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AGREEMENT
THIS AGREEMENT, made and entered into this {fiPL
1 .
day of Plasgn &9;235% and between MILWAUKEE COUNTY, a

municipal body corporate (hereinafter sometimes referred to as

the "County"), and THE MILWAUKEE COUNTY RESEARCH PARK
CORPORATION, a Wisconsin non-stock corporation (hereinafter
sometimes referred to as "MCRPC") ;

WHEREAS, the County and MCRPC have entered into a
ground lease on March 14, 1992 (the "Ground Lease") for certain
institution lands located in Milwaukee County, Wisconsin, and
owned by the County for the development of a research park (the
"Research Park") thereon; and

WHEREAS, MCRPC is responsible for the creation,
development, management and operation of the Research Park to
retain, create and attract science-based business to help
develop and diversify the economic base of Milwaukee County;
ang

WHEREAS, to achieve this economic development goal,
MCRPC desires to utilize a portion of the County-owned Muirdale
Building ("M-1") located adjacent to the Research Park as an
interim business incubator facility to provide short-term  space
accommodations for businesses interested in becoming long-term
tenants in the Research Park structures;

NOW, THEREFORE, in consideration of the mutual

agreements which follow and for other good and valuable
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consideration, the receipt and sufficiency of which is hereby
acknowledged, the parties agree as follows:

1. PREMISES: The County hereby leases to MCRPC
those portions of the building commonly known as M-1 making up
part of the basement and the entire first floor and second
floor of M-1 as depicted on ExhiBit A attached hereto and

incorporated herein (the "Premises") consisting of

approximately Qﬂ 55L4:¥ sq. ft. and the approximately

26 parking spaces immediately adjacent to M-1 for exclusive use
by MCRPC and its sublessees. The County Director of Public
Works shall discuss with MCRPC additional needs for sublessees’
parking and shall negotiate in good faith regarding providing
additional spaces as needed to accommodate sublessees. At the
request of MCRPC and upon written approval of the County as
represented by the Director of the Department of Public Works
and Development, additional portions of M-1 may be included and
will be governed by the same terms and conditions provided for
herein. MCRPC shall have the right to use, in common with all
others, the common areas within and surrounding the building,‘
driveway, walkways, parking areas and other improvements
related theretoc. MCRPC and the County hereby agree that MCRPC
and its sublessees will use a separate entrance from the
entrance used by the County and its employees and sublessees as
such separate entrances are reasonably agreed to by MCRPC and

the County.
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The County’s use of the remainder of M-1
(excluding the Premises) may be for the following purposes:
(a) storage of records; (b) storage of building materials; or
(c) County or MRMC member administrative offices; or (d) any
direct County or MRMC member use which is the same as any
sublessee of MCRPC; provided that any use is not inconsistent
with use of M-1 as an incubator building. The County will
notify MCRPC of any proposed use of M-1 by the County and
discuss whether such use is consistent with use as an incubator
facility. The third, fourth or fifth floors of M-1 may be used
by the County for any other purposes, upon the mutual written
agreement of MCRPC and the County; provided the other use is
consistent with use of M-1 as an incubator building.

2. CONDITION PRECEDENT: MCRPC and the County
acknowledge and agree that this Lease and all parties rights
and obligations hereunder are expressly conditioned on:

(a) the adoption of a County Board resolﬁtion approving this
Lease, and (b) approval by the County Executive. The later
date on which final approval is given by the County Executive
and/or the County Board shall be referred to herein as the
"Commencement Date".

3. TERM: Thi8 Lease shall commence on the
Commencement Date defined in Section 2 above and said Lease
shall terminate no later than five (5) years subsequent to the

Commencement Date. This Lease may be extended pursuant to the
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terms and conditions of section 13 herein. At any time
following one year after the Commencement Date, either party
may terminate this Lease on 90-days advance written notice;
provided no sublessee has taken occupancy of the Premises, or
any part thereof. MCRPC reserves the right to terminate this
Lease on 90-days advance notice to the County.

4, SUBLEASES: MCRPC shall have the right to enter
into subleases for the Premises on terms and conditions that
MCRPC deems appropriate, provided such subleases comply with
the terms of this Lease and are with sublessees which are
businesses interested in becoming long-term tenants in the
Research Park and technology-based start-up companies.

MCRPC is solely responsible for all marketing,
screening of prospective sublessees, negotiation,
administration and management of all subleases.

5. RENT: MCRPC rental under this Lease, shall be
based upon rent actually collected monthly from its
sublessees. The base rent for sublessees shall be not less
than $6/sq. ft. per year payable monthly unless both MCRPC and
the County Director of Economic Development agree that a
reduced amount is appropriate to induce attractive sublessees
to the Premises. MCRPC may offér any sublessee up to one month
rent abatement, which amount shall be devoted to sublessee
improvements. Additional rent abatements for sublessee

improvements may be granted by the consent of MCRPC and the
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County Director of Economic Development, if needed to induce a
sublessee into M-1. Each month MCRPC shall promptly pay the
base rent collected from sublessees as follows: (a) two-thirds
of base rent to the County and (b) one-third of base rent to
MCRPC. The County reserves the right to review and audit any
and all MCRPC accounting that pettains to the Premises and its
subleases. Failure of sublessees to pay base rent when due and
the continuation of such default for 15 days shall place
sublessee in default and be cause for termination of the
sublease.by MCRPC and each sublease shall contain language to
this effect. If the following occurs: (a) Failure of the
County to receive rent payments payable from any sublessee for
a period of ninety (90) days after the due date; (b) MCRPC’s
failure to commence an action to enforce the terms of the
sublease within said 90-day period; and (c) MCRPC fails to
diligently prosecute the action to enforce the sublease in good
faith; then MCRPC shall be liable for and pay to the County
thirty (30) days of said delinquent sublease rentals and all
delinquent sublease rentals due thereafter.

6. ADDITIONAL CONDITIONS OF LEASE AND SUBLEASES:
MCRPC shall negotiate the terms and conditions of each sublease
and enter into subleases’ that MCRPC deems optimal, in its sole
discretion. Upon execution, MCRPC shall deliver a copy of such
sublease to the County and shall otherwise provide a copy of

all notices required by such sublease to the County as soon as
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practicable. Each sublease shall include the following
conditions which are also conditions of this lease:

(a) That such sublease shall be subordinate to
this Lease. |

(b) MCRPC and all sublessees are restricted to
use for lawful purposes and any violation of said use by MCRPC
shall be cause for termination of this Lease and any violation
by a sublessee shall be cause for termination of such
sublease. Notwithstanding anything to the contfary provided
for herein, MCRPC and any sublessee shall not be liable to cure
any violation of any law, regulation or ordinance related to,
or arising out of, the Premises or subleased premiées, existing
prior to the date of this Lease. The fact that the Premises or
subleased premises violate any such law, regulation or
ordinance prior to fhe date of commencement of this Lease will
not be grounds for termination of this Lease or any sublease,
unless the County’s cost of repairing or replacing such item to
bring it in conformity with such law, regulation, or ordinance
exéeeds the economic benefit of such repair or replacement in
the discretion of the County, the County shall have the option
to terminate this Lease and any sublease.

(c) That leasehold improvements proposed for the
Premises shall comply with all state and local code
requirements and shall be approved (except no approval is

required for cosmetic changes) by the County Director of Public
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Works and Development prior to construction. Except as
provided in subsection 6(f) herein, the permanent improvements
made shall, at the County’s option, become the property of the
County upon expiration or termination of the Lease and or
subleases.

(d) Lessee and sublessees agree to evidence and
maintain proof of financial responsibility to cover costs as
may arise from claims of tort, statutes and benefits under
Workers’ Compensation laws and/or vicarious liability arising
from employees. Such evidence shall include insurance coverage
for Workers’ Compensation claims as required by the State of
Wisconsin, including employers liability and business insurance
covering general liability and automobile coverage in the

following minimum amounts.

Type of Coverage Minimum Limits

Wisconsin Workers’ Compensation

of Proof of All States Coverage Statutory
Employer’s Liability $100,000/$500,000/
$100,000

Comprehensive General Liability

Bodily Injury & Property $1,000,000 Per
Occurrence

Damage (Incl. Personal

Injury, Fire Legal & - $1,000,000 General
Contractual & Products/ Aggregate
Completed Operations

Automobile Liability

Bodily Injury & Property
Damage $500,000 Per Accident
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Automobile Liability (Continued)

All autos owned,

non-owned and/or hired

Uninsured Motorists Per Wisconsin

Requirements
The County shall be named as additional insured, as its
interests may appear, and be afforded a thirty day (30) written
notice of cancellation or non-renewal. A certificate
indicating the above coverages shall be submitted for review
and approval by the County for the duration of this Agreement.
Coverages shall be placed with an insurance company approved by
the State of Wisconsin and rated "A" per Best’s Key Rating
Guide. Additional information as to policy form, retroactive
date, discovery provisions and applicable retentions, shall be
submitted to the County, if requested, to obtain .approval of
insurance requirements. Any deviations, including use of
purchasing groups, risk retention groups, etc., or requests for
waiver from the above requirements shall be submitted in
writing to the County Risk Manager for approval prior to the
commencement of activities under this Agreement. The County
Risk Manager shall promptly establish guidelines for minimum
coverage reductions for tenants with a limited number of
employees, and further reserves Fhe right to require additional
types of coverage and minimum limits for same based upon
proposed use and operation (e.g., environmental liability and
impairment coverage).
(e) That subleases shall contain and sublessees

agree to save the County and MCRPC harmless and indemnify them

8
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against any and all claims for injuries to persons or damages
to property and against any and all loss, cost, damage or
expense, including, without limitation, reasonable attorney’s
fees, arising out of the use of the Premises by sublessee or
any other party thereon. Notwithstanding anything to the
contrary provided for herein, the-foregoing indemnity provision
shall not apply to any injury, damage, loss, cost or expense
arising out of, or in any way related to the willful misconduct
of MCRPC or the County.

(£) Upon nonrenewal or termination of the
sublease, sublessee may remove removable partitions, desks,
shelving equipment and fixtures incidental to the sublessee’s
operation, provided any damage resulting from said removal is
repaired by sublessee. Any items not removed within five (5)
days after termination or nonrenewal of said sublease shall, at
the County’s option, be deemed abandoned and become the
property of the County, with any cost fof removal of same
charged back to sublessee.

(9) The County reserves the following rights
exercisable with notice in writing to MCRPC and sublessees
where indicated in the following paragraphs (except in case of
an emergency which is 1lik2ly to result in serious damage to
property or loss of life ("Emergency") no notice shall be
required) and without liability to sublessees and without

effecting an eviction, constructive or actual, or disturbance
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of sublessees use or possession, or giving rise to any claim
for setoff or abatement of rent:

(i) To retain at all times and to use in
appropriate instances keys to all doors within and into the
Premises. If any locks are changed by MCRPC, MCRPC shall
promptly provide the County with ‘multiple copies of keys for
such new locks, along with labels for such keys.

(ii) Upon five days advance written notice
to MCRPC and all sublessees, to make repairs, alterations,
additions or improvements, whether structural or otherwise (the
"Work"), in and about the Premises, or any part thereof, and
for such purpose to enter upon the Premises, and during the
continuation of the Work, to temporarily close doors, entryways
and corridors in the Premises and to interrupt or temporarily
suspend services and facilities. Unless warranted by an
Emergency, the Work and the County’s presence at the Premises
shall not unreasonably interfere with MCRPC’s or sublessee’s
ability to conduct its normal business operations or their use
or enjoyment of the Premises.

(iii) Materials meant to be employed for
explosive purposes shall not be used or stored on the Premises
except with the prior written consent of the Milwaukee County
Director of Public Works and Dévelopment, Milwaukee County Risk
Management and the Milwaukee County Property Insurance

Underwriter or its authorized agents.

10
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MCRPC shall require sublessees to use
hazardous materials in or about the Premises, if any, in
compliance with all federal, state and local laws, regulations
and ordinances. Sublessee agrees to promptly cease and correct
any practice which constitutes an unreasonable fire or safety
hazard in the opinion of MCRPC, the County’s property insurance
underwriter or its authorized agents, or any governmental
authority responsible for building and/or fire code
enforcement, or Milwaukee County Risk Management Department
(the "Inépectors"). Upon five days advance written notice for
inspection by the County’s property insurance underwriter or
its authorized agents, (except in case of Emergency) MCRPC and
sublessees agree to make the Premises available for inspection
by the Inspectors.

(iv) To prohibit any advertising by
sublessee which in the County’s reasonable opinion impairs the
reputation or desirability of the Premises, upon written notice
from the County of such objections, sublessee shall promptly
discontinue such advertising. Sublessee shall agree that it
shall not conduct any advertising or publicity campaign which
will so impair the reputation or desirability of the Premises.

(v) MCRPC and the County Director of Public
Works shall jointly establish guidelines for any signs which
MCRPC and sublessees may wish to place on or about the

Premises.

11



699WTS:LRB 12/14/92

(vi) To enforce by eviction or other means
that the Premises not be used for lodging, the dispensing'of
alcoholic beverages, or for any immoral or illegal purpose.

(vii) To tow away or remove, at the expense
of the owner, any vehicle or other object which is improperly
parked or stored or placed in a drive, fire lane or no parking
zone. All vehicles shall be parked at the sole risk of the
owner, and the County assumes no responsibility for any damage
to or loss of vehicles. |

(h) That sublessee shall provide safe, federal,
state, county and city code compliant storage of any
potentially hazardous materials used in sublessee’s operation.
As required by law, regulation or ordinance, sublessee shall
provide the County and city authorities with Material Product
Safety Data regardiﬁg any hazardous materials. Sublessee shall
provide for code compliant disposal of any hazardous waste
generated by the sublessee’s business and such disposal shall
be provided at sublessee’s expense.

(i) Upon terﬁination of a sublease in any
manner, sublessee shall surrender possession of the Premises in
as good condition and repair as at the commencement of the
sublease, ordinary wear and tear excepted.

()) The County reserves the right to enter the
Premises upon five days advance written notice to MCRPC and all

sublessees (except for an Emergency, in which case no notice

12
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shall be required) to inspect then, perform required
maintenance and repairs or make additions, alterations or
modifications to any part of the.building in which the Premises
are located (the "Work"), and the sublessee shall permit the
County to do so. The County may erect scaffolding, fences and
similar structures, post relevant notices and place movable
equipment in connection with the making of such alterations,
additions or repairs, all without incurring liability to the
County for disturbance of quiet enjoyment of the Premises or
loss of occupation thereof. Unless warranted by an Emergency,
the Work and the County’s presence at the Premises shall not
unreasonably interfere with MCRPC’s or sublessees’ ability to
conduct its normal business operations or their use or
enjoyment of the Premises.

(k) No interruption in, or temporary stoppage
of, any services caused by repairs, renewals, improvements,
alterations, normal breakdowns, strikes, lockouts, labor
controversy, accidents, fire, inability to obtain fuel or
supplies, or other causes beyond the reasonable control of the
County shall be deemed an eviction or disturbance of
sublessees’ use and possession or relieve Sublessees from any
obligation set forth herein, unless caused by the willful
misconduct of the County.

(1) If M-1 is damaged or destroyed by fire or

other casualty to any extent that the cost to repair is

13
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excessive in the opinion of the County, then the County may
elect to either promptly repair same or, by written notice to
MCRPC and all sublessees given within ninety (90) days of the
date of such damage or destruction, terminate this Lease and
all subleases. If the County elects to repair M-1, this Lease
and all subleases shall remain in full force and effect. If
the sublease remains in full force and effect, the rent on the
Premises shall abate to the extent that they are not usable by
sublessee. In the interim, the County shall attempt to provide
like space in M-1 at the sublease per square foot rental fate.
Should the sublease be terminated as the result of this
paragraph, the rent shall abate from the date of damage or
destruction.

(m) The County is a municipal body corporate
that is self-funded for liability under sections 893.80 and
895.46(1) of the Wisconsin Statutes. Such protection is
applicable to officers, employees and agents while acting
within the scope of their employment or agency. Since this is
statutory indemnification, there is no liability policy as such
that can extend protection to any others. Sublessee to the
fullest extent permitted by law shall bear that responsibility
and resultant liability because- of personal injury and/or
property damage which is based upon their own negligent acts or
omissions.

(n}) Sublessee agrees that the County shall not

be liable for injury to sublessee’s business or any loss of

14
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income therefrom or for damage to or the theft of the goods,
wares, merchandise or other property of sublessee, and, to the
extent permitted by law, sublessee’s employees, invitees,
customers or any other person in or about the Premises, nor
shall the County be liable for injury to the person or property
of sublessee, sublessee’s employeées, agents or contractors,
whether such damage or injury is caused by or results from
fire, steam, electricity, gas, water or rain or from the
breakage, leakage, obstruction or other defects of pipes,
sprinklers, wires, appliances, plumbing, air conditioning,
lighting fixtures, windows or from any other cause, whether the
said damage or injury results from conditions arising upon the
Premises or upon other portions of the building of which the
subleased are a part, or from other sources or places and
regardless of whether the cause of such damage or injury or the
means of repairing the same is inaccessible to sublessee,
except for loss, damage or injury resulting from the willful
misconduct of the County.

7. LEASEHOLD MORTGAGE OR DEBT: In no event shall
the Premises be used by MCRPC or sublessees to secure debt or
guarantee or mortgage the sublessees’ operation, equipment,
refinancing or any other  obligations.

8. UTILITIES AND OTHER ITEMS: All utilities,

lighting ballasts and starters and window repairs necessary

prior to the Commencement Date, shall be provided and are

15
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included in the base rental amount. In the event that
sublessee installs or utilizes air conditioning units,
machinery, computers, equipment or other devices requiring
electrical energy in excess of normal incidental office use,
sublessee shall pay an additional amount equal to the
reasonable estimate of the increased cost. MCRPC and the
County shall mutually determine, the charges, if any, for this
excess utility usage by any sublessees and sublessee shall pay
such charges through its sublease. Meters may be installed by
the County to measure such utility use beyond incidental office
use with payments due to the County from user for such use at
rates consistent with all others on County grounds.

9. REFUSE DISPOSAL AND ENVIRONMENTAL MATTERS:

(a) Refuse Disposal. MCRPC shall, at its
expense, provide or have its sublessees provide for refuse
disposal service for the Premises. MCRPC shall also provide or
have its sublessees provide, at its expense, for code compliant
disposal of any hazardous waste generated by itself or its
sublessees for the Premises. All materials used at the
Premises shall be used in compliance with all applicable laws,
regulations and ordinances. The County shall have no liability
for any removal or clean-up costs of any materials deposited on
the Premises by MCRPC or its sublessees. Any and all uses of
the Premises shall be in compliance with all applicable
federal, state and local laws, rules, regulations and

ordinances.

16



699WTS:LRB 12/14/92

(b) Environmental. MCRPC (if directly caused by
MCRPC) or sublessee (if directly caused by sublessee) agree to
indemnify and save harmless the County, its employees, officers
and agents from and against any and all costs or expenses,
including reasonable attorneys and consultant’s fees, and any
and all liabilities, including cleanup costs, attributable to
or arising out of any adverse environmental condition or
hazardous materials belonging to or being directly caused to
exist by MCRPC or sublessee or their employees, officers,
agents og invitees.

MCRPC (if directly caused by MCRPC)and
sublessee (if directly caused by sublessee) agree to bear their
financial responsibility and legal liabilities pursuant to
environmental impairment and hazardous material, including
environmental requirements to this section which may accrue as
respects their direct actions. v

These financial responsibilities shall
include, but not be limited to, the burden and expense of
defending all suits and administrative proceedings and
conducting all negotiations of any description, and paying and
discharging, when and as the same become due, any and all
judgments, penalties or other sums due against such affected
persons due to any and all MCRPC (if directly caused by MCRPC)
or sublessee (if directly caused by sublessee) environmental

impairment and/or hazardous material liabilities.

17
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MCRPC (if directly caused by MCRPC) or
sublessee (if directly caused by sublessee) shall, at its sole
cost and expense, promptly take all actions required by any
federal, state or local governmental agency or political
subdivision or which are reasonably necessary to mitigate
environmental damages and to alldw full economic use of the
property, which requirements or necessity arise from the
presence upon, about or béneath the property of a hazardous
material or failure to comply with environmentai requirements,
which were directly caused by MCRPC or sublessee (és
applicable) or their employees, officers, agents or invitees
(as applicable) during the term of this Lease, or fbund after
the Lease. Such actions shall include, but not be limited to,
the investigation of the environmental condition of the
property, the prepagation of any feasibility studies, reports
or remedial plans, and the performance of any cleanup,
remediation, containment, monitoring or restoration work,
whgther on or off the property. MCRPC (if directly caused by
MCRPC) or sublessee (if diréctly caused by sublessee) shall
take all reasonable actions necessary to restore the prdperty
to the condition existing prior to the introduction of
hazardous material upon, “about or beneath the property,
notwithstanding any lesser standard of remediation allowable
under applicable law or governmental policies, and to the

satisfaction of the County. MCRPC (if directly caused by

18
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MCRPC) or sublessee (if directly caused by sublessee) shall
provide a good faith effort as respects ordinary government
practices to conduct such investigatory and remedial actions.
MCRPC shall immediately inform the County of all information
regarding environmental impairment and hazardous materials
(when the same become known to MCRPC) related incidents which
occur on the property or have an effect on the property.
10. DELINQUENT PAYMENTS:

(a) Interest. Unless waived by the County Board
of Supervisors, MCRPC (only upon imposition of liability for
delinquent rent as described in section 5 herein and after the
expiration of a 30-day grace period thereafter) and sublessee
shall be responsible for payment of interest on amounts not
remitted in accordance with the terms of the sublease. The
rate of interest shall be the statutory rate in effect for
delinquent County property taxes (presently .5% per month or
fraction of a month) as described in Subsection 74.80(1) Wis.
Stats. The obligation for payment and calculation thereof
shall commence upon the day following the due dates established
in the sublease.

(b) Penalty. In addition to the interest
described above, MCRPC (only upon imposition of liability for
delinquent rent as described in section 5 herein and after the
expiration of a 30-day grace period thereafter) and sublessee

may be responsible for payment of penalty on amounts not

19
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remitted in accordance with the terms of the sublease. Said
penalty shall be the statutory rate in effect for delinquent
County property taxes (presently .5% per month or fraction of a
month) as described in Milwaukee County Ordinance Subsection
6.06 (1) and Subsection 74.80(2). Wis. Stats. The obligation
for payment and calculation thereof shall commence upon the day
following the due dates established in the sublease.

(c) Audit Results. If, as a result of the
annual audit required herein, additional amounts are disclosed
to be due and owing from MCRPC to the County, interest and
penalty shall be calculated thereon in accordance with the
above method. MCRPC shall remit to the County any additional
reasonable amounts identified due and owing for the audit
including interest and penalty thereon within thirty (30) days
following receipt of the audit report by the County.

(d) Nonexclusivity. This provision permitting
collection of interest and penalty by the County on delingquent
payments is not to be considered the County’s exclusive remedy
for MCRPC’s default or breach with respect to delinquent |
payment. The exercise of this remedy is not a waiver by the
County of any other remedy permitted under this Lease,
including, but not limited to, termination of this Lease.

11. NONDISCRIMINATION: MCRPC and sublessees will not
discriminate on the grounds of race, color, national origin,

age, sex or handicap. The parties will not participate either

20
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directly or indirectly in the discrimination prohibited by
Chapter 56 of the Milwaukee Ordinances and Administrative

Code. That in the event of breach of any of the above
nondiscrimination covenants which continue after written notice
from the County to MCRPC or the sublessee, as applicable, the
County shall have the right to terminate this Lease.

12. AFFIRMATIVE ACTION PROGRAM: MCRPC and sublessees
agree that they will strive to implement the principles of
equal employment opportunity through an effective affirmative
action program in operating the Premises, which shall have as
its objective to increase the utilization of women, minorities
and handicapped persons and other protected groups.

The parties also agree that in the event of any
dispute as to compliance with the aforestated requirements, it
shall be his/her responsibility to show that he/she has met all
such requirements.

13. OPTION TO EXTEND LEASE: If (a) MCRPC is not in

default with respect to any of its material obligations under
the terms of this Lease at the time of exercise of its option
to extend or the commencement of the extension term, and

(b) the aggregate annual rents (MCRPC, sublessee and the
County) for the year prior to such renewal date offset the
County’s variable costs of opefating M-1, MCRPC shall have the
right to extend the term of this Lease for three periods of one

year each, subject to the following terms and conditions:
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(a) each option to extend the term of this Lease shall be
exercised, if at all, only by written notice to the County at
least 30 days prior to the expiration of the original or
extension ferm then in effect, (b) the minimum base rent of six
dollars per square foot for any sublease entered into during
the extension terms shall be increased to $7.00, $7.25 and
$7.50 for extension years 1, 2 and 3, respectively; (c) except
as set forth in (a) and (b) above, all the terms and conditions
of this Lease to the original Lease term shall be applicable to
any extension terms.

14. MAINTENANCE OF M-1 AND PREMISES: The County, at

its cost, shall continue to maintain and repair in good working
order the roof, exterior walls, the elevators, structural parts
of the Premises, utility and mechanical systems interior and
exterior to the Premises existing as of the Commencement Date,
as well as the grounds surrounding the Premises inclusive of
the parking lot, driveway and sidewalks. This maintenance
shall include, without limitation, snow removal from all
walkways, drives and sidewalks and grass cutting and other
landscaping to keep the Premises in good condition. However,
the County shall not be required to make repairs by reason of
negligence of MCRPC or ifs subléssee, agents, employees or
invitees or by failure of MCRPC or its sublessee to perform and
observe any of the conditions of this Lease or any subleases.

The County shall also, promptly following the execution of
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this Lease, remove all parking meters on or in the parking lot
adjacent to the Premises and being leased to MCRPC. MCRPC or
its sublessees shall also be responsible for maintaining and
repairing any portion of the Premises damaged by it or its
sublessees in a workmanlike manner and in compliance with all
applicable laws, regulations and ‘ordinances. The County shall
ensure that the Premises is adequately heated. MCRPC or its
sublessees, at their expense, shall be responsible for all day
to day maintenance and interior custodial of the Premises
occupied by any sublessee, restrooms, and common areas within
the Premises, to include window repair from damage caused by
MCRPC or its sublessees (all other window repairs shall be the
County’s responsibility), and replacement of light'bulbs, and
any leasehold improvements made to the Premises by MCRPC or its
sublessees. In any event should the cost of repairs exceed the
economic benefit of such repair in the discretion of the
County, the County shall have the option to terminate this
Lease and any sublease by giving 90-days advance written notice
to MCRPC and copies thereof to known sublessees. Further,
should the cost of repair of steam tunnels, water lines, sewer
lines or any building service function, in the reasonable
judgment of the County exceed the economic benefit of such

repair, the County shall have the option to terminate this
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Lease and any sublease by giving 90-days advance written notice
to MCRPC and copies thereof to known sublessees.

Finally, if the County determines that it is
beneficial for the County to demolish M-l, the County may
terminate this Lease on 120-days advance written notice to
MCRPC; provided, the County shall. thereafter diligently pursue
such demolition.

15. DEFAULT BY MCRPC:

(a) MCRPC’s Payment. If MCRPC féils to pay when
due a payment required to be made by MCRPC hereunder, and such
default or failure shall continue for thirty (30) days after
written notice, then the County may elect to terminate this
Lease, to re-enter the Premises or any part thereof, to expel
and remove MCRPC or any person or persons occupying the same
and to repossess and enjoy the Premises.

(b) Other Defaults by MCRPC. If default is made

by MCRPC in performance or observance of any substantial
covenant or condition herein other than those spec1f1ed in (a)
above and such default shall continue (i) for thirty (30) days
after written notice thereof shall have been received by MCRPC
or (ii) if such default is not of a type that can reasonably be
corrected within thirty (30) days, for a period of time
reasonably required for curing the same, and if MCRPC has not
Proceeded to and diligently pursued the curing thereof within a

period of time reasonably required for curing the séme, then
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the County shall have the right to cure the default of MCRPC
and charge the reasonable cost and expense of curing such
default to MCRPC and to proceed to claim and collect in court
the amount of said cost and expense as a debt due if not paid
within ten (10) days after written demand that MCRPC pay the
same. :

16. QUIET ENJOYMENT: Subject to the County’s ability
to terminate this Lease in the event of default and thereby
terminate all the subleases, the County agrees that if MCRPC
and/or any sublessee shall observe and perform all the terms,
covenants and conditions of this Lease and/or the sublease, as
applicable, on its part to be observed and performed, MCRPC
and/or such sublessee may peacefully and quietly enjoy the
Premises and/or subleased premises subject to the terms and

conditions of this Lease and/or the sublease.

17. THE COUNTY’S DEFAULT. If default be made by the
County in the performance or observance of a substantial
covenant or condition herein and such default shall continue
(a) for thirty (30) days after written notice thereof shall
have been received by County or (b) if such default is not of a
type that can reasonably be corrected within thirty (30) days,
for a period of time reasonably required for curing the same,
and if the County has not proceeded to and diligently pursued
the curing thereof within a period reasonably required for

curing the same, then MCRPC shall have the right to cure the
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default of the County and to proceed to claim and Ccollect in

due if not paid within ten (10) days after written demang that
the county pay the same.
18. MISCELLANEOUS PROVISIONS:

(a) Headings. The titles to sections of this
Lease are not a part of this Lease and shall have no effect
upon the construction or interpretation of any part hereof.

(b) Heirs and Assigns. All of the covenants
agreements, terms ang conditions contained in thisg Lease shall
inure to and be binding upon the County and MCRPC and their
respective heirs, eXecutors, admlnlstrators, Successors and
assigns,

(c) Non-waiver. Waiver by the County or MCRPC
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, regardless of the County’s
or MCRPC’s knowledge of such Preceding breach at the time of
acceptance or payment of base rent or additional rent.

(d) Entire Agreement. This Lease contains all

covenants and agreements between the County and McRpc relating
in any manner to the basé rent,  additional rent, MCRPC’s use
and occupancy of the Premises and M-1, and other matters set
forth in this Lease. No prior agreements or understandings

pertaining thereto shall be valid or of any force or effect,
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and the covenants and agreements of this Lease shall not be
altered, modified or amended except in writing signed by the
County and MCRPC.

(e) 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. If the intent of any sections of this
Lease so indicate, the obligations of the County and MCRPC
pursuant to such sections of this Lease shall survive the

termination of this Lease.

(f) No Accord and Satisfaction. No payment by
MCRPC or receipt by the County of a lesser amount than the base
rent, additional rent and other charges stipulated herein shall
be deemed to be other than on account of the earliest
stipulated base rent, additional rent or other charges, nor
shall any endorsement or statement on any check or any letter
accompanying any check or payment as rent be deemed an accord
and satisfaction, and the County shall accept such check or
payment without prejudice to the County’s right to recover the
balance of such base rent, additional rent and other charges
Or pursue any other remedy in this Lease.

(g) Notices. All notices which the County or

MCRPC may be required, or may desire, to serve on the other may

be served by personal service or by mailing by registered or
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certified mail, postage prepaid, at such address as the parties
may from time to time designate to the other in writing. The
time of rendition of such notice shall be deemed to be the time
when the notice is either personally delivered or deposited in
the mail as herein provided.

(h) Force Majeure. Time periods or deadlines
for the County’s or MCRPC’s performance under any provisions of
this Lease (except for the payment of money) shall be extended
for periods of time for which the nonperforming parties
performance is prevented due to circumstances beyond the
parties control, including, without limitation, labor disputes,
embargoes, inclement weather and other acts of God, war or

other strife.

FPEROVES / MILWAUKEE COUNTY
| ,._6,74;&« ;}7&’%44 2

By

State of Wisconsin )
SsS.
County of Milwaukee )

Personally came before me this /57H day
of _MnrcH » 1952, the above-name to me known to be the
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person who executed the foregoing instrument and acknowledge
the same.

A Q 050
(

Notary Public, State of Wisconsin
My commission H"O‘7ﬁﬁ

This instrument was drafted by:

(Signatures may be authenticated

or acknowledged. Both are not
necessary.)
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June 10, 2008

Milwaukee County

Attn: Scott Walker, County Executive
Toni Clark, Chairperson Economic and
Community Development Committee
Lee Holloway, Board Chairperson
William J. Domina, Corporation Counsel

Milwaukee County Courthouse

901 North Ninth Street

Milwaukee, WI 53233

Ladies and Gentlemen: Re: Milwaukee County Research Park
Corporation ("MCRPC") Exercise
of its Option to Extend the M-1
Building Lease (the "Lease")

This letter is to notify you that MCRPC, at its June 10, 2008 Board
meeting, authorized the extension of the Technology Innovation Center ("TIC")
Lease for an additional five years. As you know, the TIC has been a tremendous
success, creating and retaining technology and research jobs and businesses in
Milwaukee County. This success has required MCRPC to extend the Lease to
accommodate its research and technology tenants which typically lease space for
up to three-year terms. The Lease, which expires on September 30, 2008, must
now be extended to accommodate the lease needs of such tenants.

Milwaukee County (the "County") and MCRPC entered into a certain
Lease for part of the building formerly known as the Muirdale M-1 Building, now
known as the TIC, and certain parking related thereto, which Lease was dated as
of March 15, 1993 (the "Original Lease"). The County and MCRPC also entered
into that certain TIC Agreement, further defining their relationship related to the
TIC, which agreement was dated March 9, 1993 (the "TIC Agreement"). The
Original Lease was amended by certain First Amendment to Lease dated as of
April 26, 1994, that certain Lease Extension Agreement dated March 25, 1995,

18437 Innovation Drive, Suite 123 @ Wauwatosa, WI 53226-4815 @ Phone 414.778.1400 Fax 314.778.1178 Internet www.mcerpc.org



Milwaukee County

June 10, 2008
Page 2

and that certain Third Amendment dated as of February 19, 1999, and further
amended by that certain Fourth Amendment to Lease executed by the County on
August 31, 1999. The Original Lease and the TIC Agreement, as amended, shall
hereinafter be referred to as the "Lease."

The term of the Lease extends through September 30, 2008, and MCRPC
has the ability to extend the Lease for up to two five-year additional terms.

MCRPC hereby formally notifies the County, as permitted by the Lease,
that it is extending the term of the Lease through September 30, 2013. As
provided for in the Lease, all the terms and conditions of the Lease applicable to
the existing term shall be applicable to the extended term.

Please contact William Ryan Drew or Guy T. Mascari at the Research Park
at 414-778-1400 if you have any questions or comments regarding this matter.
MCRPC looks to a continuing mutually beneficial relationship with the County at
the TIC.

MILWAUKEE COUNTY RESEARCH
P ORPORATION o

BY/Zwiss A

James N. Elliott, Chairman

Executive Director

MW\618797
Encs.

cc  Mr. Guy T. Mascari
Mr. William Invie Shroyer



FIRST AMENDMENT TO LEASE BETWEEN
MILWAUKEE COUNTY AND MILWAUKEE COUNTY
RESEARCH PARK CORPORATION FOR THE
BUILDING COMMONLY KNOWN AS M-1 ("First Amendment")

por
7
This Agreement is dated as of l;“;abnfary?;, 1994 between

MILWAUKEE COUNTY (the "County") and the MILWAUKEE COUNTY
RESEARCH PARK CORPORATION ("MCRPC").

RECITALS
A.  The County and MCRPC entered into a certain lease for part

of the M-1 Building, which lease is dated as of m s, .4 ,5, 199 3 (the
"Lease").

B.  The County and MCRPC now desire to expand the definition
of the Premises.

AGREEMENTS

In consideration of the Recitals and the mutual agreements which
follow and other good and valuable consideration (the receipt and sufficiency of
which is hereby acknowledged by the parties), the County and MCRPC agree as
follows:

1. Premises. The first sentence in section 1 of the Lease shall be
deleted in its entirety and the following shall be inserted in its place:

The County hereby leases to MCRPC those portions of
the building commonly known as M-1 making up part of the
basement and the entire first, second and third floors of M-1 as
depicted on Rider No. 1 to this First Amendment to Lease and
incorporated herein (the "Premises") consisting of approximately
97,936 square feet and the approximately 120 parking spaces located
adjacent to M-1 for exclusive use by MCRPC and its subleasees.

2. Effective Date. The effective date of this First Amendment is
as follows: the third floor shall be added to the description of the Premises as of
the date of execution by both parties of this First Amendment, and the third floor
shall be delivered to MCRPC broom clean and in good condition, ordinary wear
and tear excepted.

59303WTS:LRB 02/14/94



3 No Other Amendments. Except as specifically amended by
this First Amendment, the Lease shall remain unmodified and in full force and
effect.

MILWAUKEE COUNTY

sy~ 4 HZl LY

Its Director of Public Works

MILWAUKEE COUNTY RESEARCH
PARK CORPORATION

BY /\FAI’?L/(-‘\J('AL"J“‘?
Its Qs SAewu€ Qauckty
2 ¥

59303WTS:LRB 02/14/94 2
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REINHART | BOERNER | VAN DEUREN  ECONOMI DEVELOPMENT

NORRIS & RIESELBACH, S.C. MAR 21 1995

ATTORNEYS aT Law

DEPT OF ADMINISTRATION

March 20, 1995 _ MILMAUKEE COUNTY

SENT VIA FACSIMILE

DELIVERED BY MESSENGER

Timothy Casey, Director Ms. Kathleen Goldammer
Economic Development Milwaukee County Research Park
907 North 10th Street Corporation

Room 309 10437 Innovation Drive
Milwaukee, W1 53233 Wauwatosa, WI 53226

Andrew Hunsick, Principal Assistant
Corporation Counsel

901 North 9th Street

Milwaukee, WI 53233

Dear Sirs and Madam: Re:  M-1 Lease Agreement

[ enclose for your review a revised draft of the Lease Extension Agreement
(the "Agreement") which incorporates the resolution adopted by Milwaukee
County. Based on my discussions with Mr. Hunsick, attaching the resolution
should finalize this matter. I have sent six execution originals of this Agreement to
Mr. Casey for signature.

If you have any questions or comments regarding this matter, please contact
me at your convenience. If I have not received your response by 3 p.m. on
Tuesday, March 21, I will assume you find the Agreement acceptable.
Unfortunately, I will be out of the office from Tuesday, March 21 through
Monday, March 27.

Yours very truly,

()
/ZA_/(,L&
WHliam T. Shroyer
12919WTS:PF

Enc.

1000 Morth Water Street P.0. Box 92900 Milwaukee, Wisconsin 53202-0900 Telephone (414) 298-1000 Facsimile (414) 298-8097

Denver, GO Madison, W1 Milwaukee, WI Washington, D.C
(303) 831-0909 (608) 283-7900 (800) 553-6215 (202) B33-7366
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LEASE EXTENSION AGREEMENT

THIS LEASE EXTENSION AGREEMENT (the "Agreement") is
dated as of this 26 day of March, 1995 by and between MILWAUKEE
COUNTY, a municipal body corporate (the "County") and MILWAUKEE
COUNTY RESEARCH PARK CORPORATION, a Wisconsin non-stock
corporation ("MCRPC"),

RECITALS
The County and MCRPC acknowledge the following:

A.  The County and MCRPC entered into a lease agreement dated
March 15, 1993 (the "Lease") for certain premises commonly known as the
Muirdale Building ("M-1") making up part of the basement and the entire first
floor and second floor of M-1 as depicted on Exhibit A attached to the Lease (the
“Premises") consisting of approximately 76,847 square feet and the approximately
26 parking spaces immediately adjacent to M-1 for exclusive use by MCRPC and
its sublessees.

B.  The Lease is scheduled to expire on March 25, 1998 (the
"Expiration Date").

C.  The Lease provides MCRPC with three one-year extension
options following the Expiration Date.

D.  MCRPC desires to enter into certain sublease agreements (the
"Subleases”) for certain space in the Premises, which Subleases shall expire after
the Expiration Date.

E.  MCRPC desires to have the option to add part of the
previously excluded portion of the basement in the definition of the Premises.

F. The County has authorized execution of this Agreement by
the Resolution attached hereto and incorporated herein as Exhibit B. The County

and MCRPC now desire to extend and modify the Lease pursuant to the terms and
conditions set forth herein.

AGREEMENTS

In consideration of the Recitals and mutual agreements which
follow, MCRPC and the County agree as follows:

155359JSR:JHH 03/14/95



L. The conditions to extending this Lease have been satisfied,
section 13 of the Lease is hereby deleted, and the term of this Lease is hereby
extended for 3 years with a new Expiration Date of March 25, 2001.

2. MCRPC shall have no further renewal rights under the Lease
unless mutually agreed to by the County and MCRPC.

3. Minimum base rent for the extension term shall be as follows:
Extension Year Minimum Base Rent
1 $7.00/square foot 3/2¢148 - 2l2¢]aq
2 $7.25/square foot 3[7¢135 - 3l2rl®
3 $7.50/square foot 3/2alow -~ Zj25 /o)

4, The County hereby grants MCRPC the option to add all, or
any portion, of the previously excluded portion of the basement of M-1 in the
definition of the Premises, except in no event shall such addition include any
utility room or boiler room in the basement. If MCRPC desires to add all, or any
portion, of the previously excluded portion of M-1, MCRPC shall give the County
ten days advance written notice describing the additional space taken and on the
tenth day after MCRPC sending notice, such additional space shall automatically
become part of the Premises for all purposes of the Lease.

5. All terms and conditions of the Lease shall remain

unmodified and in full force and effect through the new Expiration Date unless
specifically modified by the terms of this Agreement.

MILWAUKEE COUNT

o Con [P0

Its DiperroR —DPUD

MILWAUKEE COUNTY RESEARCH
PARK CORPORATION

BY /v‘fc-(ﬂ%

Its gerise Execorid Dipcegue

135359JSR:JHH 03/14/95 2



EXHIBIT B

i A HESOLUTION '
Authorizing Extension of the Lease of a

| Portion of the M-1 Building for .
Use as a Technology Inculator :

'WHEREAS , in Decembet, 1992 the County ‘Board authoﬂided a
leass of portlons of the M-l (Muirdale) building on the Mllw ukee
-County Grounds | ito the Milwaukee County Research Park Corporatlon

(MCRPC) for use as a technology incubator; and
l

. in March, 1993 this lease was executed and MCRpC

began the procéss of converting M-1 into a technology 1nqubaLor,

and

WHEIEAS in the two years since then, MCRPC has bepn
1l i

successt n rehabilztat;ng major portions of the bullhlpg znd

in attrac >ting 18 tenants who currently occupy in excess-of 3p,000

sqQquare feet; and
WHE . MCRPC continues to negotiate with additionah

tenants intereéted in leasing space at the Technology Innbvatlon
i
Center; and ?

WHEﬁEAS ﬁhe origlnal lease was for flve years, with;thtee

one year extensions, and!is set to expire in 1998, if notl
extendedj and i

' WHE . %CRPC will soon be in a position where theyi cah not
enter into firﬁ 3 year leases because of this expiration hat :
and

" WHEREAS, MCRPC has tequested an extension of the orilyindl

leask for three years, etfect1ve1y converting three one—vbar

extensions lnto one three-year extension; and



Technol

+ MCRPC has been successful in developiing thei

- -
Inncvation Center into one of the largest and most

éucca?s' 1l teéhnonogy incubators in the country, and itfi% in the

best @nt rests of Milwaukee County and the Research Park ;o
contiﬁue this' success; now, therefore .
ﬁE IT RESOEVED, that the Director of Pﬁblic Works &sg
autho%ized to.enter into a three Year extension of &he ie?se of
portions |of the M-1 building to the Milwaukee cOunt& Rege?rch

Park Corpgoration for continued use as a technology incﬁba?or.

Fiscal Note: ‘- Adoption of this resolution would re&ultlih ar

T

incremental increase in revenues to both' Milwgukee
County and the Milwaukee County Research' Park
Corporation as additional space is leasedl to
technology companies.
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RESEARCH PARK

June 10, 2008

Milwaukee County

Attn: Scott Walker, County Executive
Toni Clark, Chairperson Economic and
Community Development Committee
Lee Holloway, Board Chairperson
William J. Domina, Corporation Counsel

Milwaukee County Courthouse

901 North Ninth Street

Milwaukee, WI 53233

Ladies and Gentlemen: Re: Milwaukee County Research Park
Corporation ("MCRPC") Exercise
of its Option to Extend the M-1
Building Lease (the "Lease")

This letter is to notify you that MCRPC, at its June 10, 2008 Board
meeting, authorized the extension of the Technology Innovation Center ("TIC")
Lease for an additional five years. As you know, the TIC has been a tremendous
success, creating and retaining technology and research jobs and businesses in
Milwaukee County. This success has required MCRPC to extend the Lease to
accommodate its research and technology tenants which typically lease space for
up to three-year terms. The Lease, which expires on September 30, 2008, must
now be extended to accommodate the lease needs of such tenants.

Milwaukee County (the "County") and MCRPC entered into a certain
Lease for part of the building formerly known as the Muirdale M-1 Building, now
known as the TIC, and certain parking related thereto, which Lease was dated as
of March 15, 1993 (the "Original Lease"). The County and MCRPC also entered
into that certain TIC Agreement, further defining their relationship related to the
TIC, which agreement was dated March 9, 1993 (the "TIC Agreement"). The
Original Lease was amended by certain First Amendment to Lease dated as of
April 26, 1994, that certain Lease Extension Agreement dated March 25, 1995,

10437 Innovation Drive, Sufte 123 Wauwatosa, W1 §3226-4815 8 Phone 414.778.1400 Fax 414.778.1178 Internet WWW.mCFpC.Oorg



Milwaukee County
June 10, 2008
Page 2

and that certain Third Amendment dated as of February 19, 1999, and further
amended by that certain Fourth Amendment to Lease executed by the County on
August 31, 1999. The Original Lease and the TIC Agreement, as amended, shall
hereinafter be referred to as the "Leasc."

The term of the Lease extends through September 30, 2008, and MCRPC
has the ability to extend the Lease for up to two five-year additional terms.

MCRPC hereby formally notifies the County, as permitted by the Lease,
that it is extending the term of the Lease through September 30, 2013. As
provided for in the Lease, all the terms and conditions of the Lease applicable to
the existing term shall be applicable to the extended term.

Please contact William Ryan Drew or Guy T. Mascari at the Research Park
at 414-778-1400 if you have any questions or comments regarding this matter.
MCRPC looks to a continuing mutually beneficial relationship with the County at
the TIC.

MILWAUKEE COUNTY RESEARCH

Executive Director

MW\618797
Encs.

cc  Mr. Guy T. Mascari
Mr. William Invie Shroyer



August 15, 2000

Milwaukee County

Attn: F. Thomas Ament, County Executive
Linda Ryan, Chairperson Economic and
Community Development Committee
Karen M. Ordinans, Board Chairperson
Robert Ott, Corporation Counsel

Milwaukee County Courthouse

901 North Ninth Street

Milwaukee, WI 53233

Ladies and Gentlemen: Re: Milwaukee County Research Park
Corporation ("MCRPC") Exercise
of its Option to Extend the M-1
Building Lease (the "Lease")

This letter is to notify you that MCRPC, at its July 18, 2000 Board meeting,
authorized the extension of the Technology Innovation Center ("TIC") Lease for
an additional five years. As you know, the TIC has been a tremendous success,
creating and retaining technology and research jobs and businesses in Milwaukee
County. This success has required MCRPC to extend the Lease to accommodate
its research and technology tenants, which typically lease space for three-year
terms. The Lease, which expires on September 30, 2003, must now be extended to
accommodate the lease needs of such tenants.

Milwaukee County (the "County") and MCRPC entered into a certain
Lease for part of the building formerly known as the Muirdale M-1 Building, now
known as the TIC, and certain parking related thereto, which Lease was dated as
of March 15, 1993 (the "Original Lease"). The County and MCRPC also entered
into that certain TIC Agreement, further defining their relationship related to the
TIC, which agreement was dated March 9, 1993 (the "TIC Agreement"). The
Original Lease was amended by certain First Amendment to Lease dated as of
April 26, 1994, that certain Lease Extension Agreement dated March 25, 1995,
and that certain Third Amendment dated as of February 19, 1999, and further
amended by that certain Fourth Amendment to Lease executed by the County on

10437 Innovation Drive, Suite 123 B Wauwatosa, W1 53226-4815 @ Phone 414.778.1400 Fax 414.778.1178 Internet w ww.merpce.org



Milwaukee County
August 15, 2000
Page 2

August 31, 1999. The Original Lease and the TIC Agreement, as amended, shall
hereinafter be referred to as the "Lease."

The term of the Lease extends through September 30, 2003, and MCRPC
has the ability to extend the Lease for up to three five-year additional terms.

MCRPC hereby formally notifies the County, as permitted by the Lease,
that it is extending the term of the Lease through September 30, 2008. As
provided for in the Lease, all the terms and conditions of the Lease applicable to
the existing term shall be applicable to the extended term.

Please contact William Ryan Drew or Guy T. Mascari at the Research Park
at 414-778-1400 if you have any questions or comments regarding this matter.
MCRPC looks to a continuing mutually beneficial relationship with the County at
the TIC.

MILWAUKEE COUNTY RESEARCH
PARK CORPORATION

/ S :) !/f

BY /. S s L A
William Ryan Drew
Executive Director

MW\618797

Encs.

cc  Mr. Guy T. Mascari
Mr. William T. Shroyer



AUTHORIZATION RESOLUTION: 2000—3 5-YEAR EXTENSION
OF TECHNOLOGY INNOVATION CENTER MASTER LEASE
WITH MILWAUKEE COUNTY

ACTION TAKEN
BY THE MILWAUKEE COUNTY RESEARCH PARK
CORPORATION (the "Corporation") AT ITS REGULARLY
SCHEDULED BOARD OF DIRECTORS MEETING ON
JULY 18, 2000 (the "Board Meeting")

I, James N. Elliott, Chairman of the Board of Directors of the Corporation,
and I, Guy T. Mascari, Director of Development for the Corporation, hereby
certify and confirm the following:

1. That the Board of Directors at the Board Meeting, fully approved
and authorized the five-year extension of the lease for the building formerly known
as the Muirdale M-1 Building, now know as the Technology Innovation Center
(the "Lease"), which will result in the extension of the term of the Lease through
September 30, 2008, on the same terms and conditions as the current term of the
Lease.

2. The Corporation authorized and directed, its Chairman of the Board,
James N. Elliott or William Ryan Drew, its Executive Director, acting alone or
together, to execute all extension notices, agreements, documents, instruments,
affidavits and other items as they, in their discretion, deem appropriate to
effectuate the intent of the Corporation to extend the Lease with the County.

3. No further action or approval is required by the Corporation or its
Board of Directors to authorize, approve or direct the completion of the above-
described action, all such necessary approvals and authorizations having been
obtained at the Board Meeting.

MILWAUKEE COUNTY RESEARCH
P/ RPORATION O

BY, -
James N. Elliott, Chairman of the

Board
BY /%J/q D WAst—

Guy T. Mascehi, Director of
Development

MW\618785_2WTS:LCP 07/13/00



REINHART | BOERNER | VAN DEUREN
NORRIS & RIESELBACH, S.C.

ATTORNEYS AT Law

April 11, 2000

Guy T. Mascari

Director of Marketing

Milwaukee County Research

Park Corporation

10437 Innovation Drive, Suite 123
Milwaukee, WI 53226

Dear Guy: Re: Ability of MCRPC to Exercise its
Options to Extend the M-1 Lease
(the "Lease")

Pursuant to your request, I am sending this letter to confirm that the Fourth
Amendment to Lease between Milwaukee County (the "County") and MCRPC for
the building commonly known as M-1 (the "Fourth Amendment") provides
MCRPC with the unilateral right to three five-year options to extend the term of
the M-1 Lease.

As a prerequisite to MCPRC exercising its option, MCRPC may not be in
default with respect to any of its obligations under the Lease, and MCRPC shall
provide written notice to the County at least 120 days prior to the expiration of the
original or extension term then in effect. If these conditions are satisfied, MCRPC
has the unilateral right to extend the terms of the M-1 Lease. Even though you
have this unilateral right, as a practical matter, if you are entering into subleases
with tenants for a term extending beyond the currently extended term of the M-1
Lease, it would be prudent to extend the M-1 Lease with the County to enable you
to satisfy your obligations under the terms of such Sublease. If there are other
overriding concerns which lead you to the conclusion that MCRPC does not desire
to extend the M-1 Lease with the County now, MCRPC has the right to exercise
such options at such later dates, MCRPC can make commitments to subtenants
which will be fulfilled by MCRPC later exercising its options to extend the M-1
Lease with the County. Of course, in this later scenario, it is imperative for
MCRPC to not be in default and to provide the requisite notice, otherwise it would
be liable to subtenants for failing to deliver on its Sublease obligations.

1000 North Water Street P.O. Box 514000 Milwaukee. Wisconsin §3203-3400 Telephone (414) 298-1000 Facsimile (414) 298-8097

Denver, CO Madison, WI Mitviaukee. Wi
(303) 831-0909 (608) 229-2200 (800) 553-6215



Guy T. Mascari
Director of Marketing
April 11, 2000

Page 2

Please contact me at your convenience if you have any comments or
questions regarding this matter.
Yours very truly,

Wi iam T. Shroyer

MW\604576 WTS:LLR



FOURTH AMENDMENT TO LEASE BETWEEN
MILWAUKEE COUNTY AND
MILWAUKEE COUNTY RESEARCH PARK CORPORATION
FOR THE BUILDING COMMONLY KNOWN AS
M-1 ("Fourth Amendment")

This Fourth Amendment is dated as of 4604\" wbel _% 1998 between
MILWAUKEE COUNTY (the "County") and the MILWAUKEE COUNTY
RESEARCH PARK CORPORATION ("MCRPC").

RECITALS

1. The County and MCRPC entered into a certain lease for part
of the building formerly known as the Muirdale M-1 Building, now known as the
Technology Innovation Center (the "TIC"), and certain parking related thereto,
which lease was dated as of March 15, 1993 (the "Original Lease").

2. The County and MCRPC entered into a certain TIC
Agreement, further defining their relationship related to the TIC, which agreement
was dated as of March 9, 1993 (the "TIC Agreement").

3. The Original Lease was amended by that certain First
Amendment to Lease between the County and MCRPC for the TIC ("First
Amendment"), which was dated as of April 26, 1994.
AN

4, The Original Lease, the TIC Agreement, as modified by the
First Amendment, were extended by that certain Lease Extension Agreement,
dated as of March 25, 1995 (the "Second Amendment"), which extended the Lease
through March 25, 2001.

5. The Original Lease, the TIC Agreement, as modified by the
First Amendment and Second Amendment, was further amended by the Third
Amendment ("Third Amendment"), dated as of February 19, 1998 (expanding the
premises to the entire TIC).

6. The Original Lease, the TIC Agreement, as amended by the
First Amendment, extended by the Second Amendment, and amended by the Third
Amendment, shall hereinafter be collectively referred to as the "Lease."

7. The County and MCRPC now desire to extend the term of the
Lease through September 30, 2003 and grant MCRPC three five-year options to
extend the Lease.

MW336131_2WTS:DG 07/07/98



8. The County has authorized execution of this Agreement by
the Resolution attached hereto and incorporated herein as Exhibit A, MCRPC has
authorized execution of this Agreement by Authorization Resolution adopted at its
February 10, 1998 Board of Directors meeting. The County and MCRPC now
desire to modify and amend the Lease pursuant to the terms and conditions set

forth herein.
AGREEMENTS

In consideration of the Recitals and mutual agreements which
follow, the County and MCRPC agree as follows:

L. Term. The Term of the Lease is hereby extended through
September 30, 2003.

2. Options to Extend. The County hereby grants MCRPC three
five-year options to extend the term of the Lease on the following terms and
conditions.- If MCRPC is not in default with respect to any of its obligations under
the terms of this Lease at the time of the exercise of its option to extend, MCRPC
shall have the right to extend the term of this Lease for three additional periods of
five years each, subject to the following terms and conditions:

(a8)  The first option shall commence on October 1, 2003.

(b)  Each option to extend the term of this Lease shall be
exercised, if at all, only by written notice to the County at least 120 days prior to
the expiration of the original or extension term then in effect.

(c)  Except as set forth in (a) and (b) above, all terms and
conditions of this Lease applicable to the original Lease Term shall be applicable
to any extension terms.

3. Effective Date. This Fourth Amendment shall be effective as
of the date of execution by both parties of this Fourth Amendment,

MW336131 _2WTS:DG 07/07/98 2



4, No Other Modification. Except as specifically amended by
this Third Amendment, the Lease shall remain unmodified and in full force and

effect.

MILWAUKEE COUNTY

w2 //4.“.7

¢&-Director of Public Works

MILWAUKEE COUNTY RESEARCH
RPORATION

Chairman of the Board

Attest:

ifliam R. Drew
Executive Director

MW3\36131_2WTS:DG 07/07/98 3
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EXHIBIT A

File No. 98-348
Uournal, June 18, 1998)

(ITEM 16) Resolution by Supervisors Ryan, Jasenski, Dean and others, relating to
distribution of revenue from the sale of Milwaukee County Research Park Corporation
(MCRPC) leased lands, repayment of funds advanced to MCRPC and funding of MCRPC

annual operating budgets, by recommending adoption of the following:

AN AMENDED RESOLUTION

WHEREAS, a Blue Ribbon Task Force appointed by former County Executive
William E. O’'Donnell in April, 1984, recommended that Milwaukee County develop a

research and technology park on County Institutions land located in the City of
Wauwatosa; and

WHEREAS, the Milwaukee County Board of Supervisors considered the
recommendations contained In the final report of the Blue Ribbon Task Force in May,
1986, and unanimously endorsed the report and its findings (Flle Nos. 84-945 and 86-84);

and

WHEREAS, the Milwaukee County Research Park Corporation (MCRPC) was
incorporated as a private, non-profit entity in May, 1987; and in January, 1992, the County
Board of Supervisors unanimously approved a 100 year Ground Lease, Restrictive
Covenants, a Master Plan, and a Development Agreement with the MCRPC for
approximately 175 acres of County-owned land; and

hS

WHEREAS, in March, 1992, the MCRPC received its first funding advance from
Milwaukee County, as provided for in the development agreement; and

WHEREAS, from 1989-1993, the MCRPC incurred expenditures for “soft-costs” that
are present in a major real estate development, such as, site planning, legal issues,
environmental Investigation, economic feasibility, TID analysis and marketing; and

WHEREAS, since 1994, the MCRPC has installed public improvements financed by
a Tax Incremental District (TID) which have added $7.6 million to the value of its leased

land holdings; and

WHEREAS, the MCRPC also leases the former Muirdale Sanitarium (M-1 Building)
from Milwaukee County and has invested approximately $1 million in the development of
an incubator facility, the Technology Innovation Center; and

WHEREAS, the MCRPC has, with the approval of Milwaukee County, sold 24 acres
of land for construction of a corporate headquarters and two multi-tenant buildings,

-1-



34  development which has added approximately $25 million in new tax base; and

35 WHEREAS, the Milwaukee County Research Park is currently home to nearly 40
36 companies, occupying approximately 275,000 square feet of space and employing over

37 900 people; and

38 WHEREAS, the County Board of Supervisors has directed the Department of

39 Administration (File No. 97-727) to “review the administration and policies of the

40 Economic Development Division and the Milwaukee County Research Park Corporation
1 and staff and recommend changes, if any, to the Committee on Economic Development

42 and the County Board...”; and

43 WHEREAS, the Director of the Department of Administration, in a report dated
44 March 4, 1998, submitted a series of recommendations related to the MCRPC's operating
45 budget, staffing, management of the TIC and distribution of land sale revenue; and

46 WHEREAS, these recommendations were submitted to the MCRPC Board of
47 Directors for review and consideration; and
48 WHEREAS, the MCRPC Board of Directors, at a meeting on April 28, 1998,
49  endorsed the following recommendations to be considered by Milwaukee County:
S0 1. Amount of tax levy advance to be considered MCRPC debt - $1.2 million.
51 2. 65% of land sales revenue be paid to Milwaukee County.
hY
52 3. ' Land sale revenue paid Milwaukee County be considered as payment of
53 MCRPC debt. ' -
54 4. MCRPC agrees not to request tax levy to support its operations.
55 5. Milwaukee County agrees to authorize the sale of remaining MCRPC leased
56 land located within the southwest quadrant of the County Grounds.
57 6. Milwaukee County agrees to extend the Technology Innovation Center lease to
58 September 30, 2003, and grant three five-year options to lease commencing
59 Octaober 1, 2003.
60 and
61 WHEREAS, on May 28, 1998 the Milwaukee County Research Park Corporation
62  Board approved a “Research Park Corporation Affirmative Action Plan” thereby declaring
63 its commitment to the principle of equal employment oppoitunity by declaring the

2=



64
65

66

67
68

69
70

71
72

73
74

75

76
77
78
79

80
81
82
83
84

85
86
87
88
89

90
91
92

93
94
95

following four objectives and five implementation steps to advance the diversity of
employees working in Milwaukee County Research Park businesses:

1)

2)

3)

4)

To increase the pool of minority applicants qualified for employment at the
Milwaukee County Research Park. o

To increase awareness of businesses located in the Milwaukee County Research
Park of the importance of employee diversity in the workforce.

To increase employment of minorities and workforce diversity at the
Milwaukee County Research Park.

To periodically review workforce diversity at the Milwaukee County Research
Park. :

1)

- 2)

3)

4)

5)

Lease Agreements - Each lease for space in the Technology Innovation Center
will contain a “nondiscrimination and affirmative action plan” whereby a tenant
of the Park will not discriminate on the grounds of race, color, national orlgin,
religion, age, sex or disability.

Land Sales/Lease Agreements - Each agreement to sell or lease land will
contain a2 “nondiscrimination and affirmative action plan® whereby the
Buyer/Lessee shall agree not to discriminate agalnst any employee or applicant
for employment because of race, color, national origin, religion, age, sex or

disability.

Workforce Development - The Research Park will establish a Scholarshlp
Program for the purpose of encouraging young adults, with an emphasis on -
minorities and women to pursue a career in the field of Information Technology
and other technology disciplines. Funding for the Scholarship Fund will be
provided from the Research Park Technology Development Fund.

Tenant Education - Tenant education through monthly tenant meetings will
include speakers knowledgeable in such fields as Affirmative Action, Equal
Opportunity, Minority Business Development and Workforce Development.

Outreach - Include provision in the Research Marketing Plan that provide for
advertising Research Park rental/sales opportunities and other noteworthy news
in publications that circulate in the minority/women’s business community.
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119
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now, therefore,

BE IT RESOLVED, that the Milwaukee County Board of Supervisors, having
considered this request from the MCRPC Board of Directors, does hereby adopt the
following policies related to operation of the Milwaukee County Research Park:

1.

2.

and

The MCRPC will no longer receive tax levy funding to supp.ort its operations.

The amount of tax levy previously advanced to MCRPC, which will be
considered debt, to be repaid to Milwaukee County is $1.2 million.

Milwaukee County will provide authorization to MCRPC to sell the remaining
MCRPC leased lands located within the southwest quadrant of the County

Grounds.

MCRPC will be required to return 65% of all land sale revenues to Milwaukee
County.

All land sale revenues returned to Milwaukee County will be considered as
repayment of the existing MCRPC debt.

Milwaukee County agrees to extend the MCRPC's lease for the Technology
Innovation Center (M-1 Building) to September 30, 2003, and will grant three
additlonal five-year option periods commencing on October 1, 2003.

BE IT FURTHER RESOLVED, that the Directors of the Department of Administration
and the Department of Public Works are hereby authorized to execute any and all
instruments, documents, and forms necessary to carry out the intent of this resolution and
shall submit same to the County Board for approval prior to implementation of the policies

set forth in this resolution.

FISCAL NOTE: The adoption of this resolution establishes the policy of Milwaukee

County eliminating tax levy funds In future budgets for the Research Park.
The Resolution allows the MCRPC to sell the remalning MCRPC leased
land within the southwest quadrant of the County Grounds and extends
the lease for the Technology Innovation Center. This Resolution will

change the revenue which the County would receive from future land
sales, which are unknown at this time, so that the actual future revenue

from land sales cannot be determined.
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| HIRD AMENDMFEN1 TO LEASE BETWLIN
MILWAIIKEE COUNTY AND
MILWAUKEE COLINTY RESEARCH PARK CORPORATION
FOR THE 1SUILDING COMMONLY KNOWN AS
M-1 ("Third Amendment")

This Third Amendment is dated as of February 19, 1998 berween
MILWAUKEE COUNTY (the "County") and the MILWALUKEE COUNTY
RESEARCH PARK CORT'ORATION ("MCRPC").

RECITALS

1. The County and MCRPC entered into a certain lease for part of the
building formerly known as the Muirdalc M-1 Building, now known as the Technology
Innovation Center (the "TIC"), and certain parking rclated thereto, wliich leasc was dated
as of Masch 15, 1993 (the "Original Leasc”).

2. The County and MCRPC entered into certain TIC Agreement,
further defining their relationship related to the TIC, which agreement was dated as of
March 9, 1993 (the "I'IC Agreement”).

3. The Original Leasc was amended by that certain First Amendment to
Lease between the County and MURPC for the TIC (“Fust Amendment”), which was
dated as of April 26, 1994.

4 The Original Lease, the Ti(: Agreement, a5 modilied-by the First
Amendment, were cxtended by (hat certain 1.case Extension Agreement, dated 83 of
March 25, 1995 (the “Secund Amendment™), which extended the | asc through
March 28, 2001,

5. ‘The Original Lease, the TIC Agreement, as amended by the Lirst
Amendient, extended by the Second Ameudment shall hereinafter be collectively
referred to as the "Lease."

6.  The County and MCRPC now desire to expand the definition of the
Premises in the Lease to include the fourth and fifth floors of the TIC.

7. The County has authorizcd execution of this Agreement hy the
Resolution attached hercto and incorporated herein as Exhibit A. MCRPC has authorized
execution of this Agreement by Authorization Resolution adopted at its Fcbruary 10,
1998 Bowd of Directors meeting. The County aund MCRPC. now desire to modifly and
amend the Leasc pursuant to the terms and conditians set forth herein.

MWN?263_EWTS:IM 01/1xry
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AGREEMUENTS

In consideration of the Recitals and mulual agreements which follow, the
County and MCRPC agree s follows:

1. Premiscs. The first sentence in section 1 of he Leasc is hereby
deleted in its entirety and the following is hercby inserted in its place:

The County hereby lcases to MCRPC those portions of the building
commonly kuawn as the TIC and making up part of the basement and the
entire frst, second, third, fourth, and fifth floors of TIC as depicted on
Exhibit B attached to this Thiid Amendment and incorporated herein
(collectively, the "Premises") cansisting of apptoximately 126,376 squure
fcet and the approximately 269 parking spaces locatcd adjacent to e TIC
for exclusive use hy MCRPC and ils sublessec

2. Effective Date. This ‘Ihird Amendment shall be cffcotive as ol the
dute of exccution by both puties of this Third Amendment and the fourth flour shall be
Jdelivered by the County to MCRPC by February 27, 1998, broom oleaned and in gond
condition, ordinary wear and fear accepted. The Litth finor shall be delivercd by the
County to MCRPC, by August 31. 1998, bivom-cleancd and in gwod condihon, ordinary
wear and tear cxcepted. The County shall also remove any eyuipment and personal
propely it has, including but not limited to lockers, shelviug and cahinets (as designated
Ly MCRI'C:), from the fourth foor hy February 27, 1998 and the fifth floor by August 51,
199%. Any such equipiucat or personal property left by the County on the fowth floor
heyond February 27, 1948 or the fifth fluut beyond Anugust 31, 1998 shall became the
property of MURIC and may be dispused of a3 MCRPC deems appropriate,
Notwithstanding the foregoiny, thc County shall, atits cost, remove: the X-Tay machine
and related systems and equipment trom the fourth floor of the: Premises by Pebruary 27,
1998.

3. No Other Modification, Except as specifically amended by this
Third Amendment, the Lease shall remain unmedificd and in full force and effect.

MILWAUKEE COUNTY

)
BYf,//’T/;)/?/)// A4
4

Director of Public Works
7, 2/ .

)

MWN776Y GWTE:JM 0V 1vrue
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MILWAUKEE COUNTY RESEARCH
PARK CORI'ORATION /],

Virt e

Jamcs-l.".llintt
Chairman of the Board

nwy A

Afteat:

ticrald Schwerm
Acting Executive Director

P.B4,85
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File No. 97 817
(oumal, December 18, 1997)

3 (ITEM 2) From [xecutive Director, Milwaukee County Research Park Corporalion,
4  requesting approval to amend the current lease to add the fourth and fifth floors for part of
5

the M-1 Building, by recommending adoptlon of the fallowing:
é A RESOLUTION

7 W1 ICREAS, in December, 1992, lhe Caunty soard authorized a lease of partions of
8  the M-1 (Muirdale) building on the Milwaukece County Grounds to the Milwaukee County
9  Rasearch Park Corporation (MCRPC) fur use as a tachnalogy incubator; and

10 WHEREAS, the MCRPC has been successful in rehabilirating major portions of the
11  building and in atracdng tenants wha currently occupy all of the first three floors, and
12 MCRPC continues to negotiate with additional tenants interested in leasing space at the

13 Technology Innovation Center; and

14 WHEREAS, MCRPC has requested an amendmaent to the current lease to add the 4th
15  and Sth floars, which MCRPC will remodel for new tenants; and

16 WHEREAS, MCRPC has been successful In devaleping the Technology Innovation
17  Center into one of tha largest and most successful technology incubatars in the country,
18 and Itis in the best interests of Milwaukee County and the Research Park 1o continue this

19 success; now, therefore,

CW\ 20 BE |1 RESOLVED, that the Director of Public Works is authorized to enter into 2
21  lease amendmer for the remaining portions of the M1 bullding to the Milwaukee Caunty
22 Recaarch Park Carporation for continued use as a technology incubator with the same
23 terms and cenditions as the eurrent |ease which explres in March, 2001.

74  FISCAL NOTE: Adaptian of this resolution would result in an incremental increase in

25 revenues 1o both Milwaukee County and the Milwaukee County

3 Research Park Carporation as addltional space is leased to technology
az companies.

28 GEBasd

29  February 17,1998
30  97817.WPD
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M ilwaukee County

3 RESEARCH PARK

September 30, 1998

Mr. William Hatcher

Milwaukee County Department of
Administration-Economic Development
Courthouse, Room 307-C

901 North Ninth Street

Milwaukee, WI 53233

Dear Mr. Hatcher:

In accordance with the lease between Milwaukee County and Milwaukee County Research
Park Corporation (MCRPC) for the M-1 Building dated March 15, 1993, as amended,
- MCRPC hereby gives notice that it desires to add to the Premises the cross-hatched area
' on the floor plan attached hereto and incorporated herein as Exhibit A. This area consists
of approximately 1,768 square feet of space and is commonly known as Room B12C in
the basement of the building formerly known as M-1, now known as the Technology
Innovation Center.

It is our understanding that the additional space shall be vacated and available to MCRPC
no later than ten (10) days from the date of this letter.

Sincerely,

M\’_Ww-__‘__

Guy T. Mascari
Director of Marketing

Enclosure

cc:  William Ryan Drew

10437 Innovation Drive, Suite 123 @ Wauwatosa, WI 53226-4815 8@ Phone 414.778.1400 Fax 414.778.1178 Internet: info@merpe.org
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Milwaukee County Research Park Corporation
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LANDLORD ESTOPPEL CERTIFICATE

To: Milwaukee County Research Park Corporation
State of Wisconsin, Department of Commerce ("WDC")

The undersigned is the landlord (the "Landlord") under a lease dated
March 15, 1993 as amended by the First Amendment to Lease, dated Apnl 26,
1994 and the Lease Extension Agreement dated as of March 25, 1995,
(collectively, the "Lease") with Milwaukee County Research Park Corporation (the
"Tenant") for certain property described as follows: the Muirdale M-1 Building,
now known as the Technology Innovation Center ("TIC") and certain parking
related thereto. Landlord has agreed to provide this Landlord Estoppel Certificate
to Tenant and the State of Wisconsin, Department of Commerce ("WDC") to
confirm certain items described herein and to support Tenant's application for the
CBED Grant (the "Grant") to cover the operating deficit that will be incurred after
the renovation of the Fourth Floor at the TIC. Therefore, in consideration of the
foregoing, Landlord warrants, represents and certifies to Tenant and WDC as
follows:

1. There exists a Lease (which lease has been amended and
supplemented) between Tenant and Landlord. The Lease expires by its terms on
March 25, 2001. The Premises currently includes part of the basement and all of
the first through third floors of the TIC. Tenant is requesting Landlord's approval
for the addition of the fourth and fifth floors of the TIC to the Premises. Basic
rent payments have been made by the Tenant through the month of
September 1997.

2. The Lease is in full force and effect and has not been further
assigned, modified, supplemented or amended in any way.

3. The Lease represents the entire agreement between Landlord
and Tenant as to the Premises.

4. All conditions and obligations under the Lease to be
performed by Tenant to the date hereof have been performed in a manner
satisfactory to Landlord.

5. No default on the part of Landlord or Tenant exists under the
Lease and no event exists which, with the passage of time or the giving of notice,
or both, would constitute a default under the Lease by Landlord or Tenant.

MW324671 WTS:LRB 10/13/97



6. Neither Landlord nor Tenant has commenced any action or
given any notice for the purpose of terminating the Lease.

7. Landlord has delivered possession of the Premises to Tenant.

The Landlord acknowledges that WDC and Tenant will rely upon
this document in connection with the Grant.

Dated as of October / 7 , 1997,
LANDLORD:
MILWAUKEE COUNTY [/
O\ ) | /\ =P, / /
b'z/_/""’-

BY | /;',WJ é’i ,,?Jmuu

Its Dy of tohbme ovelopucel
& V 7

MW3\24671 WTS:LRB 10/13/97 2
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LANDLORD ESTOPPEL CERTIFICATE

Ta: Milwankee County Research Park
. Stare of Wisconsin, Department of Coquznerce (“WDCT)

The undersigoed is the landlord (the "Landlosd"”) under a Jease dated
March 15, 1993 as amended by the First Amendment to Lease, dated Apri) 26,
1994 and the Lease Extension Agreement dated ag of March 25, 1995,
(collectively, the "Lease") with Milwaukee County Research Park Corporation (the
“Tenant") for certain property described as follows: the Muirdale M- Building,
now kngwn as the Teshnology Innovation Center (“TIC™) and ceytain parking
related thereto. Landlard has agreed to provide this Landigrd Estoppel Cartificate
to Tenaut and the State of Wiscansin, Depaitment of Conumeree (*"WDC™) 1o
canfirm certain items described herein snd to support Tengut's application for the
CBED Grant (the "Grant®) m cover the operating deficit that will be incurred after
the renovation of the Fourth Floor at the TIC. Therefore, in considersticn of the
mm&mmmmwmﬁameﬂmu
follows:

L. ‘Meﬁmalm(whiélwehuhumddnd
supplemented) betwoen Tenant and Landlord. The Lesse expires by ity terms on
March 25, 2001. The Premises carrently msludes part of the basement and all of
thz firxt through dnird floors of the TIC. Tenam is requesting Landlord's approval
fﬁuaﬁimd&eﬁunhmﬁﬁﬁoasd&emmﬁehmu Basic

bave been made by the Tensut through the month of

Sepulnbc 1997.

2.  TheLease is in fall force and effect and has not been further
WMMWmeww

3. mmwmmmbmm«u
and Tenant as to the Prenises.

4, Allauliﬁmadabligu’muﬂw&eh::mbe
performed by Tensut to the date hereof have deen performed in 2 manner

satisfacrory to Landlord.

s. No default an the part of Landlard of Tepant exists undes the
Leage and no evext exdists which, with the passuge of tizme ar the giving of notice,
or both, would constitute a defuult yunder the Loase by Landlord or Tenant.

MWITCWTS:LRD 104397
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B Milwaukee County

RESEARCH PARK

April 16, 1997

Mr. Earl R. Hawkins, Jr.
Department of Administration
Milwaukee County

901 North Ninth Street, Room 308
Milwaukee, WI 53233

Dear Mr. Hawkins:

The lease between Milwaukee County and Milwaukee County Research Park Corporation
for part of the M-1 Building dated March 15, 1993, as amended on April 26, 1994 and
March 25, 1995, states in Section 5 that: “the base rent for sublessees shall not be less
than $6.00/sq. ft. per year payable monthly unless both MCRPC and the County Director
of Economic Dcvclopmcnt agrce that a reduced amount is appmpnatc to induce attractive
sublessees to the premises.’

For space on the 1st, 2nd and 3rd Floors, MCRPC has been able to get in excess of
» $6.00/sq. ft. per year. An analysis, dated January 28, 1997, revealed that the average base
' rent for the entire building is $7.33/sq. ft. per year. ;

For some time now the Technology Innovation Center has been fully occupied with the
exception of storage-type space in the basement. As tenant businesses continue to grow,
some of them have shown interest in the basement space. However, it appears that
$6.00/sq. ft. for basement space is in excess of what that space is worth. Some tenants
have expressed an interest in leasing basement space at $4.50/sq. ft. per year base rent.

Therefore, MCRPC requests your concurrence that basement space only can be rented and
marketed at no less that $4.50/sq. ft. per year. Please indicate your approval by signing
below and returning a copy in the enclosed envelope.

Sincerely,

%\ M w—

Guy T. Mascari
Technology Innovation Center Manager

M on (Date) L//#/7'—? 7

~ Approved by: @ /\' /

10437 Innovation Drive, Suite 123 @ Wauwatosa, W1 53226-4815 8 Phone 414.778.1400 Fax 414.778.1178 Internet: info@merpe.org




M-1 BUILDING AGREEMENT

This Agreement Is entered into by and between Milwaukes County and its Department of
Administration and Milwaukee County Research Park Corporation (hersinafter somettmes called the

"Corporation.”)

i From 1993 Milwaukos County budgeted funds for the Milwaukeo County Research Park
Corporation, approved in November 1992 by the Milwaukee County Board, the sum of $100,000 is hereby
contthitted 1 be paid to the Corporation for modifioations end”alterations to make the Muixdale Building
("M-1") better suited for its use and incubator tenant usc.

2, The Milwaukes County Director of Public Works, or his designee, shall, within en working
days, review and approve or disapprove requested bullding modificadons, additlons, or alterations {except for
cosmeuc changes, which shall inctude, without Jmitation, palnt, carpet, lighting and other similar nonstructurs]
changes), Approval shall not bé utreasonably withheld. If Milwaukee County disapproves such modification,
it shall stato such reasons for disapproval to the Corpovation

3. Upoa submission of sumumary billing with suficient attached detail (as reasonably détermined
by the Corporation and County), including spproval of alterations by the Director of DPW, or his designee,
the Corporation shall be reimbursed by Milwaukee County for costs incurred in the peformance of previously-
approved bullding modifications, additions, or alterations (except no approval Is required for cosmetic changes).

" Funds thereafter shall be from the Milwaukes County 1993 budget for the Milwankee County Research Park

Corporation. Payment shall be made within 30 days, the County's standard tarms, with all reasonable afforts
made to expedite these payments. If payroent is to be withheld ot delayed, Milwaukee County shall, in writing,
stats its reasons therefor and deliver 92id statemant to tha Corporation,

4, The Coxperation shall requito tenants to pay for any Improvement made by virtue of that
tenancy; oxcept for cosmptic changes which may be reflected it incroased base rent. If tonant lmprovements
for that speoiflo tenant are initially fundod by the Corporation, the Corporation shall docament and provide to
Milwaukoo County what expeuditures it has mado, the sllocation to lenants of said expenditures, the tenant
responsible for rcpayment o the Corporation and that repayment schedule, ‘The Corporaton shall be
respousible for repsyment fo Milwavkes County of all funds recelved from specltic tenant improvements when
received hereunder. Relmbursements made by Tetiant for improvements shatl be repaid by the Corporation
0 Milwaukes Conmty monthly,

5, The Corporation shatl account to Milwaukee County and shall sogregate ell accounts and
recards with respect to the M-1 Building 1o clearly show all costs and revenyes occasioned by its occupancy

of the M-1 Bullding and the occupancy of ltg (enants, Noticss required from the Corporation shall be sent to
the: o

Milwaukee County Degartment of Administration
501 North Ninth Street, Room 308, Courthonse
Milwaukee, Wiscantin 53233

Atgntion: Scott B, Mansko

Notices roquired to be given to the Corporaticn shall be sent to;

Milwaukee County Roscarch Park Corporation
1033 North Mayfalr Road, Suits 203
Wauwatoss, Wisconsin 53226

- Atention: John R, Schade



Page Two
M-1 Aprooment
March 9, 1993

Y

Presidént & CEO Wiiliam R. Drew

[Iwaukeo County Rescarch Park Milwaukee County
orporation Department’of Administration
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