PARTIES SHOULD READ THIS DOCUMENT
CAREFULLY. BROKERS MAY PROVIDE A GENERAL EXPLANATION OF THE PROVISIONS OF THE OFFER BUT ARE PROHIBITED BY LAW
FROM GIVING ADVICE OR OPINIONS CONCERNING YOUR LEGAL RIGHTS UNDER THIS OFFER OR HOW TITLE SHOULD BE TAKEN AT
CLOSING. AN ATTORNEY SHOULD BE CONSULTED IF LEGAL ADVICE IS NEEDED.

|EARNEST MONEY] Iitle Company (as defined in the Addendum)

= HELD BY: Unless otherwise agreed, earnest money shali be paid to and held in the trust account of the| listi §
i i i s » until applied to purchase price or otherwise disbursed as provided in the Offer. CAUTION: Should
persons other than a broker hold earnest money, an escrow agreement should be drafted by the Parties or an attorney. If someone other
than Buyer makes payment of earnest money, consider a special disbursement agreement. *Title Company
» DISBURSEMENT: If negotiations do not result in an accepted offer, the earnest money shall be promptly disbursed (after clearance from payors
depository institution if earnest money is paid by check) to the person(s) who paid the earnest money. At closing, eamnest money shail be disbursed
according to the closing statement. If this Offer does not close, the earnest money shall be disbursed according 1o a written disbursement
agreement signed by all Parties to this Offer (Note: Wis. Adm. Code § RL 18.09(1)(b) provides that an offer to purchase is not a written disbursernent
agreement pursuant to which the broker may disburse). If the disbursement agreement has not been delivered to *broker within 80 days after the date
set for closing, *broker may disburse the earnest money:(1)-as-dirested-by-an-attorney-who-has-reviewed the-trapsacti
or-Seller; (2) into a court hearing a lawsuit involving the eamest money and all Parties to this Offer; (3) as directed by court order; ar-{4)-any-cther
disbursement-required-orallowed-bylaw, BMMWWMMMWWMMMWM@WW
n LEGAL RIGHTS/ACTION: *Breker's disbursement of earnest money does not determine the legal rights of the Parties in relation to this Offer.
Buyer's or Seiler's legal right to earnest money cannot be determined by *broker—Atlaast-30-days-prisr-to-disbursemen +

i i i il. If Buyer or Seller disagres with *broke’s proposed disbursement, a lawsuit
may be filed to obtain a court order regarding disbursement. Small Claims Court has jurisdiction over all earnest money disputes arising out of the
sale of residential property with 1-4 dwelling units and certain other earnest money disputes. The Buyer and Seller should consider consuiting attor-
neys regarding their legal rights under this Offer in case of a dispute. Both Parties agree t0 hoid the *broker harmiess from any liability for good faith
disbursement of earnest money in accordance with this Offer or applicable Department of Regulation and Licensing regulations concerning eamest
money. See Wis. Adm. Code Ch. RL. 18. NOTE: WISCONSIN LICENSE LAW PROHIBITS A BROKER FROM GIVING ADVICE OR OPINIONS CON-

CERNING THE LEGAL RIGHTS OR OBLIGATIONS OF PARTIES TO A TRANSACTION OR THE LEGAL EFFECT OF A SPECIFIC CONTRACT OR
CONVEYANCE. AN ATTORNEY SHOULD BE CONSULTED IF LEGAL ADVICE IS REQUIRED.
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PROPERTY ADDRESS: 500 East Center Street, Milwaukes, Wisconsin [page 5 of 5, WB-15]

lTIME IS OF THE ESSENCEI “TIME IS OF THE ESSENCE" as to: (1) earnest money payment(s); (2) binding acceptance; (3) occupancy;
(4) date of closing; (5) contingency deadlines | STRIKE AS AP_PLICABLE | and all other dates and deadlines in this Offer except:
N/A . 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 deadiine is allowed before a breach oCours.

5-DOCUMENT REVIEW.CONTINGENCY: This.Offor . Soller-delivering the followina.d s 0B bl

[ ADDITIONAL PROVISIONS/CONTINGENCIES ] _1. See Addendum.

. The legal description for the Property is as set forth on Exhibit A, subject to modification as provided in Section 7 of the attached Addendum

X] ADDENDA: The attached Addendum and Exhibit A isfare made part of this Offer.
THIS OFFER, INCLUDING ANY AMENDMENTS TO IT, CONTAINS THE ENTIRE AGREEMENT OF THE BUYER AND SELLER REGARDING

THE TRANSACTION. ALL PRIOR NEGOTIATIONS AND DISCUSSIONS HAVE BEEN MERGED INTO THIS OFFER. THIS AGREEMENT

BINDS AND INURES TO THE BENEFIT OF THE PARTIES TO THIS OFFER AND THEIR SUCCESSORS IN INTEREST,

This Offer was drafted on [date] by [Licensee and firm)
URBANWORKS, LLC

(X)By:Z ‘ lo-fZ2 .08
Buyer's Signature & Print Name here:» Thom . Van Hoof, Member Social Security No. or FEIN 4 Date &

(X)

Buyer's Signature & Print Name here:» Social Security No. or FEIN A Date A
EARNEST MONEY RECEIPT Broker acknowledges receipt of earnest money as per line 8 of the above Offer. (See lines 236-259.)
Broker (By)
SELLER ACCEPTS THIS OFFER. THE WARRANTIES, REPRESENTATIONS AND COVENANTS MADE IN THIS OFFER SURVIVE CLOSING
AND THE CONVEYANCE OF THE PROPERTY. SELLER AGREES TO CONVEY THE PROPERTY ON THE TERMS AND CONDITIONS AS
SET FORTH HEREIN AND ACKNOWLEDGES RECEIPT OF A COPY OF THIS OFFER,

MILWAUKEE PUBLIC SCHOOLS
X)By:

Seller's Signature A Print Name here:» . President, Board of Schoo! Directors Social Security No. or FEIN A Date A
(X)By:

Seller's Signature & Print Name here:» William G. Andrekopouious, Superintendent Social Security No. or FEIN A Date &
This Offer was presented to Seller by on ) . at a.m./p.m.
THIS OFFER 1S REJECTED THIS OFFER IS COUNTERED [See attached counter]

Setllers initials & Date A Seliers Initials A Date &



