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draft 9/3/85

BY-LAWS
OF

WISCONSIN REAL ESTATE ALUMNI ASSOCIATION, INC.

ARTICLE I —- PRINCIPAL OFFICE
The principal office of the Corporation is located in the
City of Madison, County of Dane, State of Wisconsin, and such

other places as designated by the Board of Directors.

ARTICLE II —- MEMBERS

Any graduate or former student of the University of
Wisconsin - Madison School of Business or any person who
expresses an interest in the Real Estate and Urban Land Economics
Program at the University of Wisconsin - Madison, may become a
member upon application and upon payment of membership dues as
the amount of these dues shall be fixed by the Board of Directors
from time to time; provided that members shall have no right to
commit the Corporation on any matters involving the affairs of
the Corporation.

Membership is a prerequisite for serving on the Board of
Directors, and as officers of the Corporation.

There shall be a biennial meeting of the membership on the
third Friday of October every odd-numbered year, or at such time
and place as shall be determined by the Board of Directors, 30
day notice of which shall be mailed to the members by the

Secretary-Treasurer.

ARTICLE III -- BOARD OF DIRECTORS



Sectiop l. Composition: The Board of Directors shall consist of
12 directors, all of whom must be members of the Corporation.
The President shall serve as a director during the President's
term of office. Eleven directors s?all represent the regions as
defined as follows and for the term of office indicated. A
director shall reside or work in the region the director
represents,

Director's Terms Expire in 1987 and Every Four Years Thereafter
Region 3

Georgia, Florida, Tennessee, Mississippi, Alabama, South
Carolina, North Carolina

Region 4

Wisconsin

Region 8 ]
Colorado, Idaho, Wyoming, Montana, Kansas, Nebraska

Region 9

Arizona, New Mexico, Utah

Region 11
Southern California, Nevada

Director!'s Terms Expire in 1989 and Every 4 Years Thereafier

Region 1 o
Maine, Massachusetts, New Hampshire, Vermont, Rhode 1Island,

Connecticut, New York, New Jersey

Region 2

Pennsylvania, West Virginia, Virginia, Maryland Washington D.C.,
Ohio, Kentucky, Delaware

Region 5

Illinois, Indiana, Michigan, Missouri

Region 6

Minnesota, North Dakota, South Dakota, Iowa

Regiopn 7
Texas, Lousiana, Arkansas, Oklahoma

Regiop 10 _ ) .
Northern California, Oregon, Washington, Hawaii, Alaska



Section 2. Meetings: The Board of Directors shall meet annually
at a time designated upon at least ten days notice by the
President. Special meetings may be held at such other times,
upon at least ten days notice, as the President shall determine.
A quorum shall consist of five members, a majority of whom shall
be necessary for passage of any matter. All parliamentary
matters not specifically defined in the Bylaws shall be
administered in accordance with Robert's Rules of Order.
Section 3. Vote by Mail: The President may arrange for voting
by mail on any questions which may properly come before the
Board. Ballots from at least half of the members of the Board
must be returned in order to validate the vote on any question.
A majority of the members voting shall be necessary for passage.
In addition to the opportunity to vote for or against the
questions under consideration, the ballot shall also provide a
space where members of the Board may indicate their desire to
postpone action on the question for further consideration. In
each case of a mail ballot, the President shall indicate a time
limit for returning these votes.
Section 4. Duties: The Board of Directors shall:

(1) Manage and direct the operations and affairs of the
Corporation.

(2) Elect members to, and fill vacancies on, the Board of
Directors.

(3) Adopt such rules, regqulations, and By-Laws as it may
deem necessary to carry into effect the purposes and objectives

of the Corporation.



ARTICLE IV -- OFFICERS

Executive Officers: The officers of the corporation shall
be a President, Vice-President, and Secretary-Treasurer.
Officers shall be chosen by the Board of Directors from among its
membership at the annual meeting of the Board. All such officers
shall serve for a term of two years and shall not immediately
succeed themselves in the same office more than twice, except
that the Secretary-Treasurer may serve for five consecutive terms

of two years each.

ARTICLE V -— COMMITTEES
Section l. Nominating Committee:

The President shall appoint five members of the Board of
Directors to serve as the Nominating Commmittee to recommend to
the Board of Directors members to serve as directors and
officers. This committee shall select candidates for the
following positions: a) directors for each region whose terms
expire during the ‘year; and b) nominations for Corporation
officers for the ensuiﬁg two years. The committee shall report
its nominations at the annual meeting of the Board of Directors.
Other nominations for such offices may be made from the floor at
that time, Election shall require a majority of those directors
present, a quorum of five being necessary. When elected,
officers and directors shall begin their term of office
immediately succeeding their election to office.

Section 2. Finance Committee:
The President shall appoint the President and two directors,

the Dean of the University of Wisconsin -~ Madison School of



Business, and an individual at-large to serve on the Finance
Committee. This committee shall be responsible for the
solicitation of funds for the University of Wisconsin
Foundation. This committee shall propose and recommend to the
University of Wisconsin - Madison how said funds should be
dispersed.
Section 3. Other Committees:

The President shall appoint such special committees as may
in the President's judgment be required and deemed necessary to
promote the purpose of the Corporation. The President shall

designate the chairperson of each such committee.

ARTICLE VI —- FUNDS

Bank Accounts: All gifts shall be directed to the
University of Wisconsin Foundation special account for this
Corporation. The President and Secretary-Treasurer may open an
independent account for dues, fees and miscellaneous revenues
for the purpose of special services, and costs associated with
the annual and other meetings of the Corporation. No funds shall
be withdrawn from such accounts except by check signed by the

President or Secretary-Treasurer of the Corporation.

ARTICLE VII -- DUES AND MEMBERSHIPS
The Board of Directors may establish the charge for
membership and dues, The initial membership and annual dues of
the Corporation shall be as follows:

Annual Membership Dues

ARTICLE VIII -- FISCAL YEAR



The Fiscal Year of the Corporation shall extend from January

1, to midnight of the succeeding December 31.

ARTICLE IX -- AMENDMENT

The Articles of Incorporation may be amended by the Board of
Directors by a two-thirds favorable vote of those present at a
special or regular meeting. Copies of proposed amendments shall
be sent to all Directors at least thirty days prior to the
‘meeting at which such amendments are to be voted on by the Board
of Directors.

These Bylaws, except for this Article, may be amended at
any meeting of the Board of Directors at which at least five
members are in attendance if a majority of those in attendance

vote in favor of such amendment.



Form 102 - Sec. State 1982

NONSTOCK
ARTICLES OF INCORPORATION

Executed by the undersigned for the purpose of forming a Wisconsin corporation under
Chapter 181 of the Wisconsin statutes, WITHOUT STOCK AND NOT FOR PROFIT.

Article 1.

The name of the corporation is Wisconsin Real Estate Alumni Association, Inc.

Article 2.
The period of existence shall be perpetual.

Article 3.

The purposes shall be to support and promote real estate education including
but not limited to teaching, research, student scholarships, lectures,

and continuing education programs through the Real Estate and Urban

Land Economics division of the University of Wisconsin-Madison School

of Business.

(See attached sheet)

Article 4.
The principal office is located in ___ | Dane __________ ; ;

and the address of such principal B - County, Wisconsin,

office is ' ' .
The complete mailing address, including
street and nwmber, if assigned, or P.U.
Box, and the ZIP code.

Article 5.

Name of the initial registered agent is

Article 6.

Address of the initial registered agent is
(The complete address, including street
and number, if assigned, and the ZIP
code, must be statgd.)

Article 7.

These articles may be amended in the manner authorized
by law at the time of amendment.

~-See instructions and suggestions
elsewhere on the form-



Article 8. -2 - Article 8.

The number of directors shall be ber of directors
fixed by by-law but shall be not OR be = -
less than three. ( S than t

(Strike out the Article 8 you do not use)

Article 9.

The names and addresses of the initial
Board of Directors are:
(At least 3, with complete address,
ineluding street and number, if
assigned, and the ZIP code)

See attached.

Article 10. Rrttededl

——
Membership Provisions will OR —ttembersiTiD Provision§:7522'75§3ruvt69n_51

2> set forth in the by-laws.

Article 11.

(Other provistons)

Article 12.
The name and address of incorporator (or incorporators) are:

ADDRESS
NAME (street & number, city, state & ZIP code)
James A. Graaskamp 202A Breese Terrace

Madison, WI 537058

Executed in duplicate on the day of ,» 19 85

A1l incorporators
SIGN HERE




STATE OF WISCONSIN
$S
County of

Personally came before me this day of A.D., 19

the aforenamed incorporatar(s)

to me known to be the person who executed the foregoing instrument, and acknowledged

the same.
Notarial
Notary Public L Seal N
My Commission expires
This document was drafted by Atty, (See instructions)

(Name of person - please print or type)

INSTRUCTIONS AND SUGGESTIONS

CONTENT OF THE FORM

A. Article 1. The name must contain "Corporation", Incorporated", or "Limited" or
the abbreviation of one of those words.

B. Article 2. Insert “"perpetual"” or insert any limitation desired, but not "indefinite".

C. Article 3. May show definite purposes or may use language to the effect that the
corporation may engage in any lawful activities authorized by Chapter 181 of the
Wisconsin Statutes. (The statute expressly states that it is not necessary to
enumerate the powers.)

D. Article 4. Give complete mailing address of the corporations principal office in
Wisconsin, including street name and number, city and ZIP code, and the COUNTY within
which the office is located. P.0. Box addresses may be used.

E. Article 5 & 6. The corporation must have a registered égent in Wisconsin. Be sure and
show a complete address, including street and number, city and ZIP code for the
registered agent. A P.0. Box address may be included for mailing purposes.

F. Article 9. Section 181.20(2) Wisconsin Statutes provides that the initial board
of directors shall be named in the articles of incorporation. The number of
directors shall not be less than 3. Please give complete addresses, including
street and number, city and ZIP code for all directors.

G. Article 10. If the membership provisions are set forth in the articles of incor-
poration (rather than in the by-laws) provide for 4) method of accepting and dis-
charging members; B) any denial or restriction of voting rights; and C) any class-
ification of members, including the distinguishing features of each class.

If the corporation is to have NO MEMBERS, strike out both imprinted Articles 10
and substitute the remark that “"The corporation is to have no members", and
further set forth the manner of election or appointment of directors.



ARTICLES OF INCORPORATION

Mail Returned Copy to:
(FILL IN THE NAME AND ADDRESS HERE)

INSTRUCTIONS AND SUGGESTIONS (continued)

H. Article 12. Have the INCORPORATOR SIGN before a Notary Public. The number of incorp-
orators may be one or more, but all the incorporators listed in the articles must sign.
Make sure that both of the copies have ORIGINAL SIGNATURES. Carbon copy, xerox, or
rubber stamp signatures are not acceptable.

I. Notary Public must SIGN AND AFFIX SEAL on both copies of the articles, and complete
their statement in the area provided. Make sure that original signatures and seal
impressions appear on both copies.

J. If the document is executed or acknowledged in Wisconsin, Sec. 14.38(14) of the Vis.
Statutes provides that it shall not be filed unless the name of the person (individual)
who, or the governmental agency which, drafted it is printed, typewritten, stamped or
written thereon in a legible manner.

| PREPARATION, FEES AND TRANSMITTAL |

K. Prepare document in DUPLICATE ORIGINAL. Furnish the Secretary of State two identical
copies of the articles of incorporation. (MAILING ADDRESS: Corporation Division,
Secretary of State, P.0. Box 7846, Madison WI 53707). One copy will be retained
(filed) by the Secretary of State and the other copy transmitted directly to the
Register of Deeds of the county within which the corporation's principal office is
located, together with your check for the recording fee. When the recording has been
accomplished, the document will be returned to the address you furnish on the back of
the form.

L. Two SEPARATE REMITTANCES are required.

1) Send a FILING FEE of $35 payable to SECRETARY OF STATE with the articles of
incorporation. Your cancelled check is your receipt for fee payment.

2) Send a RECORDING FEE of $10 (or more) payable to REGISTER OF DEEDS OF
COUNTY, WISCONSIN with the articles of incorporation. Name the county within which
the corporation's principal office is located. Recording fee for this standard
form is $10. If you append additional pages, add $2 more recording fee for each
additional page. Please furnish the fee for the REGISTER OF DEEDS in check form
to this office and we will transmit it to the Register of Deeds with the document
for recording.




Wisconsin Real Estate Alumni Association, Inc.

Conkipuation of Article 3:

Said corporation is organized exclusively for charitable,
religious, educational, and scientific purposes, including, for
such purposes, the making of distributions to organizations that
qualify as exempt organizations under section 501(c)(3) of the
Internal Revenue Code, or corresponding section of any future
federal tax code.

No part of the net earnings of the corporation shall inure
to the benefit of, or be distributable to its members, trustees,
officers, or other private persons, except that the corporation
shall be authorized and empowered to pay reasonable compensation
for services rendered and to make payments and distributions in
furtherance of the purposes set forth in Article Third hereof.
No substantial part of the activities of the corporation shall be
the carrying on of propaganda, or otherwise attempting to
influence legislation, and the corporation shall not participate
in, or intervene in (including the publishing or distribution of
statements) any political campaign on behalf of any candidate for
public office. Notwithstanding any other provision of these
articles, the corporation shall not <carry on any other
activities not permitted to be carried on (a) by a corporation
exempt from federal income tax under section 501(c)(3) of the
Internal Revenue Code, or corresponding section of any future
federal tax code, or (b) by a corporation, contributions to which
are deductible wunder section 170(c) (2) of the Internal Revenue
Code, or corresponding section of any future federal tax code.

Upon the dissolution of the corporation, assets shall be
distributed for one or more exempt purposes within the meaning of
section 501(c) (3) of the Internal Revenue Code, or corresponding
section of any future federal tax code, or shall be distributed
to the federal government, or to a state or local government, for
a public purpose. Any such assets not so disposed of shall be
disposed of by the Circuit Court of the county in which the
principal office of the corporation is then located, exclusively
for such purposes or to such organization or organizations, as
said Court shall determine, which are organized and operated
exclusively for such purposes.
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WISCONSIN REAL ESTATE ALUMNI ASSOCIATION, INC.
BOARD OF DIRECIORS

Article 9:

Term

Expiration

1987

1989

1989

1989

1989

1989

1989

John D. Dreier
NORTHWESTERN MUTUAL LIFE

219 Perimeter Center Pkwy., #460

Atlanta, GA 30346
(404) 396-4800

Daniel J. Volpano
RICHARD FLLIS, INC.
350 Park Ave.

20th Floor

New York, NY 10022
(212) 355-4810

James J. Ablan

MEYER INVESTMENT
PROPERTTES, INC.

401 N. Michigan Ave., #525
Chicago, IL 60611

(312) 321-1521

John W. Ramzy, Ph.D
DICK MATZ AGENCY

424 Anderson Lane East
Austin, TX 78752
(512) 836-7030

Kate Elliot

LAVENTHOL & HORWATH

50 California St., #2450
San Francisco, & 94111
(415) 989-0110

Michael J. Samuels

FIDELITY MUTUTAL LIFE INSURANCE

250 King of Prussia Rd.
Radnor, PA 19087
(215) 964-7273

President

Dianne M. Orbison
MSI INSURANCE

Box 64035

St. Paul, MN 55164
(612) 631-7472

Term
Expiration

1987

1987

1987

1989

1987

Mary P. Buczynski
NORTHWESTERN MUTUAL LIFE
720 East Wisconsin Ave.
Milwaukee, WI 53202
(414) 271-1444 ext. 4492

Kevin C. Kelly

NORTHLAND MORTGAGE COMPANY
7535 East Hampden Ave.
Suite 300

Denver, CO 80231

(303) 337-2322

Roger J. Juszczak
WESTCOR PARTNERS

11411 North Tatum Blvd.
Phoenix, AZ 85028
(602) 996-2870

Michael Arneson

OPUS CORPORATION

9900 Bren Road East
Minneapolis, MN 55440
(612) 936-4460

Kenneth G. Livadas

THE UHLMANN OFFICES, INC.
5605 wWoodman Ave.

Van Nuys, CA 91401

(213) 873-2500



The
School
of Business Office of Dean

University of Wisconsin-Madison 1155 Observatory Drive
Madison WI 53706
608/262-1553

September 16, 1985

Ms. Dianne Orbison

Mutual Service Life Insurance Company
Box 64035

St. Paul, MN 55164

Dear Dianne:

In the period since our meeting on August 29 there has been a series of
meetings and telephone conversations on the proposal to establish a_real
estate endowment fund., Don Gray, Vice Chancellor Cohen, John Feldt, Michael
Liethen, Rod Matthews and I have been involved in this flurry of communica-
tions, Your letter dated September 3, 1985 was very helpful. Because it
outlined clearly the objectives and ldeas of the Wisconsin Real Estate
Alumni Association, it served to define the issues.

I will attempt to provide you with an outline of these conversations.
Because so many people have been involved it is possible that I may misstate
a position or obscure a point. For these reasons I will adopt an outline
format and see that the individuals directly involved receive copies of this
letter.

1. 1In these conversations there has been agreement to the proposition
that, thanks to the leadership of Jim Graaskamp, Wisconsin has a premier
real estate program. Likewise there is agreement that the program has been
inadequately funded.

2, The leadership that your group has shown in organizing to improve
the funding of the real estate program is deeply appreciated by all of those
taking part in these conversations., There is among the University people I
have talked to a willingness to be as flexible as possible without violating
certain fundamental principles.

3. The options of establishing a Real Estate Endowment Fund satisfying
your group's needs within the University of Wisconsin Foundation and the
alternative of your organization establishing a separate foundation were
discussed,

4. In your letter you stated that the first objective of your organiza-
tion is to provide salary enhancement to industry compensation levels for
educational and scholarly work. Although there is clearly University support
for this idea, it 1s a basic principle of the University of Wisconsin that



Ms, Dianne Orbison
September 16, 1985
Page 2

faculty compensation is set internally rather than by an outside agency.
Subject to budget constraints, faculty salaries are recommended by faculty
committees, and approved by the Dean, Chancellor and ultimately the Board

of Regents., This is a fundamental management tool and it appears certain
that the University administration will not relinquish it. Of course,
subject to reporting requirements, the University cannot determine compensa-
tion for external consulting and other outside activities.

5. We all understand your desire to ensure portability of the fund.
Unfortunately, the UW Foundation can transfer funds only to the University
of Wisconsin, and the UW has adopted the principle that gift funds must
remain with the UW. University officials are also reluctant to establish a
named Professorship without a guarantee that a long-term financial commit-
ment is present. To assure portability, therefore, it may be necessary for
you to consider the establishment of your own 501(c)(3) organization.

In summary, if salary enhancement and portability as you described in
your letter are essential to your group, it appears impossible to use the
University of Wisconsin or the Foundation as the depository of gifts for
those particular goals, If your organization establishes its own founda-
tion, the University of Wisconsin would be an applicant for funds to pay
for faculty research (summer salary research assistants, equipment, data,
etc.) and scholarships which would enhance ocur real estate program.

Many thanks for the leadership you have taken, and I am sorry if the
contents of my letter in any way complicate your praiseworthy task.

Sjincerely,

i1 { %’;é;zﬂﬂ

James C. Hickman
Dean

rg

xc: Don Gray

. Cohen

. Feldt

. Liethen

. Matthews
. Graaskamp

G Gw



TO: Wisconsin Real Estate Alumi Association Board of Directors.

Froms Dianne M. Orbi son/lpww”wl

Date: September 20, 1985

Subject: October 17, 1985 Board Meeting

In order for you to prepare for the upcoming board meeting, enclosed is the
following information for your review:

1. Draft of aAgenda

2, Second drafts of Articles of Incorporation and By-laws dated 9/6/85.

These documents will be further revised now that it seems unlikely the
endowment funds will be kept at the U.W. Foundation.

3. Board of Director's Roster as of 9/20/85.

4. Board of Director's Regions and Terms of Office.
5. Organization chart and committees.

6. Account #199 Statement.

The U.W. Foundation will not provide a written statement of revenues and
expenses. Therefore, this is an approximation.

7. Account #235 statement,
See note to #6 above.

8. 1985 Real Estate Alumi Reunion: Expected Revenues & Expenses (as of
9/12/85).

9. Dianne Orbison's letter to Dean Hickman dated September 3, 1985.
10. Dean Hickman's response to Dianne Orbison dated September 16, 1985.

11. Dean Hickman's memorandum dated September 12, 1985 regarding adjustment of
salary for Michael L. Robbins.

12. R. Rennebohm's memorandum dated September 6, 1985 regarding use of funds
administered by the U.W. Foundation, etc.

13. Wisconsin Business Alumni (WRA) information.
14, "Fundraising: The Sultans of Solicitation".

This article discusses pointers for successful fundraising.



15. Newspaper articles.

16. The Center for Real Estate and Urban Econamics Annual Report, University of
California, Berkeley.

This report is an example of what the Association's annual report could
be.

Please review the above information during the next week and contact me with your
questions and comments by September 27, 1985. My phone numbers are 612-631-7472
(W) and 612-920-7870 (H). A final agenda will be prepared for the board meeting
which will be held at 1:00 P.M. on Thursday, October 17, 1985 in Lowell Hall.
Committee meetings will follow the board meeting. Besides serving as comittee
chairpersons, vice chairpersons, and/or members, consider who might serve as vice
president and secretary/treasurer.

Although they are not ready at this time, I hope to send a budget and the
endowment fund solicitaion brochure to you before the board meeting.

I look forward to receiving you thoughts regarding the enclosed information and
to meeting with you on October 17th.

cc: James Graaskamp
Stewart Ackerberg
Thamas Klein
Stacy Dibbell



September 9, 1985

U.W. FOUNDATION CURRENT OPERATING ACCOUNT #199

Approximate Status as of August 30, 1985

Balance as of August 30, 1985: $6,441.06
Approximate Expenditures July, 1984 - September 9, 1985: $23,195.87

Scholarships $10,900
T.A. Appointment 800
Copy center 1,300
Labels (Landmark) 400
Travel (Orbison/Matthews) 800
Printing (Brochure) 1,100
Ninth Byte (Upgrade 5 P.C's) 5,000
Marquette Hotel (Mpis. Dinner-

Break Even) 1,500
Miscellaneous 1,500

APPROXIMATE TOTAL $23,300



October 14, 1985

Professor James A. Graaskamp
202 A Breese Terrace
Madison, Wisconsin 53705

Dear Jim:

As President of the Wisconsin Real Estate Alumni Association, it is my
responsibility to lead and manage the affairs of that association. The
association's primary purposes are to support the real estate program
at the University of Wisconsin and to serve as a facilitator for the
continuing education and networking activities of the alumni. How the
association fulfills these two purposes are viewed differently by
individual alumni and others with whom we interact. It is my
responsibility to resolve these differing opinions for the betterment
of the association and its support of the real estate program.

During the past several months, I have discussed the structure and
operation of the association and its creation of an endowment fund with
you, the Board of Directors, several other alumni, the Wisconsin
Foundation, the School of Business, Foley and Lardner attorneys, and

. In order to fulfil the above described primary purposes
and to create a manageable association, I am recommending the following
organizations to the Board:

1. The Wisconsin Real Estate Alumni Association, Inc. (WREAA) will
continue its operations and accounts, $#235 and #199, at the
Wisconsin Foundation as outlined in drafted Articles
of Incorporation and By-laws.

2. The Real Estate Education Fund (REEF) will be organized and managed
outside of the Wisconsin Foundation. It will be managed by WREAA's
president and the two directors from the finance committee and two
others appointed by WREAA's president. The two appointees will
typically represent corporate donors. (Additional corporate input
will be achieved through the Board of Advisors.) REEF will apply
for 501(c)(3) tax—-exempt status based upon its general real estate
education and research purpose.



Professor James A. Graaskamp
October 14, 1985
Page Two

REEF will be created to promote and fund research, education, and
services that may and may not be funded by the Wisconsin Foundation,
The grants awarded from this fund must meet IRS scrutiny for tax-emept
status.

Account #235 will fund the majority of the needs detailed in the
$1,350,000 fund drive which are allowed by the Wisconsin Foundation.
These allowable needs include the two teaching assistants, an
additional assistant professor, and nine guest lecturers. It may also
include summer salary enhancements and research grants.

Account #199 will continue to fund scholarships and the operations of
the association. However, each account and organization will pay for
its own expenses.

The Wisconsin Foundation's existing accounting structure, investment
capability, liability coverage, tax-exempt status, and name will allow
easier management of WREAA's solicited funds, revenues, and expenses.
Also, it will facilitate corporate matching gifts which I do not
believe will be available for REEF since it will not be affiliated with
a university.

The structure of REEF will be simple and relatively passive. REEF's
board of directors will review grant applications annually and make
disbursements quarterly. Donations will be accepted as received. Not
being associated with the Wisconsin Foundation, REEF will require its
own legal representation, CPA and/or bookkeeper, liability coverage,
bank account, and, perhaps, a trustee. However, with the simple
structure, these requirements and their related expenses should be kept
to a minimum. Except for the three accounts discussed above (235, 199
and REEF) no other accounts will be maintained.

Although I have not yet received a copy of the solicitation brochure, I
understand that there are several significant problems with it,
primarily misrepresentation questions. The brochure states that it has
been approved by Dean Hickman and, therefore, his approval must be
obtained. (Please see the Dean's enclosed letter detailing his initial

reaction.) The brochure must be modified for the WREAA fund drive.
The solicitation of REEF funds as part of the WREAA fund drive must be
studied and resolved. will assist the association with

the development of the proper wording and disclaimers in order to
achieve this end. Until the solicitation structure is developed and
the appropriate approvals and disclaimers achieved, brochures cannot be
distributed.



Professor James A. Graaskamp
October 14, 1985
Page Three

As for the questions of portability and reporting of WREAA's funds, I
believe that we can achieve reasonable solutions with the Wisconsin
Foundation. PFirst, since real estate is a multi-discipline field any
remaining funds could be restricted to those University of Wisconsin
disciplines which aid real estate such as economics and urban planning,
etc. Secondly, reporting requirements can be written into WREAA's
agreement with the Wisconsin Foundation.

Jim, this is the basis of what I will propose to the association's
Board of Directors on Thursday. Although the organization is not as we
originally envisioned it, I believe that it is the best and only
structure to achieve our varied desires for continuing and improving
upon the excellent real estate tradition at Wisconsin.

I look forward to hearing from you.

Sincerely,

Davns

Dianne Orbison

President
Wisconsin Real Estate Alumni
Association
mm
enc.

cc: Board of Directors

Stuart Ackerberg



The
{ School
of Business Office of Dean

iversi i in- ison 1155 Observatory Drive
University of Wisconsin-Madis 1155 Observatory [
608/262-1553

October 8, 1985

Dear :

A few days ago I found in my mailbox a folder which is apparently being
used by the Wisconsin Real Estate Alumni Association (WREAA) in connection
with a fundraising campaign. I use the weak word "apparently" because there
was no communication with the folder that confirmed its origin or intended
use.

I am writing you because I recall that you have been involved with
WREAA. There are several aspects of the folder that cause me dismay. I want
to communicate the reasons for this dismay.

Let me start with items that I believe may cause embarrassment, if not
real difficulty, for WREAA.

1. The folder states that the Wisconsin Real Estate Endowment Fund
(WREEF) is a 501(6)(3) corporation. I hope this is true and, if so,
I compliment WREAA for the speed with which they gained IRS approval.

2. If I understood WREAA's reasons for not using the existing Wiscomsin.
Real Estate Endowment Fund within the University of Wisconsin
Foundation (UWF), they centered on the requirement for
"portability". -In turn "portability" was defined as the
unconditioned right of WREAA to transfer WREEF at anytime. Because
this sort of unconditional "portability" cannot be achieved with the
UWF, WREAA elected an independent financial campaign. Nevertheless,
I can find nothing in the folder that states the ""portability" of the
funds. On the basis of our earlier conversations, that would appear
to be a salient consideration which should be emphasized to potential
contributors.

3. The term Wisconsin Real Estate Endowment Fund is already used to name
an existing fund within UWF. Unfortunate confusion is inevitable.
Although I have not had time to check all of the companies, I believe
the companies listed as having contributed have made contributions to
the Wisconsin Real Estate Endowment Fund maintained by UWF. Perhaps
they have also made contributions to the fund by the same name
maintained by UWREAA, but I would have no access to that information.



Page 2
October 8, 1985

4. Because of the stress on "portability" in our earlier conversations
with WREAA, I deem it unfortunate, if not misleading, that so many
symbols associated with the University of Wisconsin-Madison are used
on the folder.

. o 29

Perhaps 1 am being unduly sensitive, but I am perplexed at to when I
"approved" the Wisconsin Real Estate Endowment Fund. I did not review the
folder. My last communication with WREAA was a letter to Dianne Orbison in
early September which stated my general encouragement for effort to raise
money for the University of Wisconsin-Madison, School of Business, and which
laid out the principles which must guide money raising efforts conducted under
the sponsorship of this School.

Sincerely,
A"
ames C. Hickman

ean

JCH/mjh



September 3, 1985

Dean James C. Hickman
University of Wisconsin
School of Business

102 Commerce Building
Madison, Wisconsin 53706

Dear Dean Hickman:

On behalf of the Wisconsin Real Estate Alumni Association, I thank you
and Don Gray for meeting with Professor Graaskamp, and me
to discuss the real estate endowment fund.

As we outlined in the meeting, we believe that over the years the real
estate program has not been adequately funded by the University and
Legislature. 1In order to maintain and improve the nationally
recognized University of Wisconsin real estate program, the alumni are
willing to establish an endowment. An endowment fund of $1,350,000
will provide for the following in order to maintain and improve the
program:

1. Maintenance of the current faculty through salary enhancement
to industry compensation levels for educational and scholarly
work.

2. Hiring of two teaching assistants.
3. Hiring of one additional assistant professor.
4., Invitation to nine guest lecturers.

In addition to the critical issue of salary enhancement, the alumni are
also concerned about the portability of the endowment fund should the
University no longer offer the real estate program. Again, let me
reiterate that the alumni loyally support the University that gave them
their degrees. However, the endowment funds are being solicited for
real estate education at a university level rather than for general
University purposes. We are encouraged by the portability precedence
at the University in the medical school and believe that it can be
applied here.
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We appreciate your willingness to discuss these important requirements
of the alumni endowment fund with Chancellor Shain. His approval of
these requirements would allow the endowment fund to remain at the
University of Wisconsin Foundation rather than with a bank trustee
which is consistent with the desires of the alumni.

As an aside, the alumni will formalize its association within the next
several weeks. A non-profit corporation is being created with the
name, Wisconsin Real Estate Alumni Association, Inc.

Because of my distance from Madison, attorney will be
performing an intermediary role for the alumni among the School of
Business, Chancellor, and Foundation. has already discussed with
John Feldt and Michael Liethen the idea of a written binding agreement
among the parties in order to address the alumni's concerns. Based
upon the positive response to the idea, will contact John and
Michael on September 10, 1985 to proceed with a draft of the
preliminary agreement. Because of our need to quickly organize the
fundraising drive before the October 17th alumni biennial seminar, I
would appreciate hearing the results of your meeting with Chancellor
Shain within the time frame established above. If you have any
difficulty contacting me at 612-631-7472 within the next week, I will
get in touch with you or you may contact w111 report
to me the progress in achieving the workable agreement for the
$1,350,000 endowment fund at the U.W. Foundation.

We appreciate your support of the real estate program and its alumni.
Thank you again for taking the time to meet with us.

Sincerely,
Dianne Orbison
President

Wisconsin Real Estate Alumni
Association

cc:
Jim Graaskamp
Don Gray
John Feldt
Michael Liethen
Roger Juszczak
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December 22, 1987

Mr. Charles V. Heath
Horizon Investment and
Development Corporation
6441 Enterprise Lane
Madison, WI 53719

Dear Mr. Heath:

1 explained to you in our recent telephone conversation that a prominent
UW-Madison alumnus expressed concern about a sentence in the November 15
Chicago Tribune article on Jim Graaskamp and our real estate program. The
sentence that prompted the concern is as follows: '"This year the alumni have
started a second fund, not connected to the university, which they hope will
be able to boost the salaries of worthy professors." 1 was asked if this
constitutes a "slush fund?"

I deeply appreciate the good conversation we had about the Real Estate
Education Fund, Inc. Based on our conversation, I propose to write to the
alumnus as shown below.

"Many thanks for bringing to my attention the article in the
November 15, 1987, Chicago Tribune about Jim Graaskamp and our
program in real estate and urban land economics. I agree, it was
good to see UW~Madison in the self-proclaimed "world's greatest
newspaper." We are proud of our real estate program and the
success of its graduates.

In your letter you asked about the second fund established by real
estate alumni "which they hope will be able to boost the salaries
of worthy professors." You expressed the legitimate concern that
this sounds distressingly like a "slush fund" and that raised the
threat of corruption. I owe you an explanation of the facts about
this second fund.

There is a Real Estate Endowment Fund which is held by the UW-
Foundation. It is used for the traditional purpose of promoting
research and education in real estate. The alumni of the real
estate program formed an organization and have been very successful
in soliciting money for this endowment. As part of the Campaign
for Wisconsin, we hope to promote cooperation between the fund
raising professionals of the UW Foundation and the real estate
alumni to bring additional money into the endowment.
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A group of real estate alumni have also organized the Real Estate
Education Fund, Inc. (REEF). REEF has applied for, but not yet
received, designation as a 501C(3) tax exempt organization.

Charles V. Heath, Horizon Investment and Development Corporation,
6441 Enterprise Lane, Madison, WI 53719, is the head of REEF.

REEF has no relationship to UW-Madison and its officers understand
that big red W's, Bucky and the logo of UW-Madison must not be used
in their operations.

The officers of REEF understand that direct salary supplements to

UW-Madison faculty will not be permitted. Using funds held by UW

Foundation, research related expenses and summer salary to support
research can be paid. In the case of the real estate program such
expenditures are made regularly.

I believe that the officers of REEF understand the strict rules
under which they must operate to obtain and retain their 501C(3)
designation from the IRS. REEF is new. Apparently it grew out of
a concern of some real estate alumni. They were worried that the
real estate program might be terminated at UW-Madison and their
primary goal is to promote real estate education. To achieve this
goal, which is based on a program rather than an institution, they
are convinced that a special fund is needed.

I do not know in what ways REEF plans to promote real estate
education. It is my understanding that a project involving prizes
for outstanding research papers in real estate is under considera-
tion.

I am convinced that the alumni who organized REEF understand that
the integrity of the UW-Madison School of Business is priceless and
that they will do nothing to imperil our reputation. In fact the
goals of UW-Madison and REEF are almost identical and I will
continue to urge the leaders of REEF to support our real estate
program,"

I plan to send this letter in a few days and would appreciate corrections
on any errors made in this draft.

- /

xc¢ J. A. Graaskamp
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The primary mission and pride of the University of Wisconsin Real Estate. _ - -
Program is to train undergraduate and graduate students in husiness for careers
in real estate providing superior teaching, relevant techniques, and analytical
viewpoints at the cutting edge of real estate asset management. A secondary
mission is useful and relevant research as a service to the industry and the
general public. Because State of Wisconsin resources are limited for the
University of Wisconsin, even though taxpayers in the state contribute more
tovard education per capita than any other state, it is necessary and prudent
to provide outside support for superior and efficient real estate instruction.
To that end it is necessary to create a permanent endowment, the incarme fram
which can be s to furd teaching assistants, additional assistant professors
ard guest speakers fram the industry to reduce student/teacher ratios amd to
best motivate good students to choose real estate careers. Good teaching
ultimately attracts a fair share of the best yvoung people to the real estate
industry for both the private and pwblic sectors. The emphasis on teaching
assistants and assistant professors is quite different than traditional
erdowments which provide high salaries for big names and a little research to
enhance the press image of a program. At Wisconsin, we believe well-trained,
highly-motivated graduates will create the proper image for the University and
its program.

Currently, the incame from the erdowment capital of $600,000 totals a
little more than $50,000 annually and is used to finance two additional
teaching assistants, an English instructor, and 16-18 guest lecturers from the
industry who are each on campus for a minimum of ane full day of lecture and
discussion. Any surplus furds are used to support assistant professars in the
summer to camplete research ard publication materials to improve their chances
for achieving tenure as well as to enrich the content of their course
materials. The ultimate goal is an endowment of $1,300,000 so that each
instructor will have at least one teaching or research assistant and so that we
can attract an additional senior faculty member with a state salary enhancement
to maintain the mamentum of the program long after Professar Graaskamp
retires. The teaching assistants and project assistants are in residence to
becane Ph.D.'s so that the erdowment incame contributes to the pool of future
educators as well as to the poal of professional real estate talents trained in
contemporary methods. We know these dbjectives are achievable because our
methods have already graduated more than 900 M.S. students in real estate
investment analysis and 15 Ph.D. students currently teaching real estate at the
university level. The placement success of these alumni has caused a rate of
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increase in enrollments in the Real Estate Program that has not been met with
additional resources fram the state. Therefare, it is necessary to furd the
capacity privately for ever—-improving quality despite increased enrollments.
We believe that the real estate industry immediately benefits fram the human
capital represented by good people, well trained, and motivated to be
productive real estate professionals so that an investment in an educational
erdowment is a pre-cammitment fee to a pool of young talent for future real
estate operations.



