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J | 
SUMMARY CONCLUSIONS 

oh 

{o | 1. There can be immediate short-term diminution of ff 

residential real estate property values due to fears triggered - Joes 

| by the perceived presence of the prison. The perception of the fp : 

. | prison's presence is largely visual, and therefore the viewshed Pe 

is the primary impact area. Other cities in Wisconsin and |. _ 

| elsewhere in the country reveal no impact on industrial and - : 

| ; commercial property adjacent to new urban jail centers. | 

a 2. The impact is short term in nature. The fears 2 bent 

: associated with a neighboring prison gradually give way as they } 

| are replaced by the facts of actual experience. oe | 

a | 3. In the long run, property values in close proximity to oa 

a | the prison are typically unaffected, particularly in areas such - 

as the subject property which is in an area of basic | ae 

warehouses, manufacturing, and minimum rent apartments. | fo 

| | . 4, In the probable case, in our best judgment, residential - | a 

a property values would be moderately affected (approximately | 

--«24%) in the short term, and total property values would be 

a glightly affected (approximately -1%) in the short term by the | | 7 

| | presence of a medium security prison at the Trostel site. | : oo 

| In the worst case, in our best judgment, | residential | ) 

| property values would be significantly affected (approximately 

6%) in the ‘short term, and total property values would be | | 

a _ 
|



| moderately affected (approximately -4%) in the short term by — 

| the presence of a medium security prison at the Trostel site. en 

In either the probable or worst case situation, - short-term ce 

| property value reductions would only last five or six years. | | ; 

. Property values would then have caught up with comparable ae 

| property values outside of the prison impact area. | | | 

| 5. The potential magnitude of short-term property value | - 

. diminution is ‘probably much less than the effects of | | 

| socio-economic ‘factors which © have already accomplished _ | | 

out-migration of those with higher incomes — and led to | 

| increasing percentages of lower income households in a | 

, declining residential ‘population. The impact. on values is | 

. expected to fall primarily on a few concentrations of — | ; 

| --properties with clear views of the Trostel warehouse from 7 a 

’ higher topography. : | | | | | 

= | | oe



Ss I, PROPERTY VALUE IMPACT OF PRISONS = fo 

he A, Degree and. Timing ee 

| | It is generally assumed that locating al prison in a. | | Q : 

community will adversely affect the resale price and market oe cel . 

e value of properties in proximity to the prison. Presumably, | 8 yo. 

i he property owners initially anticipate a loss of status, imagine | wee 

some physical threat from escapees, perceive an aesthetic \- 

ae ae affront: from the prison structure, and. resent the | potential oo | mes 

| - ay increased traffic | generated through the: neighborhood by : 7 a : 

yo officials and visitors related to the prisoners. This study |_ 

| a | ‘investigates the issue , of the degree to which these adverse aS : 

impacts affect the property values near the prison. The study 

a | does” not investigate any ambient adverse effect brought about . lee 

} S by identification of the community as a whole with the prison. y fe : 

/@ | these indirect and non-specific effects cannot be measured or oat u 

je & differentiated from the many other factors | which affect a 

fp property values. ee ae a ee a 2S. Poy 

S “When the - conventional wisdom is that property values will mS a 

— | fall as the result of locating of a prison in the neighborhood, ols 

: lower property values will, in fact, result. | Since it. is. as - : | : 

| perceptual matter, the more apparent the prison, the more - ae 2 - 

| likely fears of buyers and residents, in general, will oe ee 

a alee cause market transactions to occur at lower values. eee ae )- oe



i : es Therefore . the visual presence of the prison is the . 

| appropriate way of differentiating between general, 

ss unattributable effects on property values and those which may =| 
- be attributed = to the prison. The methodology of this study | vee 

" | follows this differentiation by delineating the impact area as = | 
ae che viewshed. sa | ) | Se S | 2 : - = ; - a : Sled . 

: a Oo The immediate drop in property values caused by a panic | | 

| reaction to a prison site selection is certainly short run in ad. ee 

nature. The two Wisconsin communities studied inthe 1978 |. 

DL deestey tues ore woth ctaen ubara the ommuntties @eecun te | 
7 S | and : around existing prisons : over a period of many years. In se : . : : - : 

~ SS both Green Bay and Waupun, there was no drop in property values |. 

: 2 nearer x the prisons. The transition from the. immediate reaction © | | 

| accommodation will depend on the extent of initial depressed = | 
f o oe val ues or weak value apprecia tion, and the degree to which the S 

= | fears of having a prison in the community are realized over 

5 po ee ee B. Previous Studies = —™” 
- ae Boe : 1. The Stanley Study | ae 

a ss“ The _Impact__of__Prison__Proximity__on__Property__Values_in lee. 

| Green. Bay and Waupun, Wisconsin, Professor Craig E. Stanley, | 

| ae University of Wiconsin : ‘School of. Business, - 978, is cited ne 

ee | “nationally as being ‘one of the more specific investigations Ve oo Le



aq | | a into the relationship between prison proximity and property 5 as 2 oe 

oye values. | a 

eee --* The results of the study, have been surprising to some. (The ~ 2 . 

: ; : conclusions were that proximity to the reformatories had no af Be | 

measurable deleterious affect on either the assessed value or | a 

thes market prices of homes studied. Actually, all other things oe bees 

we Q held constant, there was a weak tendency for homes to increase 

’ : | ee in / assessed value _ the closer they were located | ‘to ‘the oe | : | 

; me reformatories in the studied communities. In general, other 

variables - were much = more important : in determining assessed | | . : - 

bs - - value or market value than were the variables associated with ee a ; 

_ distance and topography defining "within sight of" the prison. _ 

po og Both Green Bay and Waupun may represent the long-run 2 | | 

a “oo pelationship between prisons and their immediate residential 

Se | neighborhoods. In both cases, the prisons were located on their | S | / 

‘| present sites in the 19th Century when the immediate | 

: - neighborhood was "a featureless plain" so that there was not to 

fo likely any immediate or panic effect on residential property. = |. 

CD 2. Uz«.S. and Canadian Prison Impact Studies . NN 

’ - 3 The impact of prison location on “neighboring property a oe 

boo values does not usually get much space in typical prison impact | | 

: : studies. (See Bibliography in Appendix A.) A convenience sample | sae 

| of prison impact studies found that the discussion of economic oe | :



a oe impact generally was comprised of socio-economic discussion wees - aS 

| “with brief discussions of the area population. and employment _ coe 

fo | characteristics, . housing, : and income together with prief _ oo eS | 

_ deseriptions of area crime characteristics, provision for e fp 

= police and fire protection, and some set of statements as to me poe 

ss the quality of human life and the assumed impact on it, which 

2 7 the prison is thought to make. The distinction is often made eee 

3 EG between. unavoidable adverse impacts, mitigation. measures, and ae 

ee cave Gare tndastac oF o SS : a | . ee 

oR ‘Since the reports are often limited in their scope, they | a 

| typically include the record of public hearings on the impact — | 2 Jos | 

oe oe of prison location on the community. eee fe 

a cee : 3. Conclusion to State-of-the-Art Discussion foe mo | 

5 fp ee: oe Following Tully, et al, "Correctional Institute Impact and a | | 

oe : Host) Community Resistance", ‘the five major areas of public fp 

a S apprehension are: _ = he ere ae eS o Se ae ee a S ee 

ee — 1. Concerns regarding personal and public security. | 

i | 2) Economic impact of and employment oportunities provided ee foe S 
7 cs by the correctional industry. | LS eo - Te 

eB “Source eredibility-manipulation of data and conclusions fs 
a oe ee . with respect to impact assessment, ; oe ee , a bees



— | ay Why are unused facilities not put to use? 2 
Jo Cd rehabilitation doesn't work--why — keep building =| 

a ee | ec. Prisoners are better off than people on the street. = fo .| 

» | ds Fear of future expansion. =. AEE os oe 

Cp ee Other industry driven away. _ oe ee 

~ fo Fe dInereased development. 00000000 ee ee 

- Be ce oe Be Increased road traffic, 00 2 ee es 

3 fb Tied to overall negative psychological impact--a | | 
fo place of fear, hostility, and tension, = oe eee 

am | ee Fear of change. SAS GA eb hg ed 
dy Fear of the unknown, 0000 ee 

ee — @. Fear of the idea of living in constant fear as a eee eee. 

Ce Re result of hosting an institution. = = | US Rees ogee a 

eee f. Fear of friends and family of prisoners moving into — Pee 

g@isehe the area and forming a prison subculture with drug = =| 

OOS ese trafficking and welfare dependencies. - ee ee 

oe |. Fear that undesirable publicity would cause @ Jf 

a foo Gadltown stigma which would adversely affect the | | 

S@ |;  eollective personality of the area, ©0000 2 2 2 

q | ss While these issues are dealt with in the process of | 

| loeating a prison in a community by virtue of the issues being | | 

i ss paised at public meetings, impact studies, per se, usually | © 

Se remain brief and descriptive in nature and do not, themselves, 4 pe 

i | adequately address the five major areas of public apprehension. | 

9 Qn the other hand, the mindset of the public toward prisons may ep 

es be such that it can only be recognized, accorded an outlet at — Ee 

5 | public meetings, and mitigated by sensitivity — in design and | 

ee. eee - public administration. _ wees eae ee LS ee



a Cy Regent Comparable Urban Prison Projects Pes ae : 

ee] | To investigate the economic impacts, real and perceived, of | a 

a | - locating a medium security prison in an urban environment, the | 

oS consultant attempted to locate as many recently constructed oS | 

- cee prisons in major urban areas as possible to use as analogies to | a 

ft the proposed Trostel prison, ees S oes ee fe 

& a Most prisons are still built in outlying areas to control | 

a | development coats. and avoid political resistance. Of the few ne Das 

that were identified as having been ‘recently constructed in| eae 

~ urban areas, ell were in downtown commercial or wapeliouse eS e | eS 

~ districts, primarily as a part of : a larger eriminal | justice a, 

SoBe complex such as police station, courthouse, etc. Additionally, a oA me. 

8 none were adjacent to or near aeresidential | area, or | | | 7 

noticeably within view of a residential | area. Therefore, the _ 

2 | . direct analogy to the Trostel situation could. not be obtained ee a mo 

- | as had been hoped. a ae. oe a Dh | Saye oe | | . | 

s ee ‘Although the- residential “impact: analogy was not to be 

1 found, the visual impact of the prisons on surrounding business. le & 

5 fo neighborhoods had been of considerable importance in the design | ce 

: wos of prisons in urban locations. 2 Cee : Lee aes : : me Be . ae 

| foe In each case, considerable attention had been given to oes 

J to making _ the prison appear CO be a conventional building, not a | : . 

b | prison. The functions of bars, wire fences, spotlights, and [oe 

Le guard towers are accomplished effectively but more subtly. - : ae



i | : a Screening with solid or decorative walls is used to block views | 

| of prison activities and security measures and equipment. : a ne 

i | | . : - The “Justice Center, Portland : Oregon, is a current exam ple : | a : | 

me oe ; of the multi-use urban 3 ail development. The center 1 s occupied Oe / ‘ a8 

™ | by the district attorney, state parole and probation, the | 

- ; — police administrative offices, 2 police central : precinct, the ee cane : = 

state crime laboratory, two circuit courts, two district 

- courts, and street-level retail establishments. The — project - | | 

: | looks and operates as an office building. The jail is a ie 

fo efficiently integrated with a number of other uses. The oo 

| | . | ‘inclusion of retail shops at ground level was planned in order - me ; 

~ | that the building look and act like other buildings in the = 

| poke area. The jail area fenestration disguises its use and hides ~ | 

cee the prisoners from public view 0 ne 2 | 

a | ee Examples such as | the » brand — new : Portland facility ~ | | n 

) : demonstrate that it is important to integrate the building into . | . o 

its neighborhood. The building must fit in with surrounding _ es 

- puildings--looking essentially like an office building. This = | 

is easier to do when there are a number of other buildings in |. 

2 : . oe the = area. This is not the ease. with the Trostel building which ae | | . - 

sits relatively alone in the river valley. There is) much yo 

i | figure-ground contrast in the Trostel instance. : Oe poe 

5 Ses As a result of being a bit isolated, although within an | 

Le urban environment, the Trostel site is conspicuous in that all ao



i activity around it will be attributed to it. Traffic to and ue LE 

‘from the site will be that of staff, prisoners, or visitors. 

F ‘The = activity will not be softened by surrounding urban’ 

| as activity. In ; the Portland — example, the heterogeneity of se S - o 

— | pedestrian and vehicular traffic, not only in the immediate = 

fo - area but also. to the — site itself, very. much softens the “ oS | 

ae identification of prison activities (and stigma) to the casual ak 

a fo observer. More : development in the "area, such as the old | | 

- Schlitz buildings to the southwest, would therefore help to 

| | integrate the : prison . anto the neighborhood, lessening any | fe : 

2 fo impact. - | ne 7 : : : ee S = 5 oS 2 oe eee | . . : - - i S 

7 oe The visual impact is the key element in the perception and, Q . 

i 2 5 ee therefore, impact of an urban prison on its neighbors. As well” oe a 

| ag having the prison blend into the surroundings, the impact is | 

al greatly reduced when the prisoners cannot be readily seen from | | 

7 | the outside. The lighting of the Baltimore Reception, | 

el - Diagnostic and Correctional Center was revamped when complaints __ 

a | : arose. that prisoners were visible to the people in ‘the = ee oe 

ee neighborhood at night. The change in lighting has reportedly | 

| 2 |. - eliminated the irritation and no other. adverse impacts were S 2 |. 

| Gdentified. | pee ee! : es Use ae | - 

, = = es | S ‘ioe ; es oe : ce



eos II, TROSTEL PRISON SITE = | 

ce | A. Description of the Site_and the_Structure's a a 
t Pe | Height, Mass, and Orientation a, | ee ep 

Ss | ‘The site for the proposed medium security ‘prison is the — epee 

fo former Trostel . Tannery at 1776 North Commerce Street, | a Z | Ce - 

“ : - Milwaukee, which is currently “occupied by the Loop Cartage Z | 

/ Company. The structure is” an  eight-story industrial, | , | . | 

“ elevatored, steel and concrete building. Sheds appropriate. bo. - | oe 

| the trucking and transfer business also occupy the site. The — | . oe 

: fo main structure, pictured in Exhibit 2, is. an irregular shape : =: S = : 

Oe with basically rectangular axes running northwest to southeast _ pee 

| | in the long axis direction and southwest to northeast in the | : | 

| short axis direction (see Site Plan, Exhibit 1). - mS 

noe BS Definition of the Impact Area eS : 
st | 7 me oe Os As_tbhe_Viewshes — - ORS een nn es ase be : 

As was, stated earlier, the impact of a prison on S | - 

q - - neighboring property values is ‘nota long-term one. | Over time ee - oe 

| ‘the community fears are replaced with the actual experience of oS oe 

a | oO living with the prison. The immediate emotional reaction which ae 

- capes reduces property values ‘in the short run is replaced by ge 8 

a | | history which demonstrates that most of the fears are unfounded os } | | 

5 in most instances. _ ves ees : Ne & 

Be ee Sinee the impact on property values is caused by the . 

a | S perception of the prison, the areas affected are best defined ; | | - 

| | | as those areas from which the prison can be seen--the viewshed.
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fae Poe  C. Non=Controllable Factors_in_the Viewshed | pe Oh 

9 ; ao | | - Se | 1. Proximity as Cone eS | os 2 = 2 

| Generally there is some limit to the distance from which we | 

i S es ‘can differentiate objects. Since people cannot be well seen. or ws 

Se | readily differentiated beyond 1/4 mile, that distance eould be 

J : - used as a limit to the viewshed. Obviously, a building as large aS : : ae 

a as the Trostel. building can be seen from a greater distance » ee | ° oF | 

| S than 1/4 mile, particularly if you look for it. Since people | 

; : often Feel the presence of a building when they are able to | | 

oo differentiate windows and doors, that distance, which is “Bbopt oe 

a ney 1/2, mile, is amore appropriate radius to define the Limit of | - } ? 

| | | the impact area. oO | | | | a | | . : | - 

S |  ~—s Within the 1/2 mile radius of the site, an area entirely eo 

a rs within. quarter sections 353 , 354, 360, and 361 (see Exhibit. oo 

5), there are several factors which modify the shapes of the | x 

a | impact area. _ These other factors are topography, street eee 

Heep Sightlines, height of intervening structures, and prison bulk, 6 oe 

J - : uy as mentioned previously. oe Cs - | A - rae a me 

el oe Since it is in a river valley, the Trostel site and 

J — building can be seen from many places in the immediate area as : pe 

7 oe well as from the hillsides. The site cannot, however, be seen fe |



i from positions “beyond the. hill crest where the Sightiine isc: | 

ee oe “interdicted by the topography. a Ones oes | 

EN es 3. Height of Intervening Structures _ EEO eas ee 

a a we | Just as the area of impact is modified by intervening & 2 - 

ee | topography blocking Sightlines to the prison, structures such ope 

as: buildings, walls, and bridges block the view and eliminate : ne 

: sor reduce the perception of proximity to the pEL son. - aS = S : a 

S | : : = 4, Street Sightlines - Brady, Ogden, etc. 

| A systematic absence of intervening structures is caused by / | Q : 

po streets, particularly those which coincide, or nearly so, with eed 

aw  - sightlines in the. direction - of the prison. These 

a fo | sightlines, | plus a long upward ‘grade in topography, allow the - | 

ae | prison ‘to be visible for a mile east along Brady Street and, © 

= | because of demolition for a discontinued highway project, — nese = 

5 - ‘beyond Ogden Street to the south: and southeast. a ; a : | ; Se 

Pe | ea 5. Prison Bulk | - ane oe oe ale 

a ‘ | S | There are few buildings approaching the “hei ght of the : | | | a 

7 fo eight-story Trostel structure immediately adjacent to. the ae | “ 

a 5 : Trostel | building which would serve to shield it from the view 

a - : | of the adjacent neighborhoods. Since the os southwest - and - : | cy 

: northeast sides. of the building are 220 plus feet in length, Le 

i | ss the apparent prison ? bulk appears considerable since it stands — : = ;



[ — ae ——— 

a | : The northwest “and southeast sides of the building, which oe ‘ 

| are only about a quarter of the length of the longer sides, do 

foe not provide a great deal of apparent bulk if viewed straight —s_ | 

& : on, From many angles, however, the view of the Trostel prison a - | | | 

: involves looking at a mix of the long and short sides of the Sela 

i building. pe ee : oe ns a oe . : S | : 

’ [| Dy Gontrollable Factors_in-Visual_Impact = eas 

: oe : 4, Architectural Treatment DE Ooe a - | 

: e 2 ; | Currently, the visual impact of the building is reinforced : S Le | ma 

by five and eight foot high letters spelling "TROSTEL". The | 
fo name | (in five foot letters) can be ‘seen for a mile down Brady y | ie | 

» | Street if you look for it. Without 2 sign or other clear 

J - figure-ground identification, the building ceases to be - ) 

: discernable from its background at about 1/2 mile which is why fe 

the 1/2 mile limit is given to the impact area. 
; | | » a ie It follows that’ the exterior of the | prison should : be ee ae | as 

aoe | designed in “such a way that in line, texture, and color the , 

to 5 | building is not set. off greatly from its surroundings. | : ae oS | 

7 | . ; Although it would be the most modern structur e for some : ae - 

wee distance around, the architectural finish should allow it to |- 

2 . 2 5 blend in as much as possible to those surroundings. - Noe : a : Pe ie



a | | 2, Subtlety of Security Measures | : 

: In urban locations, prison security measures must and need a 

. not be obvious. Bars, chain link, | and barbed wire must be > | B | 

q fo replaced by non-cage-like design and materials. Indeed, most _ ; Q : : 

| of the modern urban prisons 100k like office buildings. . ao 

: | Perhaps it is in that respect that a Trostel prison would look = =| 

— | out of place. . | : =e | | woke oe 2 

fp OS ar Views from the Prison | | | 

a - One of the fear of fears is that neighboring residential J | 

a properties can be observed by prisoners. Under law, every cell fe 

a must. be windowed. Certainly the gross intrusion by binoculars, — os | © 

q for instance, can be eliminated by not allowing binoculars or | : 7 

- 7 the like in the prison. a | | | oo : | - 

i ; _ The extreme example aside, however, some residents of the Z a 

oe Brewers Hill neighborhood might feel as if “they can be | - | 

e | observed from the few prison cells on the northwest Side of the epee e 

0 | - building. In _ other places, the design of the windows and view ee 

| gentrol devices such as horizontal louvers have been brought to epee 

a oe os bear to solve the. problem. Similarly, individual window or | | 

| large building-high vertical louvers or screens could control | , 

q | the view from the. northeast and southwest wall windows. oe | 7



Bi =e Subttety of Security Measures 
7 | — In “urban locations, prison security measures must and need | 

. | not be obvious. Bars, chain | link, and barbed Wite must be : | | 2 

eo to replaced by  non-cage-like | design and materials. Indeed, most Ee 

) of the modern urban prisons look like office buildings. 
, S Perhaps. it is in that respect that a Trostel prison would look _ | 

- Q “ . Oe : : os = a Views fron the Prison - : . / Q | ; as 

a ee a One of the fear of fears is that neighboring residential : 

a | —s properties can be observed by prisoners. Under law, every cell 

i : | : a must be windowed. Certainly the gross intrusion by binoculars, ; - . - ee : 

| Be ae for instance, can be eliminated by not allowing binoculars or Ps 

7 i E : oS ge The extreme example aside, 7 however, ‘some residents of the | | 

Brewer's Hill “neighborhood might feel as if they can be | 

3 7 ee observed from ‘the few prison cells on the northwest side of the : . e Os 

ee ‘building. In other places, the design of the windows and view 

J | control devices such as horizontal louvers have been brought to - : peas. 

j | | ae bear to solve the problem. ‘Similarly, individual window or | | - | 

me large building-high vertical louvers or screens could control 

a ‘ te _ the view from the northeast and southwest wall windows. es 2 a | : .



j ee - ce | . Oe e 4h, Views of Prisoners / a - < os aot | Os 

| - 3 The test of whether neighborhood residents feel that they ae 

i | | can be seen and observed by prisoners is whether or not they hoes 

9 oe : can see the -prisoners--or feel that. | they could : see : the : s s Q Je 

le Spriwonerssc oe Ee ee 

; | ve Se Tinted or | reflective glass can handle the problem. to a | 

| degree by éliminating daytime visibility of prisoners in their 

J | cells. Night : time is much harder with the backlighting effect 

| which might be stronger than the effect of window tinting, etc. | 

a | oe Appropriate exterior | architectural ‘lighting might be able to : | : : : oe 
. | . SG a large axtent.c2 7 - Mee oe : : : 5 - z | x i 

| ss Sinee the perception of seeing someone in a window is often 

J | oe _ controlled by how strongly the window is perceived rather than _ | 

_ | actually seeing someone in it, the windows should blend in as 
j oe x : goah as | soseibte with tha cose oe che eckaplon. foe : : | | | oe : / a Pag 

These architectural solutions serve to reduce the maximum vee see 

S | Ae - radius of direct perceptual impact on: surrounding neighborhoods : : a : 

5 fe o : by the prison. Their. success in reducing the = area of impact 7 | ae 

would reduce the extent of short-term impact on aggregate oe 

, | = | ue property values in neighboring areas, os 2 . ee | 2 pe : . . | 

a [5 Trafic Access Routes — Oe ee 
2 An additional reminder of the existence of the prison would | 

B | . - be avoided if regular service’ and prisoner transfer traffic ey | 

| used routes to the south and west of the site to avoid



J | traveling through the Brewer's Hill and Brady Street | | 

| «Residential neighborhoods. a ee ee ee 

|  Sereening and landscaping of on-site circulation and || 

' | parking areas would further control the adverse visual impact. = = | 

— | 6) Approach Zone for Visitors to the Prison Pe 

I ss Similarly the flow of visitors to the prison, together with = [| 

7 | a parking lot should be managed in an efficient manner so as | | 

™ | not to disrupt public use of the roadways nor place extra | | 

i | ‘burden for parking on streets in the surrounding neighborhood. = = | |.



Any impact on property values due to locating a prison in 

e = a : the Q area represents | | the effect of | an emotional | impact. | - : | . | 

5 be e | Obviously the effect. of an emotional . reaction cannot be | ke : | 

measured before the fact. What. we are able to do, and have — 

[ : | . - done, however, is to determine by logical process the areas - i. S 

| whieh would feel such an impact and, in relative terms, which 
' - ey - would feel it. the most, less, and least. es = : eee 

Bi ti—i“(ié‘“‘“‘iéa Received Basi oe 
. The purpose of the definition of the Trostel viewshed is to =| 

| | | a | determine a which geaas | Spapesive : the presence sreatly, oo 

a presence of the prison, the greater the impact on value. | 

9 {o ag The viewshed mapping : was carried out by a landscape | 

o fo architect with considerble experience in developing this sort © 
: ; of. jata ase: The Gace ein USGA Wee d Kompoette of Southeast - : as | 

eo ‘Wisconsin Regional Planning Commmission (SEWRPC) topographic | | 

i : S | maps with overlays of City of Milwaukee tax. parcel map sheets, | fe ab : 

ao land use map sheets, and official maps sheets. A collection of |: 

| vertical aerial | photography, low and high | oblique aerial - : 

' | photography, photos of the Trostel building from various points 
ee iio the impact aries @. dertes of ohotographs bron Khe agin post



a ge of the Trostel building, and several visits. bo the area me 

ae . provided the basis for the viewshed delineations. se a 7 cee 

Pe pe =&B. Steps in Viewshed Delineation vee | ope 

7 - ae The general steps involved in delineating the viewshed are: | a 

oe ee 1. Mapping a one-half mile maximum radius. fae me 8 : | ee 

i 2, Mapping the topographic elevation limit within which - | 

9 | - the Trostel building can be seen. oS ae | “ “ et ; | aa 

— a 3. Identifying intervening structures which serve to limit ae 

q | : Ses ons and modify the viewshed by obstructing the view of or o | o [es 

as | Ss ss from the Trostel building. . | eae | : 

7 Poe a The following . section discusses’ the methodology more Cede ae 
a “specifically. co oe Pore : | | Se ae S a | 

_  G Ndewshed Delineation Procedure of 

. 7 poe : The corner common to Milwaukee quarter sections 353, 2354, ae fo 

— 360, and 361 is on the subject property just to the southwest . 

: e | | = of the Trostel building. Since it had been determined that a oe : 2 

j | : one-half : mile radius was appropriate CO. include all areas of | de = ey o 

eae direct impact, and since quarter sections are one-half mile on | - 

a | : a | side, it was concluded that a master map which was comprised & oe | | | | 

of quarter sections 353, 354, 360, and 361 was appropriate for | 

: | the viewshed delineation and identification of the level of | 

: | on | | impact incurred by each property in the viewshed. _ | 2 Bap oo
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These and the following photos were taken 

from the main roof of the Trostel Building
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i ‘The’ base map for the master map was created by joining eee : 

Jel together the SEWRPC two foot interval topographic maps for 

J | s quarter. sections 353, 354, 360, and 361. The SEWRPC maps were | | | 

9 ob selected because of their accuracy, their being up-to-date, | 

ae | their topographic detail, and their inclusion of building x oe 

| | outlines which were important in relating photographic data to! ae 

ee the map. Since the area described by a half mile radius from | / 

| the Trostel site included almost all of the four quarter eye 

of section areas except for the corners, no absolute half mile nl . 

J fo radius circle was drawn at this point. | | a 

a | | | : | The next major cut was made on the basis of topography — fp 

| alone, for the moment ignoring the landscape of buildings and | ; 

i | 2 other structures, with the exception of the Trostel building. | | | oe 

cee Some of the areas of the master map could be ignored on the | ee 

7 od basis | of ‘being at a higher elevation than the main roof of the | | 

a ; Trostel building. As a result, a small portion of the area at es 

woke the southeast corner and more of the area in the northwest and. | | 

| eo northeast areas of the master map fell out of the potential ok 

impact area by virtue of being over the horizon, so to speak. | 

pe The rest of the process of impact area delineation and the — - os 

, . assessment of the relative level of impact was accomplished by 

| a lengthy analysis involving all of the properties within the J B 

; . remafhing area involving properties that could be seen from ‘the S ue : : 

ae Trostel site, properties that had views of the Trostel » Le 
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a < building, and buildings and structures that blocked views of : | : 

oe - the Trostel site and building. 

fee | = The resulting view shed map, Exhibit 4, shows which ity a - : : | : | 

blocks do not. appear to have a view of the Trostel building, — de - 

) which blocks had little but nonetheless some view of the = | 

| i Trostel building, and which blocks have properties with a : S S ee 

| head-on view of the Trostel site and building. The landscape 

S architect. did a careful job of identifying which | | 

, | properties particularly have partial and full-face views of the 

LS ee  ‘Trostel site and building. oe a oS ee oe MS me i | | - 

- ss The «consultants | were then able to delineate areas of neal oes 

. differing impact intensity based on the viewshed map and the us 

| oe | general neighborhood dynamics. These delineations were made on |. 

oc a whole block basis “to: coordinate with the collection of 

Be - property : thx assessment data | “which , was Ae readily | : | 4 

- accompli shed : one: a whole block by block basis. The map : of the : ae eu 7 

aS impact areas is in Exhibit 5. : oe | 
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— fT PROJECTION OF VALUE IMPACT WITHIN — ee 

| MAP AREA USING CITY OF MILWAUKEE ASSESSMENT DATA | odie 

{| Real property tax assessment data for all parcels within 2s as 

ee the “potential impact area (quarter sections 353, 354, 360, and ot Ae 

‘| 361), were contained in printouts provided by the Office of the | 

a ae City of Milwaukee Tax Commissioner. (See Appendices B through | - 

m™ | E). The area covered by this data is indicated in Exhibit 66.0 fF 

f ae : The organization of the data is in the following example: | ; a - 

ele oe CURRENT) = CURRENT . 
i PLAT —-«‘TAXKEY ASSESS. = BLDG. = NR  =NR ASSESS. | 
"| PAGE NUMBER CLASS, TYPE UNIT STORY = TOTAL © | 

Lk Re eg geen eases ob 

S@ | = 35301 3530123000 = 1 10 = 0001 ‘1,0 $3,700 © a 

Where: ee - | ee | - ; | - Oe o hes 

| Plat Page: The plat page 35301 refers to Block 01 of fp 

7 Ppa See Quarter Section 353, hence 353 Ql. | | ee | 

ee Taxkey Number: The Taxkey Number is the unique identifier | - 

: De ee for each parcel of real property. . ee 

: Current Assessment Class: | ° Se 

4 Residential — sss oe 

& 3 = Manufacturing ~ 7 ee ee Sg ORS es 

J po 4A = Special Mercantile Ee ee ee ee oe 

se | — | 5 = Condominium oe SS eek 

ee 7 = Apartments © ve | Se AE ee } coe elfen 

eb os ‘Building Type: The type of building is indicated bya | 
a two-digit code for residential properties and a four-place ft. 

se code for commercial properties. | | oe ee ae ee ee
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a Number _of Units : This is the number of residential units Ce eee es 
‘ | on the property. Re ee 

a | =i“ ss Number of Stories: The number of stories in the structure — | os 
a |. on the property. ee a ee 

a Current Assessment_Total: This is the 1983 Total | 
a | - Assessment, Land and Improvements. PN ORES St ge 

Pa The assessment data had been sorted by Current Assessment | ue 

G | «Class, Number of Units, and Plat Page so that the Current | 
| Assessment Total for each block (Plat Page) could be arrived at | 

oe for the following categories: 242 2 2 2 oe Se 

Z | ss Resigential_Properties: 2 2 2 2 2222 oe ee a 

ened BO a Single Family Homes and Condominium units , _ es 7 os 

: : — - @m and 3-unit Dwellings | Lee pe 

: Se 4~ to 7-unit Dwellings OR Sas | oe | a | 

Ee | Apartment Buildings of 8 or more units ae ee eee | 
9 ss Vacant Residential Land . ee | wee Oe ces 

~ | Mercantile: | ee Sige ees 

| oe Current Assessment Classes 2 and 4 | - | | : as | | 

wre ee | Mercantile and Special Mercantile eo oes ee oar 

" Vo. Manufactéring! B11 ee 

" po Exhibits 8, 10, 12, and 14 are the- assessment data by ——— 

wees block and land use class corresponding to the quarter sections |. 

a fe | indicated in Exhibits 7, 9, 11, and 13, respectively. - mee me 2 ae 

This data was reorganized to correspond to the impact area anes - | 

a — delineation made previously | (see Exhibit 5). The assessment LO ; 

= ss data for the primary, secondary, and peripheral impact areas, o oo 

B | organized by block and by land use class, is found in Exhibits oe , fon 

ii 15, 16, and 17, respectively, Re UL



B Eee gp ee EXHIBIT 7 ee ee 

Ee OR 5 ES 220%. | ans | ore Oe ae - Se See 

Siva 
301 | saz | 393 ff eee | \ eS } 

a | 4--69-—+— 49,3} ef Subject fee sees) fp 
cya pe 399 39731 396 Gf poe se Bn 353 : om | | 1 | 0. oe | eT, “a 396 395. Cane . CITY OF oe ult od | ae 

pp ae YP fae fae NOM MILWAUKEE “S817 
| NE Wa SEC BOrr-22. 

op : 6 $ 9 8 8 8% ee 

ee oe ore Sue Baha oe oo — W.  NomtH 2 ANE. €. NORTH _ AVE. “yO eee od 

a fo ee 352-01 «| 2 Jaf» | 20 a aM “|e a} on ik Ve 356-'7 | oe 

| | Pe, _ __W._GARFIELD ANE. E GARFIELD AVE. | 2290 

fo — 3§R-02 7 Z| *? | | We | | os ft — ' 
a | cay see W. LLOYD Oe ST. €. LLoYD st. _ we ttsts—i=i*Y: 

: | ae as2-08 “A [2] 27 TF) 24 fe] 17 171 ve [sl oF [El 04 S|! 38-20 “i ee : . , ws) ¢ ke? #) No l= . <i Tit. ; Po 
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: — MINE oT Evne so JV \e00 Yd 
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Oe RMSE Le tag eal Oe ee Gare oo -— _ | So | | a | | | | 

oo eae - Oe Do TOTAL ASSESSED VALUE OF TAX PARCEL BLOCKS (MAP PAGE) a oe, Oe). Bo | ? 
| — a | BY PROPERTY TYPE — | | a OO | | 

; | | | oe | | ) QUARTER SECTION 353 (NORTHEAST QUARTER, SECTION 20, R22ET7N) oo | OO - , | : = | 

— : oO | - a | VACANT TOTAL : | - - | | : | ae CONDO 1-UNITS 2&3 © : u-7 RESID. APART- RESIDEN-  MERCAN- = SPECIAL TOTAL TOTAL a | - | | | i | -  ASUNIT = sUNTTS & CONDO = 2-UNITS_—3-UNITS_ UNITS N-UNITS  S-UNITS 6-UNITS_-——7-UNITS UNITS LAND MENTS TIAL TILE MERC. MERC. MFG. § . NON-RES. = TOTAL, ; | | 

| 353-01 87,500 87,500 30,300 22,000 52,300 | | | | no 1,060 43,700 184,560 34,000 38,000 34,000 = 218, 560 | a oe, | | 
; | 02 57,800 57,800 34,000 12,100 46,100 12,400 12,800 1,510 117,810 17,500 17,500 17,500 135,310 Oo | | | : 

| | 03 10,000 10,000 59,200 10,100 69,300 26 ,300 : ke 26 , 300 730 45,500 151, 830 _ , 151,830 | | =| 
- | (OF 6,000 6 ,000 | | Oe | | 5,590 52,000 6 3,590 | | 256,000 256,000 319,590 | : | 

05 26,080 : 26,080 ~=—«52,900 11,400 «64,300 7 os oatals | 6,830 97,170 10,900 10,900 39,500 += 50,400» 147,570 | | 
= 06 56,600 = . 56,600 83,100 | | 83,100 15,900 14,700 | | 30,600 2,850 55,000 228,160 | 228,160 a | | | | 

i | | 08 68,000 68,000 «134,600 ~=— 12,500 «147,100 «16, 100 | os 16,100 231,200 | 231,200 | | | 7 
: 09° 49,450 - 49,450 95,100 = 24,800» 119, 900 | | | | 18,300 | 187,740 - | 187,740 a | , | 
7 10 58,600 58,600 26,900» -20,900 +47, 800 | | ee | | 540 106 ,940 21,800 46,800 68,200 68,200 175, 140 | | | 7 

~ 11 49,000 - 49,000 = 83,900” 83,900 22,700 | os 22,700 os 39,000 194,600 - 26,100 26,100 26,100 ~—-220, 700 | | Oo —_ | 

-_ 42 Tyg00 74,900 «109,000 = «11,900 120,900 = 42, 400 | 42,400 1,960 240 , 160 | oy 240, 160 | | - 

| 13 39,900 39 , 900 90,000 20,000 110,000 28 ,200 | | : 28,200 640 178,740 7,700 Ty 700 | 7,700 186 , 340 | | 

- TH 24,1002, 100-57, 800 19,100 76,900 30,400 ~—«19, 200 | 49,600 3,700 154,300 | | 154,300 _ | 7 
= 15 33,500 33,500 80,500 13,600 | 94,100 13,000 _ 38,700 51,700 2,220 181,520 181,520, | 

| 16 =: 33,900 ; 33,900 42,800 on 42,800 12,300 : 42,300 2,800 170,000 +=. 261, 800 17, 350 77,350 77,350 339,150 | | - 

| “17 43,7000 “43,700 «31,300» 22, 900 54,200 : | | 34,300 132,200 80 ,800 80 , 800 36,600 117,400 249,600 | — | = 
i — 18 57,300 - 7 57,300 32,100 32,100 15,000 | | | 15,000 1,420 | 105,820 89, 100 89,100 89,100 194,920 | a | | 7 

19 7 | Se : | / Be | | a | 1,620,000 1,620,000 | 1,620,000 - | , : ; | 
_ | 20 os ee | - | 2,840 2,840 302 , 400 302, 400 302,400 305,280 | | 4 BO 

aT | | T3000 7,300 | | a 7,300 237,200 = 69,900 +=. 307, 100 307,100 314, 400 a : a 
| eae | | 220 | | _ Co | | . | 86,700 482,500 529,200 529,200 529,200 | | | 

@ | 23 | a coe | | | ee, | - 152,900 152,900 62,100 215,000 215,000 a - 
| | ak ae | 3,600 3600 | 870 4,470 -- 66,600 66,600 66,600 71,070 | | — ee : 

| 25 : Be | | | me era | 2,800 = 60,800 +=: 6 3, 600 135,600 37,900 173,500 173,500 237,100 | 
26 25,700 oe 25,700 25,000 54,500 79,500 | 2,320 25,200 132,720 93,600 * 93,600 93,600 226,320 | | | / 

. | 28 57,200 : 57,200 er | | | 3 - ) | 28 ,200 85, 400 : | | 85, 400 oe | 
| 29 «48,500 | 48,500 | | | | . 55, C70 103,570 | | 103,570 

i TOTAL =—-907,780 907,780 1,099,200 268,900 1,368, 100 234,700 33,900» 38,700 307,300 142,260 2,145,500 4,870,980 1,533,950 596,700 2,130,650 394,200 2,524,850 7,395,790 | | | | |
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| | | | | EXHIBIT 10 | - —— a | 

5 | | - TOTAL ASSESSED VALUE OF TAX PARCEL BI.OCKS (MAP PAGE) | | | ae | , | 
| | BY PROPERTY TYPE OO - | 

QUARTER SECTION 354 (NORTHWEST QUARTER, SECTION 21, R22ET7N) a | | - | : 

: | | a | VACANT TOTAL : | | oe | oe | | | 
CONDO. 1-UNITS : 2&3 | oo | 4-7 RESID. APART- h SS LO SNe MERC AN- SPECIAL TOTAL TOTAL | 

1-UNIT UNITS § & CONDO 2-UNITS 3-UNITS «UNITS «= A-UNITS. «=s«S-UNITS -«6-UNITS. -7-UNITS —sUNITS LAND MENTS TIAL TILE MERC, MERC. MFG. NON-RES. TOTAL 

| 354-01 88,700 | 88,700 86 ,600 86,600 | | 1,260 67,700 244,260 298,200 | 298,200 298,200 582,460 | | | - a 
02 209,100 209,100 248,200 248,200 | 1,220. @,000 543,520 | | | 543,520 | | | . 

} 03 | , | | oe 190,100 190,100 190,100 | | 

s | on | | : a | | 70,000 70,000 70,000 70,000 | , oe | 

| | 05 | - | 177,900 177,900 188,300 = 366, 300 366 , 300 ~ a 

06 | | | : | —-§B,300 = 88, 300 4, 300 44,300 

07 14,900 14,900 276,700 += 32,200» 308, 900 | / | 323,800 | a 323,800 | | 

s oe 08 79,900 — 79,900 128,100 30,600 158,700 30,400 | 30, 400 265 ,000 oe oe 265,000 - : | ks 

09 72,800 72,800 128,800 66,400 191,200 35,000 | 35,000 61,100 360,100 a 360,100 ae | | f 
10 205,200 205,200 298,800 28,800 323,600 | : | 528 , 800 | | | | 528,800 | t 

I 11 153,300 | 153,300 236,500 32 ,500 269,000 a | | 422,300 4,600 27,500 32,100. 32,100 = 454%, 400 : | | | : 

| 12 191,100 191,100 495,000 111,200 606,200 —=«-17, 000 47,0002, 790 817,090 35,300 | 35,300 35,300 852,390 | | # 
pe 13. 58,800 58,800 79,000 12,800 91,800 12,800 12,800 3,310 162,710 15,000 15,000 -1§,000 177,710 . | | 1 

ae HE 98,000 98,000 88,600 22,800 -—«107, 000 14,400, 1%, 400 2,620 222,08@ 37,700 += 127,000 += 168, 700 164,700 386,720 | - 

! a 15-152, 100 152,100 137,500 12,600 150,100 37,900 37,900 1,980 342,080 “18,300 14,300 14,300 356,340 | | . 

16 130,900 | 130,900 40,700 11,600 52,300 17,600 | 21,306 38 , 900 222,100 33,600 64,800 98,400 98,400 320,500 | | ( 

} 1T 89,500 | 89,500 46,900 11,800 58,300 13,300 | 13,300 = 400 161,500 2,100. By 100 2,100 163,600 | | 
18 49,700 89,700 668, 500 68,500 11, 900 | | 11,900 5,650 131,750 31,800 31,800 31,800 163,550 | : 2 

| «192,200 27,200 © 60,200 60,208 = 10, 960 10,900. | 98,300 | 98,300 a a | - 2 
| a8 | | , 32,500 382,500 295,806 637,908 637,900 | | | | - 

| | 21 | | | 12,500 42,500 139,300 151,800 151,800 | 

| 83 | — a 735,000 ~—-735,000 735,000 735,000 | | | 

, | 2 | ce a 255,270 255,270 64,000 319,270 319,270 | a : 

7 / 25 | | | | | | | —-- 980,300 «940,300 = 940, 300 | , | . 
| a 6 oe | na | | | | 6 ,800 6,800 201,800 «= 208,200 = 208,200 ~~ | | | a 

| | 27 | | oo | : | | | | 10,800 10,400 10,400 10,400 a a | 4 
gg 28 | | 242,100 36,000 += 278, 100 9,800 160,600 52,100 | 222,500 18,710 515,310 188,900 148 , 900 148,900 664,210 | | q 

| 29 95,800 95,800 108,800 28,300 128,700 | 10,510 235,010 52,300 52,300 52,300 287,310 a 

, 30 32,900 32,900 «6, 300 67,300 | 100,200 \ 49, 100 89,100 279,300 328,800 428,600 | | | oo : 
a 31 81,200 | 81,200 251,300 102,800 354,100 61,600 61,600 4,930 501,830 | | (126,800 126,800 628,630 | ; 

32 225,800 | 225,800 267,800 267,800 38,900 38,900 ~—S-_-&,, 700 536,800 , 228,300 228,300 224,300 761,100 | , 8 

; | 33 141,700 141,700 202,200 100,000 302,200 131,300 88,300 , 215,600. --71,800 = 731,300 | . | 731,300 | | : 

| 3% 189,100 189,100 102,400 | 102,400 | | | | 251,500 159,700 159,700 411,200 | | a | | : 
| 35 100,400 "400,400 97,800 78,900 176, 700 45,400 | 45, 400 | 322,500 . | | 66,000 66,000 388,500 | : 

| | 36 68,300 68,300 33,600 -33,600 | | | 101,900 101,500 101,500 101,500 203,400 - | | | Cs 
| 37 38,200 38,200 132,300 132,300 ) ; 9,860 180 , 360 8,600 153,700 240,300 | 240,300 420,660 | os 

i | 38 368,300 368,300 321,800 | 321,800 os | 690,100 19,800 19,800 19,800 709,900 | a | - 3 
| | 39-97, 100 | - 97,100 205,700 72,500 278,200 | | 6,510 57,700 439,510 153,200 - 153,400 | 153,400 592,910 7 . . | 

| NO_167.s00 8 _167,300 _126.700 68,100 198,800 | —— ——  _ _ ane katz 236,500 _657.700 ______657,700 1.019.000 | os , 
i TOTAL 3,183,000 3,183,000 4,559,500 851,100 5,410,600 373,300 298,200 135,000 806,500 70,410 - 343,300 9,813,810 2,310,770 1,683,100 3,993,870 2,650,700 6,644,570 16,858, 380 | a =
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i — | EXHIBIT 12 a | | | 

a | | TOTAL ASSESSED VALUE OF TAX PARCEL BLOCKS (MAP PAGE) aoe | | a | | | BY PROPERTY TYPE . | | TES | | | QUARTER SECTION 360 (SOUTHWEST QUARTER, SECTION 21, R22ETIN) | | es 

: | VACANT TOTAL a | | | CONDO =—-‘1-UNITS | 2&3 | U- 7 RESID. = APART= «ss RESIDE = MERCAN- «= SPECIAL «= TOTAL TOTAL | . 1+UNIT UNITS & CONDO o-UNITS 3-UNITS UNITS 4~UNITS 5-UNITS 6-UNITS 7-UNITS UNITS LAND MENTS TIAL TILE | MERC. MERC, MFG. NON~RES. TOTAL | - | | 

360-01 214,600 214,600 = 263,200 = 160,000 += 423,200 ~—S 63, 700 63,700 23,130 724,630 461,200 461,200 461,200 1,185,830 : , 
} — 02 199,200 199,200 545,300 95,900 = 641,200 | | 2,085,300 2,925,700 | - | . 925,700 | | | | : 

| 03 187,100 187,100 234,700 238,700 , | 1,108,500 1,526,300 | 1,526,300 7 | | oe 
| a O84 | a | | | | | 
I 05 193,900 193,900 87,500 «70,700 158,200 - | 1,912,000 2,264,100 123,600 123,600 — 123,600 «,387,700 | | | | 

| | 06 285,400 4,603,800 4,849,200 67,400 «67, 400 | 1,800,000 6,716,600 506,120 = == 506 , 120 506,120 7,222,720 | | 
| 07 50,600 50,600 | | 50,600 2,065,000 2,065,000 2,065,000 2,115,600 | | | | 

J | 08 215,100 215,100 a | | 212,000 427,100 494 , 300 494,300 494,300 921,400 | | ; 
| 09 | | i | | | | a ; 

| | 10 207,500 207,500 467,000 117,200 «584,200 «61,300 61,300 455,000 1,308,000 6,300 6,300 6,300 *, 318,300 | | | - 
| | 11 131,700 310,100 841,800 = 235,500 +~=—-108,500 = 340, 000 ; | 316,000 1,097,800 82,200 82,200 82,200 1,180,000 | a | : 

| | | 12 263,000 263,000 += 192,000» 115,200 += 307,200 136,500 a 136,500 — 303,800 1,010,500 166,700 166,700 166,700 +, 177,200 | | | ' 

) 7 13 232,000 232,000 452,100 106,100 558,200 —«62, 700 7 62,700 852,900 237,000 237,000 237,000 1,089,900 | oe ( 

| 15 318,700 | 318,700 343,900 219,100 «563, 000 47,100 27,400 74,500 7,730 342,000 1,305,930 1,305,930 | Oo : 

| | 18 | | | 52,300 52,300 76,800 | 76,800 383,000 512,100 | 1,500,000 1,500,000 1,500,000 2,012,100 | 
| | 19 72,400 72,800 38, 400 38 , 400 123, 400 123, 800 : 508,000 742,200 342,200 381,690 723,890 723,890 1,466,090 | Oe : 

| 20 | - | Oo | 78,900 | 74,900 1,053,100 1,128,000 93,600 93,600 93,600 1,221,600 | | | | 

_ | 22 «305,200 305,200 125,900 115,800 281,300 65,800 65,800 "583,600 1,195,900 57,200 57,200 «57,200 1,253,100 / | : a 
| 23 «140,200 140,200 804,600 408,600 220,500 a 220,500 17,000 67,500 849,800 392,700 392,700 392,700 1,282,500 | ce 

F | | 24 406,500 406,500 316,400 362,200 678,600 84,300 84 , 300 | 1,169,800 324,900 167,600 492,500 | - 492,500 1,661,900 | | 7 | 3 

| | 25. 160,300 168,300 306,400 81,600 388,000 G4,c00 | | 68,000 453,000 1,073,300 28,700 28,700 29,300» 58,000 1,127,300 a | - | 2 | 6 | 176,800 176, 400 570,600 570,600 570,600 747,000 : ce oe 
| } oar | | | , | 1,174,700 125,200 1,299,900 | 1,299,900 1,299,900 | a ao | 28 | | | | | | --3,742,800 3,742,800 | 3,742,800 3,742,800 : | i 

| | 29 4,572,800 4,572,800 | / 7 | 8,572,800 | | 4,572,800 | | | / 
- 30 : a | | | 2,790,000 2,790,000 . 2,790 ,000 - 7 4 

i 7 32 59,500 59,500 229,700 190,500 420,200 ~—«-89, 100 Oe 89,100 2,480 571,280 35%, 800 | 358,800 32,500 387,300 -958, 580 | | a a 
oa «33 «85,800 85,800 = 115, 700 115,700 = ———Ss«70, 500 70,500 23,980 295,980 497,580 138,100 635,680 635,680 931,660 | 7 , — 

| | 34 | | 7 | | 31,800 31,800 861,100 892,900 892,900 oe | i. 
| | 35 76,800 76,800 53,100 109,100 +=: 162,200 | | 5,250 244,250 | 88,200 = 48,200 292,850 | | “ | 

38 |; | : ce 3,674,000 3,674,000 vos | | CO | 3,678,000 | : | | 
, 39 52,400 52,400 111,110 +=. 35,000 146, 100 | | | | | 327,500 526,000 521,300 36,900 558,200 238,800 797,000 1,323,000 SO | | | : 

i 4o we 28,600 28,600 | | | | 103,300 131,900 7,800 7,800 7,800 139,700 oe a 5 
ay - ae | oa | . 2,070,500 2,070,500 2,070,500 | | | E 

| i | TOTAL 3,825,900 9,486,700 13,312,600 4,522,500 2,030,800 6,553,300 821,700 322,900 123, 400 1,268,000 79,570 18,650,000 39,863,470 5,900,700 9,794,890 15,695,190 3,280,800 18,975,590 58 , 839 ,060 | | =
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| | oe oe : a EXHIBIT 14 Ce uses ere sg | ar Che os | 

| | are | ee TOTAL ASSESSED VALUE OF TAX PARCEL BLOCKS (MAP PAGE) a : | —. | ce | | | } | | ore gk BY PROPERTY TYPE | a | | ae | | | . | | | | QUARTER SECTFON 361 (SOUTHEAST QUARTER, SECTION 20, R22ET7N) | | | 7 | | oe, 

| |  CoNDO 1-UNITS a 283 | bh eT RESID. APART- AES 1DEN- MERCAN- SPECIAL «= TOTAL ora ae | | | 1-UNIT “ONITS CONDO 2-UNITS3-UNITS. UNITS N-UNITS—S-UNITS6-UNITS_—7-UNITS UNITS LAND MENTS TIAL TILE MERC. MERC. MFG. NON-RES, TOTAL a | | 

ec sate | | | | 8,700 os oe 8,700 | , | 
02 a Se, a , | | 1,696,800 1,696,800 1,294,000 2,990,800 2,990,800 ee 7 | | 

06 «9, 600 9,600 14,900 11,500 26,400 - | 36,000 293,200 «27,900 «321, 100 321,100 357,100 
| 07 ~=11, 000 | 11,000 a . | | | 1,050 12,050 = 42,500 55,300 97,800 ~ oe 97,800 109 , 850 : 

| 08 os | | | 618,300 618,300 618,300 618,300 a | | | 

| | 10 oe | | | | 4,100 4,100 22,200 26,300 26 , 300 a | | 

~ er.) | a | - oe | 315,000 315,000 315,000 315,000 | | 

, | 45 | 5,500 5,500 28,400 | 28,400 1,580 35,480 62,000 90,900 +~—-152, 900 11,500 164,400 199,880 | 
6 TE Be 10,300 6,600 16, 900 | 8,120 80,000 + 105,020 +=: 125, 800 125,800 125,800 230,820 | | 

} 7 | , | | | | 216,400 216,800 : 216,800 216, 400 | | | | | | 

_ 18 - | - | 394,300 14,700» 409,000 99,100 508,100 508, 100 | : | | 
| : 19 oe a | | | | | | _ -216,900° = 68, 920 | 285,820 151,000 436,820 36,820 | | | | 

7 20 - | | a | | | | | 990 ,000 990,000 =. 273,200 1,263,200 1,263,200 7 | 
| | 84 - | | oS a co ~ 100,200 100,100 100,100 100,100 : 

| , | 3 OO os | | | | | | 187,760 187,700 36,800 224,500 228,500 | | Oo 
| ; 2h a | | | : | CO | — TTH,2000 ‘178,200 . 174,200  774%,200 | | - . | 

; | 25 | | ve | oe . a | | 50,000 50,000 241,600 +—-291,600 +~—-291,600 | | | | 
} | a os | - . 635,800 635,800 635,800 635,800 7 an | | 

27 «935,500 35,500 30,800 «14,400 -—S45,200 8,900 | | 8,900 1,050 54,700 «145,350 69, 800 | 69,800 56,200 126,000 271,350 | | | | a 

: 28 | | 7 7 oe 319,200 319,200 319,200 319,200 oe 
| 290 | | | | "67,450 | 67,450 56,600 124,050 128,050 | - , 

| | 30 ae | | ee | 392,200 : 392,200 219,000 611,200 611,200 | | 

; | 3. | | | . | - | | — -795,000 795,000 | 795,000 795,000 _ - | 

, 38 | oa | | | | | | | | 211,000 211,000 211,000 | | 

E a | 39 | : | | — | : 318,400 318, 400 318,400 318,400 | | | 

| | a1 | - oe we | | oe | 456 , 300 6,900 463,200 64,300 527,500 527,500 Se | 
; 43 | a | a a - a | | 409,800 409, 800 | ¥0S,800 809,800 | | ee | | 

| 4h : | | | . | 536,100 387,000 923, 100 923,100 923,100 | - , | : 

; | ne | ) | Oo | | | | | . a 122,500 | 122,500 122,500 122,500 . | an | | 

J | TOTAL 64,800 | 64,800 61,500 32,500 94,000 37,300 a 37,300 11,800 134,700 342,600 6,398,850 4,569,020 10,967,870 2,736,500 13,703,370 1%,0%6,970 : | oF | | | ;



} 

| | e cee | EXHIBIT 15 | / | | | 

| | | | 1983 TOTAL ASSESSMENT VALUE | | | - | 
j a , | FOR PRIMARY IMPACT AREA | | Oo a 

| | a | | | BY BLOCK AND LAND USE CLASS | , | | 

. 1 - UNITS VACANT TOTAL | | TOTAL - AGGREGATE | | | TAX BLOCK and 2 to 3 4 to 7 APARTMENTS RESIDENTIAL RESIDENTIAL MERCANTILE MANUFACTURING NON-RESIDENTIAL TOTAL | } (Map Page) CONDO UNITS _ UNITS UNITS (8 plus units) LanD ASSESSMENT ASSESSMENT ASSESSMENT ASSESSMENT ASSESSMENT 

| 353-05 26040 64300 | 0 0 6830 97170 10900 39500 50400 147570 | ' | -06 56600 83100 30600 55000 2860 228160 | 0 228160 
: 454742 | 33500 94100 — -§1700 0 2220 181520 | oO | 0 0 181520 — 

| 713 54800 91800 | 12800 0 3310 162710 15000 0 15000 177710 | 
| 737 | 0 | 0 | 0 0 0 0 342500 295400 637900 637900 

| - . 0 0 0 0 0 0 12500 139300 151800 151800. 
“<2 | 0 0 0 0 0 0 0 0 0 0 | | 

| | | a -23 0 0 O- 0 0 0 | 735000 0 735000 735000 
| -e4 : Oo 0 0 0 | 0 0 255270 64000 319270 319270 | 

| ee -e5 0 0 | 0 | 0 0 0 0 940300 940300 940300 
, 36 68300 33600 0 0 0 101900 101500 0 101500 203400 . 
J 50728 38200 132300 0 0 — 9860 180360 = = 240300 0 240300 420660 | | 

| 360-22 305200 241300 65800 583600 0 1195900 57200 0 57200 1253100 
“33 | 140200 404600 220500 67500 — 17000 849800 392700 0 392700 1242500 | -24 406500 678600 84300 0 0 1169400 492500 0 492500 1661900 

‘ = -25 168300 388000 64000 453000 | | 0 107 3300 24700 29300 54000 1127 300 
j | 32 59500 420200 89100 0 2480 571280 354800 = 32500 387300 958580 | 

| -33 85800 . 115700 70500 0 23980 295980 — 635680 0 635680 931660 
~34 0 0 0 0 0 0 31800. 861100 892900 892900 | 

= -35 76800 162200 . 0 | 0 | 5250 244250 0 48200 48200 292450 
} ~He | 0 07 0 0 0 0 0 , 0 0 0 

361-01 | 8700 0 | 0 0 0 8700 0 0 0 8700 
| | -06 9600 | 26400 0 | 0 0 36000 321100 | 0 321100 357100 

] | 1538040 © 2936200 689300 1159100 73790 6396430 4023450 2449600 6473050 128694 80 .



i | : | | oe | | EXHIBIT 16 
| 

| - 7 | | | 1983 TOTAL ASSESSMENT VALUE | 
, | | | | | FOR SECONDARY IMPACT AREA CO | SO | a | en BY BLOCK AND LAND USE CLASS | 

; | 1 - UNITS | | VACANT TOTAL | 7 | TOTAL AGGREGATE . _ TAX BLOCK and : 2to3 . 4 to 7 APARTMENTS RESIDENTIAL RESIDENTIAL MERCANTILE MANUFACTURING NON-RESIDENTIAL TOTAL | (Map Page) CONDO UNITS UNITS UNITS (8 plus units) LAND ASSESSMENT ASSESSMENT ASSESSMENT ASSESSMENT ASSESSMENT : 

5 353-04 7 6000 | 0 9 52000 590 63590 : 0 256000 256000 319590 | | | OT oO. 0 | 0 0 0 | 0 . 0 0 0 0 | . = 16 33900 | 42800 12300 170000 2800 261800 : 77350 0 77350 339150 , | 354-07 149000 308900 0 0 0 323800 0 , 0 0 | 323800 5 | . | -12 191100. 606200. | 17000 O- 2790 817090 35300 0 35300 852390 | - | -14 9 8000 © 107000 14400 0 | 2620 222020 164700 0 164700 386720 . | oe =15 _ 152100 150100 - 37900 - 0 1940 342040 14300 0 1430, 356340 | | 
. ~18 49700 | 64500 11900 0 5650 131750 31800 | 0 31800 163550 = | ~19 | 27200 60200 10900 0 0 98300 0 0 0 98300 | | -29 ons 95800 128700 0 | 0 10510 235010 52300 — 0 52300 287310 -30 . 32900 67300 | 0 0 0 100200 49100 279300 328400 428600 | | -31 81200 354100 61600 0 4930 501830 0 126800 126800 — 628630 | | 34 | 149100 102400 0 | 0 | 0 251500 0 159700 159700 411200 | J a oO -35 100400. 176700 45400 0 0 322500 o- 66000 66000 388500 | a -38 368300 321800 | 0 | 0 0 690100 19800 0 19800 709900 | ~39 97100 278200 a 0 57700 6510 439510 153400 | 0 153400 592910 ; | | 360-01 214600 423200 — 63700 oO 23130 7246 30 461200 0 461200 1185830 | i ~05 a 193900 158200 0 1912000 0 2264100 123600 0 123600 2387700 | : | -09 0 0 0 0 0 0 0 0 0 | 0 | | ~12 263000 307200 136500 303800 | 0 1010500 | 166700 0 166700 1177200 | -13 232000 ~ 558200 62700 | 0 0 852900 237000 0 237000 1089900 , -16 |. | 0 0 | 0 O- 0 0 | 0 0 0 0 2 -17 oO. | 0 0 0 0 0 0 | 0 0 0 | ~20 , o- 9 74900 4053100 | 0 1128000 93600 0 93600 1221600 21 7 eo 0 0 0 | 0 0 0 0 0 0 0 | . | ~26 9 | 0 O° 176400 0 176400 570600 0 570600 747000 | , f = 2T 0. 0 - 0. : 0 0 oO. 1299900 0 1299900 1299900 ae | ; oA oe -29 | 4572800 0 | 0 | oO 0 4572800 0 0 0 4572800 | | | | we -30 Oo 0 0° 2790000 0 2790000 — | | 0 | 0 0 2790000 eo BT 0 0 9 0 0 O- 0 | 0 0 0 | | -36 | | 0 Oo oOo 0 0 0 | 0 0 0 0 | ~37 0 0 me (a 0 0 0 Q 0 0 0 | , | 38 | 0 | 0 | 0 3674000. 0 3674000 0 0: 0 3674000 | | -39 52400 | 146100 0 327500 0 - §26000 © 558200 238800 797000 1323000 | | 4G a 0 28600. 0 103300 0 131900 7800 0 7800 : 139700 | | , -44 . 0 | 0 0 oO! 0 0 0 2070500 2070500 2070500 / , 361-02 0 0 0 0 0 0 1696800 1294000 2990800 2990800 | -OT 11000 0 | o- | 0 1050 12050 | 97800 0 97800 109850 -08 0 - 0 07 0 | 0 0 ~ 618300 0 618300 618300 | | ~10 | 0 | 0 | an) 7 0 0 0) 4100 22200 26 300 26300 | -11 0 : 0 0 0 0 0 0 | 0 0 0 | i -12 oe 0 0 6) | 0 0 0 Oo. 0 | 0 0 oo “WS 0 0 0 0 0 0 315000 0 315000 315000 | 24 oe con 0 Q 0 0 0 0 0 0 0 0 S | | og “1500 | a 0 | 5500 28400 0 1580 35480 152900 11500 164400 199880 | - | AB 0 0 0 0 0 0 187700 36800 224500 224500 

, - 380 0 0 0 oO . 0 0 0 211000 211000 ts 211000 ' -39 et 7 0 | 0 0 0 0 0 318400 0 318400 318400 | | oo “40 a OD 0 0 0 0 0 0 | 0 0 0 : | | , HI OO (a 0 | 0 Oo | 0 463200. 64300 527500 | 527500 —_ | es HO 0 | 0 0 0 0 0 Oo. 0 0 | 0 a | | 73 | ee oO | 0 0 0 409800 - 0 409800 409800 —_ | | CO . oe A | 0 0 oo 0 oe 0 0 923100 0 923100 — 923100 | ~45 | ae 0 0 0 ) | 0 oO | 0 0 0 0 | a : HO. a 0 0 0 0 0 Oo 122500 0 122500 | 122500 | ATO 0 0 | oO | 0 | 0 oO 106400 0 106400 = 106400 | 
; 7 | oo te 7037400 ~—~—-43:95900 577600 10619800 64100 22691800 9532650 4836900 14356680 37061350 | |



| ) | | oe, _ | | | EXHIBIT 17 | | | a 
- os | a - | 1983 TOTAL ASSESSMENT VALUE / | | | a | , Oo — . -  » FOR PERIPHERAL {MPACT AREA 

| oo : oe | | | BY BLOCK AND LAND USE CLASS | 

1 + UNITS | | | | VACANT TOTAL | | TOTAL AGGREGATE 
TAX BLOCK and 2 to 3. 4 to 7 APARTMENTS RESIDENTIAL RESIDENTIAL MERCANTILE MANUFACTURING NON-RESIDENTIAL TOTAL (Map Page) CONDO UNITS UNITS --‘-UNITS (8 plus units) LAND ASSESSMENT —sO ASSESSMENT ASSESSMENT ASSESSMENT ASSESSMENT | 

J 353-01 | 87500 52300 0 43700. 1060 184560 _ 34000 | 0 34000 218560 | | 
| . -02. 57800 46100 12400 - 0 510 117810 17500 0 17500 = = =———- 135310 | . 

~03 . 10000 69300 26300 45500 30 151830. 0 | O- 0 151830 -16 33900 42800 12300 | 170000 280 21800 77350 0 7350 339150 | 
| | -25 0 9 7 0 , 0 60800 | 2800 6 3600 173500 0 173500 237100 | 354-01 88700 86600 | 0 67700 1260 244260 298200 0 298200 542460 | | -02. 209100 248200 0 85000 1220 543520 0 0 0 543520 | 

| -03 | 0 0 0 | oO 9 0 0 190100 190100 190100 | -04 0 a 0 9 9 0 0 70000 0 70000 70000 J — =05 | 0 0 O- 0 0 0 177900 188400 366300 366300 . | ~O7 14900 308900 0 —_ 0 0 323800 0 0 0 323800 | -14 98000 | 107000 14400 0 2620 222020 164700 | 0 164700 386720 | 
| 8 49700 — 64500 11900 0 5650 131750 31800 | 0 31800 163550 

| | ~19 27200 60200 10900 | 0 9 98300 | Oo 0 0 98300 oo 
| | -26 | 0 0 | 0 | 0 | 0 Oo 6800 201400 208200 208200 | 

: mo —92T. | - 0 0 0 0 | 0 0 10400 0 10400 10400 
| | | ~28 0 278100 | 222500 — 9 14710 515310 148900 0 148900 664210 -32 81200 354100 61600 | | 0 4930 501830 0 126800 126800 628630 

J Fe : ~33 141700 =—- 302200 215600 71800 0 731300 | 0 0 O 731300 = 360-02 199200 641200 9 2085300 0 2925700 9 0 2925700 -03 187100 234700 | oO 1104500 0 1526300. 0 0 | 0 1526 300 
| —  =O4 oe 0 OO 0 _ | 0 0 0 0 : 0 0 

' | | -08 215100 0 0 212000 ~~ 0 427100 494300 0 494300 921400 | 
| | 7 -10 | 207500 584200 | 61300 455000 0 1308000 6300 0 6300 1314300 a -11 7 441800 340000 ~~ 0 316000 | ) 1097800 82200 0 82200 1180000 | 

, = Tq : | 07 | 0 0 0  Q 0 : 0 0 0 
= : | ~15 | 318700 563000 | 74500 342000 | 7730 1305930 0 , 0 0 1305930 | j : -18 | 0 52300 76800 383000 | 0 . 512100 ———~—«:1500000 0 1500000 2012100 , 

Oo ~19 72400 38400 | 123400 ~ §08000 | 0 742200 723890 | 0 723890 1466090 | | 
| / 28 | oO ) DQ 0 | 0 ) 3742800 - 0 3742800 ~ 3742800 —- 

ce. | 361-16 : 0 16900 | 0 80000 — 8120 105020 125800 | 0 125800 230820 ee! , 0 0 O ! 0 | 0 , o | 216400 0 216400 216400 | -18 0 | 0. | 0 0 | 0 0 409000 99100 508100 508100 
| | 919 oe 0 0 | 0 0 a | 0 : 0 285820 151000 436820 «436820 -20 0 0 | 0 | 0 | 0 oO 990000 27 3200 126 3200 126 3200 | 

~21 0 0 : — 0 | 0 0 0 100100 0 100100 100100 | 
| -22 0 | 0 : 0 | 0. | | 0 0 0 0 0 0 | | -24 | 0 | 0 : 0 0 0 0 774200 0 774200 744200 , | 75 0 0 0 0 0 0 50000 241600 291600 . 291600 | ~26 | 0 0 0 0 0 0 635800 0 635800 6 35800 : ~27 — 35500 45200 8900 — 547000 1050 145350 69800 56200 126000 271350 | — 728 | 0 0 0 OD 0 “0 319200 0 319200 319200 | ~29 | | 0 | 0 0 0 0 0 67450 56600 124050 124050 730 — 0 | — OF 0 0 a 0 | 0 392200 219000 611200 611200 | 

, ~31 | 0 0 0 0 0 0 795000 | 0 795000 795000 

Oo 2577000 4536200 932800 = —« 6085000 — §1970 14182970 12991310 1803400 14724710 28977680 

} 7 . | | | me — oo | : / | | | | |



| | ‘Various use classes of property exhibit differing value cee 

-- reactions as a result of the market anxiety generated by a | S. 

: prison being located ina community. While the exact amount of | 

9 reduction in any particular property use class is speculative, | | 

fe the relative amounts of change and the maximum likely or “worst cones ) 

| case" reductions can be reasonably estimated. CO S | a ss 

[ope For the purpose of study, the effects of the worst case and | | a 

| probable case, which is approximately mid-way between no change | | 

/ | ands a.soworst” case situation, are examined to demonstrate the _ oo | 

‘| ae possible changes in assessed valuation which “the primary, — fo 

: seeoudary, and peripheral impact areas might experience. : S - . - 

. o The cash adjustments to assessed value due to prison impact © . ae 

; in the probable case are set forth in Exhibit 18. Single family | os 

es a homes and condominiums are most sensitive to neighborhood . : 

e { effects and, as a result, have larger potential reductions to Oe ae 

; ne market value than other types of real estate. Two and three _ ee 7 

S unit structures also have high levels of owner occupancy and, | 

|e therefore, are also expected to be affected by the introduction | : 

ae | of a prison into the neighborhood. Apartment buildings, both © 

pos small and large, are valued ‘based upon their rent potential. | S a 

ce bs ‘The rent potential is a function of other area rents and the | oe 

= a general vacancy rate in the community, and therefore, the we : = 

oe market value or assessed value of these types of property are | ee so 

. of not expected to be very sensitive to the prison. Manufacturing a



Bos os PROBABLE CASE CASH ADJUSTMENTS © 
Se ee eee TO ASSESSED VALUE DUE TO) 

ee oe  PRESON TMPACT 

OS oR ee ee eo ee MPACT AREA ee 
{LAND USE CLASS PRIMARY = SECONDARY =—- PERTPHERAG 
| : ee 0 ween nna en nn nnn nnn 

[2 Single Pamily. 99 2 ee ee ee | Bg 
| and Condominiums = BH ee ee ee pesos 

oo ee ee ese ee es = te ee as I om eee 
[ooo Se oe eeand 30 umith oo es ee OB ee Oe AB ee BR ee 

oe - 4 to 7 unit Oa wpe gg oe og PES gous Ss ee ee - 

oe. Apartments  — 7 ee ee ee ee ee 
fee: (of 8+ units)  _ | (Ob ee ee OE OR ee a 

es / Vacant Residential Land | OO ee ee) 

2 ahs | Manufacturing iH OBR OB



q - | - -~property values are generally unaffected by proximity to a - fp | 

a } prison and the value of mercantile and real property would only 

| — be dimini shed if the prison would reduce the trade market area ce , ; oe 

» - ie of neighborhood mercantile “establishments. We find no co Peo 

oe : : convineing support for this notion. = aoe : | | 

|. «Exhibits 19, 20, 21, and 22 show the probable initial fo 

- dollar impact by land use class and in total for the entire o ' a 

{| impact area; and the orimary, secondary, and peripheral / market. eA 

areas, respectively. | / , ; = a : | . S | 

| | | S The probable initial ‘dollar impact for the entire impact ee % | & 7 

- | / - area shows a moderate temporary impact on - residential values 2 os a 

mS pea Sieeht impact overall. The graph in Exhibit 23 shows : | 

: 7 ce schematically that over perhaps five or six years, the market | : ee 
oO} 8 oo velies in © the impact “areqs will’ daten up waite. “the es a 

| market which would have existed had the prison not been located | | 

| Yn the: area, Wes ee oe - | 

as The worst case cash adjustments to assessed value due to © ; | ce 

| ae prison impact are set forth in Exhibit 24. The worst case e ; ee 

situation has larger reductions to assessed value of single | ey 

| eS family, condominium units, and two and three unit properties, 7 : - AS 

~o cs - Additionally, a negative impact would be felt, to some extent, S 

| - by apartment properties and mercantile real estate. While the ake 

oS : | | impact would be greater under a worst. case situation, it is eee Q a 

: expected that the effects would, nonetheless, be short term and ~ ae



Cp 62 6B EB ET GZ GS GS GB G&S &S G&S GB ER ae ee UE luce Ce 

ae oO INTTEAL DOLLAR IMPACT Se : Oe «BY LAND USE CLASS IN| | 
: oe ENTIRE IMPACT AREA 

- | PROBABLE) = PROBABLE DB : 
a ai es  uMULATIVE = POTENTIAL 

| a | AQ BR PROBABLE —~—~ PERCENT)=—<CSsSsé«‘ACL'U@ECti‘C S;CC:~*S = 
ee LAND USE CLASS ——s ASSESSED TOTAL = IMPACT VALUE  —— CHANGE =—SéDIMINUT ION | ae 

(fe 8 Deere spree race er ee ee 
|. Restdential ee 
| oS Single Family 9 ee | a 
Jo and Condominiums = $11,149,440 (14%) = $10,597,367 = Sh — $ 552,073 | 

Band 3 unit =——«*:, 868, 300 (15%) «11,380,206 = = WB BB,OOH 
7. 4 to 7 unit 2,199,700 ( 34) 2,199,700 OF  — -0- sb 

: Apartments _— | oh ee ee eee PP En a MO OS 

/ (of 8+ units) 17,863,900 (23%) 17,863,900 060 05 0 | 

ne Vacant Residential , Sous oe mee ee se oo ee | 
- Land es 189,860 0%) 189,860 oS Ok Jo tee ele es - 

| Residential Total © $43,271,200 (55%) $42,231,033 - 24 $1,040,167 es 

pone Mercantile =——————26,547,410 (34%) 26,547,410 

ee - Manufacturing _ 9,089,900 (12%) _-94089,900 LOR __---=0=_- | : ie 

of TOTAL = =——«&$78, 908,510 (100%) $77,868,343 = = 1B $1,040,167 |. 

Note: Percentages may not add due to rounding. — oe ee pee eee Be des



mp ep ee ae ee ee ee ee eel ee ee ee eee 

ee PROBABLE CASE. 0° ee 
oe aoe Ses INITIAL DOLLAR IMPACT 
an ee ee | eee Bes BY LAND USE CLASS IN 

| oe PRIMARY IMPACT AREA 

eee 2 | | On SET eR SS ee PROBABLE oe. . | 
2 ee PROBABLE POTENTIAL 
ES i Sie Ce 83 s—s—i—<—sS@P CENT ))™~™~CPROBABLE)-=—=—CALVET 

| LAND USE CLASS ——s ASSESSED TOTAL = =—- CHANGE =—s IMPACT VALUE  -DIMINUTION  =— BY 

eS peetdential Se eg ee es | 

“Pons ee singte Family 9 0 eee ee | 
|} = ~~ and Condominiums $ 1,538,040 (128)  - 8% $1,414,997 $123,043 gg, 

and 3B unit 2,936,200 (23%) = 66  — 2,760,028 = = 176,172 GB | 

OB 4 to 7 unit 689,300 ( 54) O% - 689,300 AOR 
ep | 7 ee a ee eee ee 

oe ees . Apartments | CO cp cen os oe : a 

pe (of 8+ units) 1,159,100 (9%) O08 = 4,159,100 = O= 
bP | Vacant Residential | ee ee es 

pe Land 38 T90 C18) OR TATOO eee 

fp me Residential Totals $ 6,396,430 (502) - 5% $$ 6,097,215 299,215 

- Mercantile : 4,023,450 (31%) 0% 4,023,450 a oe 

| Manufacturing 2,449,600 (19%) 0h 2g 49,600 ee Ose | 

bo.  MOTAL $12,869,480 (100%)  - 2% — $12,570,265 | -geo9,215 si«d:S 

as J ao Note: Percentages may not add due to rounding. 0 we es ioe coke



a es [oe oe a = aw us a a a a a a a ee 

ee oe PROBABLE CASE 
SES Bee INITIAL DOLLAR IMPACT) 20 

- | _ ee ee BY LAND USE CLASS IN _ ees ae ee a 
; | - SECONDARY IMPACT AREA 2 2 RS Ba do | a 

Bt pon dey AS ee ee Soe ge eet os PROBABLE a 
OE Pe eee, a Be See PROBABLE — sss oS POTENTIAL  =— 

es PE se 1983 ~~ *~PERCENT»=—<C~«S PROBABLE ——~—~—~CSVALUET— aes (aeststs—ts~SRRE 
| ss LAND USE CLASS ———sASSESSED TOTAL =—~—s CHANGE. =—SsIMPACT VALUE ~—SdDDIMINUTION = 

J wae pa OO eee a 

| and Condominiums $ 7,034,400 (19%) = = 5% = $ 6,682,680 $ 351,720 x% | 

Eee 2and 3 unit 4,395,900 (124) = 4% 4,220,064 = 175,836 2 | 

yp 4 to 7 unit | 577,600 ( 24)  —— OF 577,600 0-2 & 

| Apartments > (RAE aes Ba a ne Ge 
oe (of 8+ units) = = 10,619,800 (29%) 02 ~~ 10,619,800 ee ue 

ee Vacant Residential _ re re ee ee i ee 
| - Land 64100 0 08) LOR 84100 — wu Oe t—i‘i‘—s*Y 

Residential Total $22,691,800 (61%)  - 2% $22,164,244 = $527,556 he 

oe Mercantile 9,532,650 (268) O08  — 9,532,650 08 

oe oe | Manufacturing | 4,836,900 (13%) Ok 4,836,900 Se cme Oa hoe | 

| TOTAL, «837,061,350 (1008) = = 18 =~ $36,533,794 =§ 527,556 | 

| fo Note: Percentages may not add due to rounding. — gs o Oe Ee ey



: De PROBABLE CASE 2 0 
| | : INITIAL DOLLAR IMPACT 000 

Pee | PERTPHERAL IMPACT AREA 
Se Vee ae A ee eo PROBABLE we : 
eee ee PROBABLE —————<“—i<‘“‘S™SOSOSCSOSCOCOCO POTENTIAL fg 83 00S~*~*~<“<=*~“‘“‘éi @ CENT O8©€hUmROBABLE ©=©=©—™—™—~*C«SALUEC— ae 
{LAND USE CLASS ———s ASSESSED TOTAL = =—- CHANGE =—SIMPACT VALUE = DIMINUTION 

ooo Restdential 9 ee | 
Oo Bangle Family ee Ee goles 

pO and Condominiums §$ 2,577,000 ( 94) = = 3&4 $2,499,690 = = = $ 77,310 *% | 

— | 2 and 3 unit —— 4,536,200 (16%) ~— = 38 a 4,400,114 oe 136,086 — = fo 

S | 4 to 7 unit — — 932,800 ( 34) - OF 932,800 ORB 

| Apartments oe oe foe oe eS CROC AEE 
2 (of 8+ units) 6,085,000 (214) = Of 6,085,000 —— =-0- | 

| Vacant Residential ae - oe ee ee : Hoe Bs 2. ; oe 
Land oe BTID ee OE OTOL Oe 

Residential Total $14,182,970 (49%) - 28 $13,969,574 $213,396 
| - Mercantile 12,991,310 (45%) Oh 12,991,310 08 

- | Ee Manufacturing  __1,803,400 ( 64)  __O8 __1,803,400 = __-2Q=__ ae 

fork, = $28,977,680 (1008) = 1k $28,764,284 =» $213,396 

| Notes Percentages may not add due to rounding. | RS uses ae CES eke :



| that the recovery would also schematically follow the graph in Oe es 

ee Exhibit 23. Exhibits 25, 26, 27, and 28, show the worst case | 

OS initial dollar impact by land use class and in total for the © : 

| entire impact area, and the primary, secondary, and peripheral 

| |} market areas, respectively. | & ) |
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ee ae | - Best WITH PRISON IMPACT) | po 
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fp s : | WORST CASE ADJUSTMENTS 0 
oo ) oe | _ TO ASSESSED VALUE DUE TO ae ce acme ek ce | 

fp ‘LAND USE CLASS — ges PRIMARY SECONDARY PERIPHERAL ease ae 
ORE OS es ea ee Oe a SR SES | eS 

—  } Residential — Oe a Ee es ee 

| — - Single Family © oo REE ee Sy Dn ge ag Be ae 
| | and Condominiums mm BR OS ome BD woe eee se he | | 

ee | 4 to 7 unit © me FOR OS me AB Ee ee  @ | | 

an Apartments 7 Ce. | Ewes . eee: WI RS SR es to 

of (of 8+ units) et SRO Oh OE 
| Vacant Residential Land —60% me OR 0% ee ae 

a Hercdntile 6 BR oe a 
ees - | Manufacturing | pe OR = = OF | OF — ey eo Se |



quo uguSa BSeemgwaeatemeeEe He eeeeeee& & 

ee WORST CASE oe a 
| ae 2 INITIAL DOLLAR IMPACT oe ee 

: ks ee a ee BY LAND USE CLASS IN. cae | — 
ae | SOR ENTIRE IMPACT AREA — - | | “ = | es | Os: | He EEE oe es Hee a a 

ne oe Boe ee | MAXIMUM MAXIMUM | a 
oes . a eS ee SM - CUMULATIVE POTENTIAL es 

| | ee ou 1983 - SUGGESTED PERCENT = VALUE =e 
ee LAND USE CLASS —s ASSESSED TOTAL IMPACT VALUE (CHANGE == -DIMINUTION, = 

ce ee Repidential 0 eo 

Single Family LI Ss Fe oe ig oe eee Oe | | 
| and Condominiums $11,149,440 (14%) = $10,089,144 = = = - 10% — $1,060,296 

2 and 3 unit 11,868,300 (15%) 10, 937, 474 - Bh 930,826 

ca to Dunit 2,199,700 ( 3%) 2,058,802 sO 140,898 | = | 

Be Apartments | = | Shed ee Rs - | : oe) et Mp 
Be (of 8+ units) | —-17, 863,900 (23%) — 17,487,351 _ - 2h 376,549 

T | Vacant Residential | : eee - ee : oa | a | oo: — a a | 

fo band 189860 C 0%) ----189,860 0b = —__-.-=Q=__ 

os : Residential Total $43,271,200 (55%) $40,762,631  - 6% — $2,508,569 . 

| | - Mercantile a 26,547,410 (34%) 26, 060,259 le 24, ot 487,151 S es 

Ee Manufacturing — 9,089,900 (12%) —___9,089,900 Oe aan Oe Pee | 

TOTAL ——~—S:s«S$ 7B 908,510 (1008) $75,912,790 = AB  — $2,995,720 ao 

ce % : ae Note: Percentages may not add due to rounding. wes S = OE Sooty |
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Pe WORST CASE ee 
| | ose ee a oe OR ge he INITIAL DOLLAR IMPACT CO ee pce Ga gs eM eS ER oe ° hag ee a 

aoe es BY LAND USE CLASS IN© ec PRIMARY IMPACT AREA 
OEE ee ee ee le 

: Ee SER ORS MAEMO = ele Pe eR Re MAXIMUM Oe POTENTIAL oo 
of 983 0Citisi‘“‘ééRRCENT =~ CSG ESTED CV ALUE ge 
| LAND USE CLASS —SOASSESSED TOTAL = «CHANGE = IMPACT VALUE = -DIMINUTION = =— ss & 

[oe nesidential 2 9 2 a | 

and Condominiums $ 1,538,040 (12%) = = 15% ~~ $ 1,307,334 $230,706 BR Fo 

2 and 3 unit ——— 2,936,200 (23%)  - 12% — 62,583,856 | —6 352,344 BO 
eg OOS Ce ees : CE ESSE SN SR te - ore 4 

2 4 to 7 unit 689,300 ( 52) = 108 620,370 — 68,930 KR | 

fo Apartments Res _- @ es ee oe = 
(of 8+ units) = 1,159,100 € 93) = 5h 14 101,14S 57955 | 

| - ‘Vacant Residential | ee ee oe ee Ss 

| ye | Land | oS eee T8790 (1%) OR eee T9 TOO a O=__ | 

Residential Totals $ 6,396,430 (50%) = -11% $5,686,495 = $709,935 st 
a | - ae Mercantile o 4,023,450 (31%) - 58  —-3, 822,278 a ROL 1Te Lo 

: ones Manufacturing 2,449,600 (19%) Oh 2 449, 600 © “eeeQe | 

ft TOTAL $12, 869,480 (1008) = 7% = $11,958,373 $911,107 

| Note: Percentages may not add due to rounding.



oe ee | INITIAL DOLLAR IMPACT 2 2 2 22 oe Oo 
ae po Oe BY LAND USE CLASS IN ee 7 Se 

| Se ss SECONDARY IMPACT AREA os = 

| - Pe oe | = oe | MAXIMUM ae ® | 
ye eee MAXIMUM POTENTIAL | = 

- | | oe 1983, PERCENT SUGGESTED VALUE | = 
oo LAND USE CLASS —sC ASSESSED TOTAL _ CHANGE IMPACT VALUE DIMINUTION = 

a Rp Ee ee ee ee ee 7 

Residential 000 aE ES EL oe 

a Single Family A Ee — Be ee oe DE ee 
and Condominiums $ 7,034,400 (19%) = =- 108 — $ 6,333,660 $ 703,740 

2 and 3 unit | ~—-4,395,900 (12%) == 8&  — 4, 044,228 351,672 | & oP 

: 4 to T unit © 577,600 ( 2%). -~ 6% | 542,944 — 34,656 wo 
| oy | | | | oe oo Sj 

| Apartments | | | | | Nm —_ 

(of 8+ units) = 10,619,800 (29%) © - 3b 10,301,206 | —-318,594 “te 

7 Vacant Residential - ee es f ene | | 
pe _Land - cee ~——--04,100 ( 0%) —-—92- ____~64,100 eee Qs | 

| Residential Total $22,691,800 (61%) - 6% $21,286,138 $1,408,662 | 

| Mercantile = 9, 532,650 (268) = 389 246,671 285,979 
| Manufacturing —-__4,836,900 (134)  —-___08 4,836,900 Oe 

fp TOTAL  =—~S~*«*BT061,350 (100%) = —sd5SK_-——«$ 35,369,709 $1,694,641 of 

aS Cte Bon - Note: Percentages may not add due to rounding. ae, woe | i 2 : - |



ot INITIAL DOLLAR IMPACT ee 
(poe ee Pe Seg Oa BY LAND USE CLASS IN 0 

| | - PERIPHERAL IMPACT AREA 07 
[ee a is a Ee 

Joo ee | | | - . MAXIMUM POTENTIAL © | oi Teo 4983 2='i“<i«*é‘“‘i*S PéERCENT )©€©€©€hUSUGGESTED ©6©6©6©6©6©™€6hUALUE0060606™ClCUBM 
| LAND USE CLASS ———s ASSESSED TOTAL =———- CHANGE © IMPACT VALUE + DIMINUTION | ae 

| UG Go ee ee —. pe peeees ares er Sort eT STE ee a Tg ae ok 
yobs Residential. = ee ee 

{and Condominiums $ 2,577,000 ( 9%) - 5 = $ 2,448,150 = = $128,850 = =f 

| 2 and 3 unit =, 536,200 (163) = 5% 309,390 226,810 OSG ie fe Ee oe i Sg oes 
oe 4 to 7 unit | 932,800 ( 34) = 4%  — 895,488 — 37,312. wo 

a Apartments | | | SSeS eat ee ee oe ge ec ore 

_ of 8+ units) 6,085,000 (21%) = Of  — 6,085,000 = = -O0- | 

|. | Vacant Residential Ges ee Eo oo 

band 8 9T0  OR 19T0 Le 

. ss Residential Total $14,182,970 (49%) = - 3% = $13,789,998 = $392,972 

| Mercantile 12,991,310 (45%) 08 ~~ :12,991,310 ss = 0= | 

se oe Manufacturing 44,803,400 ( 64) Ok 14,803,400 Oe oe 

{TOTAL = $28,977,680 (1008) = «18 $28,584,708 = $392,972 

- fo Notes Percentages may not add due to rounding. OD se oe, Se le Cee Le



ee a goctaL D¥NAMICS sis 

: fo S : As can be seen in Exhibit 29, | Selected Census Data, Census | : : | 7 & 

Tracts 114, 113, 111, and 112, which correspond closely with ok 

SS the entire Trostel impact area (see 1980 Milwaukee Census Tract 

i oles Map, Appendix H), _ have undergone significant changes ib recent : | : i ae 2 

Sg ee a a a es ae 

1. | dramatically from 1970 to 1980. ‘Some of the population loss in - oes ] 

- | Tract 111 is certainly due to the clearance of buildings for | 

i : S the now abandoned highway extension. Tract 113 sis0 experienced © | S 

, | this urban demolition but gained population through new housing a 

2 & “in the Juneau Village Projects. Nonetheless, the area, as a [oes 

i : S note. nae oe perienced population losses | far greater than the | © : 

oe introduction of a prison could possibly cause. Soe 

i The area, with the exception of Tract 113, which has the =| 

: : : Juneau Village effect, is poorer than it was ten years ago. ae 

J : : : oe This is particularly true for Tract 11 4 where the Trostel site - | o | _ 

7 | ase located and which also experienced | the most dramatic = | 2 

s of population drop. The lowest income groups, in general, have  j| - 

| a e the least mobility. and, therefore, rent levels and residential as | of : o | 

S ft prices cannot be further depressed by anye Significant 

’ | Most of the other social indicators reflect national social 

a } - trends ‘in - household = size, increased relocation and the . Ae



| I SAM ILWAUKEE “CENSUS TRACTS~-----f 0 8 pe 
| Oe . age pee bso MILWAUKEE oe de 

Oe | Soe is | ee ee STATE (URBAN) 4H 93 A ADE 

en cnn ee nena naan nnnmmnnnanmnnnnmnammanrnenmnmnmmmnmmnnenres il 
a “ee Se ee ee ee ue eng sha A ER 

a POPULATION : eee ee 

| - 1970 cae eS ee ayO9T TAT 2,099 2 ATS a 

ee Change 1970-1980 + 6.58 = 0.58 = = ABMS + 28,88 - 28. BD - 24.3% Sets a 

eS Sagas Bs | | | | Se gs eS a. De EE EI SSE a ag 
p98 | Osis a 29.4 yrs 29.9 yrs 24.1 yrs 30.0 yrs 36.8 yrs) 31.8 yrs 

| GTO ae 27.2 yrs 28.2 yrs ® N/A N/A NPR NSA a pe a 

ye Ce Se ee re FR 

| PERSONS PER_HOUSEHOLD ae BOR Ms ee Be SEE gee Ss sag eet oe ae | | 

ee 1970 ; Oo 3.22 — 2,96 BH 2 1.66 2.30 | i ee - BS oe cee es, 

| CHANGE 1970-1980 = = ONS = 0290 = 056 0.63 -0.06 -0.39 £4 39 3. 

es poe CS os s es | ee EG 
oe PERCENT OF PERSONS | | | Re SPSS gh [sgh he | | | 

| BELOW POVERTY LEVEL ee | A oS ere oe Eg eR py re poe 

, 1979 es ee ry ae 8.1% 50.6% 8.6% 25.7% — 22.48 FL 

| | TNO Bs OE oe oe ee ee eee ww 

a | MEDIAN NUMBER OF ss ee ee ee ee 
PERSONS. PER_UNIT $ es ) Pe ge oe en 

roe 1970 eee So BM RB VEG AB ee NR ee 

| es Change 1970-1980 — OB 08 OO me QP | 

ae PERCENT IN SAME DWELLING | ee er eee ee | | OP | 
os ss FQR-PAST_FIVE-YEABS---- SS Reg a a Es en eee eee ee 

gg BQ TOR 5108 39.04 (36.08 51,08 ee ee 

Ts gta 5808 2 O39. OF “WN.0R SHOR ee ne 

fF Milwaukee (City) — S ey ee PE eS nae ee ee eS



resulting demand for less densely occupied housing had already : 7 

= | occurred by the 1980 Census. - - | “S | | 

a The drop in property values and, certainly, the lessened oe a 

of future potential for market rate appreciation, which gO hand in - 2 | 

| hand with substantial loss of. population and increased | oe 

. | coe poverty, has already occurred and left little margin for | . 

| a amenity values which could be diminished tO basic shelter oo : 

. } values by the intrusion of a prison image on the immediate fo 

aol neighborhood. The only exception may be the blocks known as | ee 

- Brewers Hill where rehabilitation has begun with the amenities - 

| - of historic nostalgia and the romance of urban pioneering. a 

. Both are fragile, dynamic elements of value easily undermined | 

, 7 - by exaggerated perceptions of stigma associated with proximity | 

mde of the prison. | ae ces - | | | | 

- 65 |



_ ep OLE: Be | ee eee oe 

STATEMENT OF LIMITING CONDITIONS | ee 

a 1. Contributions of Other Professionals _ ee 

ee aa ce Information furnished by others in the report, while _ fp 
M™ | believed to be reliable, is in no sense guaranteed by op 

ee the consultants. _ Pe es npn ge Oe wane tse | 

" ee Facets and Forecasts Under Conditions of Uncertainty | oes of yo 

a | my Inferences of market demand which combine census data | | 

iss estimates and other sources are always subject to an © }; 

a - ; unknown degree of error due to the time differences in oe & 

ag if. . underlying economic conditions and other circumstances - : 

ee as well as variations in definitions and research frame pe os 

5 | ss “ass of reference of the various types of study inputs. | pos 

oe | oe , The presentation and analysis of data in this report has Oe ae 

Be eo been done in a craftsmanlike manner but the resultS | 

AAS oes - suggested are only intended to scale the potential = | 

Ss | - market effect since the outcome is conditional on so | a 

ee eps hee ts many intervening factors. = es 2, pe 

a | «3. «Controls on This Report = ee ee fo 

4 —, Possession | of this report or any copy thereof does not vole 

Z fo earry with it the right of publication nor may the same = |. 
S |  — be used for any other purpose by anyone without the | f 

oe previous written consent of the appraisers or the jj 
| 2 applicant, and in any event, only in its entirety. _ Me eS a 

™m | sys Neither all nor any part of the contents of this report Lee 
a Shall be conveyed to the public through advertising, 

| es public relations, news, sales, or other media without = | J 

ss | the written consent and approval of the authors, = =| | 

pe - particularly regarding the market conclusions, and the — an 

= | identity of the analysts, or of the firm with which they | | 

@ i} are connected or any of their associates. ee



EEE Oe OE 

a The: 6report) shall not be used in the client's reports = = | © 

foo ndess: (1) prior to making any such reference in any |. 
oy peport or. statement or any document filed with any | | 

’ | governmental agency, the consultants are allowed to |. 

Mee review the text of such reference to determine the | | 

—  f  aeeuracy and adequacy of such reference to the report | 
pil prepared by the consultants; (2) in the consultants' = = | |. 
a | sss pinion the proposed reference is not untrue or |. 
fo misleading in light of the circumstances under which it | eee 
ee is made; and (3) written permission has been obtained © Spe 

| by the client from the consultants for these uses. es Popes
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