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ie - was oe, 

2 oo October 31, 1979 7 | | oe CEU | fo 

J | Mr. George J. Maloof — a — ee _ 
pee 110 East Main Street ee | es | 

5 | Madison, Wisconsin 53703 | nee me vas / 

fp Dear Mr. Maloof: ee ES | | | | 

q , With this letter we are transmitting to you the appraisal of the Tenney = | 
a Po Building at 110 East Main Street, Madison, Wisconsin, requested as a | fp 
ef _ measure of fair market value as of January 1, 1979, ‘for purposes of | | 
4 of. contesting the proposed assessment by the City of Madison Assessor. 1 

Pe _ My associate, Jean B. Davis, real estate appraiser and analyst, and | — | 
1 have inspected the building and have talked on several occasions with ~~ 

a 7 the building manager, Pat Maloof; with the building engineer, Jack Stone; : 

| - and with representatives of the former building owners, the First | 
fp Wisconsin Development Corporation. We were provided a monthly accounting | | 

a Ph history, but it was necessary to reconstruct these records from the a 
| : general journal and from assumptions in accordance with appraisal methods. — | 

| We were provided with information regarding lease terms, rental rates, | | 
fo and occupancy data since October 1, 1976, when the building was purchased , 

‘ by the Tenney Building Company. Adjustments to revenue were made for ~~ | 
: | - space rented for lower than market rates to value the fee unencumbered | < 

: | by leasehold interests. Rents were imputed to areas occupied by the | 
owner. ae _ . . | | - Meee | noe | | 

. | The present use of the site is assumed to be its most probable use. The 
a | inefficient size and shape of the Tenney site would limit a new office 

= | building to that of investment for income, rather than to corporate or } 
| institutional headquarters. = | CE ale | | 

q | Our total value assumes a cash sale of the property rather than a sale at ; 
| po! non-market financial terms supplied by. the seller as were extended to the : 
5 a | present owner. | Se aon | | | | fp 

pe Our estimate is based upon the market comparison approach to value, sub- | 

po stantiated by the income approach, using the discounted cash flow method- a 
a ology, with somewhat optimistic cash revenue and cash outlay forecasts Pe 

|. (specific details provided within the report). As further explained in , 
: | | the report, the cost approach to value was inapplicable to this building | 
i ca | as of January 1, 1979. | aS , | | 7 Be me bs 

- - Based upon the assumptions and limiting conditions presented in the attached | 
| | report, it is the opinion of the appraiser that the highest probable price in



j | dollars and fair market value of the subject property which might be obtained | 
| | as of January 1, 1979, is the amount of: ove oe vee aes ae | | 

| | ONE MILLION ONE HUNDRED FIFTY THOUSAND DOLLARS ($1,150,000) = = | - 

2 We are pleased to have been of service, and Ms. Davis and | remain available | 
7 to answer any specific questions you may have regarding this report. Please } 

| | —s- give us adequate notice to date, time and location of presentations to the = | | 
aa | Madison Assessor, the Madison. Appeal Board, or hearings related thereto. — , 

J To Sincerely yours, a ane | eee S - . | oo | 

| | Mw i heer, | oe | | 
a oe A. Graaskamp, Ph.D., REA, CRE ~ a . cen | Q: 
— | -* Urba Land Economist oi ns ar cog Si EE ne 

[ s Jean B. Davis, MS ee | ee kgs a | aS oe ft 
@ 1 Landmark Research, Inc. oy | ; ee | ee oe ae | _ os _ | 

3 | - es | ee 7 . oo : s ae, : to 

E eS es iii | ——
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. ms Be 1. PROBLEM ASSIGNMENT ge ee pee 

| as The content of an appraisal report is determined by the decision for J 
i which it will serve as a benchmark and by the limiting assumptions inherent _ 

fh in the property, data base, or other factors in the decision context. | 

i | = ss This appraisal is requested as a measure of fair market value as of os 
January 1, 1979, to serve as a basis for assessment of land and buildings | 

| at 110 East Main St. in the City of Madison, Dane County, Wisconsin. - , 

i Popo _ The proposed assessment of the sub ject property as of January 1, 1979, } 
| by the City of Madison Assessor is $1,450,000. This is a 16% increase in the | | 

— | assessed value of $1,250,000 as of May 1, 1978, or an increase in fair market | 
i [value of 24a month, | oh ee ee 

ape e oy. ‘Test for Investment Yield | ee oe He PES | yp 

i de ee - To test the economic reasonableness of the assessed value of $1,450,000] _ 
| of the subject property as of January 1, 1979, the income approach, using the | 
om ot discounted cash flow methodology, is appropriate. (See Section IV for a dis- | | 
i qT. cussion of the discounted cash flow methodology). Using a conservative set of | | 

i parameters favoring the assessor's viewpoint, purchase of the subject property | — 
fe for $1,450,000 in January 1, 1979 would produce a yield to equity before income] _ 

i | and capital gain taxes of 2.6 %, or 4% after taxes, if held for five years and | _ 
fs | sold for the same handsome price. (Exhibit 1). os we 

i ee yo 2. Analysis of Test Results ne S Pf Set ee = 

Ce An overall rate of return to equity of 10% after income and capital | 
gf gains taxes is the minimum required by a most probable investor of an older | 
i | | refurbished building, subject to significant blocks of space leased on short 

oS term or to government agencies. ES Oe ora | 

i S 8 if the purchase price was $1,450,000, as proposed by the City of | 

™ | ~~ Madison Assessor, the before-tax yield of 2.6% and after tax yield of 4.0% = | 
fo would be clearly unacceptable, even to the most unsophisticated investor pF 

a t (Exhibit 1). Only tax savings on losses are a source of some yield. — oa : 

| ee ee 3. Definition of Assessed Value _ : oo ee | a eee pee 

i | / wos The controlling statute in Wisconsin is Section 70.32 for real property Se) 
Te _ valuation, which provides in part the following definition: Og os ee - 

i | Real estate, how valued. (1) Real property shall be valued by the ee ene 

1 - assessor from actual view or from the best information that the assessor | — 
ee can practicably obtain, at the full value which could ordinarily be = [| | 

q obtained, therefore, at a private sale. Such a sale implies another user | | 
| es and not the original owner-builder. ''Full value'' as that term is used 

' — ae = | 2 -



a a a EXHIBIT 1 | one a to 

cee pe a | IMV TEST FOR ECONOMIC REASONABLENESS = ea 
poe OF ASSESSED VALUE OF SUBJECT oes ee 

i yo | — PROPERTY=-OUTPUT AND INPUT | | abe 

J | —IMY — 42337eDT =: 1023/79 Us woe 

ae . WHAT IS YOUR DATA FILE NAME? | a | 
} oo $5500 LIB CHG APPLIED ae | 

| AFTER TAX YIELD(IRR)  —-338% BE a eB do 
: BEFORE TAX YIELICIRR) 1.38% EO eS — | 

. sO YOU WANT DETAIL (0=NOr1=YES)? | ageee ale | | 

| INVESTMENT MARKET VALUE ANALYSIS = 10%15CST 10/30/79 | 

i TENNEY BUILINING - MADISON, WISCONSIN 08 | 
| Ad EAST MAIN STREET 2 | Bos ae , 
2 eos VALUATION AS OF JANUARY 171979 PGS ees | 

i a aso ESE EOIS SE AISI OIO CERO SOCIE IO OCIA TRIO IK Biggs OST 
eS AFTER TAX YIELICIRR) : 3.38% — Se Les fe | 

ee oe . BEFORE TAX YIELECIRR)? 1.38% Ee oe Seg | | 

a INVESTMENT MARKET VALUES «44500000 s—<i‘i‘<i<iz**S , 
et Gk aE OE GORA CIGARS ICO CCIC III ope. 

| i } RENAN ING? CO oe ON ee | | 

rn  MORTGAGESt | Q wee oT. 
Peed 4, AST MONTH 10,500% 20 YRS © MONS $ 1015000 | eh a 

i ’ EQUITY CASH? we Ee $ 435000 ep | 

i RESALE OF INVESTMENT IN 5 YEARS$ 292000000000 | 

fee eB a ESTIMATED RESALE PRICE $ «14500000 ee 

i foo LESS3 MORTGAGE BAL. 948735 - | PY 
oo SALES COMMISSION | 58000 | ee 

oe | CASH REVERSION BEFORE TAXES $$  A75265 | fo | 

i Poo eae LESS CAPITAL GAINS TAX(STI.) «92738 oe | , 
ef TAX ON RECAP TURED DEPR. | Oo to | 

em lo TAX PREFERENCE TAX 0 2 2 6273 | sl , 

i CASH REVERSION AFTER TAXES — $ -376254— mos | 

i } NET MORTGAGE = BOOK) = TAXABLE = INCOME =CASH FLOW CASH Flow, | 
YR CINCOME «OINTEREST = DEFR. ~— INCOME TAX BEFORE TAX AFTER Tax| — | 

fo 1 134140 105830 66599 -38289 -213264 12538 =—- 33864 | 
i Po 2B 106670 «104092 6599 «= 64021-35659 = 14932 20727, | 

8 407030102162 66599 «= 61731-34384 = 14572 isa zt | 
|. 4 125240 100020 66599 -41379 -23048 3638  j$-26686] = | 

F 42602097644 646599 = - 38220-21288 4418s 25706] | 

Pe a ce ee 2 | eee | 7



| 

pep Ses - | EXHIBIT 1 -- Continued oe oS 

| oe TENNEY. 12342C0T 10/23/79 ee a ace 

LOO TENNEY BUILDING -- MANTSONs WESCONSTM | | _ 

, | | O01 110 EAST MAIN STREET - a oe de 

a | POS VALUATION As OF JANUARY Le lSee | . | OE 

ee Ee — 103 -Tr1450000 =» OS Ee se 

4 104 ANOS Oa | = Ce Bl is Se ASE Ea 
a — OS 1341407 1064707197030 #1252407 126020 - 

j ALO Be SOret dae dla” a | ee ee 
i PAD 4x B400007 co | | 7 

ae Lie GOr Le SCs sar woe - | oe 7 ee ce | 

LES eC AOe Le LGy eT Oe dr A hE eS eek ee es “| 
LBB dy. 7Or. 1052240000 | Mae os oe op ee 

| o cag AS A ea ee Oe ee nD | | | 

| a | Oe 

Yi | eee Line 103; ! = command to solve for equity yield; | | a 
cS : — $1,450,000 = proposed 1979 assessment of subject property — | a en | 

7. a a a Line 104; AD = resale value is determined by appreciation | ee i 
a Sea, | | or depreciation rate; 0 = no appreciation/depreciation is | S en 

pee eee oo assumed; for a building of this age appreciation due to infla- | | 
| Los ee - tion will be offset by increasing repair bills, functional | | : 

of | ~ obsolescence and increased utility rates; 5 = holding period | Ses oo 

_- | : ve is 5 years; .04 = cost of sale | wo | | SS, : 

: - Ce oe 3Line 105; The numbers are the projected NO! for five Oa EAS 
ee ae es years using the 1978 net mill rate of 24.153 and the proposed _ | a | 

fe nl | assessed value of $1,450,000 with a 5% inflation factor to com- | | 1 | 
a age | pute real estate taxes. (See Exhibit 28 NO! before R.E. taxes) © | | | 

| ae - | _ tL ine 110; 5 = a non-cerporate owner who applies - | | | pe 
CP ee operating losses to other investments; .50 = the assumed marginal _ Sage a | 

' |. a - oe Federal tax rate of the purchases; 14 = the assumed marginal | | nan 

By : Wisconsin income and capital gains tax of the purchaser | | eb 

= - | a | - Aline Hd; 4 = 100% recapture of capital gain over straight | te : iy 
a | | : line; $340,000 = the most current appraised value of the land done : | | 
= ces for TRS oe | | : | Oo Ea 

- J | a Stine 112 & 113; .60 = the value of the structure is — es 1 
i eee] os . assumed to be 60% of the total improvements;  .40 = the value of | se I 
SS be! | the HVAC, surface parking and other improvements are 40% of the — / wee | ot 

| of ee : total improvements; 1 = straight line depreciation method is Sys | 
: Poe used for all improvements; 30 = the structure has a 30 year ar weg les | | 

a Po oe : : economic life; 10 = the other improvements have a 10 year economic | | 
i pe «Wife; «20 = the structure has a salvage value of .20 of its value; eS 

oe 7 | .10 = the other improvements have a salvage value of .10 of their 
cane value; | = starting month of asset as part of property = | | | 

7 “A a Vs . oe “Line 122; 1 = mortgage is % of investment market value; o 
= | oe 70 = mortgage is 70% of value; .105 = interest rate; 240 = oe | 

Sone a | | mortgage term in months; 0 = annual constant (program solves for | : | | 
= | | this); 1 = starting month of mortgage es : | fo :



; Soa er tn the above-quoted statute means "Fair market value"; that is, the - / 
ff aamount for which the property in question could be sold on the open — ee 

, 7 market by an owner willing but not compelled to sell to a purchaser © con | 

1 | _ willing, but not obligated to buy. ! oo see a he, 

_ | The IMV test for equity yield demonstrates that it is economic oe | 
i nonsense for the subject property to have an assessment of $1,450,000 = = | 
= because no investor would pay that price at a private sale. He would be. po 

Q better off putting the same dollars in Madison municipal bonds at a tax- © | 
i . exempt yield of 6%. ue es | oS, | foe geDe | 

A Conclusion ees - | eS a a 

1 Since it is economically unreasonable for the assessed value to be 
$1,450,000 as of January 1, 1979, the appraisal issue is to estimate a pro- 

, per fair market value of the subject property as of January 1, 1979. | 

gh l. Property Identification ee EO | aS 5 1. 

, to | The subject property of this appraisal is the TENNEY BUILDING in ; ope 

] fo downtown Madison, Wisconsin, identified as 110 East Main Street (see Exhibit fe 
ae 2 for location on Madison Square), and more specifically identified for tax |. 
= Purposes as tax parcel number 0709-133-2901-),0000 0 

I fo 2. Legal Description ae aoe | | 2 ee ce | ° 

J epee. : ‘The legal description of the subject property as of October |, 1979, ae 

= | taken from the Warranty Deed, Document Number 1489472, Vol. 731, p. 356, in | 
the Dane County Register of Deeds, in which title of the subject property | : 

" was transferred from First Wisconsin Development Corporation to the Tenney =| 
| Building Company, is as follows: _ | - | a oe eR 

| | Lot Seven (7) and Eight (8) and the Southeast forty-two (42) feet. : 
’ | of Lot Six (6), Block One Hundred Two (102) in the City of Madison, | | 
wee a Dane County, Wisconsin. (Exhibit 3) Be en! ae | | 

3 po | 3. Qualification of Property Interests | a ee oo a ft 

eee pee The appraisal is to include only the real estate interests at the above| | 
: | ~— Tocation and will, therefore, exclude the value of all personalty subject to | © 

ss the personal property tax, whether utilized in general building operations or oe 
a ‘specialized for tenant leasehold improvements. - | an 

I fo ee Selection of Fair Market Value Appraisal Methodology es eo | 

1 pee -T. Value Definition ae gag ee | ee be 

ngs | : ‘For the purpose of this appraisal, the most appropriate definition of — ces 

es | state ex. rel. Lincoln F. Warehouse v. Board of Review (1973), 60 ae 
, a Wis., (2°) 84, 89. : | Be |



5 | ss fair market value is: - | : oe. Oa : a 

Pe OE Fair market value is the most probable selling price that | Jee | 
‘ ts likely to emerge from a transaction involving the subject | ee 
ss _ property if it were exposed for sale in the current market 8 cog ek os 

a — for a reasonable time at terms of sale which are currently. - ve | 
2 - predominant for properties of the subject type. Both buyer Log Re 
5 yt and seller are assumed to be knowledgeable about the property, : | 

no _ to act prudently, in his own best interests, to be typically © ee. 
; |. _ motivated, and to be free of unusual duress. des 2 | fp 

| 2. Appraisal Method es | eS 

] | ee. The appraisal process would prefer to base valuation estimates on nF 
actual sales of comparable property where buyer and seller were under no ss] 

| special duress and where no special financing, not obtainable in the market- fF 
] : _ place, was provided by the seller. If market sales are inappropriate the Dane © : 
ee County Court stresses the income approach. ae A 

7 | | a. Market Comparable Sales Approach — o | A ea | - | 

op | Seven sales of properties on or adjacent to the Capitol Square ee 
7 | | ss tn recent years, purchased by investors for use as multi-tenant office 
es | ~ space, are used to provide a benchmark of fair market value (see | op 

| Section II!). Because there is variance in the comparability of these | 
Ta | sales to the subject, the income approach, using the discounted cash pe 
J fo. flow methodology, is also used to substantiate the values determined fp 

ee - by the market comparable approach to valuation. ae es | ees 

j LS | | b. Relevance of the Income Approach | - cee | | Eee Be 

She oe | An office building is a vehicle for purchase of investment income | 
i oe - and appreciation, not unlike any other cash cycle investment with a - 
[ Jo Series of returns. The relationship of outlays and receipts in time 1. 

tf and quantity determines investor rate of return. Conversely, if the | — 
epee! Investment return desired is assumed and net receipts can be estimated, | 

J be ek the relationship can be reversed to determine the maximum Outlay, i.e. [| 
i os probably purchase price, which could be justified by the investor. |. 
| (see Section IV). OME See ee ce beg tg ne I ee 

7 | - 8 = - In Dane County Circuit Court, Judge George R. Currie instructed © fo! 
ee the City of Madison Board of Review in Case #140-201, Wild, Inc., | tT 

4 | the relator, relative to the office building VIP Plaza, as follows: ace oe 

| ‘The Property Assessment Manual for Wisconsin Assessors published by the _ ee 
a | Wisconsin Department of Revenue states (at p. 29), that for "Apartment © AR 
|. Bufldings", "Office Buildings", and "Store Buildings'', the ‘Income Approach"! fp 
po to valuation is the ''most applicable!’ where actual sales date of the property | | 

, Of comparable property is unavailable. This manual is issued pursuant to |. 
1 | sec. 73.02 (2a), Stats., and is for use of assessor in assessing real property. | _ 

' ee Re | | PGES See qo



| 

E _ The use of an income approach to valuation in arriving at the fair market - 
al value of property has often been approved by the Wisconsin Supreme Court. | 

ee state ex_rel. Garton Toy Co. v. Mosel, supra, 259; State ex rel. |.B.M. ae oo. 
i | Corp., supra, 311-313; Rahr Malting Co. v. Manitowoc (1937), 225 Wis. = | 

Lol, 405; State ex rel. Northwestern Mutual Life Ins. Co. v. Weiher, supra, > 
450. Oo | Sn oe Oe ON 

: Moreover, it must always be kept in mind that in attempting to arrive at ee ae 
a the fair market value of real property for tax assessment purposes the __ | 

{| yardstick is the amount for which the property could be sold on the open |. 
i | market by an owner willing but not compelled to sell to a purchaser willing 

: but not obligated to buy. In purchasing an investment property, such as | 
the V.I1.P. Plaza or el Esplanade, the prospective purchaser-investor will 

i expect a fair return on his investment and is sure to be more interested | 
in the potential income of the property than the cost of its brick and ee 
mortar. This is equally true whether he is purchasing a completed building fo 

i or one only half completed. | | BO re 

oe c. Limitations of the Cost Approach a e S | | fo 

i | The cost approach to value is limited to those situations where fp 
: improvements are new and represent the optimum use of the site in | a 

| question. The subject property was built in 1928; its equipment is | 
i oa obsolete; and its layout does not lend itself to efficient moderni~ — a 

| ---Zation. It violates the basic conditions required for the cost approach.



; hs - as Il. PHYSICAL ANALYSIS OF SUBJECT PROPERTY © AB oe - | 

: ee The market value of the property depends on its comparability to 
3 - substitute investments or its income investment productivity which can be 

fo attributed to the interrelationship of the physical site and the improve- 
ments. ay nl Se ; Sey o a | 

] | es - In analyzing the subject property, it is useful to review the physi- | aS 
ne cal attributes and improvements, the legal attributes constraining use of — | 

, the parcel, the linkages of the property location to generators of office | | 
J and retail demand which will determine its revenue potential, and the dynamic | 

| attributes of the site, that is, how people perceive and behave relative to = 
7 a _the property. | Soe ee ee - ose, ene od ” 

| A. Physical Attributes of the Site ep Bs ; a 

] Tap Os See - The subject property is located on the northeast corner of East Main | 
oo | and South Pinckney Streets, extending through to Webster Street on the east | 

| as fdentified on the general area map of Exhibit 2, and dimensioned on the 
7 - parcel map of Exhibit 3. ae re a ee Oo ape 

oo gS ‘The Tenney Building parcel includes corner Lot 8 (66 x 132 ft.) | oS | 
7 «fronting on S. Pinckney St. and E. Main St.; corner Lot 7 (66 x 132 ft.) fp 
r Soe: a fronting on Webster St. and E. Main; and Lot 6 (42 x 132 ft.) fronting ee co ! 

: Bs on Webster St. This site area totals 22,968 square feet. In addition, = | 
m | the Tenney Building site enjoys the privilege of certain vaulted spaces ne 

i Se _ below the sidewalk of East Main Street (transformer vaults and storage) |. 
| and on the South Pinckney Street frontage (boiler room and related storage), fe 

i |} ss totaling approximately 1600 square feet. ee ee ee Pe 

a | | 2. Topography oe ees : - | | oy : 7 . | es 

q Ue The Capitol Square area is a hill between Lake Mendota to the north te 
> and Lake Monona to the south. The hill drops sharply to almost lake level fe 
| within three blocks of the Square, giving prominence to the Capitol and  ~— oe 

J po major business buildings at the City's center. Accent on this elevation iS fe 
ee _ strengthened by controls on building height within a mile of the Capitol. | | 

¥ (See section B-] on Legal Attributes of Site). os - ops 

: es - wee a The subject site (see Exhibit. 4) slopes from Pinckney to Webster | a 
pe approximately 8 feet so that the main lobby on the East Main Street side is | 
j ss approximately three feet below the main floor level opening on Pinckney | fe 

| Street, and there is no at-grade entrance to the parking lot at the rear of |. 
ees pee _ the site. Indeed, the original desingers of the building were unable to © fp 
| fo provide an adequate loading dock to the former alley so that all materials _ |
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] | for building operations must arrive through the front lobby or through a |. 
- | sharply pitched ramp and stairs dropping some eighteen feet to the second | 

| t sub-basement. This next entrance can be reached by truck from parking = 
| _— lot opening on Webster. Oo ee ar Se ds 

; / 3B. Soils. | | Be s en ae | | 

| | ca ens Soil conditions are essentially sandy loan and very suitable for | | 
i pe high rise construction. aoe | i ee ee ee 

j | 4. Sewer Service oe ERE 7 fen a 

| . ‘There is an 8-inch sewer main on East Main Street and a new 6-inch oo Poe 
» | lateral to the subject property to replace sewer and storm water lines that | 
i Jo were in an alley easement vacated to permit construction of the First Wiscon-_ 

| sin Plaza. There is a single 4-inch water line serving the subject property mee 

1 | from East Main Street. © S, a | | EES | 

PO 5. Storm Water AccesS | | SET EG SV dee a Ds 

i | = ss Reference to Exhibit 4 will indicate storm water lines and catch | | 
, 7 basins serving the pocket park, existing building, and temporary parking poe 

ee facility, with 8-inch lines to a catch basin at the southeast corner of the | | 
I po _ parcel and connected to storm water collector on East Webster Street. J 

i | a 6. Other City Services es a ces ee ae oe ee | 

be The tax parcel receives City of Madison fire and police protection IL 
; a and city maintenance and plowing of sidewalks 11.5 ft. wide on the East Main | © 

| | cul de sac and 13 ft. wide on South Pinckney Street. Unfortunately angle © po 
| parking is available only on the opposite side of East Main. No parking or | — 

J Po Stopping is permitted at the entrance to the subject property. oo ghee | 

| E 7. Special Site Improvements | ae Ce ees | fo 

J cs | In addition to the Tenney Building, which occupies ground area of ss J — 
65.6 x 155 ft., plus a service area of 22 x 18 ft., or a total of 10,564 sq. Be 

Po ft., there is a temporary parking lot for 24 cars, which is approximately _ fo 
|. 110 x 99 ft. or 10,890 sq. ft. In May, 1977, an automatic parking gate was | | 
to installed at an approximate cost of $10,000. Approximately 176.5 sq. ft. | oe 

are part of a paved walkway serving a fire exit as noted in Exhibit 4. The |. 
a parking lot is screened with a hedge of honeysuckle shrubs and honey locust | | 

ee ee trees within a 6-inch concrete curbing. The parking lot is temporary . 
: to according to terms of conditional use permit discussed under legal attributes. | | 

| oo = | The vest pocket park adjoining the Tenney Building is part of the oo 
ge First Wisconsin Bank Plaza Building. There is no access to this mall from = | 

7 ; _ the Tenney Building except for the emergency exit fire door at the rear of | ~



7 fo the malt. a Se Ue 
me oN - ee | | : ae Se Eee 

. There is an electrical transformer vault below the sidewalk on East | 
3 | Main at the rear of the building and additional storage vaults below the = Jf° 
- sidewalk for a width of 10 ft. and a distance of 132 ft. to the corner of 

| | the building at East Main and Pinckney Streets (see basement floor diagram, | 
a ‘Appendix A). These vaults encroach on the City of Madison right-of-way by | 

| | privilege of the City Council, and no rents are paid. The City Engineering | 
| Office required the present owner in 1977 to waterproof the vault roofs and oe 

3 q | to rebuild and reinforce the sidewalks over them. Extra concrete was poured | | 
| along the vault walls between S. Pinckney and the office entrance to stem | 

some water leaks. The cost to the property owner was approximately $6,500. 

8. ‘Adaptability as Office Building Site _ 2 WSS os eS 

I The shape and size of the Tenney site is relatively inefficient for 7 
"| a prestige, institutional home office building with adequate underground : 

[| parking. Moreover any new building on the site would be dominated by the |. 
i | glass overstatement made by the First Wisconsin Building adjoining the subject | 

@ | property. Even a new office building on the site would be of investment vos 

| a grade, rather than an institutional tour de force. rs be 

| |. OB. ‘Legal-Political Attributes of Site | a ae os fe 

] {| The subject property is zoned C-4, Central Commercial District. This | 
~" | district is intended to accommodate uses which are of city-wide, regional — ee 

pees or governmental significance. In addition, retailing and specialized commer- | 
i fo cial activity such as restaurants are appropriate. All new construction and | ~ 
fs any major alteration of an exterior building face must be approved because of 

| | of the community's objective to develop and maintain this district as a a 

) Oo community and state-wide center for business, service and government. However,| _ 
| broad zoning or permissible uses under C-4 will be modified by a variety of — mS 

: statutory and administrative factors peculiar to downtown Madison at this time.| 

fo 1. Capitol View Preservation ao - | | 7 | | 

5 | | According to Section 28.04 (14) (B) of the Madison General Ordinance: | . | 
| All buildings or structures erected, altered or enlarged shall be subject to | ~ 

an the following regulation: =~ | SR gD Sg RO eG 

i a eee No portion of any building or structure located within one mile of } 
oe Oss | the center of the State Capitol Building shall exceed the elevation of the pees 

ee base of the columns of the Capitol or one hundred eighty-seven and two-tenths | 

3 7 (187.2) feet. | a ee ee ee 

- |. | _ This subsection was established to preserve, as well as to promote and - 
; ) ss enhance the view of the State Capitol Building. The Tenney Building roof is | 
- | just within the elevation limit, but elevator housings encroach on the Capitol | 

oe 8, _ view zone by approximately 17 feet. _ | | eee oe



] 3 2. Madison Planning Commission | | (oye ge eS a 

oo» 82=OC«|-S | - Any new construction or any major alterations of the exterior face 
3 | of the buildings located downtown, shall be permitted only when approved by ~ 

_ the Madison Planning Commission. Se fe Ts : op | 

i 3, Capitol Concourse Project 7 Cpe Stee ss A PE 

i os - The City of Madison has completed two phases of the Capitol Concourse/ 
m | | State Street Mall project designed to refurbish the retail core area of its | 

| —s Central Business District (CBD). The original plans. are detailed in Exhibits | — 
5 and 6 as of January 1, 1979. Phase II! has not been started; city construc- 

5 tion activity in 1978-79 has concentrated on the completion of the Madison | 
Civic Center just northeast of the proposed (but now discarded) location of |. 

| the bus terminal in Exhibit 5. EE oo EAs a see 

| ee Originally, Concourse planners proposed the closing of the Capitol | 
—_ | Square to private automobiles (Exhibit 6), but because downtown property ye 
i owners were expected to finance the project through special assessments, | 
® | = many compromises were made; the final traffic pattern is detailed in Exhibit 7.] 

| | The lack of parking in the CBD is the most serious and most frequently stated | 
of complaint about the downtown area. This deficiency has continued to plague | 

3 apo Investors in Class B office buildings such as the subject property. = = = |. 

» | During the construction period prior to the reopening of the Concourse | _ 
1 | in November, 1977, many retail stores closed; as of January 1, 1979, only the | 
™ | larger retail spaces of 5,000-6,000 sq. ft. (except the King Shoe Store, which | 
en must be sold as one parcel with Dartmouth Direct) are still vacant (Exhibits 1 
. [oe 210 and WI). he EE ee | 

pe Pe The Capitol Concourse project is being financed by a special assessment] _ 
a, |. prorated by land area and its proximity to the Capitol Square. The subject | 

; | property was given a final assessment of $15,954.02 on September 12, 1978. | 
ee ie The principal amount is amortized over a 10-year period at 6% with the first | 

, | annual payment of $2,167.04 due on January 1, 1979. | | oe 

J | | To encourage pedestrian activity and movement on the completed Concours4, 
oe | | John Urich of the City of Madison Planning Department has indicated his depart-| | 

5 | ment will attempt to discourage by administrative review and, if possible, by | 
Ss |. _ mew ordinances, the use of ground floor space for private office facilities. |. 

AaB Gs _ Restaurants, banking tellers, retail stores, theaters and the like will create | _ 
e _ the desired pedestrian activity over broader spans of day and night than office 

i J space. Thus, there is an administrative constraint of alternative uses of the | _ 
de | street level floor area of the subject property if it were not used for retail. | — 

2 4. Conditional Use Permit for Parking © oe | We oo Pee 

7 fe The surface parking for 24 cars presently provided on the East Main | 
@ | and South Webster corner is based on a conditional use permit which would fo 
[expire should it not be used for parking for a period of six months. It rr
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ee & Long range proposals which cannot be assigned atime _ ty t974 t978 i t976 1977] 
| frame at this time inciude: 1. Performance plaza with its Phase! pee a of | - , 

3 > parking ramp, low-rise residence and shopping arcade, —_— Planning Baca 7 | | | OP 

mY 2, Library Mall and aone story parkingdeckbelowgrade ‘ssn | ia  eeampigormimmiepes eg fe 
ae and, 3. Eventual “back door” service provisionforthe = — fon csiics Ecoacaai poi ifn 

, | north frontages of the 500 and 600 blocks of State Street. ue Lecce PS ae 
. a sure planning sreseeee . Popes . . . 

i wo, ay a , to . design eT Eo oan nn ae 4 

| a | Construction costs were determined by estimating 1974 construction | BS Se Ve 
. oo figures for Phase |, adding escalation, and extrapolating siem 1. | so i 
— these costs to the Phase Il andlilareas. Theschedule —gjanning SES - fo 

| : . oe : j . j tant atatetatsy x , Sf Ap 

a | the 100 block, totalling $870,000 for Phase |, $5,400,000 construction | 7 : _ FSESSESEESSE 
fo _ for Phase Il, and $2,200,000 for Phase Ill, totalling _ Construction 9 ee ee 

i eek, $8,470,000. The overall costs break down to $10.50 per Costs tg [ees ag 

ot Square foot and $740.00 per linear foot. Theseunitcosts => 17 FL gt ggg, | 2200.90. 

eo AES ts compare well with other malls of this type with partial =  epgee be sete 
od | or full canopies. In view of the present monthly escalation Bf - : : . : 

7 po of construction costs of 1.5% itis critical that the - 2 fh 400.000 | 
me | schedule be maintained to achieve the budget goals. . . $e | - . 
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j fo. | Parking os Hg OR 8 Bg ots pe 

. The plan’s recommendations for parking aretobe .~— An alternate approach would be the coordinated. ee | 
| viewed as a strategy for attaining a comprehensive off- development of the many small surface lots in private. | 

| | street parking program. Proposed is one approach—a . ownership. This would require commitments and oo 
| | : : _ program of enlargement of the existing public parking cooperation among businesses and owners to share. oo | 

ae : me Space pool. Surface lots would be expanded in the parking use of the lots and action by the city to acquire Oe’ 
ge ht | Ss following locations: Buckeye Lot — 58 cars; Madison public easements for access and provide public © oe 
i | pO . Motor’s property — 119 cars; Lake Street ramp services. The organization of these. parcels bythe | . 

po. extension — 117 cars. Total space to be provided will be Central Madison Committee or other business groups) | 
oS | . | 294 cats, which represents 211 additional parking represents one opportunity to contribute to the project ae 

: oe oe | ae spaces for the downtown when the existing 83 State by defraying its total cost. Public and private sector — 

| : Street curb spaces are removed. Acquisition and site partnership is criticalto the success ofthis approach, =—>_—s 7 
ee ee - improvement costs for the Madison Motor property and | : . a 

: pO _. that adjacent to the Buckeye Lot is $850,000. Money Long-range recommendations for a parking ramp to ba Pe 
| aa . presently is budgeted by the parking utility for purchase . constructed in conjunction with the future University | : 

| - | of the Lake Street expansion site. Therefore, no charge Library Mail will accommodate 165 cars, or about 50 t 
| | _ will accrue to the project for this improvement. | more than those to be removed from Murray Street and . 

oT oe | | | | the Student Union Lot. The deck praposal in the 400. | | 
| a | oe . | Temporary parking would be provided In the cul-de-sac block area will hold 135 cars and serve the new shops. | | 

_ | - . Streets, with the exception of Frances Street,duringthe housing, and performance plaza, as wellas that section _ a 
pe ey _ initial phases of the project. A total of 150 such spaces _— of State Street where present parking is least adequate. : —— 

| - _ ¢an be provided at virtually no cost. They will minimize = Estimated cost is $4,000 per space or $540,000. po. 
‘ae . disruption, assist in the transition period when on-street __ : : . a ae EE es 

parking is removed, and later revertbacktoapedestrian A future bus terminal site at West Dayton and South 
to an and service function. | | : a Henry Streets is now under consideration by the City. | | | 

' To a _ Parking provided at the terminal also will serve the Art | t 
Pe | | Center and Auditorium during off-peak hours. The | tT | | - | | o: : | | | number of spaces to be provided is as yet undatermined. | . | 
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a | issued as part of the construction permit requirements relative to the First | 

Te Wisconsin Plaza and goes with the property. City: planners would prefer | pe 

i | enclosed parking on the approaches to the Concourse, SS es | 

a ee 5. Tenant Lease Encumbrances | We NS ag sy en 

eg Of the 83 rental space units in the Tenney Building, 50 units have | | 
leases that can be terminated in 1979 or in 1980, and 23 units have no 

i leases or are vacant. Only 10 offices have leases longer than a 2-year term | 
| {Exhibit 25). A possible buyer could be a developer who would like the free- | _ 
| dom to move tenants around as remodeling progressed, or a government agency ~ 
g a - which would evict most tenants and convert the building to government offices. | | 

, | ss The price of these short term leases will be higher tenant turnover | 
| and unstable income estimates which would suggest higher capitalization rate | 

i | and lower investment values. On the other hand, the relative freedom to alter | | 
| ss @eeupancy and rate would make the building more marketable to its most probable| — 
| buyers. It is unusual to have an office building of this size with sucha | 

i ss short average unexpired lease term, providing both a highly unstable rent roll | | 

:- and a speculative marketing opportunity. = Pg Be MEE Sa 7 

i | 6. Constraints on Future Uses and Disposition | SAE se eae coe 

| Mat Poe. An agreement between the First Wisconsin Development Corporation and _ 

f pe the Tenney Building Company, the present owner of the subject property, dated | | 
ee - September 13, 1976, includes: 1) a first right of refusal by the First Wis- — 

ee fe consin Development Corporation should the present owner receive a bona fide | 
i | sof fer to purchase the subject property; 2) a limit to substantially the same _ 

pe present uses of the premises as an office building, with a retail or food opera 
| tion in the first level of the building; and 3) the need for present and future 
fo owners to obtain the approval of the First Wisconsin Development Company to _ 

; | construct a parking structure on the lot adjacent to the existing office I 
ss building. The latter two constraints were agreed to by the Tenney Building | 

aes _ Company for itself, its successors and assigns. eee os ae 

BEE ag ee I The constraints set forth in this agreement would decrease the flexi- 
| | bility a most probable buyer would have for options to alter the subject | | 
i yo property to maximize its marketability, thus depressing its value. © Po. 

i a  C. Linkage Attributes of Site a eee ee eee eee ee ene 

ee The subject site has strong linkages to government centers: It is , 
epee directly across the street from the State Capitol Building, a long two blocks | | 

i | to the old Federal Post Office Building and the City-County Building, a block | | 
| east of the new Federal Center Building, and just to the southeast of a State | 

a Office Building complex, GEF-!, and GEF-11 and II1, which is under construction, _ 
a - and each of which occupy a square block. However, access by auto is circuitoug _ 
He Pe (see Exhibit 7). The driver, unfamiliar with Madison, will circle the Square | | 
fon the outer one-way link, rather than turning at the stop sign at Webster | |



i } ss Street and then turning left on Main Street to reach the main entrance of the | 
| Subject property. | an or ee 

i Po On the same block the Tenney Building enjoys the positive influence of | — 
| the dramatic First Wisconsin Plaza and a contiguous vest pocket plaza. Across | | 7 the street is the handsome Capitol Building and heavily wooded park. Unfor- | 

Ef . tunately, the East Main Street facade faces an area of seedy bars and poorly 7 
i | maintained low rise buildings from the turn-of-the-century (Exhibit 8). The ° 

} oe first block on East Main Street is anchored by Penney's and Kresge's and isa |. te moderately viable area. Nevertheless, the retail trend is to gravitate toward — 
i , the opposite side of the Square on the State Street access, while most new | 
™ | office space is on the West Washington Avenue side of the Square. lts strongest. 

3 linkage is to the First Wisconsin Plaza, but this natural tie is completely | 
i | frustrated by the physical layout of the Tenney Building, which lacks a cross- oe 

access corridor to the bank building which would permit people to move between - 
| _ the buildings while remaining inside. | : me | 

i Be D. Dynamic Site Attributes | | oe a JS EA ee 8 | 

i pe The subject property is at the foot of a Tong two-block run of East. ) 
: Main Street, so that the building is in direct view of drivers for some time. a 

fp _ Surveys have shown that most Madison residents can identify the corner and the | 
i Tenney Building from recollection. It is located in an area of the Capitol | | Square and perimeter street which is flat, so that the pedestrian on foot does | ee not face an uphill grade, but the entrance to the building is on East Main> | i | Street and is hidden from the Square, three to four feet below grade (Exhibit 4)]. 

| a Because the First Wisconsin Plaza slopes back from the street and is _ 
gf only four stories high opposite the Tenney Building, the latter is fully visi- |_ i {| «ble to the pedestrian anywhere on Pinckney Street. Fortunately, these facades | © 

aes were constructed of glazed brick above the fourth story level so the appearance 
T J, of the Tenney Building is clean, even if out-of-date. ee a - 

| E. Physical Attributes of the Structure (See Exhibit 9) | | fe 

I | ee : _ The Tenney Building was constructed by the Findorff Company as general | 
: contractors in two sections in 1926-1928 and 1929-1931. Concrete structure | a7, | for the rear portion was constructed for all ten floors and then the front cs | | two-thirds was built of reinforced concrete. The result is a structure 65 eo a |] ft. wide and 154 ft. long, plus a small wing ten floors high 22 x 18 ft. The ~ | . oe exterior is cut limestone on the Main and Pinckney Street facades, with green oo : glazed terra cotta spandrels below the windows. Parapet walls are highlighted | | i! oo with triangular light brackets in what might be termed the Art Deco style of | ff | commercial building design in the late 20's. Rear facades are done with glazed 
:  - yellow brick. Complete floor plan sketches are provided in Appendix A, and  &§ | general mechanical details follow: ae | So | a ft | 

- | 1, Fenestration | Boe — rr ee | 

; J} First floor retail windows and entrances were redone in 1972 with = | :



EXHIBIT 8 

VIEW ACROSS THE STREET FROM THE 
EAST MAIN OFFICE ENTRANCE 
OF THE SUBJECT PROPERTY 
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EXHIBIT 9 

CURRENT PHOTOGRAPHS OF SUBJECT PROPERTY 
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EXHIBIT 9 -- Continued 

Rear facade facing northeast from 

Webster St. and E. Main St. 

: ; Note automatic parking gate. 

| : 

Side facade facing south 
from E. Main St. 

Note main entrances to 
offices on this side. | \ 
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bronze anodized, Kewaneer systems and plate brass. The second floor and — - po 
ee | above still retain a 6 x 4 pane steel industrial sash. Each 4 x 4 panel ole 

2 tilts inward to permit washing from within the building. Single-glazed, > 
f pb these windows are relatively inefficient as to heat loss characteristics. | 

a 2. Interior Partitioning ogee Bes i oe | 

: 5 | Most interior office partitions are of Pyro-Bar gypsum block or terra 

fg cotta block with plaster finish. Most doors and trim are of dark stained and | 
A ss varnished walnut and oak. Only recent partitioning is of 2 x 4 and drywall 

| | and modern hollow core doors. woe EE a os ie 

Pos a 3. Floors | - an oe : 
| | : | . | : | | | 

J Oo Most floors are terrazzo in public areas; some basement storage | 

space has composition tile, while tenants have generally chosen carpet. 7 

a |. 4. Heating System oe a | | } . | | | | 

| oe He Heating system depends on hot water radiators, each of which has its " 
a - own thermostat. Most are manual, but a few deluxe tenant layouts have added 

individual automatic thermostats to their radiators. Much of the mill work | | : 
, at window sill level has been expertly joined to provide access to radiators 

behind finished grill work. The oi] fired boilers can be described as: 

. - a. Kewaunee Boilers, 2-55 horsepower, low pressure of 6 lbs., | aa 
I ; | approximate age - 49 years, standard - FE 143, © 7 | 

, oe b. There are three Ray oi] burners - one for Stand-by. fo 

i o | c. Boilers were completely overhauled 12 years ago. ff 

a | oS d. Fire pots and burners were overhauled six years ago. pete 

: po - e. O71 storage - 15,000 gals. of No. 2077. | | fp 

i Related heating equipment — | OSA BERT ROE SS ET ea | | 

ie ee a. A Bock 200-gallon hot water heater, oi] fired, approximately 19 | 
| _- years old to provide hot water for washrooms. - 

Oe by There are two antique 150-gallon water softeners of a brand 
- unknown even to the building engineer. Each alternates to deliver | 

too —  - soft water, while the other is in the recycling process. Only the hot 
| | See _ water is soft water, but cold water resupplies to the furnace are _ se 

| | | chemically treated. GRR ee Oo oe a 

| gas In 1978, major repairs were made to the boilers;. controls were po 
ae rewired for approximately $5,500. a a en er fe



J fo 5. Air Conditioning ae ce ee oo 

2 to - There is no central air conditioning. The summer heat is modified and | 

f OO controlled by water cooled air conditioners located either. in each suite of = | 

oe offices or distributed by ducts from larger areas to smaller areas. Some 
| are controlled by thermostats, and others are controlled by timers. There are | 
a | seventy units in the Tenney Building, which were installed approximately ten — 

: years ago. Only five rental units have no access to air cooling units. | 

: The lack of modern central air conditioning is a competitive disadvan- 
= _ tage relative to renovated structures of similar age, such as the Hovde Build- 

“ | ing. The National Mutual Benefit Insurance Building has installed a window air 
- | conditioning system as part of a window frame replacement unit for better 

energy conservation. a - 7. ae | 

po | Two 2,500-1b. capacity automatic Westinghouse passenger elevators | 
a were installed in the latter part of 1977; each is a Zonamatic overhead gear- 

oe less machine, with a speed of 500 feet per minute. The cost of the elevators | | 
| was approximately $118,000. The Industrial Commission permitted the retention 

to _ of the ornate bronze elevator doors on the first floor, but required replace- 
a | ment and reconstruction of obsolete glass doors on all other stops. It was 
fs anticipated that the installation of the automatic passenger elevators would | 
ee | achieve significant payroll economies; but the need to hire security guards iene 

A oo in the evenings and on weekends minimized the savings. (See Notes to Exhibit | 

a of _-- The freight elevator, a 2,500 Ib. capacity Montgomery, is manually . 
| ~—~—s Operated, with front and rear access in order to reach the basement floor | | 

oe Maintenance area, a sub-basement storage area and the boiler room area. | 
These sub-basements are at various levels, requiring three additional stops 

| for the freight/service elevator. - ok — 
7 | Te — ia es 7 | : 

| ys | oe es | ft 

d | 7. Fire Exits - a EES 

| pos Appendix A indicates that on the second floor, one of the fire stairs 
j : _ terminates in a long fire tunnel and stairway to rear fire exits in order to 

od preserve all of the front portion of the first floor for unobstructed retail | 
| ; use. From the third to the tenth floor, the pattern of corridor and fire exit 

, is more consistent with office layout efficiency. : oS 

‘ i 8.) Restrooms | ae we eS | - | | . 

| The building has a convenient and well maintained set of restrooms. | 
a | The basement floor has one set for maintenance personnel and another for 
4 employees of the large retail center for the first floor of the building. — 

There is a third for the public on the basement elevator lobby to serve those | ~ 
on using basement office rental space or those entering main floor lobby. The |



a main floor has no facilities for the two small shops facing Main Street. Each] 
| ss floor from second through tenth has a single washroom with three water closets | _ 

oe |. and two sinks, with two urinals in each men's room; the washroom for men and : 

po women are on alternate floors. AIl restrooms above grade have window ventila- | 
| tion. In addition, there is a large maintenance room with sink on each floor | 

’ except the first. ‘ | | JUS - | en | 

| : 9. Special Features - | ee 

| The second through the tenth floors do offer sufficient head room to 
permit modern ceilings, lighting, and air distribution systems on a floor-by- 

mtC«dt Floor basis, together with adequate service space to contain air conditioning 
’ - equipment. All retail shops open at grade at the cost of variable ceiling 

| heights for basement areas in southeast corner of building. The straight- fo 
. 7 lined limestone exterior blends well with government architecture on the ~ po 
i Square although it is a sharp counterpoint to the adjacent Bank Plaza. The | © 

_ building has been well maintained over the years, but the division of space, | 
| especially in the first floor retail area is outdated. Elevator lobbies are 

_ spacious and corridors are relatively bright due to design preference for 
i - opaque glass panels and doors used for office layouts in the 1930's. Many © 

corridor walls feature marble wainscoating. The wide corridors are a negative 
- feature today due to wasted potential rental space, and higher energy and 

a | maintenance costs. To remain competitive in the private market, especially, 
| refurbishing and remodeling will be necessary in the near future. | 

d - F. Market Demand for Tenney Building Location and Facilities , 

| The retail vacancies on the Square as of January 1, 1979, are noted in 
; | Exhibits 10 and 11. The larger retail spaces, vacated during the construction oe 

pe of the Capitol Concourse, have been subdivided and remodeled and are now 
7 E a occupied; this is especially evident on the Mifflin Street side of the Square. | 

: | , The 5,500 sq. ft. of first floor retail space in the Tenney Building | © 
me has a lease with only five months remaining as of January 1, 1979. The tenant 

i / had given notice almost seven months prior, and the space has remained vacant 
through 1979. Oe, Bog EL S | a | | 

a | ae | 

, _ The retail space is comparatively clean and modern in terms of ceiling] | 
i | floors, and window area (which would not require special displays), and it js | 

| highly visible to automobile and pedestrian traffic approaching on East Main | 
“ Street and waiting for the stoplight at the intersection of Main and Pinckney. | 

a | _ The two small retail areas east of the entrance are of marketable size, with |. 
| 1 - 1,000 sq. ft. for the larger and 454 sq. ft. for the smaller unit, but the ; 

| | large block of 5,500 sq. ft. cannot be evenly subdivided as there is a single | 
il | entrance facing Pinckney Street and the falling grade on Main Street will makel 
- - a second entrance structurally difficult. An alternative layout might be an 

: arcade of glass front retail shops off a large corridor utilizing the Pinckney] 
a _ Street entrance. The first floor of the Hovde Building at 122 W. Washington 
4 | | offers an example of such a floor plan. eg | oe 

A : mie 24 | | ede
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i | | _ The vacancy rate for full-service downtown office space in Class B | 
| buildings in the Capitol Square area of Madison remains at approximately | 

- 14%, whereas Class A space with adequate on-site parking is approximately 
a 1%. (Exhibit 12). The Jackson Building with 20,000 sq. ft. of unremodeled, 

| - vacant office space accounts for a large percentage of the supply. As of | 
dt. January 1, 1979, the Tenney Building is experiencing only a 4% vacancy rate - a 

i in its office inventory, the Churchill Building is fully occupied and 30 on the | 
| _ Square reports less than 10% vacancy, but there is a continuing increase in yo 

| the supply with the conversion of vacant retail stores into office space. 
Examples include: — Py AOE ne os aye 7 oe / 

Spe os The Atrium, 23 N. Pinckney (formerly Simpson's) | ee / 

i | | + Centre Seven, 7 N. Pinckney (formerly Baskin 0 &V), and yo ee 

| | - The Frautschi Furniture Store just off the Square at 219 King St. | 

A wee The State continues to be a large user of private office space; the | 
| State leases approximately 950,000 sq. ft. of office, warehouse lab, etc., 

Space _in the City of Madison. With the opening of the General Executive == | 
i | Facilities 11 and 11! early in 1980, the State will vacate almost 3,500 sq. 

ft. of space in the Tenney Building, but will still occupy 26,380 sq. ft. 
or 41% of the Tenney Building's net rentable office space. vos. | 

; | —— At the present time, the State has made no further budget allocations 
|. for the acquisition of office space, but the threat of the loss of the State's 

tenancy is ever present. When the City of Madison seemed to be wavering on 
| the renovation of the Post Office Building on Monona Avenue, the State expressed] 

| a an interest in fits purchase as described in Exhibit 13. _ a ee 

a | | The State requires Class B or C space that is accessible to the handi- 
_ capped, and prefers space that is competitive in rental rates, and is neither 

| ostentatious nor in need of extensive renovation. With a supply of $9 to $10 | 
i Sone a sq. ft. Class B office space coming on line, there will be a larger supply 

| 2 of $6.25 - 8.00 space available for the State; the market for Class B State a 
occupied space, such as the Tenney Building, will become more competitive. go 

i | ---‘Thus, the Tenney Building will need to lessen its dependency upon the | 
| | State as a source of revenue and compete more effectively in the private sector 
r | through active refurbishing and remodeling, and an improved marketing plan. 

7 | | G. Most Probable Use of Site and Structure | Oe ee | ed cans 2 

Mee . Review of the market for Class B office and. retail space, inspection of | 
qT _ the existing Tenney facilities, and analysis of its suitability for moderniza- | 

fo tion, and study of subject property site characteristics leads to the conclu- a 
a _ sion that the most probable use of the property as of January 1, 1979, is its | 

_ continued use as an office building for rental income. cn | 7 

; ce The most probable buyer of the building in its January l, 1979, condi- |



see me: 7 eee im / i 2 | if a Ea il cial 

A ee | MADISON DOWNTOWN OFFICE SPACE! | Se eee za 
i | ee | - | | | - ~ As of January 1, 1979 Be | | | _ 

/ oe | | | | ao | | | | Annual 9 aa 
; | : | 7 | , Total Square Feet a - Rental Rate” © Services Pe : | Building : —e | Location |  Rentable Vacant Space Per Square Foot Provided : eae 

; Class A A | | wee oe od | | 
, | United Bank =————=~CS~*~*~S*«~DW.. Washington Vee. 160,000 0  $9.50-10.00 Full Services si 
i | First Wisconsin Bank 1S. Pinckney St. | ~ 350,000 0 10.82 Full Services oo 
e | Anchor Savings & Loan 25 W. Main St. _ | 90,000 — 0 — 7.25- 7 Full Services | - 
, noe oo | ph a bee 8.50(New Bldg.) Shs , : , James Wilson Plaza — 135 W. Wilson St. | 98 ,000 0 : 9.00 Full Services | | : Verex Office - | - 150 E. Gilman | 145,000 6,000 9.25-10.50 Full Services i Total ee — 843,000 : — 6,000(.01) ents : 

; — Churchill | — W6-N. Carroll St. oe 40,000 | 0 6.25 | Janitorial — + a. OI Ee 8 oo es oa Be fos Heat & Light i bo Tenney Bldg. ce ~ 110 E. Main St. : — 7%,000 - 3,200 — §.75-7.25 Full Services y 7 National Mutual Benefit — 119 Monona Ave. | 42,000 O- 5.50-7.00 - Full Services | 4 30 On The Square sss 30 W. Mifflin St.. TY, Baa | 7,000 — 7.50-8.00 © Full Services | i ° Jackson — ~ oP 102. N. Hamilton | ve ~ 20,000 — aaa 20,000 Negotiable Some Services 
: Norris Lea | Vi) King St. -: 12,000 | 1,585 6.00 | Heat oo mo | [ ‘Karstens / 24 N. Carroll —-§, 200 673 7.00 = Services as Required. i — Atrium. oe . | 23 N. Pinckney | 6,100 | 1,900 ~  6.00-9.00 ‘Net , | t Manchester's Store AW. OMiFFlin 30,000 © 8,100 i st—“‘zzzicBO Full Services 4 for Homes | gs cee er ee ee — ARS ES | 4 — Reese , 302 E. Washington Ave. 12,000 - 3,500 — 5.00-6.50 Full Services ) q : Total | | | ae = | — -323,1aR AS ,958(.14) | a en | fs dT 

: _ AS reported to Joel Peterson, City Planning Dept., City-County Bldg., Madison, and published in Office Space, as of January 1, 1979]. q | For some buildings, such as Churchill and Tenney, retail area has been included in the number of total square feet rentable. | 

. Rental rate per square foot is the typical rate prior to modification by rent escalators, price indices or other prorate charges | i | unique to each building and dependent upon the negotiation power of tenants. | | | - | os - 

a | | = | a | : a 
i oe ao oo So | | ae | | | — bee Ye a |



] : | EXHIBIT 13 oR | ae 

DER EXPRESSION OF STATE'S | ee] 
_ oS - INTEREST IN POST OFFICE | Bene 
] ot Be | BUILDING--WISCONSIN | | | 

1 | oe : STATE JOURNAL ARTICLE | | oe | 

| ay gi LS} 7 Ce SR Qe 

State expresses interest | 

In buying old post onrice | — 
i | ByThomas W.Stil = og the building was stronger at the time. ,solidate- them,’” he said. “We could: | 

| -« Of The State Journal- - © © ~_~--**:: Skornicka and a new council were. .save the.money we're now spending | 
7 este G27". 2 eleeted im April, and attempts to scut- -on leases and provide: facilities. that | | 

{ |. _ The state is interested in buying tle the project intensified. -  . » afeconvenient to the public, aswellas | 

- the downtown post office if the city of _ When remodeling bids camein last thecourts.” Hie GS nee ee 

- Madison opts. against remodeling the week 10 percent under budget, how- =-—Tne. supreme Court is “bustin cat’ 

| + building, State Sen. Fred Risser, D- ever, Skornicka said he saw no alter- _ the: seama” ‘Risser said, and he AL. | | 

i | "Madison, said. Friday. . «Natives to. going.ahead with the pro}- ; torney General’s office — which is _ 

“_ Risser, vice-chairman of the state ect. - = == '. -. _ split between the State Capitol and the 
Building Commission, told Mayor Joel = The council will vote Sept. 40n pro- Lorraine Building on West Washington 

Skornicka the state would like to con-- ceeding with the first of two remodel- avenue —‘isoverflowing.” . 2° | a 

i | >. solidate its scattered judicial offices in. ing stages intended to consolidate city A c C ordin 5 t | figure oe plied yy 7 

| the four-story building, © =. _-. offices across from the City-County ), 003, attic: th Sate ae 3 se. 

. “I personally approve of the city. Building on Monona Avenue. Renova- annuall t ©, t ee val ae $108, 6¢ / : 

| remodeling the post office, because I tion will cost an extra #4 million. in Maditon. Ja cre on Space CONS Pe 

4 think it’s ideal for city purposes,” . ‘We: keep hearing noises out the ~ en gn oe | oe 

| Risser said: ‘‘But if there’s any possi- city council that they might not go The Court of Appeals rents 4,270 

bility of the city changing its mind— along with the remodeling plans,” square feet of space inthe Verex.Cor- — Soy 

- and that’s always @ possibility — I Risser said. “I would like them to . poration Building, at a cost of $30,744 — ee 

a “ -wantthe state to.bein first inline". | rememberthestateisstanding by.” = per year, the Supreme Court admin- oe 

‘| --r-a letter’ to Skornicka, Risser . The state’s judical operations —  istrator rents 7,721 square feet im the © | 

| reminded city officials that $2 million. the Supreme Court and its administra- Tenney Building at a cost of $31,731 an- a 
in state. bonding authority to buy the tive agencies; the Court of Appeals; nually;.the Board of Professional Re- : 

J “post: office: was set aside last year. the state law-library and the Attorney . sponsibility and Competance’ rents | 
- Since the city paid $1.75 million for the’ General’s office — currently are scat- | 2,147 square feet in the Tenney Build- 

building, he said, enough state money . tered around. downtown Madison. __- ing_for 314.492 per year; the Judicial 

is. available: to. make sure the city Much of the space is rented, Risser _ Commission rents 355 square feet in 

a . ‘preakseven.’ . “s .: ° | said, and many. offices are overcrowd- the Tenney builaing for $2,308 annuagl- ce 

-—s#Rissep made asimilaroffertofor- ed. ©. © +. Typand the Judicial Council rents 731 — “ 

| | mer Mayor PaulSoglin.a yearago, but “The courts are split... and I square feet from Anchor Savings: & | 

| 7 + eity: council. support. for remodeling. think, it would be.a good idea to con- Loan for $4,456 peryear, ae re



a tion would be a professional developer capable of instituting a refurbishing 

a and modernization program together with a leasing program which would extend | 
| the average term significantly, and bring the rental rates in line with the © 

2 | market where necessary. The buyer might serve as a general partner for smal] 
] : partnership group of five or less. | a a a 4 

| / . | 39 | a | | |



’ | - wee ATE. MARKET COMPARISON APPROACH TO VALUE S baliey ee | 

| The preferred method of appraisal in the Wisconsin system is inference 
a of value of the subject property from actual sales of comparable property fe 

where neither buyer nor seller were under duress, and both parties were. fe 

| | knowledgeable as to future uses of the property. © | fas | 

3 ch se There have been several sales of buildings on or near the Capitol | 
ss Square in recent years, but there is some variance in their comparability | ~ 

| | to the Tenney Building and the terms of sale. The descriptive data for each 

i fe comparable is given, and the significant characteristics of each property | 

: are scored relative to the quality of the Tenney Building. Each character- — 

ae istic is given a weight, according to its significance to the professional 

a investor in Madison. The resulting analysis brackets the most probable price 

| an investor will pay for the subject property. | 

5 See 3 A. Significant Characteristics of Comparable Sales | YP 

, | 1,30 on the Square - 30 West Mifflin (Exhibits 14 and 15) ope 

fo Thirty on the Square is a modern 10-story office building, built on | — 
i | 2 a 66 x 132 ft. corner site, adjacent to the State Street Mall. | | 

| | | Ninety percent interest in the property was sold on December 30, | 

| 1977, to the partnership, Mifflin Associates. Terms included a sale price eo 

a of $2,300,000 for the undivided interest subject to both favorable existing © , 

financing and a thirty-year land contract at 8% interest. This building is | 

| _ comparable to the subject property, but is a newer, more efficient structure | 

ES built in 1965. It is still encumbered by some leases at below market rental | © 

a - rates, and the lobby area has been subject to some security problems in the 

past. The site provides no parking, but tenants can obtain contract under- | 

- : ground parking at the adjacent Concourse Hotel. es fee | | 

J : "es The Emporium - 50 East Mifflin (See Exhibits 14 and 16) | | 

a fe ‘The Emporium is a four-story building on a 70 x 122 ft. site. At | 
Os the time of sale the building was only partially occupied; the upper two | 

| ss floors were vacant with a department store on the first two floors. The a 

’ oye | building is on a corner site, as is the subject.. Sy os 

ee oe |  - The buyers purchased the property with the intent of converting the oe 

| | | three upper floors to office space with intensive renovation; they have also] — 

a retained the option of adding six floors of condominium residential space | 
—an | | as a future bonus. The sellers have leased back the first Floor and base- 

| | | ment to continue their retailing operation. en an 

J eee There is no on-site parking presently, but the owners also purchased | 

| the Senate Bar site at 118 North Pinckney just north of the Emporium to | 

g assure the availability of some surface parking for the office tenants. The} _ 
| City has expressed interest in providing a public parking ramp adjacent to | |
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EXHIBIT 15 

COMPARABLE PROPERTY #1 es — | 
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30 WEST MIFFLIN rn 

Date of Sale: 12/30/77 — 
Sale Price: ' $2,555,500 
Recorded: Vol. 900, p. 468, Land Contract 
Terms of Sale: 8% interest, 30 year term 
Use at Time of Sale: Office, with first floor retail 
Grantor: Thirty-On-the-Square Associates 

Grantee: Mifflin Associates 
Tax Parcel Number: 0709-144-2504-0 
Assessed Value at Time of Sale: Total $1,505,000; land $305,000, 

improvements $1,200,000. 
Sales Price as % of Assessed Value: 170% 
Frontage: West Mifflin St. 61 ft, North Carroll St. 110 ft. 
Zoning: C-4 
Gross Building Area: 71,844 sq. ft. 
First Floor Gross Area: 6,000 sq. ft. 

Net Rentable Area: 65,720 sq. ft. 
Building Description: Ten-story, fire resistant, reinforced concrete and 

masonry building; two automatic elevators. 
Present Uses: Retail first and below grade; offices above. 

Locational Factors: Just off State Street Mall, 4 blocks from GEF-1!, 4 blocks 
from City-County Building. 

Available Rental Information: Average $6.00-6.50, with full services; 

CPI escalators; Rennebohm lease until 1981, with 10-20 year option 
for 11,044 gross sq. ft. @ $2.72/sq. ft. + 3% gross sales over 
$1,000,000 base year for R. E. taxes 1966. 
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EXHIBIT 16 

COMPARABLE PROPERTY #2 
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SO EAST MIFFLIN STREET 

Date of sale: 4/30/78 
Sale price: $850,000 
Recorded: Vol. 942, p.. 115 - Warranty Deed 
Terms of Sale: Cash sale; leaseback to Emporium Department Store 
Use at time of sale: Department store 
Grantor: J. Jesse Hyman, Jr. and Alan R. Hyman, copartners 

d.b.a. Emporium Co. 
Grantee: Carley Capital Group 
Tax Parcel No.: 0709-144-2411-7 

Assessed Value at time of sale: Total $850,000 - land $258,700 - Improvements 

$591,300 

Sale Price as % of Assessed Value: 100% 
Lot Size: 132 ft. x 70 ft. 
Frontage: 70 ft. on W. Mifflin 
Zoning: C-4 

Gross building area: 42,500 sq. ft. 
First floor gross area: 8,500 sq. ft. 

Net rentable area: 38,500 sq. ft. 
Building description: Four-story masonry and concrete building; two elevators; 

freight facilities in rear parking lot; structure can 

carry more floors. 

Present uses: Retail lst floor; extensive remodeling of three upper floors 

for office space. 

Locational factors: Two blocks from State Street Mall; four blocks from 

City-County Building; three blocks from GEF-1; four 

blocks from GEF- I! and Ill. 
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J the Emporium through tax incremental financing to encourage the construction : 

| of residential space in the CBD. - Oo ; | 

4 J —-3.sCThe Churchill Building - 16 North Carroll (See Exhibits 14 and 17) de 

| The Churchill Building is comparable to the subject in terms of e 
‘ | ss rent structure, in terms of. image as an established office address on the _ | 
a ‘Square and absence of adequate parking. It is also of a similar age. At } 

| _ the time of purchase the rental space at grade was vacant. 7 fo 

' os a The property was purchased in two distinct transactions separated 

| | in time by three years. The purchase of the improvements on a leasehold ~ Po 

a occurred in 1974; financing involved an installment sales contract @ 74 yo 2 

3 _ interest and an exchange as a partial down payment. In 1977 the fee under- ~ mo 

= | lying the leasehold was purchased to merge land and building into a single 
ee interest. . ae ee eee | — | | | . | 

3 | | : The Churchill Building common areas were refurbished with carpeting, | 
an i indirect lighting and wallpaper by the buyer. Occupancy as of January |, | a 

7 } 1979, was 100%, with vacancies less than 10% in the previous few years. | es . 

4. The Lorraine Building - 123 West Washington (See Exhibits 14 and 18) | 

i The building was originally built as a hotel in the 1920's by the |. 
|: Schroeder Hotel chain; a two-story ballroom and vaulted marble lobbies and | oe 
oe mezzanine were characteristic of its grand style. It was sold in 19638 by ey 

7 ss the administrators of the Schroeder estate to a Madison group of investors _ | 
| ee for the conversion to office space. The hotel operation was gradually | 
ge | phased out, and by 1975, the entire space, completely renovated, was leased — | 

4 | to the State of Wisconsin for offices. | oe oe | 

fo In 1978 the State, by then the building's only tenants, purchased the | 
fp property for $2,896,000; a land contract was engineered to provide an oes 

a | installment: sale which produced certain income tax parameters to the sellers. SS 
ss _. The land contract is payable in five annual installments, with interest at te 

| — 44% tax exempt. This would be equivalent to an 8.8% interest rate toa | 
7 seller in the 50% tax bracket. : cap | So 

| 3 eee | The Lorraine has twice as much main street frontage as the subject, | ee 

| | but both are located on corner sites. The site lacks parking, and none is | | 

i ae available at the nearby Inn on the Park. The property's location near other | 
ee | large office complexes is equivalent to that of the Tenney Building. oe - 

a a 5. The Jackson Building - 102 North Hamilton-110 North Hamilton | 

pe — (See Exhibits 14 and 19) nee . ae oo 

4 oe ‘The Jackson Building purchase included three separate parcels; the ; 
ss building, a restaurant and a parking lot. The three-story structure was | 

Oe, formerly a Montgomery Ward department store which was converted to office | | 
| space for a banking operation. It was vacant at the time of purchase in | 

i | 1977, as it is now, and requires extensive renovation to be competitive. 

fees _ The concrete and steel structure is capable of carrying more floors. The ~ 
of restaurant, which occupied the Ist floor of an adjacent two-story structure | | 

4 | was leased at the time of purchase. | a ee |.
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16 NORTH CARROLL = = — — 

Date of Sale: 9/13/74 improvements; 10/77 land 
Sale Price: $560,270 improvements; $55,000 land 
Recorded: Vol. 533, p. 847, Agreement acknowledges installment sales contract 

for improvements and leasehold. 

Vol. 873 pp. 47, 50, 52, 54 Warranty Deeds 
Fee underlying leasehold was purchased. 

Terms of Sale: improvements: installment sale $7,963 down, $150,000 traded 

in equity in unidentified project, with balance of $402,307 payable 
in 10 years at 7% interest, with 20-25 years amortization schedule. 

Use at Time of Sale: Office, retail space on first floor vacant. 
Grantor: Gay Building Company 
Grantee: Hovde Realty, Inc. 

Tax parcel no.: 0709-231-0902-3 

Assessed value at time of sale: 1974 total $328,308; land $139,385; 
improvements $188,923; 1977 total $888,000; land $145,300 
improvements $742,700 

Sale Price as % of assessed value; 1974 improvements only: 297% 
1977 land only: 38% 

tot Size: 4A feo x 132 ft. 

Frontage: 44 ft. on N. Carrol] 
Zoning: C-4 
Gross Building Area: 42,250 sq. ft. 
Net Rentable Area: 35,725 sq. ft. 

Building Description: Masonry and concrete structure, two automatic elevators 
Rental Information: At time of sale of improvements $4.75-5.00 sq. ft, with 

janitorial service, heat and light included; 1,000 sq. ft. vacant. 

At time of land sale $6.25 sq. ft. with same services included; 
fully occupied. 
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EXHIBIT 18 

COMPARABLE PROPERTY #4 
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123 WEST WASHINGTON 

Date of Sale: 4/3/78 
Sale Price: $2,896,000 
Recorded: Vol. 929, p. 51, Land Contract 
Terms of Sale: $689,526 down, balance in 5 year installments @ 4.4% tax-exemp 

interest; annual principal payment $441,294.0, annual interest 
payment $19,416.97 

Use at Time of Sale: Office space with limited retail use at grade level. 
Grantor: Lorraine Associates 
Grantee: State of Wisconsin 
Tax Parcel No. 0709-231-1006-2 
Assessment at Time of Sale: Total $2,652,700; land $483,400; improvements 

$2,169,300; now tax exempt. 
Sales Price as % Assessed Value: 134% 
Lot Size: Approximately 132 ft. x 198 ft.; 24,132 sq. ft. 
Frontage: West Washington 132 ft., and South Fairchild 198 ft. 

Zoning: C-4 
Gross Building Area: 186,000 sq. ft. 
Net Rentable Area: 138,000 sq. ft. 

Building Description: Ten-story masonry, steel, and concrete structure, two 
automatic elevators. 

Locational Factors: 3 1/2 blocks from City-County Building; 4 1/2 blocks from 

GEF-1; 1 1/2 blocks from State Street Mall 
Rental Information: $6.00-6.50/sq. ft., with full service; fully occupied. 

By



eo 
EXHIBIT 19 

COMPARABLE PROPERTY #5 

102 NORTH HAMILTON, 110 NORTH HAMILTON STREET, PARKING LOT 

Date of Sale: 7/29/77 
Sale Price: $330,000 for three parcels 

Recorded: Vol. 846, p. 371, Warranty Deed 
Terms of Sale: 5 year balloon mortgage @ 8 1/2% interest 
Use at time of sale: 102 N. Hamilton vacant, 110 N. Hamilton restaurant 

Grantor: Jackson Realty Corp. 
Grantee: Gary J. DiVall 

Tax Parcel No.: 0709-144-1504-1 
Assessed Value at Time of Sale: Total $360,000; land $153,900, improvements 

$206,500 

Sale Price as % Assessed Value: 92% 
Lot Size: Approximately 11,000 sq. ft. 
Frontage: East Mifflin 15 ft, N. Hamilton 46 ft., N. Pinckney 132 ft. for 

102 N. Hamilton Building 

Zoning: C-4 
Description: 102 N. Hamilton, gross building area 28.000 sq. ft., first 

floor gross area 6,700 sq. ft. 
Description: 110 N. Hamilton, gross building area 1,100 sq. ft., one story 

above grade 
Total Gross Building Area: 27,000 sq. ft. 

Estimated Net Rentable Area: 28,000 sq. ft. 
Building Description of 102 N. Hamilton: Concrete and steel structure, 3 

stories, plus basement at grade entrance on N. Pinckney, Ist floor 
plus mezzanine; structure can carry more floors, automatic elevators. 

Locational Factors: 2 blocks from State Street Mall, 4 blocks from City-Count 
Building, 2 blocks from GEF-1, 1 1/2 blocks to First Wisconsin 

Plaza and Tenney Building 
Rental Information: Adjacent property, one of three parcels, has 1,000 sq. ft. 

@ $600/mo. net for restaurant use. 
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oe! The buildings are set back from the main streets of the Square, are |. | 

: - less visible and have weaker linkages to government centers than does the | 
fo subject property. The available surface parking, though smaller in area, is | : 

i similar to the Tenney Building. | - | o : ee 

1 | 6. The Federal Center (formerly Ray-0-Vac) - 212 East Washington —s_—> 
; So , | (See Exhibits 14 and 20) a | : oe | 

| 1. | The old Ray-O-Vac Building had been vacant for several years at the | 
time of sale. The seller, a Madison investor, was committed to other | oe 

i fe - - projects, while the buyer had a line on various Federal agencies seeking to , 
- _ relocate from the post office and other structures. The building had to a 

to be totally renovated before it was suitable for tenants. | | 

i fo | The property has similar surface parking space to the subject, and | —— 
fo both are across the street from the new state offices. The building was | 

i / | | in need of extensive renovation at the time of purchase. _ el : 

pee 7. The Woolworth Building - 2 West Mifflin (See Exhibits 14 and 21) |. 

i | - ‘The Woolworth Building is a relatively modern structure built and | 
/ Owned by Northwestern Mutual Life Insurance Co. Like other retailers on ee 

| 7 the Square, Woolworth had retrenched by closing its basement cafeteria and | oe 

i | s related services; it also reduced its office requirements to 50% of the _ } 
| fo second floor for which there is an elevator. Northwestern Mutual was oe 

| Les determined to reduce its investment on the Madison Square, and the pur- | 
| a oe chaser was involved in an assemblage of what he perceived as the 100% | aa 

i ac retailing block on the Square. The property's corner site, with 99 ft. fo 

| oo of frontage on Mifflin Street is superior in pedestrian count and exposure © | 
- to the subject property. There is no on-site parking, but contract parking | fon 

J po is available in the same block at the Concourse Hotel. The lease to the 
_ o | Woolworth Company was retained by the purchaser; the rent is triple net at | 

| _--$60,500/year, and the lessee sublets office space @ $4.20 sq. ft., a below- | 
F - market rental rate. cae 7 Se . oe pe 

fo mee | While the Tenney Building is perceived primarily as an office build- |_ 
— ing, the image of the Woolworth Building is that of a retail store. The — 

7 fe 2nd floor was originally built as office space for the sole tenant to use : 
fp in its retailing operation. Therefore this sale is not included in the a 

; Je determination of the most probable price of the subject property. ee 

BL Most Probable Buyer | ee Pe aa ee 

a Oo | Except for the Lorraine, the other five comparable properties were | 
fo purchased by local investors and/or developers. Three required extensive | — 

= renovation, two were built within the last 25 years, and the other required | 
z {| ~~, srefurbishing only. Three were purchased on land contract, and the others | 

| : were cash sales. All were purchased as investments; none were purchased | 
| co exclusively for personal use. | | fe | | 

: | oe - THEREFORE, THE MOST PROBABLE BUYER WILL BE A LOCAL INVESTOR/DEVELOPER 

| ——s WHO EXPECTS TO REMODEL AND REDIRECT THE MARKETING OF THE SUBJECT PROPERTY. |



EXHIBIT 20 

COMPARABLE PROPERTY #6 

Lagi ‘ ss 

a liaise 

212 EAST WASHINGTON 

Date of Sale: 12/13/77 
Sale Price: $472,000 

Recorded: Vol. 894, p. 695, Warranty Deed 
Terms of Sale: Seller took a $140,000 second mortgage; property also subject, 

at time of sale, to $190,000 mortgage with Wisconsin Alumni Research| 

Foundation and $175,000 mortgage with Affiliated Bank. Grantee 
agreed to assume and pay latter two mortgages. 

Use at Time of Sale: Offices for Ray-o-Vac Co. 
Grantor: Carol M. and Jerome J. Mullins 
Grantee: Washington Associates 
Tax Parcel No.: 0709-133-3103-2 

Assessed Value: Total $670,100; land $334,000, improvements $335,700 

Sale Price as % of Assessed: 70% 
Lot Size: 922,680 sq. ft- 
Frontage: 189 ft. on E. Washington Ave.; 120 ft. on N. Butler 

Zoning: C-4 
Gross Building Area: 48,000 sq. ft. 
First Floor Gross Area: 12,000 sq. ft. 

Net Rentable Area: 38,000 sq. ft. 
Building Description: Four-story, fire resistant concrete and masonry 

structure, elevator 

Present Use: Office space; adjacent parking lot 
Locational Factors: 1 block from Square, 4 1/2 blocks from City-County Building, 

directly across street from GEF-I, 4 1/2 blocks from State Street Malll. 

Rental Information: None available 

4o



EXHIBIT 21 

COMPARABLE PROPERTY #7 

a é 

Ee oO eel 

Pa i ; 

= 
i 

ee 

=~ * 

2 WEST MIFFLIN 

Date of Sale: 7/31/78 
Sale Price: $596,200 

Recorded: Vol. 980, p. 318, Warranty Deed 
Terms of Sale: Subject to 7/15/77 mortgage, undivided; 90% interest in and 

to partnership 
Use at Time of Sale: Retail and office 
Grantor: Thirty-on-the-Square Associates 

Grantee: Mifflin Associates 
Tax Parcel No.: 0709-144-2509-0 
Assessed Value at Time of Sale: Total $635,000, land $371,300, improvements 

$263, 700 
Sales Price as % of Assessed Value: 94% 
Wotrsiize: (12, 376usq. fe. 
Frontage: West Mifflin St. 91 ft., Wisconsin Avenue 136 ft. 
Zoning: C-4 
Gross Building Area: 38,640 sq. ft. 
First Floor and Mezzanine Gross Area: 13,880 sq. ft. 
Net Rentable Area: Approximately 24,000 sq. ft. 
Building Description: Two floors, masonry bearing walls; concrete slab 

flooring, in excellent condition; elevator. 
Present Uses: Retail, Ist, mezzanine, and basement; office, 2nd floor. 
Locational Factors: 5 blocks from City-County Building, 3 blocks from GEF-1I. 

Rental Information: $60,500/yr. triple net for whole building; lessee 

sublets office space @ 4.20 sq. ft. 

4]



i ot - €. Most Probable Price We | oh | a | 

| Although the comparable sale properties are predominantly office | 
a buildings on or near the Square, there are significant differences among ee 

| them. It is necessary to select those characteristics that are price a | 
“ sensitive, such as the availability of parking, location, strength of the | | 

ft first floor retail lease, need for renovation, visual quality of the | | 
a 4 office entrance and existing office vacancies at time of purchase ~ op 

| (Exhibit 22); the differences among the comparables can then be reduced _ " 7 
: _ - to a common denominator by deriving a weighted point score for each proper- | 3 
i to ty (Exhibit 23). Tee : | ae | | : 

coe Office buildings constructed in the 1920's and 30's are often less = | | 
! | efficient in use of space than more modern structures; with wider corridors, | = | 
a | - thicker walls, and more spacious lobbies, so there is less rentable area | | 

| a in relationship to the gross building area. To account for this difference, | 
p oJ the purchase price of each comparable property is reduced to a price per. | | 

J net rentable area. The price per net rentable area is then divided by the | ~ | 
weighted point score to find the price per point score. The average price to | 

, | sper point score is used to determine the central tendency of the sales price | | 
i fo. for the subject property. The standard deviation from the average price per | | 

| a point is then calculated to determine the range of possible prices. The _ I 

ee calculation of the most probable price, using the mean price per point score | = | 
i oe equation is presented in Exhibit 24. | | | os gob a 

ane Boe _ The market comparison price estimate for the subject property is, | 
es therefore, $1,150,000. The suggested transaction zone from the market — ee 
i 1 comparison approach is from $1,100,000 to $1,230,000. The Tenney Building, | oS 
— though in need of some remodeling to improve marketability, is an ongoing ~ 

|} entity with proven revenue potential in a market that has been extremely | | 
E | | competitive and unpredictable, due to rapid changes in the CBD. The cost | 
Moe pe of remodeling can be fairly accurately estimated to lessen the risk to the | 

ss Investor. The appraiser, therefore, has determined that the most probable 
| price is represented by the central tendency of $1,150,000. | 

a ee THEREFORE THE MARKET APPROACH INDICATES THE FAIR MARKET VALUE AS | 

J |. OF JANUARY 1, 1979 IS: Ee | | 8 = 

i : ONE MILLION ONE HUNDRED FIFTY THOUSAND DOLLARS | A 

wo oe | a ~ ($1,150,000) © | ae oe to! 

I - oe Since actual market sales were used for the valuation approach, it 
|  ~—so is useful to test the most probable price based upon market sales for com- 

patibility with investment valuation. The income approach to valuation 
using the discounted cash flow methodology is discussed in the following ~~ 

i a | e | 42 eT



. : | : | | | EXHIBIT 22. is Doe po 

eee SCALE FOR SCORING COMPARABLES ON IMPORTANT INVESTOR CONSIDERATIONS ~ a 
7 | oe _ FOR OFFICE/RETAIL SPACE IN MADISON C-4 ZONE Bo | | 

| a eae | | —--& = Ample private parking on site or | 
j | | aoe - Be available on contract within the | 

| | | Parking ee : a same block. | | ae | 
| 25% | | 3 = Limited parking on premises | 

' | ae | : OQ = Little or no surface parking on | | | | 
| | | premises. | , 

i | oe a | | 5 = In the blocks of East and West a 
po es | : ME FFLin St. or North and South = |. 

es | Seer: ; Carroll St., across from the | 
: coe | = Capitol Square fe 

| Location 3. = In the blocks of North and South a 
fo 20% | a Pinckney St., across from the Capitol - 

f | | - _ Square, or in the 100 block of West ~ | 
| | | | | Washington, or adjacent to General | | 

ne TN | Executive Facilities. % coe 
J | on8 pos «| = Off of the Capitol Square © - SP 

| ss First Floor Retail 5 = Strong lease in place. © | | : 
f | Lease in Place at . 3 = Strong lease in place for part of : | 

ss Fime of PUrchase © : First floor. Oe a RES ee, 
| | 15% 0 = Lease expires in less than 6 months © | 

i fo , | pe or vacant. oo - a | 

Need for Renovation 5 = No renovation required. | Sho , 
f of Office Space at | | 3 = Modest renovation required. © | a 

Time of Purchase. oot | = Intensive renovation required. ee ee 

po a Ds | 5 = Excellent design and location. = ~— | 
Visual Quality of © pee 3 = Indifferent design and/or location. © | 

f et Office Entrance _ ae 1 = Poorly defined and/or adjacent to a 
10% a - | incompatible uses. ee 2 

i _ Vacancies in Existing 5 = Less than 10% of net rentable area (NRA). | , 
oe Office Space at Time 3 = More than 10% of NRA. | cee ee es 

| of Purchase | : Q = Vacant | See SMe nl an ee 
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| ee ee Soe EXHIBIT 23000 OES ee a 
| | Cee 7 - | os 7 Oe ee De an 
| a | | — | Gs Baya | | ae 
| “ - : | | WEIGHTED MATRIX FOR COMPARABLE PROPERTIES - 7 . a = 

| Oe : ___Rating/Weighted Rating | | | | ee a 
Oo FEATURE/ HY #2 a #3 fh #5 #6 Subject a 

| oo — WEIGHT ___ 30 W. Mifflin 50 £. Mifflin 16 N. Carroll 123 W. Washin ton 102 N. Hamilton 212 E. Washington 110 E. Main : a AS 

, ee Parking | ans | . a a ae ay — 
| | 25% — §/1.25 — BWLT5 0/0 | 0/0 8475 oe 3/.75 75 ae a 

‘ -. lLocat ion . a | . 7 oe . iB i. oe 

20% 5/1.00 — -5/1.00 — 5/1.00 37.60 — 14.20 3/.60 37.60 oe 

First Floor a | - a Dee | | | a he | oe | 
: ~ Retatl Lease | oe 2 | - | . os _ | | a8 

in Place — -5/.75 — 5/.75 0/0 3/45 BV. 45 0/0 VAS | 
: | 8% a | an | es | es moe | wes oe ee | : 

Need for ae | | - | oe 

' Renovation | | a | : - os 

| ‘WSS 5/.75 1/.15 BAS 5/675 WAS. WIS 3/45 : 

| Visual Quality. | | | | : | : | 1 | 
= of Office faking Lee o ee BES | foe | 

Entrance 5/.50 3/.30 3/.30 57.50 | 3/.30 37.30 | 1/.10 | | 7 

| OS oS | oe | 2 | 
: | Vacancies in 7 7 a | | | | | | os | 

: Existing : | | oe | | | : | 

- | Office Space = 5/75 0/0 7 5/.75 — -§/.75 0/0 - 0/0 NS | 
| ee 

| , : ° a reverence pacer ect _ nee en Teremnenrene ° ; ) | . , _ 

, | Total Weighted | | | _ : . oe | | 

Score 9.00 : 2.95 2500 3.05 1.85 a 1.80 | 2.20 

: Selling Price $2,555,500 -—« $850,000 $615,270 $2,896,000 $330,000 $472,000 Xx Seles a 

, Total Net 65,000  ——-38, 500 35,725 138,000 28,000 38,000 74,0000 
4 | Rentable Area sq. Ft. sq. fr. sq. Ft. sq. Ft. sq. Ft. sq. Ft. sq. ft. - 7 

: : (NRA) | ae Bes | oe | | | | , | | eee {- 

vhs Pore ce! | | | poe 
: | rice Pe | | | | | | - noe 

Square Foot $39. 30 | $22.10 — $17.20 : $21.00 $11.80 | $12.40 ae 

: (NRA) Ben | . | | | | | pe 

| re Price Per | | | | a | - , | are - 

] | Square Foot: - =o | | a 7 | | 

‘ Po : of NRA 7.86 a9 | 6.88 6.89 6.38 6.89 | a 
‘ Total Weighted | | eo | cs | 

| — : core. ~ , a , : — , “ee : , , ,



a 7 Lye CALCULATION OF MOST PROBABLE PRICE USING = ff 
» | MEAN PRICE PER POINT EQUATION METHOD | - | : 

i Comparable | Selling Price/ Point’ — | - Price per NRA per | : 
Property | per NRA Score | Total Weighted Score : 

a Pepe ey : 22.10 Bee 3.45 | 7.49 | | 

, J 3 17.200 850 6.88 2 

mos Pe Be 21.00 3.05 6 BF | 

a ge BO 1.85 638 | 

ee 12.40 1,80 689 | 
i es ee OR ee aga 

|Mean Value = 42.3936=7.07 ves : 

- |Standard Deviation = —™ Ce ped AE es Ca Pe | 

‘| 7-49 - 7.07 = 420 |e ES a (16.88 - 7.07 = 19 | veg. apts a | | - | i 16.89 - 7.07 = .18 i 83 es pee PT 

6.38 - 7.07 = 69 8 ee 
6. 89 - 7.07 = * 18 : yo | ' oe mY iz noe < 2, a . oo | 

: | a a 2.45 | = 5 =. Lg Toy . J 5 ee og we f ib \ sé Pay oro | : | | | | | 

Value Range: =: 77.07 + ..49 | | ce oy | 

i | High Estimate: 7.56 = (x/74,000!sq. ft.) + 2.27 ~-+X = .P,230;770 or $1,230,000 , 

| Central Tendency: 7.07 = (x/74,000 sq. ft.) $2.2) ..X = 1,150,996 or $1,150,009 | 

i | Low Estimate: — 6.58 = (X/74,000 sq. ft.) $2.2 Xx = 1,071,224 or $1,100,000 | 

Z | 1 74,000 sq. ft. = NRA of subject property oe Blas oe es | | dP 
22.2 = Weighted point score for subject property | | | ae 
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IV. THE DISCOUNTED CASH INCOME APPROACH TO VALUE 

a a The income approach using discounted cash flow methodology is used as : 
| a check on the reasonableness of the most probable price estimated by the | 

q | Market comparison approach. _ | | , 

| | A. The Selection of the Income Approach Methodology oo | : 

: | | The income approach selected assumes the fair market value of the property : 
| | is the most probable price the subject will bring if offered in the marketplace 

i as an investment property for a reasonable period of time and sold subject to | 
| financing terms typically available for such an investor at the time of sale. 

od Both buyer and seller are assumed to have full knowledge of the property and © | 

i we neither is under duress. © | a _ oles : 

| Se 1. Cash Flow Characteristics Pes Jip Sas | ae Cee 7 | : 

fon eee The investor will purchase the project for cash income as a return to a 
his own cash invested and for a deferred cash return to be realized upon sale 

| from equity accumulation, which is attributed to amortization of mortgage debt, 

a _ to an increase in cash earnings from the building due to effective management | ~~ | 
aed and marketing, and, possibly, to general inflationary price increases. Cash _ 

=» a returns are, therefore, not level but will vary from year to year, hopefully 
a |. Inereasing as certain current problems in building management and marketing are | | 

} | corrected. A variety of assumptions will need to be made for revenues and ye 
; {| expenses, as well as future resale values. Pe ; oy | | | | 

: 2. Income Parameters Required by Institutional Lenders | | ae 

z oe ee Sophisticated lenders place more emphasis on a property's net income- © | 
| _ producing ability than its resale potential; therefore, the debt cover ratio is | | 
| the primary determinant of the amount of debt a property can successfully carry, , 

i rather than the loan-to-value ratio. — a | | en | 

| - Not only is the subject property an older-styled building subject to | 
i mechanical upset, but also unusual variance in revenues can occur because the © 

| majority of the leases are short term, a large percentage of the tenants are | © 
_--s« gOvernment agencies, the leases lack escalators, although the cost of energy | 

i ts increasing at unpredictable rates, and the market for Class B office space | | 
is highly competitive. A debt cover ratio of 1.3 is assumed to be the minimum | 

: | a lender will allow for a property such as the Tenney Building. Thus, a larger | | 
: equity contribution will be required than for a newer property. = © | 

3. Impact of Income Tax and Equity Requirements Upon Purchase Price | | 

| - | A private investor is influenced by his income tax status, but not to the | | 

_ degree supposed by the layman. For office buildings such as the subject property}, — | 
: | the Internal Revenue Service (IRS) code limits second owners to a straight-line |



4 depreciation method only; moreover, there is full recapture of depreciation 
: shelters in excess of straight line for new capital improvements made by the ] 
oa -second owner. | on ee : a , 

a , Though an owner wants some annual cash return on the equity contribution, 

= | this type of owner is more interested in the long-term capital gain from the | 
investment. Thus, the owner is assumed to be willing to accept a minimum of | 

i | 6% before tax cash on cash. The lender's requirement of a debt cover ratio of | 
&g 1.3 will have a greater impact upon value than will the cash-on-cash require- : 

| ment or the income tax consequences. | Oo | | , 

ae The after tax present value of the project at the end of the five-year | | 
| = holding period is determined by the discount factor (the overall rate of return | 

to equity) and is the cumulative sum of the present value of each year's spend- 
i | able cash after taxes, the present value of the net worth of the property | 

! less taxes due at the time of sale, and the original amount of any outstanding 
mortgages. | woe | . oe a : | | 

| oe 4. Computerized Appraisal System Selected _ | - 2 | | | 

i | -. To discount the cash flows from earnings and resale to both a tax . : 
exempt or a taxable purchaser, a computerized system has been selected called | 

aa MRCAP. The MRCAP system is an advanced discounted cash flow program designed | 
a to provide for the simulation of a wide array of investment strategies asso- oo 
| ciated with real estate ownership; in this case the program solves for justified | : 

ae ss project value. This system is available in the library of the National EDUCARE | 

i Network, a computer timesharing service operated for and under the control of od 
eS | the three leading appraisal organizations, The American Institute of Real ; | 

- Estate Appraisers, The International Society of Real Estate Appraisers, and to | 
= the American Society of Real’Estate Counselors. As another check on the most. 

i - probable price a discounted cash flow system from the EDUCARE Network Library 

| called Investment Market Value (IMV) is used. - yt | 

' | “Both systems utilize a discounted cash flow system which will reflect | — | 
| the proportionate interests of those financing the purchase, the municipality | | 7 

| seeking its prorata share of.economic productivity, and the cash and reversion | | 
J returns to the ownership position after prior claims of real estate taxes and | — 

. mortgage lenders have been met. The systems provide values on both a before- 
| and after-tax basis to the ownership position. Sa , | | 

’ -|  -B. s Implementation of Discounted Cash Flow Methodology. es . yt. 

i fe To determine the present value of a series of possible negative and positive] | 
/ cash flows before income tax to an investor/purchaser of the Tenney Building as | | 

' | of January 1, 1979, a projection is made of the revenues and expenses. : 

Jo. |. Identification of Revenue Producing Units oe | PT 

i : | 7 All spaces in the Tenney Building are identified floor by floor as to | oe 
square footage and use to determine net assignable and, hence, rentable areas | : 

: (Exhibit 25). In addition, the records of lease terms and rental rates were OY 

: | | a i | | ee
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i an a ; SES | ee so . mage | | ie | | 

i | | ee ae | ae | ops oe oe os 
] : ey | | | ON a | ae Se | a OOS, Cap | tee 
: a | eg - we TENNEY BUILDING | : oe a | oe | : 

: ee . Schedule of Rental Revenues! for the Period of January 1, 1979 Through December 31, 1983 | — 

fo Ms | Annual ———sLease Term - ANNUALIZED GROSS RENTAL REVENUES | | an i 7 Occupancy as of | Space Rent Per as of — =: 1979 1980 — 198] ~~ 7982 ~ 1983 i PT January 1, 1979 Sq. Ft. Sq. Ft oi/7g> caus | a 
7 Lower Levels & Roof cee - eae | oe oe eee ee = | . ae 

: — B Level Vault-Vacant JOO = 3,00 “=~ $ 2,100 $ 2,100 = $ 2,300 = $ «2,540 $ 2,540 | aoe | B Level-Showroom & Office 4000 2.60 ~§/31/79. ~—s«10, 400 11,500 12,700 12,700 — 14,000 ee 
: A Level-Storage | OO 4.00 6/30/80 1,600 1,680 1,860 1,860 2,050 pn 7 | Blue Cab-Roof, Antenna ~- Ce GR ae BOBO 480 530° 930 | | : Honeywell Phone Box foal ote 480 ~=————«4B0 480 = 530 50 fo. 
f First Floor ° - | | a - | | op oe , ce ae ee | i. Jones, Inc.4 oe — §500 5.00 5/31/79 $27,500 $32,500 $37,500 $42,500 $47,500 | | ; Chez Vous-112 _ hKSh ss BOD 9/31/81 2,180 = 2,180 2,180 © 2,400 ~~ 2,400 m1 
i Chez Vous~114 | 1000 4.80 9/31/81  —=4,810 4,810 4,810  _5,300 5,300 | >< i 6954 - $34,490 = $39,490 $44,490 $50,200 255,200 = 

| = 20) Vacant | 150 6.70 = -- $1,000 $1,110 $1,110 $1,220 §$ 1,220 a ; co 202 ~=s- State | mo 600 ~6.50 6/30/79 3,900 4,300 = 4k, 300 ~ 4,700 = 4,700 © N | ' 203-4 Dr. Doolittle 543 — 6.00 = 8/31/79 3,250 (ss 53, 600—S—“<itsé«‘ HT” 3,980. = = 3,980 | Ml . : 205-6 State. | -— 506 7.00 9/30/80 3,540 3,540 3,910 3,910 4,320 : 207-8 Homecrafts aa 386 — 6.50 ~—- 12/31/81 =~ 2, 500 (2,500 2,500 — 2,760 2,760. | ft ; 209-10 State | WSy 6.25 10/31/79 2,810 2,810 — 3,100 = 3,100 © 3,420 — a | 
; 2il Dr. Regez - 219 6.50 = -- 1,420 1,570 «1,730 =~, 900 ‘1,900 | J a 212-14 Dr. Wierwill = = 700 6.55 3/31/81 4,590 4,590 4,950 ~— 5,070 5,070 ) 215. Dr. M Meng AIS 6.70 61/79 2,780 3,070 3,070 = 3,390,383, 390 j 216 UPL 500 6.50 4/30/80 3,250 3,470 = 3,590 - 3,590 3,960 : 218-19 Dr. McDermott 816 | 5.90 6/30/79 | 4810 31310 | 50410 me ee 80 | oon : 220-21 State ae 1400 6.25 11/30/79. 8,750 ~~ 8,750 9,660 9,660 10,680 ; | ae 6686 | $42,600 = $ 44620 $46,830 $49,150. $51,270 so to 4 Third Floor ce ee ee ee LAE To SEES aa REDE SDE R Le 2 ] 307 ‘Vacant, 150 7.30 -- $1,100 $ 1,100 $1,200 $ 1,200 $1,340 
i : — 302-3 State ae | 179 5.75) ~~ 6, 780 | 7,490— 7,490 | 8,270 — (8,270 304 = State? - 230 6.70 -- 4,540 1,700 ~~ 1,700 — 1,880 — 1,880 : 305-8 State? _ ee 9h2 6.70— == 6, 300 6,970 ~~ 6,970 7,700 === 7,700 | 1° 
: | 309 The Journal Co. | 232 6.70 8/31/80 1,550 1,600 1,600 1,760 © 1,760 7 | 4 310-11 State 5 | ABE 6.70 | ~~ 3,050 3,350 3,350 3,700 3,700 | | 

E | ae ae a | og ES | | | | | - 

4 es Cena - a | | - 
: Na _ — — : — , “i : ™ ee cee ge
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| : | } | } } - 

= | = : iain | ae | ae ae | | earns | 

/ | a | - TENNEY BUILDING | a , ood : a 

| = ne a Schedule of Rental Revenues! for the Period of January 1, 1979 Through December 31, 1983 : | oa 

Poo os a Oe Annual Lease Term | ANNUALIZED GROSS RENTAL REVENUES _ ae a8 
| Occupancy as of Space rey Rent Per as of _ 1979 ~=S—ti‘<‘«X27 TKBO™”~C~SN‘SB —(i‘“‘iTSBQ BZ | ool 

oO January 1, 1979 _ Sq. Ft. Sq. Fte® 1/1/7934 | we ee oe og 

| 31200: Vacant 234 = =—sti‘(isé*B‘CW OD -. $1,900 $2,100 $2,100 $ 2,300 — § 2,300 8 
313-14 Dr. R. Meng : ‘48200 «6.75 5/31/79 3,250 | 3,590 3,590 3,970 3,970 ee 
315 Vacant - 7 731 6.00 -- A H300 4, 890 4,890 | 5,400. 5,400 | 

: 316-19 Wisc. Builders Assoc. 1091 = 6.30 12/31/79 ~=©6,870————«7, 590 7,590: 8, 400 8,400 — | 
| 320-4 Dr. G.-Maloof . 1363 | 6.85 = --  . 9,340 10,320 10,320 14,400 14,400 Se 
| oe = 700 HB TTT $50, 700 $50,800 ($55,980 $56,120 = |. 
: | Fourth Floor re a ae 2 oe | | / wf 

Aol Vacant 0 6.75 -- $1,010 = =$1,01I0 $1,110 $4,1l0 $1,230 — a , 
402 Furst, Carlson Inc. 643 6.50 4/30/80 4, 220 4,520 — 4,660 | 4 660 5,150 wm ft) 

| 403-12 State 2349 6.35 12/31/81 14,910 ~— 14,910 14,910 16,470— 16,470 WI , 
| 5S 413-14 Wisc. Alliance of Cities 679 — 6.60 5/31/80 4,500 4770 | 4,970 4970 — §,500 | ' | 

: AIS State 259 - 7.00 2/28/81 1,820 — ‘1,820 1,980  ~—-2, 010 2,010 a 
: 416-19 State 1370 6.00. 6/30/80 8,290 — 8,720 9,160 9,160 ~— ‘10,120 © 
pe 420-22 State © B44 6.70 6/30/79 ~—-5, 650 5,940 6,240 6,240 6,890 3 
PO 423-24 Ed Konkol _ 340 6.60 8/31/79  — 2,240 2,500 2,500 — 2.160. so t30 5 : AE ee oe 6639. aan | $42,640 $44,190 = $45,530 $47,380 $50,130 > | 
: Fifth Floor | | , ve | | ee pet oe ORNS : Pg! Oo 

501. E.C. Barton | 150 6.90 -. 3 1,040 $1,040 $1,150 © $1,150 $1,270 
; S02-5 Cooper, Kamp, Lantis 1652 6.90 3/31/79 11,380 12,570 12,570 13,900 13,900 
: 506-19 States 3922 6.25 10/31/79 = 24,510 =o 2.4, 510 27,000 - 27,000. ~ 29,800 
: 520 Wisc. Board of Aging 555 6.50 = 6/30/79 © 3,600 3,600 — 3,970 | 3,970 4,390 
i (521-22 Dr. Coryell 339° 7.00 6/30/79 2,370 2, 620 2,629 2,890 — 2,890 
: -  §23-23 Green Bay Press- —™ | | woe a Me Og Ne 
: —— Gazette oes | 337 7.50 8/31/82 2,550. 2,550 — ~ 2,550 2,550 2,810 

| GBR ; | — $45,450 $46,890 = $49,860 = $51,460 — $55,060 — | 
: Sixth Floor - Eat | ace ee | | “ 
: 601 Devine Insurance 150 > 6.50 8/31/79 $ 970 > 1,070 > 1,070 — > 1,180 9 1,180 | 

602-4 State D3. 6.00 = 6/30/79 ~—ts«é8B, BHO 8,840 9,760 9,760 10,790 a 
| 605 John Bell & Assoc. —208 7.00 oes 1,430 1,570 — 1,570 1,740 1,740 606-10 State 7 1000 6.70 6/30/80 —- 6, 720 7,070  —— 7,420 —-7,420 8,200 oe 

: 611 The Evjue Foundation — 286 6.50 11/30/79 «1,860 2,050 | 2,050 2,270 2,270 | - oundd “ | : | ; | 
; | An ee | | a ; eo : 

oe : — — et . . . , . , = 

‘| ee | | | | | | . oe : | | | | :



ERB eRe EE ee ee eB eeelUemrlCUC Eel eel eel ell eelUlUCUeeeelUCUmee Cee 
: oo | | | co - | | | eS | | oe Sasa cre menace! oe | fon | See eee si ae _ 
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PO Ass ee ee Bo poe | ce fe oe 
po a CLE TENNEY BUILDING | | - oe 

| 08 | Schedule of Rental Revenues! for the Period of January 1, 1979 Through December 31, 1983 a 

. | . cane oe — Annual Lease Term | ___ANNUALIZED GROSS RENTAL REVENUES —  - 
pO } Occupancy as of © Space — Rent Per as of 1979 1980 — 1981 982 1983 = 

: Sixth Floor (cont.). ") ests | oo TS | eee. - | 8 
: 612-14 State oe — 647 6.25 10/31/79 4,040 4,040 © 4,460 4,460 — 4,920 — 
: 615 —-Tennéy Bldg. Co. 4 6.80 = -- 2,340 = 2,580 2,580 2,850 — 2,850. Ae 
F «616 John Barsness B50 ——~<“OLBD 228/79 4 930, ~~ 4,930—é‘«‘*S‘YSCS AKC 6440 6,000 — 

| J -617,-——s«éB. Ward a 250 6.70 - -- 1,670 — 1,840 1,840 2,000 — 2,000 m 
: 618-19 Vacant / hgh — §.50°> == 2,740 3,030 . 3,030 — 3,340 3,340 a 
: | — 620-4 Devine Insurance 1,262 6.60. 8/31/80 8,290 ~ ~~ 8,570 9,160 9,160 10,120 wo 

: = gees 6,960 ee a $43 830 $45,590. $48, 380 — $49,620 253,410 5 
[ Seventh Floor : | an | et ee - | So | — Shes 

i 701 Lawton & Cates | — 150 ————<—sé‘“GHSNNT'5 5/31/83 $ 860 $ 860 #4$ 860 £$ . 860. $ 860 . 
| 2: 702-19 Lawton & Cates 5417 5.75 5/31/83 3:2, 190 32,190 32,190 32,190 32,190 1 
' 720-24 Vacant 1,106 7.000022 = 7, HOB 550 8,550 9,450 9,450 A : 

7 ee 66738 —- $0,790 $h1,600 —ShY,600 =—- $42,500 $42,500 ae’ ; 
: | Eighth Floor _ Os ee ee es ; oe ee ee | of 

Po B01 Vacant 1507, KO ee $1,110 $1,10 $1,220 91,220 = $ 1,350 a 
: 802-5 State 1,536 6.20 10/31/79 9,560. 9,560 10,560 10,560 11,670 3 
: 806-7 Or. Mannis ves 470 7.00. 8/31/79 3,290 3,630 3,630 | 4,010 | 4,010 & 

: 808-22 State — A580 6.00 6/30/79 27,160 =. 27,160 30,000 —- 30,000 33,000 
: 823-24 Dr. Boyle | 339 | 7.50. 8/31/80 2,540 2,620 = 2,620 2,890 2,890 
: oe | 7,075 $43,660 44 080 $48,030 348,680 $52,920 

— Ninth Floor | : : | oo SE es ON 7 ee SS . oe 

j 901 Millman & Robertson 150 7.20 12/31/79 $1,080 $1,190 $1,190 — 91,310 $1,310 
, 902 Wis. Insurance Alliance 864 6.50 5/31/79  ~— ‘5,610 6,200  ~—6,200 — 6,850 6,850 | 
i 903-6 Mulcahy and Wherry 980 | 8.00 — 12/31/81 7,840 7,840 7,840 8,660 — 8,660 — 
: 907s United Madison ee a - | | / pep | | 
[ - Community Fund 225 6.75 =e 1 1,510 — 1,670 1,670 - 1,850 — 
: : 908-10 Lawrence Hall 700 4.70 5/31/79. 3,290  3,630- 3,630 — ~ 4,010 4,010 | 

: 97 Dr. Schmitz 248 7.50. 12/31/80 1,860 1,860  — 2,050 2,050 2,270 
| ; 912-19 State on 2,580 8.25 11/30/79 13,540 13,540 14,960 14,960 16,540 | 

| | | oe | , | - | : | : | wo | | = ee | | | 
wees ae pas ; | S i - , | | 

: gs | | oe - i. | ~ |
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; Se de ey a ee Pn TENNEY BUILDING = cee Cae og 
| : a | ~ Schedule of Rental Revenues! for the Period of January 1, 1979 Through December 31, 1983 | | ag 

| — EE OS RS Aa) Lease Term ANNUALIZED GROSS RENTAL REVENUES st a | - Occupancy as of = = = =Space . Rent Per asof 1979 1980 | 1981 1982 1983 a 

| Ninth Floor (cont.) LU ein ee ae - Cees | : | oe eg as oe OR Se i | 92] State ee SPB 6.75 11/30/79 ~—- 3, 880 3,880 4,280 4,280 4,730 — ae 
922-23 Judicial Commission 355 = — 6.50 8/31/79 2,300 2,300 2,540 2,540 2,800 — 924-25 Dr. Rundell si. - 6.80 5/31/79 ~—.2,, 300 2,540 2,540 2,800 2,800 m Do. eee eT, 0T6 OLIN Eis Son $43,210 SRLR90—s $6,900 = $49, 130 $51,820 > 

“Tenth Floor EO | 8 : — a oe oe - 4 | ear | | - = 

1001 Victor Lind = —— 150 ue 6.80 10/31/79 $1,020 $41,120 °° #$ 1,120 21,240 $1,240 a , 1002 Wisc. Assoc. Inde~ = Asis | ps wes ea 2s . Nh mo : pendent Colleges 864 6.50 - 12/31/79 5,610 6,200 6,200 6,850 — 6,850 ad 7 an 1003-4 Wisc. Canners and ee ES | ae ee oe os 1 . — Freezers 756 = = 625 30/79 4,720 — §,220 8,220 ~~ -§,770 5,770 5 1005-8 Boelter Co. = tt 6801/30/79“, 190 i (isi BHO CCtC=<“«é‘“SBKC(ité‘é‘mzéO!O!O~#~*~*«*S EO Oo 1009-10 State? 6.50 2950 2,950 3,260 3,260 3,600 | 101-13 Dr. Doll 729 6.25 5/31/79 45405 020—S—~*é«<S SOD 5,550 — «5,550 = } 1014) Vacant = 229 6.25 = == 4,430 1,580 1,580 = =— 4,740 1,740 E. | 1015-18 State (‘41,616 6.25 10/31/79 = 10,100Ss—s«i20, 100» 11,160 11,160 12,3300 8 — 1019-21 Murray Dropkin Co. 680 6.70 2/29/80 4,550 — 4,950 © 5,020 5,020 5,550 | : 1022. F. Halsy-Kraege  ——‘+71 7.50 12/31/79 «1, 280 1,410 1,410 1,560 1,560 | : 1023-24Dane Co. Advocates oe | pgs So an ee Ee | : for Battered Women 331 : 6.75 7/31/79 2,230 2,230 2,470 2,470 (2,720 | a OS : s4h,620 $47,620 © $9,300 © $52,180 $5, 70 
Annual Totals for Tenney °74,03€ sq. ft. — | $442 460 9465 ,510 ~~ $489,540 $514,440 $542,550 oo | Building a —S EEE SSS SSS OS 

| eee ° ore me | , . | 

i | - - | oD - . a | | 2 ! - | | | | . | | — / a
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| : 

doe eee | Se ‘TENNEY BUILDING ee ES as a 
3 AS | | - cae 2 ee ee | | | ae 

fo EE a ge ee _ Notes to Schedule of Rental Revenues for the oo a 
t woe: oe Period of January 1, 1979 Through December 31, 1983 | Loe 

the annualized gross revenue for 1979 is consistent with actual lease terms as of January 1, 1979. 
Yearly increases in rentals are assumed to take place at lease renewal dates, and are based on the oe 

| last five years' average of the All Item Consumer Price Index of 10.5%. Though state agencies have ae 
: tried in the past to keep annual rental increases to no more than 5%, the current inflationary ee 

| trend has made this impossible. Eo Seas ae ne ee mo . ee 

_ 2The annual rental rate is given as of January 1, 1979. | Te es a | | | 

. | , oo - . . | * . . ~ | og e - - ‘ . . - . * , - } 30f the 83 leaseable units in the Tenney Building as of January 1, 1979, there are 60 leases in nm 
place, but 38 of those terminate within a year. Nineteen terminate in one to two years and three = 
are for a three to four year period. os : - ae | ; 2 

: | ‘Rental increase for the first Floor retail area are assumed to be $5,000 annually based upon Sto 
i a operating expense increases. | rs | oe | Ae ro EE a | are 

| -The state has given notice that these tenants will vacate as of February, 1980.. | ees pet S|. 

: - A | | ae) | | : | 

: a Wo ASR BS | Oa | oe | oo | 

| a , ao | | bogs 
i . a 
: a - | | 

| 

| | | | | | 

et . 
| 

- _ a oe ‘ | pel lee ¢ |



oe | reviewed to estimate revenue lost to future vacancies. A schedule of existing 
f vacancies as of January 1, 1979, altered by additional rentals and/or vacancies | 

{| im 1979 through 1983 are provided in Exhibit 26. | ae! | | | 

i to 2 Projection of Revenues , | oo a | Boe 

a _ Assignable areas, rental rates set by existing leases and market rents 
i | -:s«for vacant space are then combined to produce a schedule of revenues with oS 

: _ supporting footnotes in Exhibit 25. It should be noted that rental increases | 
ia _ are projected on different standards, depending on their tenancy. Private an | 
i _ office tenants' leases are renewed with the rental rate subject to the change cp 
7” in the All Item Consumer Price Index for all cities, and this has been projected 

vig at 10.5 percent per annum without compounding as in Exhibit 27. Space rented 7 
i Ya to Jones, Inc., prior to the termination of this lease as of May 31, 1979, was - 
pe subject to a prorata share of operating expenses (see Notes to Exhibit 26). ee | 

J 3. Pro’ Forma Income Statement . me es VE, 

oP Ee, The projection of gross potential revenues for five fiscal years and - 
i projected vacancy losses are then combined with operating expenses to produce | 

| Exhibit 28, a Schedule of Projected Revenues and Expenses for the Five Fiscal 
Years Staring January 1, 1979 through 1983. The pro forma income statement | 

I - - provides a forecast of net cash income before payment of real estate taxes, | 
| debt service, income taxes and the yield on investment plus recovery of equity 

| _ capital necessary to justify the capital investment of the buyer. : | . 

i With the completion of GEF I! and II! in 1979-80, there will be a OPA 
pf shift in many State offices. The Tenney Building will be affected by the loss a 

ot of tenants from the Department of Health and Social Services who will move to 7 
i Space vacated by the Department of Administration at 1 West Wilson; vacancy is 
| expected to increase by 3,260 sq. ft. from these shifts alone. Jones, Inc. will] | 

| — vacate 5,500 sq. ft. of first floor retail space and 4,000 sq. ft. of basement | 
a 1. showroom space at the end of May, 1979. These known future vacancies, plus = | 

| -—s the anticipated termination of other leases, lead to the assumption a purchaser | 
we _ will refurbish and remodel to increase marketability. It is estimated an : ns 
| additional loan of $150,000 for five years at 12% interest will be required to ~ 

5 fo make the Tenney Building more viable in an increasingly competitive market for | = © 
| Class B office space in the CBD of Madison. SES es TS coe eS 

i ere That investment, together with the projected gradual increase in occu- 
-  pancy by 1981 and 1982, will have a pronounced impact upon effective office : 

rent. The increase will be greatly tempered by rapidly increasing utility and | 
i _ heat expenses which are expected to escalate at no less than 12% per year Spe 

: (See Notes to Exhibit 28). So | eS oe 

J poe 4. Conversion of Net Income to Present Value Bei RM 8 kn ae | _ 

to The MRCAP program from the National EDUCARE library of programs, pre- | 
i | viously described, is used to convert net income to a present. value after . 

ee taxes as of January 1, 1979, for the Tenney Building at the end of a five-year | | 
’ holding period. me ee | | DS aes , 7



a = TENNEY BULLDING i 
Po | ; | | Schedule of Vacancies By Floor and By Lease Terms | can | | | Oas 

' a : | | a - for the Period of January 1, 1979 Through December 31, 1983 nN a , cd 

| | | | _ Space | Rental Rate Months | | | Projection Period _ | | a | | Sq. Ft. % Vacant Per Sq. Ft. Vacant 1979 1980 1981 ~ 1982 — 1983 a 
: B level - Vault _ 709 = 100i (a 300 12 $2,100 - AEE Sy gs Be nae Ee 
' ae | FON TR 0 NR BF | ee 

ae a FOO 50 3.30 12 | Se Afee SO VAT5O | | | 00505 Begs $630 Se to 

Po B Level Pe Ry gs ce Sn gh fe ee - 3 oe eae | : a 
Showroom and Office 4,000. 100 2.60 — Ps 6,060  — | ee let } on 

: eS : 4 000 S0jeo 2.90 it 356 ee ee - oo >< | | | | a 4,000 50 3.20 | OA HOF sO a re 2 : . wn oS oo Ds ee | - . e : aa ee ee ‘UGoe oe oe - wo 

: ~*~ A Level - Storage KOO 0 426 | CT Ce be | fo | 7 hoo 50 4.65 | Qee | GFO 700 | se 8 | mop | | | 4000 HS — 6G Oo oe 2300 Oo f 7 ae hon 25 5.10 | Bs mee pao | 250 

A 
EB gy LR . . _| Sfotal - Lower Level | eee | YA? 3 8,160 3-65 340 > 5,020 $ 860 # $§$ 880 

i \ | . ope oe 7 - fe | : oe oo mo : ¥ 44 $4? . : 5%S" : | : ae a 

First Floor =, oe ) | EE a ee | : Ed : Large Retail Space — 5,509 100 5.00 | | 7 $16,040 cs a a 
eh 5,500 — 50.36 5.90 fie $8110 ae oe 

, 112 East Main | - WSR 00 4 80° aS 3 S Pes ee os | ed es $ 550 a | i , 

e ABA 1005.30 3 un $600 
— | 1M gast Main = ——<—~sSs—s“<is”stéi‘iCBOt~<“it<‘ *;*” GR Tes - 1,200 | ee ne 

ee nee | | 1,000 ~~ 100 5.300 | 3 a | | ge 1, 320 |S 
i, | ee oe i ee | | a ay | gg 2 a on os ES 
| | Total - First Floor er oes ye? $16,040 $B $4,670 $1,750 $ 19200



ran es TENNEY BUILDING ee | - & 
: Oo ® a a Schedule of Vacancies By Floor and By Lease Terms Sag gh | cog i a a | | | _ for the Period of January 1, 1979 Through December 31, 1983 oS Oe | ae 

: : ao - — Space oe Rental Rate | Months | : : Projection Period | - - Dons : eee Sq. Ft? & Vacant Per Sq. Ft. Vacant § 979-1980 ~~ ~~~—*1<987 1982” 1983 Ed a. Second Floor | 0 a | | no Be oS | | a 201 ee | 150 == 100s“ 70 12 $1,000 © | ow oe | | ——a ; ge | 15000 HO $10 os — / Cee es (‘150 100 740 12 cee SUMO | a ] | nee 150 = = 100—ts«#8B 10 , 12 - | Len — $1,220 nas . : Oe. | | dee 150 | 100 8.10 — 12. aoe BOS a EG ee on os $ 1,220 nee Po | 2038-8 543 100i HOP | a | es | 543 100 6.60 690 | =] a 7 54350 6.60 6 ggg | = 
: 20 5-6 . . 506 100 7 .00 . 3 we os 880 \ i! Po a re : : | 506 (50 0 7.70 12 a oe 1,950 | ~ | fw | : 506 $50 +4+7.70 °° »}»}»}§6 cae a oe | 970 orp pO : 506 50 8.50 Be nS = | - 1,070 fy 
p | 2s 415 100 B70, B90 ig ee 3 | , | 7 WS 100207 200 ae are 3,390 es a re oo Oo ALS 100 — B20 GH | ws 690 BB | rp cs ae | oe | wo Cee ons | Oo | i | 216 | 500 100 | 7.00 | BAY | 2,330 47 | | | | 
: | Be 500 100 - 7.00 | 2 , ee 3,590 ae, : oo 2S sco 100si—i—( st—i—éiCS cope “3,690 : Og | 500 100 7.90 oS 6 | | Sek | 1,970 ce i ce | . . a ee - | . . a a Sy . . 7) q> oF 
: Z1E-19 — B16 100 5.90 | 5 2,000 Sy aS | | : he - B16 100 6.50 120 | 5,300 : a . ee 816. 100650 td en 5,300 oe cool es | 816 50 7.20 12 | Oe es 2,940 ks f BNE 020 AQ ee eee ee | coe © 2,940 By : a oe oS le .9* oS ces yy eae er ee | coco | 220-21 1,400 507.60 12 WD ke | 5.399 ore? | | | ces ag OS eon ee mene ee | - Pe ygccc! » Seo ae : - | Total ~- Second Floor _ | | Gee “as al $ 5,460 $11,410 = $12,850 912,110 = $14,210 : - Bs! 3 | . Sy | a | \e" ase . | “ey } Se - fftea 1 

: ees LAS —— 7 7 | (4,28 Pep ye 12, We ee 2 ee |



fo | : he | oe ee ee ee POO eae | - 

ee eee ee ee | OE ant os : noes | | “Gg 
po a Ses TENNEY BUILDING | eee we woe a 

i Po . oe Schedule of Vacancies By Floor and By Lease Terms a | 4 

ee oo - for the Period of January 1, 1979 Through December 31, 1983 EE ee) 

7 a | 7 . | a | Annual # of | i - | | | S | ge . — 

F | | _ Space Rental Rate Months | Projection Period tc tee 
: | ly me  $q. Fr.2 % Vacant Per Sq. Ft. Vacant — 1979—i“‘<‘«XzTO 981i (sti«i 98D 1983 sa 

: Third Floor’ — . Ba - | | oe ms | ee oo ea , : Ee 

: 30) | 150 100 2—t—i‘<‘z«C TD «12 $1,100  — Bag on Be as) 6)6ho 

: | gis | 150 1007.30 2 100 BS he | oe 
: oe | 150 100 B00 12 | $2000 me 
: | ca | 150 = 100i 00 12, po Oa a whigee ~ $§ 1,200 | pod 

302-3. ag 00635 MO m 
RE gig 1,179 600 6 12° TE 3 TBO a a | 

| ae , 1,19 20 7.00 6 Be | oe oe 4, 130 oo 

| ee ee HBO 3g 
' 304 | —-230—s—i(si«iN00 HO lone oo 410. es ) ! n> | 

Low : 2300S 12, ee ey 
: or | | 230 — 100 8.20 Be Ce o ee | 940 tt | 

_ | | oo | _ mee | os | | Se es oO 
| 305-8 : 9h? 100 T4000 5,810 eo 

fo wd 942 a EE | 
i os ae 9h2 50 8.20 WR | | te 3,860 s 
pe | ; 9b2 50 —Sts«éB« 20 a | es 1,930 —~CO*E 

: oe | oe cos ee | | ae | wate | ao] | 

310-1) ASG 1007.35 10 ae 2,790 - eS | oa 

pO | — «AS6 507.35 ne - 1,670 | 
( , ae | «ASG 50 8.100 A | 920 | 

312 ms 234 = 00—iéi CT 421,890 , | PN Se 
: se 100 8.100 BO nal | ns 
: | Oe, a ; a | | a gg aoe | or | ; 

: BIS 731 = 100 600 12 4, 390 | oe . | 
( | | ae 731 ~——-:100 6.70. 120 4, 890- | es Le 1 
; po ee? ee 731 100 ~—«6.70 6 ee o _ 2,450 ee ae | 

i en ea | a ae | og | 2s eae SC 
i Total - Third Floor eS | ia $ 7,380 $23,190 $14,250 $10,110 $8,340 Sr 

ee ee 7 po gage 6 28h



| } BBs : | . ae TENNEY BUILDING = _ ; oe 

' . ea o ae Schedule of Vacancies By Floor and By Lease Terms | | a | | |  g 
; ; oe Po _ for the Period of January 1, 1979 Through December 31, 1983 | a | a 

po oe | Annuals # Of ae oe | as fee - og 
: ee | ne _ Space | Rental Rate Months | _Projection Period __. _ a 
| Oo *: Sq. Ft.* % Vacant Per Sq. Ft. Vacant 1979 i (“asi‘<‘«~X ZB BT 982 1983 pee 
| - Fourth Floor | ee | | oe | a ae ~ | ca Pe 
i Lol | 5 — 100 ~—— 6.75 12 $ 1,010 — / | . | | 

: oe : = 350 100 — 6.75 12 : | $1,010 | oo, | | : laa 
: | | | — 150 | 100 7.40 | 12 oo Le $ 1,110 | _ : | a 
_ JESS ee 150 «100 7.40 0 | GAR $7770 oe | 
: ih 419 ne — 150— 100 =~ 8.20 © 12 7 | : - Cee nn 9 1,230 
i eff o~ 4i@ Sos pete age | ge a ego | oe fe. . . . pene | ee : m 

20-2200 “Bud 00 «= 700 ES gpg es zs 
' | ae 84h 00s 7 HO WR a eee 6,240 0 oo | 
; 2 os Bah 100 7.40 6 lees | : - — 3,120 5 
: oe oo | BAR 50 —ti(itiBL 20 — 6. - wee es Coes | 1,720 wD 

Po Le PAE ees ot a yg TD oe ees sy 
: wa =«s«r Total - Fourth Floor. | m | | wea $ 1,010. $ 3,980 $ 7,350 ~$ 4,230 9 2,950 ifs 
b J] : oe a 8 , | : | , . ‘ a / oe re | : | | . . 4 . 

| 7 - Big oe | | | : | Aa - - : Ceo Oo eo | o | O 

—{ 502-5 , es 4,652 | 100 — 6.90 =  § 2. 1,900. | aes Pe 7 | ry 

: | 1,652 570 12 “ 9AIO 7 2 : pe | Tega 1,652 50 7.60 W200 ie 6,280. OT 1,652 50 BHO eee es 3,470 ‘ ao) 
: 1,652 25 8.40 | 3 __ oe Oa ee | B60 

I | FE ad BC cane we 7 a Th ree? / oe | | 
Toral - Fifth Floor | oe oR Ska SS ye $ 1,900 $9,410 $6,280 °#§$ 3,470 $ 860 - 

: Sixth Floor oe (Raa oe yee | - a | | - ae : 
: 606-10 ———ss—ts—‘CsSSsS*iNS TD 100 7.10 6 835800 | | oe oo 
; co oe 4,000 100 7TAAO | ae 7,420 | | PES 

Sasa ee 7,000 60 7.40 — YQ Oe os oe | 3,710 — | | : 
: | ra. 1,000 — 50 8.20 : 6 | oe | ~ 2,050 | 
: fs lag ee Bees it | . | Peart | - Spee a _ . Ty 

| | ag ee 7 204 a Re (P40 eh £508 | oe 9 a ae 

a Geo, ge yg GSD BRO oS | aobo ||P eae o en 
: ae | gh GO a 4.92 34 eee, a $20 fa @ Oo 

: aD | | ~ cae A LOT ve . 

Co ted [26% b. 62 739 — fpooY eee ae 
’ | % se- Le 4 Fa owe bs : an ; | | ahem 5 am a -gea .



poof | ee re eS TENNEY BUILDING = | ae | -_ oo 

f | Oh a Schedule of Vacancies By Floor and By Lease Terms Ce ae | 
. | 8 nes So _ for the Period of January 1, 1979 Through December 31, 1983 | - ia 

: | Ce et | 7 Annual fof eee ve | | oe | oe = 
i | oo o ; Space | ~ Rental Rate Months | : Projection Pertod | | ed 

Eo | | es | $q- Fr.2 % Vacant Per og. Ft. Vacant © 1979 ~~ 1980: 198) 1982 7 1983 — 

' Sixth Floor (cont.) on | oo Oe re | ae 
f 618-19 oe — Ag4 — 100— 5.50 oo 12 92,740 og PB on ge —_— 
: to | AGH 100 6.10 - 60. 3 N50 | ee — 

| Total - Sixth Floor © | Boy! | Se ro $2,740 $ 5,040 $ 7,420 ($3570 8 §$ 2,050 °° ° 
r | es ay a - | , : : - oo se (20 ee poet: 4 57 > ee 

. Seventh Floor : | | SS oe Pe Da oe os ee | | 

: 720-24 Pe 1,106 — 100 = 7.00 12 = =———s«7, 740 ees es oo oe | 
a 1,106 50 PP NE fe RTO : ek ee 

| | a | | 1,106 50 = 7.75 8 AN | 2, VO PO 

: Total - Seventh Floor a | - $7,740 $4,270 $2,040 OO 

Eighth Floor oe Bo | m | | ; oe ue ane | . | | _ a 

f in 806-7 AE ha 470 100 JO 6 1, B10 a ae —. 
i OO | WO 0003, 630 Pam Se ee oe 
i ee | 470 =—si‘<‘zx20sti‘(<it«éi‘z WSO 200 oe LS HOO 5 
i | . : Soon 470 : 100 OE 8.50 | | 9 ooh os - . | | oe | es 3,000 =) 

i Total - Eighth Floor | | | OO 0 $1,810 $3,630 $4,010 $3,000 ****°2 
t | : ee POPs es - sae anaes | “Yy | o 

i Ninth Floor — oo | ane ee Ps : tn OP Ee We 

i; 920 575 a i o Oo 
i; a | | — 575 | 100 TAS YD | Be ed 4,280 | | 
: to. : 212 100 8.20. - & wy Le 6OZ8 __ # ee 2,360 : 
5 Fg Fy “ | 2 Se & a 8 eS te . 5 ‘ as4 ¢ S 7 7 ae oe 

e Total - Ninth Floor ee ee ee | VE OO > 4,280 3 4,280 $ 2,360 236 

i Tenth Floor i ee | Lens | | ok ee oe a Le a | - : | a 

: 1009-10—~C~* ABS 100 6.50 10 2 HEOT | a we 
: es : 455 1007.20 2 es 3,260 7 oo | 
: | BG 50 =—s« 77.20 12 oR OE eS 1,630 os 

: — faodd eo Ah : 6% 0 ae | | | , | | 

i _ __ oan | CE 2 | | . 2 |



| rtm Hm Ee EE EECUEmeELlUlUEmel eel eel eel eel eel eel eelllCeelClUmeelU eee 
| | fo fe | Bese ay ha oe | ce fs Ne ee - oe aes 

BO | | so a a OP es Be Se | via | | 

pot ook mS Cee ae TENNEY BUILDING | ee hz 

. | es a Schedule of Vacancies By Floor and By Lease Terms | a 
pe ene : aff for the Period of January 1, 1979 Through December 31, 1983 _ oy | es, | ee 

, oo ato aon 7 ae Bo Annual fof | | - oe - x | oe | me 
: - | Space | Rental Rate Months “ _ Projection Period ee _ md 
. | sepepitie Aelaneie ts Sq. Ft.4 % Vacant Per Sq. Ft. Vacant  j4§1979 11980 1981 | 1982 1983 — aed 

: Tenth Floor (cont.) | | en | Le ee a , | ON aoe 

[ 10h eo, 229 100 6.250 1200 $$ 1,480 es ee | po 

oe 22900 100 eo ae 15800 ee : 
; | cuss oO — 229 100° oOo 60 | : 790 #390 “BO mM 

| Tee | s Be oper De go | a Ne | Tee ee nn ras Te | ee / a 

Total - Tenth Floor . 78 ey BE $1,300 $040 $4050  $ +630 $ . 900 #I— : BENE ° OE. Re ne OS ee en ele —, ® a 
; , co Py he : BOS 67350 OFE0 (920 5 \ 

; un TENNEY BUILDING TOTALS? ae | Pe BE $51,860 = $77,600 = $71,940 = $46,160 $37,470 
| We) ae : | ao, | es —— Ee a ee 1 | 
: | | ae | CE oud a as oo ge _ fe gly 
; : . , . - : : ee e ; : na le : 4‘Jo “ / f 4 ,o. Ga fo . ba fa CO . 

: . / | : oo _ | . ott : N\\ “ soo , 4 pp , : | | | . - | . , a 

. . : . . : ay & Oo : - | a @ 

4 | : ee | fy} | | eS vonage Os | 
: ) . | 7 ee | | ar ae | — | | 

j = 7 A fo . | a . , 

( | | | | . : ee ee ) | . . o 

: | as Oo | | . 2 a | oe 

| | s a Do 7 | | | | | 

: | , ~— , — , = _ | _ | 

| a | oe | , | . nS | | a moe a & | .



fo TENNEY BUILDING a es —_— 
' | ae oT ghee Notes to Schedule of Vacancies by Floor and by Lease Terms Pye! | ee] 

| | | For the Period of January 1, 1979 Through December 31, 1983 . Coe 

Pp IThe lower level space has a record of vacancy; it is assumed that until the space is remodeled _ is 
; ss in: 1980 to increase marketability, the rents will not keep pace with the Consumer Price Index. | = 

: oT *1t is assumed that the smaller office spaces from 300-700 sq. ft. will experience less overall oe | io 
: loss of revenues due to vacancy than the larger spaces. With the rapidly rising cost of opera- — 
' | tions, tenants will not expand into larger spaces as quickly. Those tenants assumed most _ a 
: likely to vacate their space have clients who need parking; doctors, dentists, and lawyers are © 
: examples. | en. a | eas | ee ee OO 

SOE Sage ne no | wes: | eee Sepa oc aoe | = 
_ 3The first floor retail area will need to be subdivided to meet the market demand for small ~ 

: retail space; Exhibit 11 shows that most of the retail vacancies around the Square are for 4 
| spaces larger than 4,000 sq. ft. - Hoe Jig Noe es Be ode, a4 

i | in 1980 when GEF II. and I11 are complete, the state will vacate 2,800 sq. ft. of space on the cael 
third floor and 455 sq. ft. on the tenth floor; thus there is a dramatic increase in vacancies rr | 

| projected for that year. A most probable buyer will have to anticipate a large capital invest- = = = 4 
| ment in 1980 to remodel and refurbish the Tenney Building to make it competitive in the Class B ae 
i office market that has a large supply of space available. — | | o 

: Vacancies are assumed to gradually decrease in 1982 and 1983 as a result of capital investment 
; in 1980-81 to improve marketability. | os | | |



oes eee eee CO a Average Rate of. Increase in | me | | 
pO Consumer Price Index All Items 1973-January 1, 1979 = a 

| . A 66 PRICES o FEBRUARY 1974 | ee eee Oe Se 

| | fe Sages CONSUMER prices! ho ae Se | 

je |. , - we. : (1967 = 100) | oo | . | eee | | | 

. | — | - po Housing — vos | oo | le Health and recreation . 

rt ae AN . : G Far Apparel Trans- fe Read. 4 
: - Period “, Food Home- Fuel : as | als * an porta- | Med- |. Per. | ” Othe 

i oo a | ems | Total | Rent | owner- at and ated upkeep tion Total | ical | sonal ang pee - ; : 
| | | po. ps ship | coal | tricity | opera- | | ware | sare | recrea-| sen: a ioe | | ‘a : | —t- tien | MOD | ice: 

| 19D eee eeeenere| SEB | 48.3 force f  T6.0; cl eee lees eee fereeeee| ABS [eee eeeefereree beter feel hf | | 
: 1933... 06 cece ccccce! 38.8 30.6. tee se ee . 34.1 ee ewe fee's 9 tee | ee eee * see ees, 36.9 bow e ene eee eae 35°79) Tew Owe we tw we ey eee 1940 ccccceceecees, 44.1 |. 38.4 | 53.7 4 57.2)....2..] 40.5 81.4 fo... e] 44.8 44.2 |.......f 37.0 41.2 47.7 49.3 
i 1945 ..eeeeeeeeseee| 53.9 | 50.7 | 59.0] 58.8)... .-5.) 48.0 | 79.6 |.....2-) OL.5 | 47.8 [eo 2-2 4p B2eL | 35-0 | 62.4) seg | oe 1960. seas eese eves] 88.7 | 88.0 | 90.2 | 91.7) 86.3 | 89.2 | 98.6) 93.8 | 89.6 | 89.6) 85.1 | 79.1 | 90.1) 87.3} go3 
poo 1965... .0cceeeeeeee| 94.5 | 94.4 | 94.9 | 96.9) 92.7 | 94.6 | 99.4 | 95.3 | 93.7 | 95.9 | 93.4] 89.5 | 95.2) 95.9 94.3 

| . : . ne “ - en’ | | | | 2 a | 1966 eee eee cc esos} 97.2 | 99.1 | 97.2 | 98,2] 96.3 | 97.0 | 99.6 | 97.0 | 96.1 | 97.2 | 96.1 | 93.4) 97.1 | 97.5] 9% ee 
i f feet II] 100.0-| 100.9 | 100.0 | 100,0{ 100.0 | 100.0 | 100.0 | 100.0 | 100.0 | 100.0 | 100.0 | 100.0 | 100.0 | 100.9 100-2 Oo 

| | 1968........220062] 1042 | 103.6} 104.2 102.4, 105.7 | 103.1 | 100.9 | 104.4 | 105.4 | 103.2 | 105.0 | 106.1.) 104.2 | 104,7 104 ¢ 
|. 1969... .........00-) 109.8 | 108.9 | 110.8 | 105.7] 116.0 | 105.6 | 102.8 | 109.0 | 111.5 | 107.2 | 110.3 | 113.4 | 109.3 | 108/37. 109; yo 

- 1970. .......02..20) 116.3 | 114.9 | 118.9 110.1) 128.5 | 110.1 | 107.3 | 113.4 ) 116.1 | 112.7 | 116.2 [120.6 | 113.2] 113.4 liga. 
| | eet 121.3 | 118.4 | 124.3 | 115.2) 133.7] 117.5 | 114.7 | 118.1 | 119.8 | 118.6 | 122.2 | 128.4 | 116.8 | 119.3 nee - | 

| | | 1972. 2.2 s. ll 222] 125.3 | 123.5 | 129.2 | 119.2) 140.1 | 118.5 | 120.5 | 121.0 | 122.3 | 119.9 | 126.1 | 132.5 | 119.8 | 12278 | 139°3 ) oe ADB eee eee eee] 133.1 | 141.4 | 135.0 | 124.2) 146.7 | 136.0 | 126.4 | 124.9 | 126.8 | 123.8 | 130.2 | 137.7 | 125.2 | 125.9 | 1358 

| pes 1972—Dec.........| 127.3 | 126.0 | 131.2 | 121.0] 142.6 | 119.4 | 122.5 | 122.3 | 125.0 | 121.3 | 127.5 | 134.4 | 121.5 | 124.9 126 § | 
| | : | oe : a | a ve | ret , 4 

fo 3—Jan..........] 127.7 | 128.6 | 131.4 7. 121.5] 142.6 | 120.7 | 124.1 | 122.2 | 123.0 | 121.0 | 127.8 | 134.9 | 121.8 | 124.4 12 pe 9am tit] tele | a3tli | 132l0 | 122i} 142.9 | 127°2 | 124.5 | 122,86 123.6 | 121.1 | 128.1 | 135.3 | 122.4 | 124.3 nt | pd Mar.........{ 129.8 | 134.5 | 132.3 | 122.6] 143.2 | 127.8 | 125.0 | 123.0 | 124.8 | 121.5 | 128.6 | 135.8 | 123.1 | 12475 | 137° | of | Apr.......+.| 130.7 | 136.5 | 132.8 | 123.0) 143.6 | 128.3 | 125.5 | 123.6 | 125.8 | 122.6 | 129.2 | 136.2 | 123.8 | 12572 | 1333 
- May........] 131.5 | 137.9 | 133.3 123.5] 144.2 | 129.3 | 125.7 | 123.9 | 126.7 | 123.5 | 129.6 | 136.6 | 124.4 | 125.6 123 "§ 

Soe June........} 132.4 | 139.8 | 133.9 | 123.9) 145.0) 131.6 | 125.4 | 124.7 | 126.8 | 124.6 | 130.0 | 137.0 | 124.9 | 125.9 | iy’y | . July.........) 132.7 | 140.9 | 134.2] 124.3) 145.2 | 131.7 |.125,.5 | 125.0 | 125.8 | 124.8 | 130.3 | 137.3 | 125.3 | 126.2 139.4: 
| | —Aug...s. eee] 135.1 | 149.4 | 135.2 | 125.0] 147.0 | 132.8 | 125.8 | 125.3 | 126.5 | 124.5 7 130.5 | 137.6 | 125.7 | 126.1 | 1297%: | 

whe | Sept.........| 135.5 | 148.3 | 136.6 | 125.4] 149.2 | 133.6 | 126.5 | 126.1 | 128.3 | 123.9 | 131.1 | 138.3 | 126.3 | 126.8 | 3y'5 
| es Oct..........| 136.6 | 148.4 | 138.1 | 125.9) 151.5 | 141.1 | 127.4 | 126.7 | 129.6 | 125.0 | 132.1 | 140.6 | 127.3 | 127.2 | 13973 

Nov.........| 137.6 | 150.0] 139.4 | 126.3] 152.6 | 155.6 | 129.8 | 127.5 | 130.5 | 125.8 | 132.6 | 140.9.) 128.1 | 127.5 130.9 ee 
| fee Bo Dec. ......2] 138.5 | 151.3 | 140.5 | 126.9] 153.6 | 172.8 | 131.0 | 128.0 | 130.5 | 126.7 | 133.0 | 141.4 | 129.2 | 127.6 | 131g | 

i - Note.—-Bureau of Labor Statistics index for city wage-camers and - - oe | oo a 
_ . .¢lerical workers. ae a we AES BS eae CPS Th eh an . a | “ue eins ere - | ees | . . Prices  AS51 | 

| | _ 2.15 CONSUMER AND PRODUCER PRICES* _ ee | Ce | pe 7 : | Percentage changes based on seasonally adjusted data, except as noted, : | a | | 

oe ce | 12 months to—| 3 months (at annual rate) to— 1 month to— oo 

" ee Item os 1978 1978 — Dec. | . -. | 1977 | 1978 | _ oS | 1978 ; | cts . 1° Dec. | Dec. | . . oS a (1967, eae | | eo cep Oe Mar. | June Sept. Dec. Aug. | Sept. | Oct. | Nov. | Dec. |= 100)2 - . 

i | ar aa cee ced as ee ee Consumer prices} | i |. 

pe — 1 Al EMS. 6s. eee esse esse e eee eee eee . 6.8 | 9.0 | 9.3 | 11.4] 7.8 | 7.9 | 6 | 3 | 8 | 5 | 6 | 202.9 . 

Po hacentses intermediate materials for food manufacturing and manu- 3 Beginning Jan. 1978 figures for consumer prices are those for all urban” | | i ds. oe | . consumers. o oe 5 a I ce a 2 Not seasonally adjusted. o oo . 4 The Producer Price Index has been revised back to 1974. - 

ne | ae _ es re | Source. Bureau of Labor Statistics. . | ee i ; . 

eo | Federal Reserve Bulletin, Vol. 60, No. 2, Feb. 1974, p. 66 = fo 
i Soe _ 2Federal Reserve Bulletin, Vol. 65, No. 2, Feb. 1979, p. 5 | ee a 

i : a | | 202.9 - 133.1 ena | : ees Ss fp | 133.1 | 52h | eee : 

i Peo | ee OR | ee cee tas | 

| | ~ 10.5% Annual Rate of Price Increase 1973 - 79 a. ; 

i : — 61 — |



Re HE HF FE FE GE fF EE lll 2 hhh ll — = ae mm 

7 | Sy Es | BE | oo Pie ve ae re | es | 
7 | ot | Ss Schedule of Projected Revenues and Expenses from noes Ce oe — 
pop oa SO January 1, 1979 Through December 31, 1983 | es os poe 

ne cee - A979 — 1980 —  198T 1982 © 1983 | =o 

' - Revenues: : WS pce gh PES Be a | we : - — 

| Gross Office Rents = $442, 460 $465,510 $489 540 $514,440 $542,550 Exhibit 30) Ja 
| : Less: Vacancies (51,860) (.12) (77,600) (.17) _(71,940)(.14) _(46,160)(.09) _ (37,470) (.07) ia 

: Effective Office Rent 390,600 387,910 417,600 ~~ 468,280 — 505,080  — — 
| Parking Rentals = =~=~=~—*10,800 10,800 10,800 11,900 | 11,900 (Line 124, oad 

: ‘Total | — $401,400 =: $398,710 = $428, 400 $480,180 $516,980 
| 4 : : | ee ee yoo 239 ; co | ! x - Bee - oe be a / ee | : : | a , | : = 

Leasehold Advantages! 3,470 3,470 3,470 = si—ssi«283 HF 3,470 (Line 124, 
| | rns ORT SO en Te ee 2a Exhibit 30) 
‘Total Revenues — $404,870 402,180 ~~ $431,870  ~—— $483,650 = =—— «$520,450 

| oe : ae | 7 a eee a o: a a a | : 
| e a ce ape | eee a | oo og 

N Expenses: oe : es 2 age nie Te Ns | | | oe | — a ; ; a a - oo Cee ef 2 a ees - cS | . | es ws a | 7 | | . 

an Accounting & Legal = ss 3, 680 200 “4,060 4,480 — hogs0t—<‘“‘i~sés~SS GIO —® 
' — Building Security? = 19,110 ¢emileg” 21,110 = 23,320 25,760  —— 28,460 © | | 

tr Insurance — ne 6,130 gee? ~=6,770 7,480 oo 8,260 — —)~=6©9,130 a 

{ | : : Maintenance? | 25,240 Ble, SP? | 2/ ,890 oo : 30 »810_ | . | 34 ,040 | 37 61 0. oa . 

: Wages & Salaries. — 51,470 fo2/9° 56,870 62,840 69,440 76,730 
: Office Expenses. = 4,070 ©2999 4h,hgo ) —4,960 —  §, 480 6,050 | 
' | | Repal FS fee S | wa 13,020 fA, gee 14,380 | a 15 , 880 oy 17,540 | 19 , 400 Ss | 

E Taxes payroll | 40,060 FZ, eee 10 122270 43,560 © 14980 | 
| Telephone 1,410 nae? 1,550 | 1,710 | 1,880 — | 2,070 | : 
: “Utilities € Heat* = = =—- 75,950 u6,e*@ 85,060” = 95,260 ~~ 106,700 119,500 | | 
4 Management? - 23,400 23,280 = = 25,050 28,090 30,300 | : 
_— Concourse Special ops PE 8 Oo a ene | 

[ Assessment 2,170 2,170 2,170 a 2,170 2,170 ue ] 

4 —.. Total Expenses / oer he 7 we os | a ees | 

i ——-- Before Taxes © ~~ $235,710 ~— $258,740 | $286 ,230 $ 317,870 $351,860 (Line 134, 
: os es | es | - . | Oe a - oe | - Exhibit 30) = 

' Net Income Before. PEGS ee : OP ek : - | - 

oe income” Taxes” & Deb é Vice = es ee oo — : ) ;



mem Hm ee mE EE EE EE Ue Ce mem EE FZ EF 
| Be Se ee i ihe Ba | aioe | oe shea’ | SEE : 

- = - a ———— — ec ———— ———————— : | 

| 1 oe ee ee TENNEY BUILDING Oo pS ne 

( fe SNES, 0 _ Notes to Schedule of Projected Revenues and Expenses from a — 

: | “s yes | Os oe January 1, 1979 Through December 31, 1983 _ a | | a | as 

a | easehold Advantages Coe | | oa | es | | a aoe | 

/ For those rentable units locked into a long-term lease at lower than market rent or a 
ss rented consistently at lower then market rents from year to year, the difference between = | ; 

oe market rent and actual rent was computed and added to revenue. 2000 2 2 — 

| Building Security | : | es Sn 3 | 

| es Management had anticipated that the installation of automatic elevators in 1977 would _ 
reduce the need for security personnel who also operated the passenger elevators. This m 

| assumption did not prove correct because of increased vandalism and the need to check “x 
_ building mechanicals each hour; building security continues to be hired from 10 p.m. to oD 

| 6 a.m. on weekdays and 24 hour coverage on the weekends. The building is open to the 4 
public from 6 a.m. to 6 p.m. each weekday. | | / es | pe a nN , o ” | | oe : - ; | | a 

: VO og | eee | a o re | . 
; , 3Maintenance | (ERE See ea | a | | | | Ro VC 

PU The account includes a maintenance contract at $8,400 a year for the elevators. | | SQ 
DoF | | oe a Se aoe ee oe : CES ee a Jeep 

— Autilities and Heat | | ns | ee Le os ee ee cere 

| At present, the Tenney Building consumes approximately 75,000 gallons of No. 2 fuel oil © a 
' per year. The cost as of January 12, 1979, was 43 cents per gallon plus sales tax; the a ae 

: cost as of October 1, 1979, was 77 cents per gallon plus sales tax, amounting toa 796 | | 
a | increase in 9 months. To counter the unpredictable and rapidly escalating fuel costs, it ae | | 

ey is assumed that management will institute fuel-saving techniques such as lower night temp- | | | 
i -eratures in an attempt to lower consumption over the next five years to 70,000 gallons per | | 

: | year. ea | a | . oe - oo | | aa 

: + Madison Gas and Electric reports price increases totaling 19,8% for natural gas and 3.9% a : 

: | for electricity in the first 10 months of 1979; requests for another 8.9% price increase on | 

: Mees gas and 19.1% price increase on electricity have been made and should be approved by November coe 

: 15, 1979. To stablize heating/utility costs it is assumed management will place energy cost — | 

i | - escalators in renewed leases; therefore, in the pro forma income statement, utility and heat~_ ee 
i ing costs are escalated at 12% annually. | oe | | oe Pp 

| UL — — — , . — — . . .
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7 | 
ae 

: Cr a a ee ee ee ee ee ee ee an lel elUeelCOe 

ZZ a of | 7 a TENNEY BUILDING oe | oe ce oe 

| es Management Ses CER ee ee OAS gee = 

Except for 1976, management is computed as 6% of effective gross office revenue with 424. ) a 

i | allowed for management and 2% for leasing commissions for space turnover. | - oe 

| | 6Net Income | , La : | whee Po | - Son — 

ss The annual net income before real estate taxes, income taxes, and debt service figures are 

| | : used to calculate the projected net operating income (NOT) after real estate taxes inputted m 

on Line 105 of the IMV program shown in Exhibits | and 31. | . aan | os 

. | | | | a mE | | | na | 

q | a | | | | - | Ade - Ls | © 

: ne a | | a ee - | | 

Bt 7 . . 

4 | a oo Q : | | 
: | | 7 | 4 , | | : | | a 

4 | . ne es a | | | | | a ,



B | C. Assumptions Used in MRCAP ee . ee | ee 

. | The MRCAP discounted cash flow program can solve for a justified project | , 
on ae value by specifying the ratio of net income to debt service acceptable to an | 

a ss Institutional mortgage lender. Given the interest rate and term available as 
| of January 1, 1979, the program will solve for the justified amount of mort- | 

- - gage and for the justified cash equity, assuming typical before-tax cash-on- | - 
a Po _ cash investor requirements for office buildings, with potential for inflation . 

| sensitive rents. Exhibit 29 is a simplified flow chart depicting the steps in yt 
solving for the justified project budget. > | | pear | 

l } On January 1, 1979, prudent lenders will require a minimum debt cover | | 
| ratio of 1.3 and equity investors expect no less than 6% cash-on-cash. ~ | 

i PO 1. Inputs into MRCAP Program (See Exhibit 30) ek a 

i | a. Debt cover ratio= 1.3 0 2 oe ek re 
fo db Before tax cash on cash requirements = 6% © cE 7 
fo i c. Project holding period = 5 years | | Op ae . 

i | | d. Real estate taxes = tested at 8%, 7.5%, 7% and 6.5% of first | 
i eo year's gross with an annual inflation factor of 5% (see _ 

CA SS ge ee assumptions discussed below) | ae ee aes es ES Pi 
Ls e. Discount rate = 10% (present value factor used to discount = | 

(dee Poe ee  f. Reinvestment rate = 6% after tax rate applied to after tax | 
| wee cash flow See | Py Bebe : corer § 

i pee g. Resale price = 10 times gross income in year of sale 
Pee ee h. Resale cost rate = 4% Tube vase ces ON ee 
pe | i. Equity reserves to cover one month's expenses = $30,000 | | 

i | sj. Investor marginal income tax rate = 50% | : 
Poem ees k. Land = $340,000, as of most recent appraisal for IRS ee - 

; . Bubldings = 60% of total improvement value Be So | 
- m. Mechanicals and site improvements = 40% of total improvement | Eo kPe, 

J} te Elevators = remaining book value of $100,000 | | | 
| ee o. Refurbishing = $70,000 for carpeting of corridors in 1980 YT 

i 7 | p. Electrical fixtures = $30,000 for installation of indirect 
- oe lighting In corridors in 1980 a ee 7 : 

Sy BA q- Renovation for tenants = $50,000 for emphasis upon retail area fo 
F ee ee in 1980 | sg I Se . | 

| - ae r. Mortgage = principal amount determined by debt cover ratio; interest] 
Os rate a minimum of 10.5% with a 20-year term paid monthly on the | | [oo ees First mortgage and 12% interest and 5-year term for the second | 

i , ee mortgage. — ee A Oo os Eh SS eS 

i Jos 2 Real Estate Tax Assumptions RDS Sag Pg | 

jo Real taxes are a function of assessed value and the nét mill rate; _ 
i | assessed value is the appraisal issue, therefore, real estate taxes are estimated . 

} | as a function of gross rental income. During the past three years, real estate 
| taxes have been between 7% and 8% of the Tenney Building's potential gross | 

; | ss rental income; a range of these values, 6.5%, 7%, 7.5% and 8% are tested. . -
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q } an MRCAP is programmed to use a percentage of the first year's gross rental |. 
a , income to compute the first year's real estate taxes and then provides for a | 

- growth factor to increase or decrease the taxes each year thereafter. A | Po 
| 5% growth factor is used to reflect the average rate of increase in gross 

| rental revenue. | ) aa ges ws a 

i Dd. Analysis of Test Results Su Ds oo | | a 

pe Four runs of the MRCAP program were done, using different assumptions about | 
| i oo the amount of real estate taxes that would be paid on the subject property. | | | 

Taxes and net mill rates for the past three years on the subject property have 

been: Fe OE | ies | 7 pe 

— Real Estate Taxes $31,458.13 $33,118.75 $32,504.59 ee 

| Net Mill Rate. 27.3549 26.495 S53 

i {| —séReal estate taxes estimated at various percentages of the first year's pro- [| © 
of jected gross and inflated at 5% a year gave these results in the MRCAP runs: 

i fo | Percentage of First - | ! Real Estate Taxes wae os . | ; 
op Year's Gross Rental Se | ee os ae oo 
| | __ Revenue _ — 4979 1980 1981 1982, «1983 ee 

i B40 $35,400 $37,170 $39,029 $40,980 $43,029 | 

; Se ee 7.5 : Le i] 33,188 34,847 36,589 . 38,419 — 40,340 | | 

Joe 70 30,975 32,524 34,150 35,857 37,650 | 
qi | | 6.5 28,763 = 30,201 «= 31,711 = 33,296 = 3.4, 961 - 

| | The real estate taxes estimated as 7.5% of the first year's gross rent best 
| approximates the pattern of increase shown from 1976 to 1978. However, a 5% : 

i a rate of growth in following years assumes a slight increase in the rate of | | 
a _ escalation of real estate taxes because state aids for schools and municipalitieg 

_ are expected to peak out, and rising costs of local government can be expected oe 
i T to be borne by the local taxpayer. — USER SOS | a ae & 

| oeeee ‘The input and output for the MRCAP program using the real estate taxes esti- oes 
i : _ mated as 7.5% of gross rental revenue are Found in Exhibit 30. pete eS 

| | eo If taxes are 7.5% of gross rental revenue, MRCAP substantiates the fair | | 
i es market value of $1,150,000, determined by the market comparison approach. oe 

J -«E. Test _of Equity Yield at Estimated Fair Market Value Boe Oe Se 

Spo, As the reader may recall, an initial test of the proposed assessment of | 

| ~ $1,450,000 on IMV produced most unrealistic overall returns to equity of 1.4% mas 
fi ss before taxes and 3.4% after taxes (See Exhibit 1). © Bo aS



|. oe / MRCAP-s« INPUT AND OUTPUT-- LA | 
| | | | JUSTIFIED CAPITAL BUDGET WITH an | - | 

a | REAL ESTATE TAXES AT 7.54 OF oe oe 
to me | 7 FIRST YEAR'S GROSS RENT _ | | 

; oo MRCAP (09 156CRT 10/27/79 foes | , | ee 

| ENTER INPUT FILE NAMEP | | as to 

THE PROGRAM MRCAP IS THE PROPERTY OF an / | 
ss MICHAEL L. ROBBINS | oa : | | i ee C/O REAL ESTATE DYNAMICS INC. ) oo 

| A704 WINNEQUAH RODD” | Cee. 
| MONONA, WISC.. ewes : | | cee oa | 

i | USER NO. 6600 oe | | Oe a 

ft  ¢608)-221-11200 a ae | a 

i Pan NO. REFRESENTATION IS MADE THAT THE ASSUMPTIONS OR ~ : | a 
| COMPUTATIONAL FORMAT USED IN THIS FROJECTION WILL ine | [ ee BE ACCEPTABLE TO TAXING AUTHORITIES. : | Po 

ae | —-4$10,00 LIB CHG APPLIED Po eg ER Se . | 

Pp | Pass PRO UF ORMA OE ; ee 
ee re ee INVESTMENT ANALYSIS OF ee Li Re Pe 

| CA ee TENNEY APPRAISAL ae 
J eee ae Pope Oe | ae 

' ge | a AVIS ORES fe 

I | oy REP ORT. SECT ION NU MBER 1 | PAGE 1 | | 

| ok GROSS RENT =—s«$-505610. xX RATE OF GROWTH OF GROSS RENT 0.08139 | 
i fk EXPENSES © $ 290082. * RATE OF GROWTH OF EXPENSES 0.1054 _ ea 
oe k RE TAXES  $ 36676. X* RATE OF GROWTH OF RE TAXES 0.0500. |. 
 f  ENCOME TAX RATE 0.5000 PROJECT VALUE GROWTH OF © 2,0000 

| * VACANCY RATE | 0.1145 WORKING CAPITAL LOAN RATE — 01200 oT i EQUITY HISCOUNT 0.1000 = EXTRAORDINARY EXPENSES. $ oO. | 
RESALE COST) =——s«0400)—s REINVESTMENT RATE | 0.0600, | 

| WRG CAPITAL RS $ 30000, CAPITAL RESER INTEREST RATE 0. ~~ | 
fo | INITIAL COST $ 932321. INITIAL EQUITY REQUIRED $ 448637, | 

i ALL Ok VALUES ARE AVERAGE AMOUNTS FOR HOLDING FERION. OF 5 YRS. 7 

i a INITIAL COST DERIVED THROUGH BACKDOOR TYFE 3 USING 2 MORTGAGES = |



i y EXHIBIT 30 -- Continued’ ———SOSC~CS~dSTS 

| RE PORT SECTION NUMBER 2 RAGE 1 | ot 

To OM PONENT SUMMARY | | | | 

i : , aa TITLE os ee, FCT. BEGIN USEFUL DEFR | DO | 
cee — DERFR USE LIFE METHOD COST SCH | | 

i | Lann | 0000 2 BE. OH =B4QD0D oo 
de — -BUILINING Oe 0.80 1 30. 2 $$ B95593. 0 | | 

Jo ELEVATORS = POD Se BF 10000047 0 Lees | i ,  REFURRBISHING 1.00 2 64 45 $ 7000007 O we 
a . €LECTRICAL FIXTURES 0.90 2 10. 4 $ 30000 +, 0 oe | 

| RENOVATION FOR TENAN 0,90 2 10, 4  $ JO000. 0 os | 

pope hs MORTGAGE SUMMARY ES ae 

I fo FETLE - INTR BEGIN ENI TERM ORIG FCT ee 
oS ee ey RATE YR. YRe BALC VALUE | oo pf 

i ss FIRST MORTGAGE 041080 ss is 20—i]s—s 313684. 0.336 | 
| so SECOND MORTGAGE 0.1200 2 7 JS $$ 160000. 0.110 © - : - 

i |} REPORT SECTION. NUMBER 3 PAGE 1 a wre 

oS CASH FLOW ANALYSIS a oe oe oe ‘|  —- -#RSSss=sssessscess= | 1979 1980 1981 1982 1983 fo 

i } «4s GROSS RENT oe 456770. 479770. 503770, 329770. 557970, / 2 LESS VACANCY : 51860, 77600. 71940, 44160, 37470, | | to 3 LESS REAL ESTAE TAXES. : 33188. 34847, 36589. 38419, 40340. | © i Sg 4 LESS EXPENSES = ss BB 71O. «258740. 286230, 317870. 351860. | 
| 8S NET INCOME | | = 136013, 108583. 109011. 127321. 128306. a —  @ LESS DEPRECIATION = = 43601, 973101. 966926. = 2114. g0814, | ae LESS INTEREST FMTS 7 — 32707, 48916, 45365, 41374. 34888, | i [8 TAXABLE INCOME = = = 59705, 13434, -3280, 23832, — 30598, | | fe 9 PLUS DEPRECIATION. ce 43601, 73101. 66926. 62114, 60814. | | 10 «LESS FRINCIFAL FMTS | © 4874. 28705. 32256. 36247, 40733, | |. 11 CASH THROW-OFF © 78431. 30962. 31390. 49700. 50679, | | i 42 LESS INCOME TAXES =~ 29853, 5, Oe 42916, 189299, Jo | 13° ‘LESS RESERVES | | OO Oe O. |. | «44 «CASH FROM OFERATIONS — 68579. 30867. 31390. 37794, 35380, | |. 15 WORKING CAFITAL LOAN © Oe On O, Oe i | 16 DISTRIBUTABLE CASH AFTER TAX = 68579, 30867. 31390, 37784, 35380, | | 17° TAX SAVINGS ON OTHER INCOME O48 6717, 1640, oo Oe On | (18 SPENDABLE CASH AFTER TAXES 68579, 37584. 33030. 37784, 35380. |



: oo EXHIBIT 30 -- Continued es Se be } 

| ‘| MARKET VALUE & REVERSION | os eis ad | fp 

| CASH FLOW ANALYSIS — ee ee ee ee | 

| 49 END OF YEAR MARKET VALUE  —s- 1360125. 1085831. 1090108. 1273213. 1283004, | 
20 LESS RESALE COST ~~ $4405. 45433, 43604, 50929, = 51320, 

- 21 LESS LOAN BALANCES 30810. (43010585 397849, 361602, 320869. | 
22 = PLUS CUM. CASH RESERVES = == 30000. + | 30000. = 30000. =930000. = 30000. 

: 23 BEFORE TAX NET WORTH = 1026910. 642293. 678655. 890683, 940815. 
| 24 CAPITAL GAIN (IF SOLID) ~ 266999. | 66145. 132718. 370966. 442833. | 

| BS CAPITAL GAINS TAX $3400, | 13229. 26544, 74193, | 88567, 
| 86 MINIMUM FREF, TAX BOO 0, Ov On 
{87S INCOME TAX OM EXCESS DEP. 0.  SB17. 7846, 7349. 6543. | 
| 88 TOTAL TAX ON SALE $3400, «18546, 34089, «815463. P5109. | 

J | 29 AFTER TAX NET WORTH = ss -973510. 623748. 644565. 809120. 845705. 

i | .-—sO BEFORE TAX RATIO ANALYSIS ae 
| | 

"| CASH FLOW ANALYSIS > aoe ee = ee _ fp 
oe . (EGSSaSSsescsssesss= : oe . 1979 1980 1981 sy L982 1983 es 

i | 30 RETURN ON NET WORTH B/4 TAX  —-067349 0.1983 «0.10850. 3BS7 = LBZ] 
| 31. CHANGE IN NET WORTH B/4 TAX 378273. -384617. 36361. 212028, $0132. ] © 
| 32 ORIG EQUITY CASH RTNE/4 TAX 041518 =0.0477. 0.0484 0.0768 =, 0781 | 

i 33 ORIG EQUITY FAYRACK B/4 TAX 04 10570015330. 2017-00 2HO0O- OO BLAS | 
| 34 B/4 TAX PRESENT VALUE =“ 4.336722, 1109577. 1112223, 1244633, 1251925. 

i AFTER TAX RATIO ANALYSIS _ nee Ss nog gs Ps ae Sy | 

| CASH FLOW ANALYSIS Ogee SOO | 
i 0 -BSSSHSSseeesee=s=5_ | 1979 1980 1981 1982 ives [oo 

| 3S.) RETURN ON NET WORTH AFR TAX | 0.6066 -0.3207 0.0863 06,3139 0.0889 | 
| 36 «CHANGE IN NET WORTH AFR TAX 324873, -349763. 20818. 164555. 34585. |- 

i ---«BPOORIG EQUITY CASH RTNAFR TAX 0.1057 --0.0579 = 00,0509 = 00583 00,0545 
| 3B ORIG EQUITY PAYBACK AFR TAX 0.1057. 0.1637) 0621460 042728 0.3274] 
| «39 AFTER TAX PRESENT VALUE  =—-—s- 1261038, 1072584. 1066177. 1160352, 1194797. | 

i | ss CASH FLOW ANALYSIS: Reet | Be reece | pe 
‘|  sssssssseesssess==5 0000 «41979 49800981982 1983} 
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i a To repeat the initial test, using a fair market value of $1,150,000 as of Jar- 
| | | _uary 1, 1979, will tndicate an internal rate of return to equity of 10.6% before] — 

of _ taxes and 7.6% after taxes, the minimum acceptable return, and thus the highest 
i {| possible price that would be paid by a knowledgeable investor (Exhibit 31). voy 

“ Pea These conclusions continue the assumptions of a 70% mortgage, 10.5% interest 
2 and a 20-year term, as well as the revenue and expense estimates used previously - 
a os As in the initial test, the real estate taxes are assumed to be at the 1978 _ 
- , mill rate of 24.153, an understatement of the actual case. |
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op ae eee V. VALUE CONCLUSION 

E - 4 oS Correlating the market approach and the MRCAP income approach suggests 
o a value of 91,150,000. a a 

i - | The cost approach is inappropriate to the subject property, since. the 7 
| majority of the improvements are obsolete, and there is a less than optimum 

; yp Fit of the improvements to the site. = © | aa ce | | 

| Based upon the assumptions, limiting conditions and property tax estimates | | 
} + aS presented, it is the opinion of the appraiser that the highest probable | : 

i | _ price tn dollars and fair market value of the subject property described herein 
: as of January 1, 1979, is: ) 

i [ONE MILLION ONE HUNDRED FIFTY THOUSAND DOLLARS == sts 
A es ($1,150,000) Oo | | 

i fo assuming cash to the seller, with 704 financing at 10.5% interest for a 20-year 
term. Sees | : - ne a : | | | a i



i - pe ge STATEMENT OF LIMITING CONDITIONS ee | oe 

f a ‘This appraisal has been made subject to certain conditions, caveats and fp 
fe stipulations, either expressed or implied in the prose, as well as the | 7 

' following: | es LP A A ae | 

to ow Te Contributions of Other Professionals. me | | eo. ee Be |. 

i po . Because the budget did not provide for a consulting engineer or | 
char ee architect, the appraiser applied limited structural analysis to | | 
| the problem, and cost estimates must be considered nonprofessional. | 

i : ek: te The appraiser did not conduct any engineering analysis of the struc- | 
| tural components or of the site, of costs to replace, or of other | 

xz | related factors. Monthly operating and construction accounting date a 
] poe were provided, but all income and expense estimates were reconstructed , 

BS - _ to include inputed rents to areas occupied by the owner and expenses | 
deemed to be appropriate for skillful management of the property. | 

i _, Sketches in this report are included to assist the reader in visualizing 
— | the property. These drawings are for illustrative purposes only and do 

i 7 : not represent an actual survey of the property. | Cg | | 

EE ey The appraiser assumes no responsibility for matters which are legal» | i | 
os | ' in nature nor is any attempt made to render an opinion on the title. 
i cages Bae PA The property has been appraised as if title to the subject property © 

—  -t  * were in fee simple, legal ownership with no regard for the existing — | 
oo structure of split ownership within a larger holding company, leasebacks, oe 

i | ss mortgage loans or other liens or encumbrances. = | 

J | 2, Facts and Forecasts Under Conditions of Uncertainty | | | oe 

po. | . Information furnished by others in this report, while believed to be | 
od  . reliable, is in no sense guaranteed by this appraiser. Although before- 

i fo _ tax arithmetic of the IMV model has been handchecked for accuracy, no | 
guarantee of program infallibility can be made by EDUCARE Network, Inc., | 

i for by the appraiser, 2 , oy | : oe | 

ce coe —. All information furnished regarding property for sale, rental, fin- = | 
_ |. aneing or projections of income and expense is from sources deemed | 

a pace Tagg es reliable. No warranty or representation is made as to the change | 
7 | of price, rental or other conditions, prior sale, lease, financing, or : 

pO withdrawal without notice. nos | es, | 

i to = . Forecasts of effective demand of retail and office space are based on | aor 
ree - the best available data concerning the downtown Madison market, but are T oe 

gp [| projected under uncertainty. The impacts of the completion of GEF I Te 
| i fo and TEL, of the continuing parking shortage and the unpredictable oT 

ae - inereases in automobile use upon the viability of the Capitol Concourse | 

: po are all uncertain, | | | eee Be aD



4 | . The comparable sales data relied upon in this appraisal is assumed to. | | 
/ — be from reliable sources. Though all the comparables were examined, | | 

- . it was not possible to inspect them all in detail. The value conclu- | 

i Pe sions are subject to the accuracy of said data. | | : [ 

‘ | 3. Controls on Use of Appraisal | a | | | | 

phe, Values for various components of the subject parcel and improvements _ | } 
| Fp | as contatned within the report are valid only when making a summation | 

4 S and are not to be used independently for any purpose and must be con- 
sidered invalid if so used. — Hn | | 

4 Oe _. Possession of this report or any copy thereof does not carry with it | | 
= _ the right of publication, nor may the same be used for any other pur- | | 

| - } pose by anyone without the previous written consent of the appraiser | 
q | or the applicant, and in any event, only in its entirety. 7 . | | 

ane - . Neither all nor any part of the contents of this report shall be con- | 
= veyed to the public through advertising, public relations, news, | 
4 | sales or other media without the written consent and approval of the | | 

| author, particularly as to the valuation conclusions, the identity : 
| | of the appraiser of the firm with which he is connected, or the . . 

4 identity of any of his associates. | | , |



‘ Lee CERTIFICATE OF APPRAISAL Oe ne 7 

oe | hereby certify that | have no interest, present or contemplated, in the er 

q | = : property and that neither the employment to make the appraisal nor the com- ° - | 

oo eS pensation is contingent on the value of the property. | certify that | have 

-_personally inspected the property and that according to my knowledge and _ : 

: - belief, all statements and information in this report are true and correct, 

fee Jo subject to the underlying assumptions and limiting conditions. — oe . | 

7 | - - Based upon the information and subject to the limiting conditions contained 

5 in this report, it is my opinion that the Fair Market Value, as defined herein, : 

ep of this property as of January 1, 1979, is: | - : . | | os 

i Spee ee ONE MILLION ONE HUNDRED FIFTY THOUSAND DOLLARS = | | 

ey ee ee ee 

; eee | pod ee _ Ne ee fh ete bey | | 

PEE Oo, Game A. Grdaskamp, SREA, CREY — oS 

: eee fed 
q SL eA | Date SPE Po
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: applications in real estate. © | , | | S oe | | 

i |. PROFESSIONAL DESIGNATIONS: a ee Eee 

- - Senior Real Estate Analyst - SREA; American Society of Real Estate ot | 
Counselors - CRE; College of Property Underwriters - CPCU ee oS | | 

oe | | | ee Sad 80 ) Tn |



ee  eeVOovVmKekeRkeewe SEE sr—rvwrwreereororOeOoOO r 

: ik 

. : EE 

i . f 

. . e 

+ . EE 

| 7 me | APPENDIX A | | : : . ‘ : oak nk . E 

I | 

A . . . . Fi 

(J USRESY TEs oc te Len Sel, vile sR UE! 32 sc SEEDY Liogig Doe ee Ee EE TL LOE PD Se eee el ee oo eske eee ei le bec bts A. eka eda eee ee ee eee been che dete! fel 2 lhe cari ahen ei dcilebics le lei bat Li pELSE CEL eciee:,



| CTENNY BLOG = sCSBASEMENT FLOOR QE] 
i : . Mal} , . e of ee 

Hl , oe I er sey ae NN EON IE AE TEE TE LO So veneers remeron trnyer Ea ae aes eT ease cdl gees cath anny ool eoattatkoadinasd Kadud auf ano anedecionn as — —F if a 

: iy . . : : - : . , : . A O . on. meee eee f i , " } ner 

7 L 4 . . “=X 47" , mene enema feet ei 

N ed | . : | | | Ls M) ON gene ‘me mess | 

| al fi oer | | Pe eas | | | ON VN 3 | 

: . bony pth 2 So . . — ’ wie Co ereah datbceriot mkt cake th a iecatekinar cad ‘ie | : 

; Bc RISERS Saal CSTE lake cease dear dae ic edaks Nukes cnoedaiee sesmenmeslne edad tad satin sense ot 28 : — | 

j po : , ee - | a E. Maln Street - | | | 

/ | | | | APPENDIX A S |



4 . mo, ee e) F 

/ | os : ps | | AE th ae 
wy : : : us : t ee aan 

| , a BAI LE ATOR A NY METI LOOM HOLL ARRON ST ONT ET HY 2 NL 9 51 680 F SOF Web 5 TOA A SR ea ae pen) 8 STN RNAS VER RAAT ATOR AON REAR AT NN so a a 
"| F . , “or i £ ~ eae a . a BA . Y oe 

; 7 iC a OF “Tunne) te. Ex Peo = — vl | fe , Fa ee re a 3 : 1 : 7 , a _ » = . . | . ks te 

: yh es — Soa Sc | | q 
7 og oof ~ : et 4 . 

| aor we poe . oes qB car | [- ; 
’ ! | os | | | > OF ke a 

. oa 3. . ms A ie naman . nem 
Co “ 7 : . a o ; , ine —— 4 3 

: °o |, | . ; . oy : o@ / t 7 . : ; 5 be nd 

- LW a “yt . BY levev. ety: Exit . : : 
: A | : : ev. |g 4 4 | 

a uv | 7 | : ) | 
mi c | | J ; a : a mo, 

Z hs 2 —— a | : a | | 7 

* te : . 2 . ¢ 
. ksh , | ' : “ may 

7 . | | Poe | | | . : | | NI 

fr ; . yt . fs 

: =n SS Sr Ee (SS EES as Se od ocak al te 

. | : | : E, Main Street | on : ™ : | 
I : : . 

. | eh, APPENDIX A Cont Inued oe | | 

He} ° 7 : . 

i _ - . | . 
|



Uf ; . 

- . — ‘ | a an Loading Dock HES 

: Fy o , y : my. a 4 s CF poe , a : . , 7 ary a , F , —_ re ae ' a0 ery a Lk. 7 : Bibra ey _ os ; . | | TENNY BLOG MAIN FLOOR CT ie 
4 | | | | | - | . | bas te ae 
q| : oe a | Mal} os | . pyr ‘ oo 

/ . | et corey ewan preps LU Seer eee eee eee Te { oooh, a Be rt ' i oo 

m gd ee Vdd , es Pore 

Pe ee | | ee | mS Xe CTE" / tp on 

} |  £ . . i. A Srv. xt Ler ‘ 
e o oo 2 j | Elev, |Ittev. | Elev.| § eat fk 4 S 

: > | | , AS i eee we eee 
- 3 | | so a : eo ee cy © 

a eae : | | | | | Lobby 7 = a _ hee bo , 

| | oe Q TREAT fe | ee to. EY 
7 : tee , “3 peter PU cel § + | pees | iy | ay a oS 3 7 Ey (Pete Bh . rt oe 

| . s . : . -s 4 . : : : . : . . : a 

dl | os | | | | oO Basement | ~ Bil ; | : 7 ae i 

: © - eee poxkl VIL my eae fone 
: | Pe een EES ED ce epee reer pl ES RE Ee col vl ae Seb EAE Bo hi a SS “ithe tah ta 2 ; a fli saiadigls Set ees eS he Sk : | Sees : ; acl , . 

4 oe | —— oe | | os es E, Maln Street | | 

: | 7 | APPENDIX A - Continued | - | | 

| _. | , | | 

| : 
| feat . a ae .



| | a ed ee we ee “(9 Rk AAW R | | | i enema : ‘es = 
He : F 4 ‘ mf # 1 . : RTE: vy by f 

: ‘ : ie Mall | 2 2 oe ve | | ‘  B ee Popo TENTH Looe ti itisa : =. 4 os oy ~R: Pl. Beh SET §-. oe ; | f ia 

: 7 | | . | | | | ge a 

(aaa a. to 06060 
e on 7 ee 3 a rt Se "A a 
a oan : a Bo oF : . - ee 
| Oo | , ae | fe De | Soca : | : —_”.|lU 

| . | 4 e3e= | | | | : | . ae 

: a py eye . i c ' 

' x : rr pa eee = pee ee im rl : uA a fare | # (pk alt ee SS = . 7 / ! 

: . rm | | | _ . | | | G i OF. eas i 
O ed f . . oe . — 5 . —t—¥-}--§ - 

: ) | . | | | 7 | iz Fennel ee ena “ Py cbs . Hf “ 

| pL a | | a - | | etev, | Fev. | lstv. Exte of af 
‘ Ee | | | a, | VAL. So lev. 1 | sf = 

' ; 2 é i F oe Pw r. A, ye. . eich. ; Jy errors a fa 2 F. ~ . 

: t Bley | ff | | —. Corridor . , . 2» ———t ¥ , Ao 

a Oo KI _ : : os af we . / : 

ho a a i go tt 

| , | | os we E. Main Street — OO : | — | — 

7 a | Pye | | | | os | . - oe | 
me : : 4 » | 

7 | | APPENDIX A - Continued : . 

i 
| 

| ; 

a oe ~ | | | ; 

a . i . 
E | | . oo |



4 a 
4
 
4
 

a 
4 

: (i 

a
 

; .
 

7
 

' i i 

u 
i 
a 

| . ' i : 

a
 

K
 

\ i
 

| b
e
 
.
 

a 
: 

i 
a
 

i ve 
4
 

a
 

i. 
a
 

“
 
“ 

, i
 
i : a 

i 
ve 

4
 

' 
y
 
a 

/ 

a 
; 

.
 

: 

a
 

.
 

: ‘ a 
: 

a

 

a
 

: i
 
‘ 

| .
 

| ' i : i ! 
, 

i : 

.
 
.
 
a
 
: 
ol 

: 
: 

: 

' “ 
. 
i 

: i 
i 

) 
i 

i i ‘ 
i 

| 

ah i
 
' q 

i 
} 

| 
‘ i 

| i 
i
 

u 
: | 
‘
 
. 

: i
 

ae 

: 

: 

: a
 
.
 

a
 
1
 

. 
Hn 
i 

: 
i “
 
q 
7
 

i : \
 

i. 

i
 

i a 
7
 
i a
 

' “
 

! 

:

 

: 
v 
—
 

“
 

:
 
7 

| 

' 
a
 

i‘ 
i‘ i " 
a

 

} 

| i 
i i y 

/ i 

i
 

| 
| : 

: 

i \ i 

7 
i: 
"A 

i‘ 
a 
a
 
a
 

: 

q
 

| 

s
 

: 

—
 

; oF 

i 

Hi 
i 
i
 

( 
Ai 

aint 
i 

fi 

\ 

| 
i
 

a
 

| 
a
e
 

i. 

: 
i
 

i
 

| : 

i 
Hl 

Me 
i 

/ 
i 
u
e
 

i

 

: 
i
 

if 

i [ 
Me 

‘ 
a
e
 

i
 

v
 
Me 

| ‘) 
' i | 1
 

‘
 
7
 

: 
A
 
0 

a
 

, : 
a 

iy / i
 

Vn 
| 

: 
7 

a“ 
a 
a 

:
 
4
 

' 
: i
 
‘ 

; 
: 

i
 

i 
i 

| i 
| 

i i 

i

 

i: 

e
s
 

‘
 
i 
a
e
 

) 
i 
i 

i‘ i 

i i 
! 

i 

: : 
| a
 
:
 

. 
, 

: " 
| le 

| | 

; 

: a
 

u 2 

- 
; " ’ | . " 

7 : 
\ 

a 
Ve 

:
 
e

 

us 

i 
a
 

ty 

: 
7. 

i | i 

i .
 

i 

a 
" 

i 
i ie i 

”
 

' ' " 

| v
 
. ie 

i | a
 

iy ui) is 
i 

‘ i \ 
| 

a


	Blank Page



