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a April 19. 1985 James A. Grasskemp, Ph.D., SREA, CRE | 
Be] April 19, 1905 ean B. Davi, MS 

a J ean. B Davis M S. Lo eee ee 

_ Jos : . aS e att ee CLlUCC* | 

- Messrs. Gordon and Greg Rice a aaa OT 

) Executive Management, Inc, 000 0 0 0 oe | 

, ~ 6000 Gisholt Drive Ba ae | ene “ es 
P.O. Box 8685 — es ny SIR en oe | | | 

. - Madison, WI 53708 2 2 2 | nore | 

- - RE: Appraisal of Fair Market Value of the Taking Identified in © 
, | | the Jurisdictional Offer from the State of Wisconsin _ ; Bee 

| oe - Department of Transportation as: Project 1206-02-21 QF O4 - | 

sl. (19), South Madison Beltline - South Towne Drive - Monona =  —— { 
aif : Drive, U.S.H. 12 - Dane County, Parcel 1 - CAMCA | Lee 

- anaes International Corporation) 7 | | es BeBe OE ge | 

_ Dear Messrs. Rice: © oe Dr es whi eg AE 

‘This letter transmits our appraisal of the vacant retail parcels | 
| a described above, condemned for use as a highway corridor and | ae f 

@i{| taken from a larger parcel owned by AMCA International | a | 

| Corporation. So gs ae Ce ea EPA as toe ee 

When you read the report, you will see that we believe the > | i 

| appraisers for the State of Wisconsin have made a material error — 

. by failing to recognize the need to define the larger parcel | | 

: under the three unity rule as consisting of Lot 4 of Certified | 

Survey Map No. 3059, Lots, 17, 18, 19, 20, 21, and 22 of the 

fe First Addition to South Towne, the unplatted lands located south | 

of Lots 17 through 22, and Lots 22, 23, 24, and 25 of the Royal — | 

_ ate Addition to South Towne for a total of 41.6 acres. The larger | | 

| parcel is presumed to be a mixed-use land development in the | oe | 

| process of subdivision and sale, a PE Sg s 

m | ‘The remainder parcel to the north would consist of 2.75 acres of 

| Lots 17 through 22 of the First Addition to South Towne and _ a . 

16.33 acres of Lot 4 of CSM No. 3059. To the south, 7.51 acres — | | 

of the unplatted land and 3.93 acres of Lots 22 through 25 of © _ | 

the Royal Addition to South Towne for a total of 30.52 acres. = — | 

-- To further define the problem, we assumed that the official date. | 

| of taking would be May 1, 1985. ee 7 | ne | |



A Messrs. Rice se a | i eee a 

m | Page Two | an Un sae a | 

are April 19, 1985 2 a oe | 

we - We approached the issue of fair market value with two _ OP a | | 

en methodologies, a market comparison approach in conjunction with | pe 

f a land development model applied before and after to the subject | 

0 parcels. We have relied primarily on the market comparison = Jj. | 

te approach supplementing with a land development model applied tO |. 

- -unplatted office/warehouse land for which no comparables = = — | 

= As a result of our analysis, we have established the following — eee 
| = @onelusions as to market value as of May 1, 1985, assuming cash == | 
| to the seller and no consideration for financing or income tax de 

_ | leverage: ee | = ee ee 

J | Fair Market Value of the Larger Parcel as of May 1, 1985: . oe 

| TWO MILLION ONE HUNDRED FORTY FIVE THOUSAND DOLLARS of 

co eS $24985,000) 

i 7 Fair Market Value of the remainder parcel, assuming completion © fo 

| of the highway relocation project as of May 1, 1985: 2 

i | = —sONE MILLION FOUR HUNDRED SIXTY FIVE THOUSAND DOLALRS — |. 

a 45,000) fo 

| The differential of Fair Market Value as of May 1, 1985, is Po 

a therefore: OLA es Et ; 

«SIX HUNDRED EIGHTY THOUSAND DOLLARS ee eee 

| -In addition, severance. damages assigned to the remainder as of See 

do May 1, 1985, are: eee 8 eS se ee 

| -—ONE. HUNDRED ONE THOUSAND TWO HUNDRED SEVENTY DOLLARS =| 

| ‘This appraisal has been made in compliance with the requirements _ , 
and guidelines of the State of Wisconsin and the Federal _ te |) 

fn | government with respect to valuation for eminent domain purposes to. 

| and is subject to limiting conditions and assumptions contained Ee oes 

: } throughout the report. — eos a ce as pe
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.. The appraisers further certify, that to the best of our > pears 
| a | knowledge, the statements made in this report are true, and we ope Me 

oo | have not knowingly withheld any significant information; that we | 

| have personally inspected the subject property; that we have no © 1 | 

i . interest, present or contemplated in the subject property or the mS | 
| participants in the impending transaction; that neither the = = = | 

a employment nor compensation to make said appraisal is contingent | foo 

: a {| upon our value estimate; that all contingent and limiting rr re oe 

—Bs| conditions are stated herein; and that the fee charged is . fo 

| consistent with our usual charge for appraisal services. ee - 

i «Estimated Market Value, as defined, of the property taken, _ ee 
| _ ineluding severance damages is: — | oe ee | oe 

i SEVEN HUNDRED EIGHTY ONE THOUSAND TWO HUNDRED SEVENTY DOLLARS  — | 

: ee a $781,270) 

ee We are pleased to have been of service to you and remain | Ege, 

: available to answer questions you may have regarding this. | : oes 

i - appraisal. — Sees oe? : - my - a 

m | <James\A. Graaskamp, Ph.D., crea, Be Pee ee | - 
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5 , st, PURPOSE OF THE APPRAISAL Es ons 

a | - - ‘The content of an appraisal report is determined by the — / | : 

: decision for which it will serve aS a benchmark and the limiting | 

a | “assumptions. inherent in the property, data base, or other - 

|  faetors in the decision context. This appraisal was requested eo 

dl | and authorized by Gordon and Greg Rice of Executive Management, fo | 

f Ee | Inc, . (EMT) representing AMCA International Corporation for the fp 

7 purpose of determining the fair market value of the property in ee 
: Se a | ee vote 

| | The Appraisal Issue - oc 

| - aes Initially, the subject parcel was developed prior to World po 

a _ War II as the Royal Airport which was later abandoned, converted | 

| to agricultural use, and subsequently acquired by Gisholt — oe 

i 2 Machine Tool (a division of Giddings and Lewis) as a relocation | / ee 

f site for their facilities on Madison's east side. _ Because — a 

| Gisholt was closed, the relocation plans never materialized and Po | 

i peg : all Madison holdings were placed under the management of a group ot 

| , headed by Gordon Rice, a local real estate developer. | In |. 

{ September 1973, | Rice and others doing business as Monona | 

f - oes Property Joint Venture, platted a portion of the former Gisholt |e 

- | lands and developed several uses. Only several small buildings fp 

a ee: for office and service uses were built as : development “remained ope 

ee slack until 1982, when the community shopping center facility, — foo!



i South Towne Mall, was completed. Constantly looming in the | — | 
| baekground of further developing the South Towne area was the of 

: i relocation issue of “Madison's South Beltline Highway. As a | . 

| r a result of the decision to relocate the highway through a portion. s fe | 

ae of the project, this appraisal report will serve as a basis for ye : 

| a negotiation | of fair compensation under Wisconsin Chapter | 32.09. pe 

pos Therefore, the appraisal issue is condemnation of a partial fo 

a «taking of a land development in the process of subdivision and | 

| sale. Other issues to be considered are: oy oe - - _ oe 7 

4, «*Defining the before parcel in terms of the | larger oS fp : 
wf : parcel concept and defining the remainder | 

i eee ee -parcel(s) resulting from the taking. | - Pe a 

qo me “ 2, Identifying the impact of the new highway on after _ ee ae 
1 ee -valuese i 7 De Sa on 

| 3, Identifying the impact of the new highway on _ . oe 
| ss absorption rates and prices of remainder parcels, | 

. | 2B, Identification of the Subject Property ando eee pe 
, a a a the Legal_Interests Appraised = os | po 

| ‘The ‘subject of this appraisal is a vacant tract of land in | oe 

i J : | the Monona South Towne Development. | This land, as shown in } c 

| | = Exhibit. I-1, comprises 41.6 acres identified as Lot. 4 of ep 

E Certified Survey Map (CSM) 3059, Lots 17, 18, 19, 20, 21, and 22 - | - 

i 1 of the First addition to South Towne, the unplatted land located ob 

— — south of Lots 17 through 22, and Lots 22, 23, 24, and 25 of the | 

a oe “Royal “ Addition to South Towne. A complete legal. description of oe | | 

- the property is in Appendix A. The interest appraised includes do 

i was a fee ‘simple interest, assum ing payment of “special assessment © Pe 

[ 7 “liens: in. the subject oroperty, and limitations of gasetients.. ORS ne 

pad a zoning, and community goals of record. oe ; el oe
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| Ee ne | | ree Sen ene pe 

i ee -  C. Date of the Valuation aes fp 

A Analysis and value conclusions are applicable to the |. oo 

| required due date of April 19, 1985, in accordance with Section | 

j ~~ 32.05(2)(b) of Wisconsin Statutes. The appraiser's. final | | 

E inspection of the property was made on April 6, 1985, but in the | 

™ | absence of a date of taking, the appraised value is assumed to y 

: | | Sle ‘D. Definition of Market Value 0 2 2 J 

" {| As used in this appraisal and report, the term "market ee 

u | value" is defined as: © Mae | we | OSES Sa | . : | | 

pe The most probable price in cash, terms equivalent to | 
J | ss eash, or in other precisely revealed terms, for which © 8 no 

‘a the appraised property will sell in a competitive |{- 

ss market under all conditions requisite to fair sale, | | 

| ss with the buyer and seller each acting prudently, — a ; 

i | knowledgeably, and for self-interest, and assuming | | 

7 to that neither is under undue duress. - | ae - rn 

A oe Fundamental assumptions and conditions presumed in re 2 | 

| | this definition are | pe ee 

fo a | _ ) oe Set — | - 

E 1, Buyer and seller are motivated by self-interest. — | | a 

| a, Buyer and seller are well informed and are acting =| ; | "prudently. ue oe Se BONE po 

ss 3,~SsThe~=s property is exposed for a reasonable time on pe 
| Oo the open market. | ee ORs oe a oe Joa ar a 

E ; Uy Payment is made in cash, its equivalent, or in - | 

Po specified financing terms generally available for 5 . 

fo me the property type in its locale on the effective © fo 

a AE Bn appraisal date. a | | | ke So al 

ep 5, The effect, if any, on the amount of market value —§ | 
i of atypical financing, services, or fees shall be jo 
= clearly and precisely revealed in the appraisal pee 

ee i | report. (1) 0 | cy | | cn Pek



pe lr - | , . 
i  Pueak Coad Li : — — , $$ ____— 

| EE Statement of General_Assumptions. and eae 

i eee Lting Conditions 0p 

| 1. Contributions of Other Professionals ne) AOU hase 

i sd Information furnished by others in the report, while | ~ 
a | believed to be reliable, is in no sense guaranteed by | : 

: | Pye the appraisers. Ds | oO | | etal 

= | =, The appraisers assume no responsibility for legal | | 
fe _ / matters. | Ce eS - pe 

f a | - All information furnished regarding property for sale |. | 

de : - or rent, financing, or projections of income and ee 

| expenses is from sources deemed reliable. No warranty ou Pace 

| — or representation is made regarding the accuracy 

ee | thereof, and it is submitted subject to errors, prior | 

5 | | sale, lease, financing, or withdrawal without notice. ae 

| 2... »+=Faets and Forecasts Under Conditions of Uncertainty _ ed 

| i re . The comparable sales data relied upon in the appraisal | 
| TS believed to be from reliable sources, — Though all | 

| ee the comparables were examined, it was not possible CO fp 

inspect them all in detail. The value conclusions are po 

i | a _ subject to the accuracy of said data. | ee ee poe 

| . Forecasts of the effective demand for space are based | | 
a - upon the best available data concerning the market, | 

4 | " but are projected under conditions of uncertainty. | fp ee 

i vas: -. Engineering analyses of the subject property were © 

Po neither provided for use nor made as a part of this | 

oe ss appraisal contract. Any representation as to the fo 

. suitability of the property for uses suggested in this po 

a | | analysis is therefore based only on a rudimentary | | 

Sr P eee) ak investigation by the appraisers and the value fo 

_ ae | conclusions are subject to said limitations. | fe 

i | gs Since =the projected mathematical models are based on | 
fp | - estimates = and assumptions, which are inherently | 

ub ject to uncertainty and variation depending upon | 

a a evolving events, we do not represent them as results | 

| Oe that will actually be achieved. = Be po 

i }  —-«.~— Sketches in the report are included to assist the po 

a an ss peader in visualizing the property. These drawings | | 

pare for illustrative purposes only and do not | 

a — pepresent an actual survey of the property. oS pe 

i lL , ecrenanioe 5 | - ni oi aos ee



i 3. = Controls on Use of Appraisal ee ype Oo oP 

- | ys Values for various components of the subject parcel as | 

| i eee -—-s eontained within the report are valid only when making | | 

fe a summation and are not to be used independently for |. 
Pg amy purpose and must be considered invalid if so used. | po 

i fo) . Possession of the report or any copy thereof does not | © 

Ae | carry with it the right of publication nor may the | | 
= se same be used for any other purpose by anyone without | 

I en ee the previous written consent of the appraiser or the | 

m |. applieant and, in any event, only in its entirety. =~ | 

a . Neither all nor any part of the contents of the report | 

Pe | ss shall be conveyed to the public through advertising, | © 

| oe - public relations, news, sales, or other media without | 

) | | _* the written consent and approval of the author, | oe 

| - ss sparticularly regarding the valuation conclusions) and 

Td ee the identity of the appraiser, of the firm with which |. a 

4 ae - -he is connected, or any of his associates. © | po 

: oe — ,~—s«* The «report shall not be used in the client's reports © - 

Boe oe | or financial statements or in any documents filed with | | 

i Jo ee any governmental agency, unless: (1) prior to making | | 
| -—s any~=s such reference in any report or statement or any | 

| —  doeuments filed with the Securities and Exchange | | 

| | Commission or other governmental agency, the — ee 

, oo appraisers are allowed to review the text of such | 

| . on reference to determine the accuracy and adequacy of po 

a (| such reference to the appraisal report prepared by the poo 

a pe : appraisers; (2) in the appraiser's opinion the | — 
ane | : proposed reference is not untrue or misleading in | 

| an light of the circumstances under which it is made; cand [- 

i | 7 (3) written permission has been obtained by the client | | 

pp ss from the appraiser for these uses, = = | ae 1 

oe The appraisers shall not be required to give testimony 7 | 

a oe - or to attend any governmental hearing © regarding the | © 

| subject matter of this appraisal without agreement as pe 

wef tq) Oadditional compensation and without. sufficient 7 | 

i | * a notice to allow adequate preparation, ~— we



I as | “IT, DESCRIPTION AND ANALYSIS OF THE SUBJECT PROPERTY - fees 

oe A. Physiographic Characteristics eo oe 

U Pe The subject parcel is an irregularly-shaped parcel of 41.6 | 

| acres (Exhibit. TI-1.) The irregular shape is def ined by the | * 

a ~ alignment of Engel Street to the north, Gisholt Drive to the |e a 

| _ west, and the bulkhead line to the south and east. ‘Photographs | | 

HH | or the property are presented in Exhibit 11-2. | 

[ oe - . = oe 2, Topography and Drainage Cees: | | = 

/ «Topography and drainage of the subject are generally ae] es 

| i | compatible with its development. Land is level to gently | | 

. fi | rolling and at street grade. Site drainage is via street storm epee 

| sewer and ditches located in greenway outlots that flow in a | 

i | southeasterly direction past the bulkhead line into the area | 

: 7 | designated as conservancy. Topographic elevations range from 10 — 

Hl po to 20 — feet above lake level to 3 to 8 feet above lake level = | 

&E ek - along the bulkhead line. This bulkhead line also denotes that } 

coe pe acreage to the north of the line can be filled and some places | 7 

B would require filling to be suitable for development. 4 - oe | 

e oe ae 3, Soils and Subsoil Conditions = |. 

AL ss Soil studies were neither made nor provided for use in this fo 

f Be appraisal. However, an investigation of available. information obese 

i | indicates that. the subject property generally has ‘soils that
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EXHIBIT 11-2 

PHOTOGRAPHS OF THE SUBJECT PROPERTY 

—- Sis 8 dal bie i) yi i 

i oe it ph LT 

ON BE pee 
ane, X ane Sega e 

a ONS eT Saat 

View looking east along Engel Drive 

of Lot 4, CSM 3059. 

Lathe, y Ai eae bia il : 

bo) olka INOS RRB) Ly. \ ip De LR file 

VANES a a Sep | 
XK RAS bi le 4 i 5 i iy 4 a 

| 

View looking south from Engel Drive 
across Lot 3 of CSM 3059. 
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" EXHIBIT 11-2 (Continued) 

aa % {di i 

ee Fe i 

a E i ss ie li | 

Mee oe z = ‘ eae ; . oe Ss 

Sa al a > oe 

Sieh : Bae, Ne 

View looking east across 
Lots 17, 18, and 4 of CSM 3059. 

=a 

f J x “ 

View looking south across Lots 17 through 22 

of CSM 3049 from Engel Drive. 
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RIN era emcee 

. 

= y , | 

as a es 

8 Le iz a 
= a ~— 

View looking west across Lots 17 through 22 

of CSM 3059 towards the intersection of 
Engel Street and Gisholt Drive. 

hig 

Vy UW 
WY a MY 

- WZ Vo 

——_ ¥ : 
Sa % 

ee . 
ee care . 

ai “ 

— i a ——— 

View looking northeast across Lots 22 through 25 of 

Royal Addition and unplatted lands from Gisholt Drive. 

11



i - will not adversely affect its potential use and value. [2] fo | 

ee ‘Major soil groupings are from the St. Charles, Virgil, and od 

E : -Wacousta series and are subject to a seasonably high water : 

| table. The- southeastern portion of the site has been covered | 

« | with 5 to 7 feet of foundary sand over-lain on 3 to 4 feet of | 

e peat. and- marl. Compaction caused by the sand has reduced — the ee 

© | peat and marl to a depth of 1 to 2 fects we 

i : s Ae . 4 S ; 4, Vegetation and Ground Cover Ba oon : / , . | 

i | ~ Subject land is generally open grassland that has invaded os | oa 

| since previous agricultural uses were discontinued. However, po 

there isa large area of deciduous tree and shrubs on Lot | ye of | 7 oe 

| _ B Logation and Linkages ee 

] - --- The =South Towne development area, as shown in Exhibit I-1 yo | 

gm | is located south of the contiguous City of Madison, within the | | 

a south edge of the City of Monona. It is approximately three | | 

I miles southeast of the Capitol Square, three miles west of 

| oe Interstate Highway 90 and 94, and one mile east of John Nolen | | - 

g | Drive, which provides access to Madison's Central Business ae 

| District (CBD). ae 7 | | re EE, - BES a | - 

| «Despite its relative proximity to downtown Madison, the | 

f yo : subject's area has been somewhat slow to develop. | ‘Several es] | 

: reasons for this are apparent. First, Lake Monona, which is ce] 

a | situated approximately one-quarter mile north of the: subject, - a 

| 5 has) diverted outward expansion of the City of Madison to the a |



yo east’ and west of the subject area rather than : through | the ; 

e | ‘subject area. - | Second, ‘the Madison Metropol itan ‘Sewage - i eae 

' | District's Nine Springs Treatment Plant, which is located | 

/ ee approximately one-half mile south = of ‘the subject, has | | 

oe {o discouraged development in the area. Third, poor soils in poe 

- ; 7 | marshland areas to the south of the subject property limit the - : 

| maximum growth potential of the area and, thereby, further | | | 

a do reduce the attractiveness of the area to users who would build | 

A | = in anticipation of an expanding residential trade area. - - & ele | 7 | 

de - More recently, residential growth in adjoining areas, | 

particularly in. the City of Fitchburg, has increased : the | | 

| f po desirability (of the south side in general and the ‘subject. area | - 

o in particular. This impact has been transferred most directly - 

| to the subject site via the area's primary traffic artery, West |— 7 

. - Broadway Boulevard (U.S, Highway 12 and 18). _ Traffic counts 

along this roadway are among the highest in the Madison ipex and . | | 

| _ have ‘been increasing over the past several years. The 1976, _ : 

to 1981 , and 1983 counts along with the percentage change are shown. | a 

below. : Oe no - re - | 

ope WEST BROADWAY (U.S, HIGHWAY 12 AND 18) wa Sane Eee 
ee ss PHAHOUR WEEKDAY TRAFFIC COUNTS: » . OO | | 

Soe Es 1976, 1981, AND 1988 eof 
oo a FE ee ee ee eee PERCENT Ae 

LOCATION 1976 1981 1983 | CHANGE ep 

a oS Broadway at Raywood | | , 46,600 50,250 54,100 | 16.1% | cS a 

- | Broadway at Yahara River 39,000 43,500 43,850 12.4% = 

; | oe : Source : East Madison Traffic Flow Map, City of Madison, os BS 

- | | Sn Wisconsin, Department of Transportation, Division — 
i faPag ee a es OF Traffic Engineering (1976, 1981 » and 1983). -



| oes It is the market access af forded by this roadway. that 

a | provides the majority of the demand for goods and “services at. o : 

nl. the subject's location. Because the subject site is not now and | S 

: “probably will > not be sur rounded by a large residential trade | 

F pee area, successful uses” will not be oriented toward the — | | 

- | convenience type retail goods. The location ‘then “offers” the | | 

i best potential for retail facilities oriented toward shopping or. fp | 

| specialty goods, retail/service enterprises, offices, and — oa 

a | office/warehouse facilities. | _ These last three | | uses — are ij ; | 

a e - especially able to benefit — from the subject's very. good - | 

| vehicular access to the entire Madison area and to the | oe 

i | so Interstate Highway system. _ - pa Da GS | oe 

Zz . | Recent development of the South Towne Mall Shopping. Center fo 

i | has increased the desirability of the area by providing | 

8 7 amenities necessary for continued development. In addition to | | os 

| / creating regional identification and customer draw to the area, ~ | oS 

i oe the facility provides eating places and shopping for the area's. a 

; potential employees. A study done in November 19 83 indicated po 

| South Towne was the third ranking shopping center in terms of | 

| f oe frequency of visit in the Madison area. © Ls oa. vos - | | ee 

omer : | The subject property will be bisected when plans to upgrade a 

f | the South Beltline are concluded. The highway consists of — | 

ae improving a segment beginning at | Fish Hatchery Road and | | 

a | | extending easterly 6-1/2 miles to Interstate Highway 90. A | | . 

f - six-lane freeway will deviate from the current alignment and Hs | a



oe pass beneath Raywood Road and parallel approximately 1,000 feet te 

fl | to the south of the existing road limiting access to a new : | a 

oe interchange constructed at Raywood Road, see Exhibit IT-3. ales 

G Also, the roadway will be at grade level and partially buffered o 7 

: foe with berming and vegetation. The impact of the new “highway on a 

fe the remainder parcel will be mixed. — ae oo ae a a | a 

i . ese Soe | a A Access © me a | oe 

oe a Presently, overall access to the property is very good. : | oe 

| “The eastbound lane of West Broadway permits access from signal Ne 

| i - ‘controlled at-grade _ intersections. _ One | such intersection is 4 : | 

fe with Raywood Road (South - Towne Drive), which runs in a © 

i pe ‘north-south direction along the west boundary of the South Towne of 

a | area. — The second is at Bridge Road, which leads directly into | . Ss 

~ | ‘Engel Drive and the West Broadway frontage road. A third access . | - 

A ; point from the eastbound lane of West Broadway frontage road is } 

ep available at Gisholt Drive. Since West Broadway is a divided Po 

E | j highway, the only available access from the westbound lane is at | | ; 

: | = the. =~Raywood Road and Bridge Road intersections. Raywood Road po 

- pe provides secondary access via intersections at Royal Avenue and | | 

i - STndustrial Drives 0 ee et 

a | The internal street pattern provides a loop access to all | 

i — | individual sites. Ingress and egress is or will be available 

; f from driveways that are at site grade. - soit ; - | : 2 7 : ) 

| fe Once the new highway is complete, parcels to the north will | po 

| i . | still have _ excellent ; internal | and external circulation. : | ee 

dL However, parcels to the south of the highway will be cut off || 

ql oy . from | previous internal circulation.loop via Gisholt Drive and | oo |
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i West Broadway. _ Streets north of the highway will be ey | | 

- cul-de-sacs; Royal Avenue, Gisholt Drive, and Industrial Drive 

f = will be a loop street connecting to South Towne Drive in the gee | 

| Royal Addition, ee eee 

“f oe an | 2. ‘Utilities and Public Services _ oh oe | oe 

G oe A full complement. ‘of urban services and utilities is fp 

a | available to the subject site. This includes water from the 

™ | City) of Monona; sanitary sewer from the Madison Metropolitan | | a 

Fi | "Sewage District . natural gas from Madison Gas” ‘and Electric : ae 

| | Company; and buried telephone service from Wisconsin Telephone | 

A _ Company, a Bell Sy stem affiliate, with a Madison exchange. Uses ; 2 oe 

of to which the property could reasonably be put can be adequately 2 cee 

| | served by this recentl y instal led system. me oo eo | dee | 

| --sG.sLegal_and Political Constraints = sti (itéiwrtstitsS 

| | a Zoning “governing the use of the site is City of “Monona pS 

i } — Community Design District (CDD). These regulations are in the - | - 

- form of flexible performance criteria rather than rigid | | . 

Bl | specifications. ‘The characteristics of the district and the © | | = . 

| : district's performance standards are shown in Appendix C. This poe 

. | classification promotes a mixed use development that: - oe fo 

a | ; yee WHT include a compatible mix of residential, ed 

commercial, industrial, or open space uses which  ~ } 

| ss realize the goals of the Master Plan. . . development. ca | | 

f | shall occur according to a large-scale plan rather , ope 

| ss than)=6oon a piecemeal basis. It is intended that this | 

| plans be a mutual product of efforts of the property | Po 

4 re owner and the City. [3]. | oe eee - | rr | 2



J 2 “Although the original Master Plan for the South Towne area | 

{| was quite specific as to the location of land uses (Exhibit ) 

i os ‘TI-4), changes in the marketability and goals of the community | o | 

f altered the preliminary plat of CSM 3059 from single family | 

ss residential and apartments to office and apartments. Lots 17 | we 

a nehh through 22 along Engel Street were platted as office leaving the | | 

ee | - remaining acreage of CSM 3059 as apartments. However, this one of 

i oe area, originally thought to be. residential, has never been — 

5 | committed to that use, In the eyes of the City Attorney, Randy | 

Lo Paul, there has always been a question as to the best use of of ee 

5 | this area. Around 19 80 when master plan and zoning changes. were L ° | 

taking. place, the resultant changes left doubt. as to. whether 7 

i | residential use at South Towne would be permitted without | ; 

oT council approval based on a new residential unit cap for the | . 

el oS City. — Subsequently, the mayor issued the following memo | 

a | ss concerning his opposition to residential use in the South Towne fo 

" | area (Exhibit 11-5), 

cee Be 2. ‘Special Assessment District — oe. | : 

E oe | In conjunction with | development ‘in ~ South Towne, an 

extensive system of internal streets has been added to the — ) 

a | na entire South Towne development. These streets, as were shown in | | | 

: -s'Exhibit II-1, were funded by the City of Monona and the lands | 

beri they serve are now subject to special assessments, Costs are _ to | 

a | - be. amortized over eight years with interest at 10.25 percent on | | 

~ | the unpaid balance. (See Appendix D.) All special assessments } : 

I o - are due ‘upon sale of the property. / Bae - - Ce a Pet
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: a FP Fee ne | Doo, a . 

J eget eg ee EXHIBIT ENS 

oe SOEUR Ul Ie | MEMORANDUM | ES | cg Pe 

A oo | TO: Plan Commission Members | a Boe | - = pe 

aa | | FROM: Robert J. Olson oo So we we Piece 
a fo a rs Mayor © | | a ee | | 

a | DATE: © ~~ March 29, 1985 e a - | | 

5 | ho gh = SUBJECT: | Residential Development - South Towne ce a ; | 

= ms -. I have long believed that the decision to include residential - | oe ae 
a | | | development in the South Towne area is a mistake for our , | | 

| - oe community. When the final approval was received by the State - oe po 
| ) _ Department of Transportation to construct the new U.S. 12 and 18 : re 

- | Freeway on the relocated corridor, I became totally convinced of | | 
| 1 oe the imappropriateness of constructing residential units in South  _ - , " 

/ |. ‘Towne. I will set out my reasons for opposing residential os eos 
aa | oe construction in South Towne below. I ask that the Plan . Po 
a | - a Commission consider my sentiments and recommend an amendment of | oo 

po cos the General Development Plan for South Towne converting the | ae po 
i | residential areas to office use (all as shown on the attached Us foo 

| | - map). Oo os : | | | | po 

oe | 1. Construction of housing in South Towne would create a re ce | 
| - a satellite community, divided from the heart of the | oo — 

7 So community. This kind of splintered housing leads to loss rs ce 
_ | | of community identity. The residents lose the sense of : an 

C oe - “community” that is so important to the efficient | | | 
functioning of municipal government. | ee ns - Po 

A | ae | 2. Construction of housing in South Towne would require the _ | | a 
: ae Do | extension of municipal operating services (Such as refuse po 

pf vs ge _  eollection) south of the existing Beltline in an area not CT 
| fo _ presently served by such services. It would also greatly . | | 8 

| YS ake _ increase’ the demands on the services of the Fire/EMS and © - ce 
: os — -. Police Departments. | OO 7 | . es 

Bo Beene 3. Construction of residential units in South Towne would a | es 
te 7 | require school bus service to that area. I can not | Po 

a ee Support sending school buses through the deadly Bridge | | a 
- oe —. Road intersection. | | — Pa t 

; | 7 | O4;, Most importantly, I think it is wholly inappropriate to fe 
= oe Sandwich housing units between two extremely high volume es oe , 

| | : | roadways. It is clearly an inappropriate living Os | , 
| | 7 | | os environment. | ae - | | - a os | a | | 

| 2 po _ There are other land uses that make more sense for the area : | 
Oe, , earlier designated as housing on the General Development Plan. I a } 

ee ee 7 | suggest that the market success of office projects in South Towne © es ee } 
ae | argues for amendment of the General Development Plan to require. | op 

fp office construction. The City would benefit therefrom by higher _ dp 
po | | tax base and lower demands on municipal services. ne oe oe 7 

Co oes cc: Charles R. Wilson | | ois Shes wit | ae - 
: po os _ . City Administrator | : | a ae : 

| : ee Phomas D. Hovel | a | 7 | | ; : 
| oo. _ — . City Planner/Zoning Administrator eB Rs fe 

en a | ke on De — : a : a Sp 
a ; | | ~R3-11.03° | | a oO pa ES . 

A eo as Te 
: ca Oo Ch Aa Sdgt oh Oa fo oe ee eT Be es - ae |
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| i — . 3 Monona Tax Incremental District 2 2 po 

en Reasons for the creation of the Monona Tax Incremental | 

, i - District (TID) No.1 are specified in the memoranda in Appendix Poe 

4  £. Briefly; the City's use of TID No. 1 was to aid distressed | 

@ | oor "conservation" neighborhoods. The report said: | ee oof 

i | The) =6City also sought to create additional employment ee 
oe opportunities for its residents and add to the ee 

| - non-residential tax base by generating industrial, os } 

a: | a retail, and commercial development in the South Towne | | 

i pee area and undeveloped portions of Monona Drive. 1 

| | order to accomplish that goal it was necessary tO a 

, oe invest large sums of money for public improvements © fe 

i Be such as streets, water, and sanitary and storm sewer. | po 

| oe There. was also a need to improve the City's water — fp 

nn system to provide necessary fire protection and to. a | : 

i - service the anticipated new uses from the added = Jj 
| | development. vo | 8 Sa ph Le po 

| y ‘| TID No. 1 was also used to provide security incentives to the | 

| South Towne area given the uncertainty of the final locations of pape 

R | the South Beltline Freeway. The report continues: = | ne 

fe Therefore the City used TIF funds to assemble land and | 
| / - make it available to retailers at a cost that allowed © | 

a ' | them to bear the risk of development even in light of © pO 

| ss the «6uunecertainty of the final Beltline location. The | - 

| | use of. TIF funds in that fashion also served aS an  — | | 

fi | | effort to "prime the pump" by attracting development — a 

=| to the area so that it would be an attractive area ~ po 

. | that would bring quality users to Monona. The re oe 

i | developer of South Towne originally planned to build | bo 

pe an unenclosed strip shopping center in South Towne. SE 

}o The City used TIF funds to induce the developer to  —— | 

wo | construct a high quality enclosed mall instead. south | [oy 

i po Towne Mall has served as the flagship for development en ae 

. in the area. It has also provided over 900 jobs, | aoe 

a convenient shopping opportunities for Monona. | 

i | - pesidents, and substantial added tax base to the City, | 

_ aoa - county, school district, and state. | ae Bee ee 

i Pax Ineremental Financing (TIF) funds were also used to | 

{| aequire certain municipal equipment to service the district as | | 

a — well as- provide municipal services such as employment and of 

' feasibility studies. wel Sian ee te



i : we A chronology. of transactions with respect to TID No. 1 ; fo 

i usage provides a measure of the involvement of | the City of Oo 

ne Monona in the development of the South Towne area and the degree — } 

| | | | to , which these transactions should not be considered arm's) [| on 

ge | Length and therefore not useful for comparative sales analysis. ene | . 

“PHASE 1, TIF-81-1, March 16, 1981 (Shopko) ee fee 

A po -Shopko was the first transaction in TID No. 1 oe | . 

ee receiving a deferred payment of road assessments as | : 

fo all roads within the South Towne development were — ; 
J ) | constructed by the City of Monona. ee oe pf 

I PHASE 1, Unnumbered Contract, June 30, 1982 (South Towne fo 
|G ; Mall and Kohl's) | | | ; fo 

ft A $590,000 write-down on the land was provided for the | 
, | | mall and early enticement for Kohl's’ Department ff 

i Store. Kohl's had planned to come on line with three | poe S 

stores at approximately one time and the South Towne pe 

| | | Store would enter the market much earlier than the two e | 

i | other stores. The mall was changed from a _ strip fo 

- |. — eenter to amore attractive and desirable enclosed ~ | 

5 OO mall. - oe 7 : SEIS ge es eee Jo 

| -TIF-83-2, April 4, 1983 (South Towne Roads) = Ue eae 

J | ——s itty of Monona paid for 20 percent of the cost of = | 

‘Industrial and Gisholt Drives to encourage development fp 

- to the south. Also South Towne Drive was constructed ee 

i at no cost to the developer (John Livesey) provided - | 

fo the necessary land for the right-of-way was dedicated. po 

a e TIF-83-1, July 28, 1983 (Menard) OE - “ae | a 

| Lot. 16 in the Royal Addition received $16,000 (cost of | 
5 ss special assessments) in exchange for a value guarantee = | | 

i | _ TIF-83-3, August 1, 1983. (South Towne Two) OSs ge - 

a _ Developer received a land write down of $40,000 CO 

| ss discourage locating in Lot 3 of CSM 3743 which was in fee ae 
| ‘the path of the highway relocation, | es 7



TD iter Rid, Iw — $3. 

; Bs CDA-84-2B, July 31, 1984 (South Towne Office Park) ee ONS ee foo. 

ede Monona's Community Development Authority (CDA) wanted a a 

| ee to test the office market and determine what eo be 

a bee concessions were necessary on their part to be es 
Oe | competitive in that market. They agreed to give the - fo 

a | |. developer, Executive Management, Inc., a write-off of | fe 

a ; ” special assessments anda land write-down totaling en | 

. fo $290,000. In turn the developer would guarantee a oe 

Log value from five buildings of $3.6 million by January = = | o- 

| ss CDA~8H-6, October 12, 1984 (CDA, City of Monona, Livesey ee 
i | and A.M.C.A. International Corp.) a : ee oe fo 

fo The CDA purchased an option on Lot 1 of CMS 3742 for | | 
I , $135,000 from the developer (Livesey). Also, there o a 

: ar was a waiver of $366,000 in special assessments of | of 

t+. “Phase II of South Towne Roads (Industrial and Gisholt 
i ss sDrives) to AMCA for providing a land value to AMCA fe 

@ |. lands of $4 million by 1988-1989. — - woe ee Ep 

; pore eas Remaining special assessments apply only to Lots 22 through ~ p 

- 25 of the Royal Addition to South Towne (Appendix D) and must be fe 

| | subtracted from the value to determine market value. All other | - | - 

| parcels of the subject have already retired previous. special | Lo 

i he assessments, a cee oy we | o ee a ee | ee 

j }; DD Subject Improvements © eee ee 

fo _ The subject property is a vacant commercial use subdivision eee 

i p which is improved with streets and “underground utilities Pe ee - 

A according to the prev iously described plans. The streets were a e 

wf funded by special assessments charged through the City of Monona | | | 

| } and were ‘built to City specifications. | ee ee - - 

e ee sis Ey, Highest_and Best Use eA 

~ | ‘Determination of the Highest and Best Use begins with ae 

J a - clearly defining the larger parcel. Real__Estate Appraisal : 7 me 

i i ‘Terminology defines the larger parcel as: its a oo fp



i oe | In condemnation, that portion of a property which has = 
Po unity of ownership, contiguity, and unity of use. | er 

TO These are the three conditions which must be present ~ fo 

ET. - to establish the larger parcel for the purpose of = =~ | 

i | ot, - eonsidering the extent if severance damage in most we 

we Pers states. [4] a, | | OES UR ESS os | to 

, Ans understanding of the larger parcel concept is paramount pe 

a £0 condemnation appraisal. Highest and best use of a property apo 

. i cannot be determined before conclusion as to the larger parcel | 

f | is reached. The text, Real Estate Valuation in Litigation, | _ 
s S states: — oe : , _ Be | | | on - - | 

i ; _ The importance of the larger parcel comes into play in | | 

) | a partial taking case where, after the taking, ae | 

" | compensable damages and/or special benefits accrue to = | 

u | the remainder parcel. Like many other elements in = = | 
| | ss condemnation appraisal, tests to determine the larger | nt | 

| parcel (i.e., unity of ownership, unity of use,- and pe 

| contiguity) cannot be applied universally and = J | 

; ss sblindly. The federal courts and some state courts ~ joe 

ot - -~have ruled that all three elements of this test need ee 
| | not be present in every instance. [5] : oT 7 

- -—s«sIn the case of unity of title it is generally held that for | | 

| 5 | one or more parcels to be considered a single larger parcel, it © pe 

— | is essential that they be owned by the same individual or group Jo 

j of individuals. (6) © 0 2 | 

2 ss The second part of the larger parcel triad requires f 

i | - parcel(s) of land possess the ability to be devoted to the same : | - 

a use as the land from which the taking is made. With respect to |. 

| : | contiguity, the third element, physical contiguity, is. normally ape 

A | required--but not always mandatory. Real Estate Valuation. in ~ to 

Litigation specifically addresses this issue for highway |; | 

B  aequisition: Oe, BS ed Coe ene Begs a | | Bes 

EI. ‘The appraiser must be able to answer in the fp 
j ‘| | affirmative to the question: "Is it possible that the | So 

; - separated tracts would sell as an integrated single es wife oe 

aes entity, even with the separation?" before the rs 

i ee - separated tracts can be considered as a single larger | es eee 

- —- pareel. As a Rhode Island court put it: ee ee fo



i —\ Prada Kaord, lu , . aan aan 
- See eee - | ae pe Geet a a 

f e Quite a different situation is presented OO ee Efe 

| See when, as here, the two parcels in question © ee 

fo | are unequivocally separated from each other - SS 

i Po by fixed and definite boundaries, such aS @ = | 

| highway. In such a case it is generally po 

-_— (| ss spekd) =6that the two tracts can be considered 

a - ee as one only when they are _ so inseparably | foo 

| Cie) connected in the use to which they are 0 = J 

ee -. applied that the taking of one necessarily — Ce 

E and permanently injures the other." © a oo | 

re P Sometimes a larger parcel exists in the before | 

ee - situation but, in the after situation, the parcel iS | 

i | ss severed by the taking and becomes two separate re oo 

ep parcels. Such a situation is illustrated by Figure po 

| «48, Although the property had unity of ownership, | 

i unity of use, and contiguity in the before situation, _ 
a it certainly lacks contiguity in the after Situation. | 

| a Also, it is quite possible that one or both of the a ae 

: | ; tracts have a different highest and best use after the Bd oo 

| taking than they did before. It is highly unlikely ee Pees 

| to. that a unity of use, or integrity of use, exists ae a 

mi between the two parcels in the after situation; thus, — —— | | 

, | it is unlikely they would be sold as a_ single. parcel J AP 

OO and, in all probability, they would properly be © po 

| | considered two separate larger parcels. [7] ee - | 

| | | | oe TO Take |~ | . oe | we | i 

wo | | ab. (Limited Access Freeway) 2 | | | Pe | 

i — - The subject closely parallels the example in terms of the | | 

" 2 larger parcel issue before and after the taking. Unity of title |. 

™ | in AMCA, Inc., is present for the entire 41.6 acre parcel. | 

i Given that the entire South Towne development area lies within a _ 

| designated CDD for Monona, and the development plat is | 

i designated for office/commercial use, unity of use is present | —



eee a a - te . 

eee —— oo 

™ | for the entire tract. Physical contiguity is also present for. oe 

i the site as a whole being bordered by streets and conservation poe Pe 

oe Ps | 1. Highest and Best use Before the Taking ae ee 

a fo The term highest and best use is defined in RealEstate e - 

| Appraisal Terminology as: | peas ie. eps 

| i | si“ That) «reasonable and probable use that will support the | ~ 

| | highest present value, as defined, as of the effective date | | 

i | —6«Of the appraisal. Bs a | pe | 

pe Alternatively, that use, from among reasonably probable and | 
ae | a legal alternative uses, found to be physically possible, | oo 

i oe - appropriately supported, financially feasible, and which — to 

= | results in highest land value. Seg | So ce 

i ; The definition immediately above applies. specifically to | © 

| the highest and best use of land. It is to be recognized | 

| ss that in cases where a site has existing improvements on it, 

| the highest and best use may very well be determined to be 

i | | different from the existing use. The existing use will | 

ef continue, however, unless and until land value in its | 

{ highest and best use exceeds the total value of the | 

i | | property in its existing use. eee | ; Mite fo 

[| ss Implied within these definitions is recognition of the | ~ 
to contribution of that specific use to community environment | 

| | or = to community development goals in addition to wealth | 

ae maximization of individual property owners. . Also implied | 

is that the determination of highest and best use results 7 

i | 8 from the appraiser's judgment and analytical skill, i.e., fo 

| that) «the use determined from analysis represents an , 

{| ss epinion, not a fact to be found. In appraisal practice, | | : 

a } oo the concept of highest and best use represents the premise = 

fo upon which value is based. In the context of most probable | 
ee selling price (market value) another appropriate term to fo 

poo reflect highest and best use would be most probable use. | . 

| | : In the context of investment value an alternative term | 

fo would be most profitable use. [8] | OSes 8 Sesto ft 

i } ss Search for use begins with the limitations imposed by legal | 

_ | constraints. In the case of the subject property, the City of |. 

E | Monona zoning ordinance is the controlling factor with respect | |



he to to highest and best uses A CDD designation allows locating | 

a compatible uses within a larger use district. = tid 

| 4 fo The general development plan for. the South Towne area. | oe 

"| originally called for single and multi-family housing within the pee 

i : - majority of the area designated as CSM 3059, Lot 4, and lands © | a 

| west of this area. © 2 | 7 . a oo oe Oe | | 

Gi | ee Concerns over. the marketability of this land as residential | 

: } age: as noted hefore,” “suggests office and of fice/warehouse fo 

ft subdivision as the likely use, Arguments against residential as ws 

a a possible use are as follows: | | | : | a ne : | | woe 

fo 1. There. are other sites within the Madison area of | wees 
A Po Wy oe equal or greater desirability for residential = J |Fo- 

| Oe | Encroachment of of fice Space as a platted use on. [ 
g PO «the western side of this parcel . : en | fo 

| Fe 3. The location of a major office use to the north, pe 

1 oe oe Wisconsin Physician's Service. . | i - Jt Pe 

te Yo Physical separation of the parcel by the existing 7 | - 

A Joo highway creating an additional burden to the city © qo 
| | in providing residential services (i.e., fire, 
de - : police, transportation to an "island" parcel). ce | Jo 

A - In addition, the land south of Lots 17 through 22 and CSM , 

3059 Lot 4, previously described as the unplatted lands, has fo 

a : — little potential to be subdivided as office lots. The space and | 4 

i | - | ‘access (most — likely from Royal Avenue) lends the site to a_ a 7 

oe £ Single corporate/home of fice use with a view of conservation | 

i lands to the south. As will be demonstrated later in Section : — 

oe | III, Lots 22 through 25 of the Royal Addition to South Towne | 

: i will be office/warehouse lands due to the low absorption rates | eS 

[ mae for office uses. (See Exhibit II-6.) ee - | a a 7 [o |
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7 a - Therefore highest and best use of the subject | before the ee | | 

i | taking is as 2 mix of commercial, © of fice/warehouse, | suburban | | | 

ce - office, and a single corporate office use. _ oe oe - : : 

po 2, Highest and Best Use After the Taking ee 

5 F oe As described in the example from Real_Estate Valuation in : | 

ie eo Litigation, the bisecting of the subject by the highway creates od | 

i two remainder parcels, each now with their own highest and best = } 

e es To the north the use — remains the same--of fice and we fee he 

office/warehouse--as access, desirability of location, and cs 

oe ‘surrounding land uses remain essentially unchanged. . However, —_ 

: there is a significant diminished utility of the 2.96 acre S 

— parcel ‘that lies between the proposed highway right-of-way and ep 

i Engel Street. The highway will prov ide high visibility which | | 

| the subject never had before, but will contribute greatly to 7 oS 

: | cireuity of access. ‘The parcel would have access to Royal | / 

q Spee Street with a long driveway and could offer interesting views to “| oe 

: the ‘southeast cover the marsh, Mud Lake, and related greenway | | 

a | areas. | Access” and adjacency are not as critical to a single | 

fe - corporate a use, — therefore, this | ‘situation also | remains | 

mM | ounchanged. Lots 22 through 25 of the Royal Addition have | 

a | reduced access (only the of f-ramp west of Raywood Road) and are — | 

se | not associated with contiguous office/warehouse use, but with of 

# : | & | industrial lands to the south and west. - | = - oe a oe / fo 

' dos Therefore highest and best use in the after situation of | 

am os the northern parcel is as a suburban office and: office/warehouse | fo 

i : subdivision whereas the southern parcel has a highest . and best | 

a ‘use as industrial lots. (See Exhibit II-7.) ns - Pe
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B | ee «TTT, VALUATION OF THE SUBJECT PROPERTY oe : fp 

7 Bos | BEFORE THE TAKING =——(<‘ <‘< OS! fe 

{| A Proper Valuation Methodology po 

i | | - | Recent market sales in a given area are the “most rel iable | a 

oe predictors of the most probable buyer and what he might be. ft - 

i | willing to pay for another property in that area. oe | | ) | 

q ety all but the valuation of bulk office/warehouse land, the | 

ne comparison approach will be used. Comparables of the. size of | 

i | the subject (21 £27 acres before the taking and 16 33 acres after oS Me 

| the taking) for bulk of fice/warehouse use do not exist. | Exhibit - Y 

J pe III-1 lists subject area by use and size. ee Oo “ coe : 

In the absence of data, the appraiser must simulate the | - - 

3 calculus that a typical investor would employ to arrive at the | a 

a | | price that he | would pay for the property . : This” is best | | _ 

_ - accomplished by means of a land development cash flow. model - 

| where- both. retail sales prices and their rate of sale estimated | 

A for subject to arrive at an estimate of the gross revenues to ‘be epee 

: - ‘received over their ownership term, which expires when the po 

a a entire project is sold off. From this, the expenses associated : . 

a a with the development, sale, and holding costs are deducted to de 

Z | - arrive at an estimate of the net annual cash flows that would |. 

E | - aeerue to the investor. | This series of net cash flows | is then ~ | S 

| discounted at a typical required rate of return to yield the © 

f 7 | present worth of the investor's interest. in the, property. ot | |



a oes ] a EXHIBIT EEE=T a eee foe 

fe SUBJECT AREA BY USE AND SIZE op 

a a ss BEFORE LAND AREAS ee es : fo 

a — oo . (Se See ee ee eS Se SSS SSS SS SSS SSS SSS SSS SSS SSS SS SSS SSS Oe a . | | 

= USE oe SQ-FT. ee ACRES > pf 

: Office 8440096 7090 

| ae  Office/Warehouse 926-811 © , , 21-27 © | ef 

i } Of fFice/Warehouse 171-191 © BB 

" | Home Office | 369,998 | 8.49 o 

mo} TOTAL —<‘i‘™éC~d‘C BZ OTE _— 41-60 fo 

o - oO so cary es Jetty ed es 
p | : | Oo - AFTER LAND AREAS | eee a ee 

ot | USE. a SQ.FT. ACRES Pa 

| | aos Office | 7 119,709 TS — fp 

i | | Office/Warehouse 711,335 . 16.33 | soso 

ope | Corporate ~~ ee ee OE : po 
A po Home Office 327013860 7B : - 

| ae Industrial : 171,191 | | 3-93. a oe



i ps Boykin describes the use of developmental methodology as | © 

5 — follows: 2 2 2 TRS as SS ae ee 

ee | -- The «developmental method of appraising undeveloped | es oe 
a land is a valuable and realistic, yet often © Po 

a fa misunderstood and abused, method of appraising. It is. | en 

a | especially. helpful when recent comparable land sales fo 

| are searce. Moreover, it has special relevance to the ~ a aa 

i OS appraisal of land that has subdivision potential. Po 

7 This potential could be for a residential subdivision t 
po where individual sites will be sold, for an industrial | 

ff or office park, or for a recreational camping | | 
do development. The common determinant is that the tract © oe 

: to be appraised has potential for being subdivided | | | 

eo | into multiple sites, and can logically be appraised on es 

i ee this basis. rn — | ce ws } 

en This potentially reliable land evaluation method often fe 
A | -. has produced unrealistic indications of value for many © PO 

| reasons, including: a — - | May Bo eT gs Oe 

a ee 1. Inaccurate highest and best use analysis. _ Ph eee set 
8, Failure of the analyst to account for all the re 

ce pe expenditures necessary to produce the wp ee 

forecast income. ~ | | ee pe 

| | OO 3. Overstatement of income oor a failure to © fp 

Po graduate the sales income as the marketing — Po 

oes | | _ program progresses. = ee | | 
. a po YU, Incorrect selection and application of the © pe 

@fl —. diseount rate. [8] | Sa OO ee 

| i es B. Market Comparison Approach to Price = = = J 

— | «It. «6s possible to infer from market price behavior of past Pe 

| i | transactions the probable price and range of a | transaction Po 

Z | involving the subject property and a probable buyer of the type | | 

— | defined, assuming that a buyer Will pay no more for a- property ope 

i than the amount another property offering similar utility would | | 

. eost. Of course, properties sell with respect to their of 

i location, size, marketability, and other factors. It is | | 

: | therefore necessary to reduce these differences to a common | | 

denominator or unit within which price comparison and patterns | oes 

; ean be identified. Each property will be scored on a point oe



i -s-gystem that is. weighted for priorities of the investor ine the | . | 7 

os current market. The price per square foot of each property is 

i divided by its score to determine a price per square foot per de : 

a | point. The weighted points per square foot price is first. of 

) : tested as. a pricing. formula on comparable sales. if the od 

a ee predicted prices are similar to the actual prices paid, then the — | oe 

oe pricing formula which has the minimum dispersion in predicting te 

| a fo prices is applied to the subject property to | determine the | : ; | 

fp market comparison value of the subject parcel. - | - ] : 

i oe Changes in the purchasing power of the dollar, inflation, : | % 

a | = sand) «oan. allowance for change in market conditions, and real - fo 

: | growth = must be considered. A GNP Implicit Price Deflator was | Joe 

i | used to. adjust comparables in compensating for inflation “ oo 

- effects. Real growth or decline was negligible during this 

a he Next, a comparison of the. site with similar sales is done. : | : 

| to infer a sales price. A list of variables Was developed to | 

i _ score each property - (Exhibit III-2), the intent being to | | 

- | simulate the buyer's logic in paying a sales price. Difference | : 

i } in attributes such as investor market recognition, access, and - & 

contiguous | development were used. The differences are ‘reduced “ope 

| to a common measure that reflects the significance each factor | | 

a fo : has on buyer perception. — nee - Oe cee . a | ce oO 

wl! | AL weighted matrix which reports the calculations of total | 

4 | oS point score for comparable properties and for the subject is ‘ Pe: 

: | = founds in Exhibits ITI-4 and III-7. Then the adjusted price per |



op lL ld | a a : : | 

: G —) ful Kok, Io — : : — : — 

; ee ee EX ABET PEER - aoc Oe ae Se poe 

ee ae AE - SCALE FOR SCORING | | wea ake Pe 

a fo | COMPARABLE SALE ATTRIBUTES oe : : ,o 

| ACCESS: © os 5 = Site located along major arterial | 

a | - - Moe - 3 = Site located along frontage road + ON po 

| , a | ee . 7 oe BJO ae Je - 
| oe - -1 = Site located along secondary artillery / | 

| 5 -CONTIGUITY: _ -  § = Contiguous to similar development = of 

BP eye Se 3 = Similar development located nearby © po 

i ee | ae 1 = Not adjacent or near other development fo 

s MARKET RECOGNITION: | 5 = Investors perceive site as preferable to. to. 

££ | | | eo 7 others in visibility, location, and — | 

a | on petential for expansion — eS fo 

a oo | | --: 3. = Investors are neutral as to preferability |_ - 

fo , oi | l1 = Investors perceive site as less desirable : 
- a oo : to others in visibility, location, and ; 

a ‘ BAS a potential for expansion Oe ee po 

a | FRONTAGE/DEPTH RATIO: 5 = Ratio < .50 © EE AEE es ee ps 

ee BES SE 3 = Ratio .50 - .75 wn | fe 

i ey ee em Ratio > 675 re



i ° square foot for each comparable is divided by its point score to f. ; 

: | | determine the price per point per square foot which will be the x | : 

a | basis for determining the mean price per point and unexplained. 4. 

J | dispersion for the ‘comparable | transactions. Finally, : the | | : 

| oricineg formula of price per point per square foot is tested for od - 

| i - ability to predict the price of each comparable and observe an | So | 

| | | acceptable Variance from actual price. we es | a | 7 

) ee es C. Valuation of Office Lands => | | 

a «OFF ice «land sale comparables are detailed in Exhibit IZI-3 | 

: 7 | which follows. - Sales from both the south and_ west. ‘sides of | | 

Poy Madison were used to determine a square foot price. Contrary to | 

J 1 | what may be initially inferred, there are no significant _ ) 

| variances in the price of office land sales within the City. | 

| | ‘The market for office lots is relatively ‘homogenous and is | s a 7 

| A | / _ reflected | in the small variance | and predictability of the | | 

| fo model. Exhibit. ITI-4 contains an attribute weighting, | 

i comparable price and size, weighted matrix, and a calculation of | 

7 - - mean price per point and price per square foot. of the office 

| i , : “land sale comparables. | oe ee oe ae | o ce | | fp 

J 7 ae The five-lot area of Lots 17 through 22 was assumed to ‘be i 7 

: a gold at one lot per year starting in the base year with a retail — | 

: rot price of $2.20 per square foot and increasing at 1 percent. per S | | 

| month. A sale cost of 10 percent and a discount rate of 25 fo 

i | percent were used to compute value. — | “ ee oa, / fe
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cLoudwath, Rasoch, Tu. 
EXHIBIT I11-3 (Continued) 

COMPARABLE SALE NO. 1 

OFFICE - VACANT LAND 

- om 
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aE. een eee, ae Wl 
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<== ay es 

Location: 900 John Nolen Drive 

Sale Price: $216,000 

Sale Price/SF: $2.75 

Selier: Wesley Zulty 

Buyer: Peter F. Roe and Thomas C. Huset 

Date of Closing: 2/29/84 

Recording Data: Volume 5404, Page 3, Dane County Register of Deeds 

Instrument Type: Warranty Deed 

Transfer Fee: $648 

Size: 78,457 square feet 

Zoning: C-3L 

Parcel No-: 0709-361-0101 
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 cLoudwasks Row, To. 
EXHIBIT 111-3 (Continued) 

COMPARABLE SALE NO. 2 

OFFICE - VACANT LAND 

pase ed eee 

eae MAA ee 

Location: 1325 Applegate 

Sale Price: $112,000 

Sale Price/SF: $2.47 

hegai Description: Lot 10, Commercial Centers 

Seller: Vista Structures, Inc. 

Buyer: Anrens Cadillac-—Oldsmobile,. Inc. 

Recording Data: Recorded 9/16/83, Volume 4823, Page 79, Dane County 

Register of Deeds 

Instrument Type: Warranty Deed 

Transfer Fee: $336 

Size: 45,265 square feet 

Zoning: C-3L 

Parcel No. 0709-344-0307-6 

ho



foudwatks Roun, Tu. 
EXHIBIT 111-3 (Continued) 

COMPARABLE SALE NO. 3 

OFFICE -— VACANT LAND 

, arene ges 

Location: 676 Grand Canyon 

Sale Price: $146,300 

Sale Price/SF: $3.00 

Seller: Park Towne Development Corporation 

Buyer: Edward Duren 

Date of Closing: 8/22/84 

Recording Data: Volume 6023, Page 25. Dane County Register of Deeds 

Instrument Type: Warranty Deed 

size: 48,741 square feet 

Zoning: C-3L 

Parcel No.: 0708-252-0417-9 
0708-252-0417-7 
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EXHIBIT I11-3 (Continued) 

COMPARABLE SALE NO. 4 

OFFICE -— VACANT LAND 

NE \ fy j | 

Gee NY he 
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s 
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Location: 434 S. Yellowstone Drive 

Sale Price: $129,000 

Sale Price/SF: $3.00 

‘Legal Description: Lot 123, 10th Addition to Park Towne 

Seller: Park Towne Development Corporation 

Buyer: APCO, a Wisconsin general partnership consisting of 

L. James Fitzpatrick, et al 

Date of Closing: 4/27/84 

Recording Data: Volume 5589, Page 38, Dane County Register of Deeds 

Instrument Type: Warranty Deed 

Transfer Fee: $387 

Size: 43,011 square feet 

Zoning: C-3L 

Transfer Fee: 

Parcel No.: 708-251-0214-9 
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- Kouduask, Revo, Tae. 
EXHIBIT 111-3 (Continued) 

COMPARABLE SALE NO. 5 

OFFICE -— VACANT LAND 

7 RM ae 

Eat 

~ . = ed — aes 

Location: 5602 Medical Circle 

Sale Price: $75,000 

Sale Price/SF: $2.79 

Legal Description: Lot 6 and easterly 7 feet of Lot 5, Odana Court 

Seller: MPA Realty II, a partnership 

Buyer: Ross M. Menard 

Date of Closing: 2/6/84 

Recording Data: Volume 5345, Page 5 

Instrument Type: Warranty Deed 

Transfer Fee: $225 

Size: 26,893 square feet 

Zoning: C=-3L 

Parcel No-: 0709-303-0 
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a | , eS OL, a EXHIBIT 111-4 | : | a fo 

ae Se | | ee ATTRIBUTE WEIGHTING ce OO eee Se 

E pe :  #8®* SOUTH TOWNE OFFICE ***® 00 ee areas eee tea 

a oa a _ # Attributes = 3 oe | eee De 

-=-— | | neg Attribute Names, Prelim. Weights | oo Oa a | 

pe ‘ Bee CONTIGUOUS 1500 ce ce po 

a : . | Ce MARKET RECOGNITION 45 Of: oe | | | op 

oe pe | - # Of Observations = 5_ ri o rs coe 

| oe  Qipgsearv. # 1 1002 JOHN NOLEN Price 2.83 = a | 

po > ae Oo CONTIGUOUS 5 | a | Ba 7 CO | | 

Le | ae | ee MARKET RECOGNITION 1 . a | po 

-_ |. a | Observ. # 2 1325 APPLEGATE Price 2.68 — | | 

m= | LO | a CONTIGUOUS 3 ae | ne re ae 

oo | a : MARKET RECOGNITION 3 | | . 7 | }. : 

o a oo — Q@pserv. # 3. 676 GRAND CANYON Price 3.03 a ae po 

B | : es | : CONTIGUOUS 5 - a oo | eo | 

. > | a —— - MARKET RECOGNITION 5 - re . | | mo, 

os | | | | - Observ. # 4 434 S. YELLOWSTONE Price 3.06 | | ee , 

| 7 | : oe re ACCESS i os - Oo | oe ' |. 

| oe an CONTIGUOUS 5” | as a eee | 

i oe pe we | MARKET RECOGNITION 5 — | | | 

mae I oes Observ. # 5 5602 MEDICAL CIRLCE Price 2.87 Sales. : 

~ a Pe CONTIGUOUS 5 a oft | a a os 

| yo | Me , | _ MARKET RECOGNITION 5 a a oo | chee 

eo ern | | | | 40 15 45 | | | | a 

ne | | : 30 5 35 \ | 7 | _ | | 

: : a : 35 10 «40 suas Bo | a Pee, 

| po | | 45 20 50 A | | | a -” 

os a ao 80 2558S . wee | a ce | m poo 

a a EE ae Median - = .8911765 : we a _ 

| | - Mean = =.8826005 > | Oo | | Po 

Sf | - ‘Standard Deviation = 2.222368E-02 | . oo | - po 

i wo ces oe Weights: Oo | fe . oC | fd : 

| | 8S CONTIGUOUS | = 15 oes eh Te BT | 

| a we, nS MARKET RECOGNITION = 4 — cote | | | 

| - : a | Final Results: — | we 2 as | | a 1 

Oe eee cent “Number of Combinations 125 - | = = 

| 7 | ee Number of Combinations Adding to 100% = 19 : a : | | 

i pS a Bo Median = .8911765 | - | pes 

| : | | ee Mean se =» .8826005 wee ee oe 

| a ee Standard Deviation = 2.222368E-02 | | oo eae fo 

| er aa i | “Weights: : | ve | | | | OS es 

i fo. | | ACCESS ts | = 40 7 | Oo ee ee 

| Po | _ CONTIGUOUS = 1S , - - | 

| | ee MARKET RECOGNITION — = 45 — ee | CO Sg oie ne fan yan.



po ee pe I ng COMPARABLE SIZE AND PRICE eee ee: 

, o : . 
. . oo 

os . 
: a | 

co | | = oo , | an e oo : : oo : - ) | . = 

| | | a . ae | . | | . BS | we a 

7 | | 7 Comparable § Comparable Comparable ‘Comparable Comparable Comparable Comparable Comparable Be 

| ee pt | - Number 1 Number 2 ‘Number 3 Number 4 Number 5 Number 6 Number 7 _ Number 8 ee 

| pe . Nominal sale price OO 0. So 0 Q 0 $0 . $0 . $0 a 

| | «Sales price adjusted | —— | oe | we | 7 | } i | > | 

fo | for terme 222033 121310 © ~ 147685 131614 77183 so $0 . $0 — | 

| | —— Site/structure size 7 $0 . — $0° $0 | | so. sO ee)  $O | $0 _ 

wr. Additional adjustment $0 $0 $0 - $0 $0 $0 $0 so OF | 

po Additional adjustment oo $0 sO | sO  -§0 $0 $0 a $0 so © 7 | 

Joo | oe : Adjusted sale $222,033 | °$121,310 | $147,685 © $131-614 — $77.183 $0 $0 oO $0 3 | 

fo, | | price | | | | | a oo eo . ce c | 

kL | | : ease wn Ou te 28 as auusaneanene oh Oe a A nee we evn at ee Es ee Ar Ae Os TE WS A OE a o | _— 

| . | YP = sq. ft. 78,457 45.265 © 48,741 43,011 26,893 Oe 0 0 | | 

| / Price per sq- ft. | $2.83 $2.68 $3.03. $3.06 — §2.87 $0.00 $0.00 $0.00 .



| | a, : Oo | WEIGHTED MATRIX a : ge 

: . : : : : ct esa , oe 

Oo | FEATURE OR Subject Comp. Comp. Comp - Comp. Camp. Comp. Comp. COMB- Ss 
a | - ATTRIBUTE WEIGHT Property No. 1 No. 2... No. 3 No. 4 No. 5 No.6 — No. 7 No. 8 | | oe 

| . ; - : oe 8 - poe! 

de ACESS 0.40 1 /0.40 5 /2.00 3/1.20 1/0.40 1/0.40 1 /0-40 0 /0.00 0 /0.00 0 /0.00 a om | 

ee | Do ee a na ne | se | | Me OS | - >< | 

oT CONTIGUOUS SS 0-75 5 0-75 3/045 5 /0.75 5 0-75 5 /0.75 0 /0.00 0 /0-00 0 /0-00_ 2 

| MARKET RECOGNITION 0.45 3/1-35 1/045 3/1-35 3 /2-25 3 /2.25 3/225 0 /0.00 0 /0.00 0 /0.00 — — | 

- = a Cc . eo ae ce a | | 7 | | ae 

ON 0.00 0 /0.00 0/0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 0 /0-00 0 /0.00 - | 

- _ _ Additional feature or 0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00. 0 /0.00. a | 

| 5 : attribute | - : a , | oe Ss ee | | ct 

| - Additional feature or 0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 — c 
en re attribute eS | - | OC | a WOR Gat el a | 

| ; Additional feature or 0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 0 /0-00  — | 

: . attribute ee _ ee, | ‘ So | 7 | | - a 1 

bok ee a Additional feature or _ 0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 0 /0.00 0 /0-00 0 /0.00 0 /0.00 0 /0.00 | | 
| - ok - attribute - , | ee ay 4 ' a | oe 

peed | TOTAL WEIGTED SCORE — 2.50 3.20 3.00 (3.40 j§|.3.40 = 3.40 0.00 0.00 0.00, |. |



a » coud acd, lu. - = = SS 

| a por a ee EXHIBIT 111-4 (Continued) ee 

a Se es CALCULATION OF MEAN PRICE a | OP sp: 
Af PER POINT AND PRICE PER SQUARE FOOT > CR pee 
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EXHIBIT 111-5 (Continued) 

COMPARABLE SALE NO. 1 

CORPORATE HOME OFFICE - VACANT LAND 
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Location: 4860 Sheboygan Avenue 

Sale Price: $490,000 

Sale Price/SF: $1.61 

Seller: Wisconsin State Public Building Corporation 

Buyer: American National Red Cross 

Date of Closing: 11/24/82 

Recording Data: Volume 4012, Page $3, Dane County Register of Deeds 

Instrument Type: Quit Claim Deed 

Size: 304,920 square feet, 7.0 acres 

Zoning: C2 

Parcel No.: 0709-202-03034 

Comments: Option to purchase, which can be exercised from end of 

year 5 to end of Year 15, for 2 acres, Lot 2+ CSM 04009, at 

the same price per acre as 7?-acre purchase. 
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EXHIBIT 111-5 (Continued) 

COMPARABLE SALE NO. 2 

CORPORATE HOME OFFICE — VACANT LAND 
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Location: 2901 West Beltline-Frontage Road, Town of Madison 

Sale Price: $491,500 

Sale Price/SF: $3-23 

Seller: Skyview Partnership 

Buyer: Madison Office Partners Ltd. Partnership 

Date of Sale: 12/11/84 

Recording Data: Volume 6338, Page 5, Dane County Register of Deeds 

Instrument Type: Warranty Deed 

Size: 151,937 square feet, 3.488 acres 

Frontage: 400 feet on West Beltline Service Road 

Zoning: C2 

Comments: Road, sewer, all utilities 
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EXHIBIT 111-6 (Continued) 

COMPARABLE SALE NO.- 1 

OFFICE/WAREHOUSE -— VACANT LAND 
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Location: 810 Stewart 

Sale Price: $61,000 

Sale Price/SF: $1.46 

Legal Description: Watsons East Addition, Part of Outlot A 

Seller: James Watson 

Buyer: Carmen Golden 

Date of Closing: 9/20/83 

Recording Data: Volume 4942, Page 22, Dane County Register of Deeds 

Instrument Type: Warranty Deed 

Transfer Fee: $183 

Size: 41,899 square feet, 0.96 acres 

Frontage: 150 feet 

Zoning: Mil 

Parcel No. 0609-022-0803-7 
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EXHIBIT 111-6 (Continued) 

COMPARABLE SALE NO. 2 

OFFICE/WAREHOUSE -— VACANT LAND 
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Location: 925 Watson 

Sale Price: $69,700 

Sale Price/SF: Sil. 8 

Legal Description: Watson Commercial and Industrial Plat 
Lot 21, Part of the NW 1/4 of Section 2, TE6N, 

RYE, City of Madison, Dane County, Wisconsin 

Seller: Chem-Lawn Corporation 

Buyer: JHS Investments 

Date of Closing: 6/1/82 

Recording Data: Recorded 5/27/82 in volume 3612, Page 68, Dane County 

Register of Deeds 

Instrument Type: Warranty Deed 

Transfer Fee: $209.10 

Size: 50,485 square feet, 1.16 acres 

Zoning: Ml 

Parcel No. 0609-022-0308-7 
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EXHIBIT 111-6 (Continued) 

COMPARABLE SALE NO. 3 

OFFICE/WAREHOUSE - VACANT LAND 
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Location: 4701 Pflaum Road 

Sale Price: $60,000 

Sale Price/SF: $1.32 

Legal Description: Lots l and 2, East Addition to Glendale 

Industrial Park, City of Madison 

Seller: Glendale Development, Inc., a Wisconsin Corp. 

Buyer: Fred O. Miller 7 

Date of Closing: 9/14/82 

Recording Data: Recorded 9/24/82 in Volume 3873, Page 4l, 

Dane County Register of Deeds 

Type of Instrument: Warranty Deed 

Transfer Fee: $180 

Sizes 45,472 square feet, 1.044 acres 

Zoning: Ml, Commercial 

Parcel No.: 0710-222-0101-7 
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EXHIBIT 11-6 (Continued) 

COMPARABLE SALE NO. 4 

OFFICE/WAREHOUSE - VACANT LAND 

D ae 9h ae | 
d poe 

ae 

aa Fe : eS. 
as - a a 

as 

Location: 509 Tasman Street 

Sale Price: $32,000 

Sale Price/SF: $1.28 

Legal Description: Lot 2, Block 6, lst Addition to Madison 

Industrial Subdivision No. l, City of Madison 

Seller: Watson Property Enterprises, a partnership 

Buyer: J.C. DeBruyn & Jeanne DeBruyn 

Date of Closing: LO/28/81 

Recording Data: Recorded 4/5/82 in Volume 3497, Page 28, 

Dane County Register of Deeds 

Type of Instrument: Warranty Deed 

Transfer Fee: $96 

Size: 24,975 square feet, 0.573 acres 

Frontage: 135 x 185 

Zoning: Ml, Commercial 

Parcel No.: 0710-091-1002-5 

Comments: Per deed, the grantees assumed all special assessments 

against the property whether heretofore or hereafter levied. 
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EXHIBIT 111-6 (Continued) 

COMPARABLE SALE NO. 5 

OFFICE/WAREHOUSE —- VACANT LAND 
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Location: 809 Watson Avenue 

Sale Price: $64,200 

Sale Price/SF: $1.43 

Legal Description: Lot 16, Watson Commercial and Industrial Plat 

Seller: Robert L. Jorgensen & Sharon K. Jorgensen, as tenants in 

common 

Buyer: Badgerland Building Systems, Inc., a Wisconsin Corporation 

Date of Closing: 11/17/81 

Recording Data: Recorded 11/18/81 in Volume 3235, Page 84, 

Dane County Register of Deeds 

Type of Instrument: Warranty Deed 

Transfer Fee: $192.60 

Size: 45,000 square feet, 1.033 acres 

Frontage: 150 feet 

Zoning: Ml, Commercial, Warehouse l-story 

Parcel No.: 0609-022-0302-9 
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Ps - atcribute | / oe ae | Oo re ee | es 

Ade tional teature or Ooo o/0.00 O/70.00 070.00 O/70.00 O70.00 oO/70.00 O70.00 O 70.00 O70.00  ~ | 

| attribute | | ae | a | en aS ! | | : - 

fo "OTAL WEIGTED SCORE iti 3.50 3.30 3.40 3.50 3,00 o.00 oo 9.90 oe 

ee : nn 
| - 3
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a wn EXHIBIT -FEI-7 (Continued) | RE Nake es pe 

fo CALCULATION OF MEAN PRICE Ese ns ee - 

: ER POINT AND PRICE PER SQUARE FOOT Jo 

a | ~ Adjusted | | weighted = Price per SF | — | | Poe 

“s Property per SF of GBA ee _ Score : Weighted Point Score Saie Price Poe 

5 | ee, SLT B50 8044 Le SiS 

| aa ole |  $tsz 7 3.80 $0.40 $1.67 || 

| BB 340 O62 ste 

f OO | $1.43 - 3.50 OA $1.34 po 

| So EL 3.00 $0.54 $1.32 fp 

i ee G80 | - o.c0 gO en 

| — OO 0.00 0 rs 

i ee 8 | og god $0.00 Serene - 

oe oo 7 . oe - — TOTAL —“<«é‘“ Nw | de | 

| Centrai Tendency or Mean =X=x/n= == $0.44 0 So — 7 

7 Diseersion or Standard Deviation = G.056 . : | | - | OS | 

a | oe Value range: x - dispersion = O.46 ¢ | 0.06 es ws an aS el SL oe 

. — Grass | Weighted © oe _ ae oo. . oO | . 

| LAND X Point = X (Centrai Tendency + Dispersion) = . oe ae 

zz. 6 free Score - o oo - oo a BO | Oe 

| | OF Subject a _— eo | ees Ce SS | 7 | . 

ee | he | x. B.44 + 0.06 = — | | | | ae 

d a | | igh Estimate of © 1.74 Be Pn ae on 
| 7 | 7 Centrai Tendency af 1.54 ne - | . a : en 

J wa oe oo | - Low Estimate of 1S | - oe a | | 

op, The standard deviatian eavais the square root of the sum ot Le | | : | . 

a foo xe) tar each comparable sale divided Sy nol. | ey | SL Bee -



foc F, Land Development Valuation Model ee fo 

a ee | Application of this valuation model to unplatted office/- fp 

' warehouse land begins with an estimate of the rate at which each : 

B ee of the subject property's land ise areas would be expected to | ~ 

fo The Absorption Rates ttt™” ee 

s Absorption rates for each of the subject's land use | 

a - eategories were derived from an investigation of historic rates aoe 

: | - in the subject's market area. This market area is defined “ig | 

a a being the geographic , area within which uses of the subject - ae 

fe property would reasonably be expected to seek alternative ee 

i locations. An area was identified and is shown in Exhibit oa 

|  III-8, and applies to office/warehouse uses, retail uses, and | - 

| | - office uses. a eo - ee ee & : oF es | 

E | Subsequent to the identification of these market. areas, a pe | 

“ survey of building permit activity during each of the five years 7 oo 

q between - 1978 ‘and 1982 was made. ‘Data on permit activity | ' eS 

i gathered = by | the Dane County Regional Planning Commission was | | . 

| used to identify the individual permits. Once identified, the | 

i | —s- governmental units which issued the permits were contacted and eee 

a} - the actual building areas were obtained from the permits. The | | - 

Gi i - building areas were then grouped into seven separate use ee Pen ee 

: categories. Data showing the Floor area built by building type | ; 

during each of the preceding five years is shown in Exhibit | } | 

a, - III-9. - Also gross data from 1983 was examined and the appraiser oe 

 f found no significant deviations in permit activity from the |
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| - | : , | ; Tae - | ee | : | | | 7 | | | | oe 

a . o 2a! | | a | . | ms | a oe | a 

ee = SUMMARY OF BUILDING AREA (SQ.FT.) CONSTRUCTED = oo ay 
pees SE ~~ sAN STUDY AREAS 1978 - 1982 i 

| | a ee oo ge, | | , | a ah - a Ao 

| at | oo puseecececenecerssssssssceres
rssssssssssssssssssssssssssss

ersarscssrsrssssSssarssssrsrs
sssasssessrsessssessssesas 

fe - MERCAN= = SALES/_ FOOD OFFICE —sINDUSTRIAL ee 

po YEAR TILE SERVICE — SERVICE OFFICE WAREHOUSE = MFG. sy OTHER | 

I. fe oe 

S - 1978 20,855 «5,895 sO TEN 44,050, 736,687 - 30,704 Oe > | 

1979 108,560 13,233 Oe NTE TESTS 36,793 12,000 ® 

4980 189,934 3,700 == 1,800 sBHW92 ss H7B,5B5 12,000 20,656  ~ | 

7 . 1981 7,800. -0- 1,566 35,741 38,992 36,000, Oe 

ft 1982 117,350 4.875 = 4,081 30,444 = 70,722 = 20,000 eee OO 

fj | MEAN 88,900 asi SAT 2,842 | 47,700 | 339,112 | (27,099 | | 6,531 oe a! 

| | (STANDARD DEVIATION 75,185 = 44,8430 2,632 22,327 = s«293,249° ss si«id204T7TT— sO BR Pe



7 previous ‘five years to warrant an adjustment to the subsequent | | 

| absorption rates. Data for 1984 was unavailable. / a ot | 

i | = 7 To apply this measure of demand, we have assumed that - Le 

_ | demand for the various use categories will be equal to the | | 
: . Gvetaue demand over the past five years. oN veviaw of absorptian: | 

rates indicates that the range of activity over the past five oo 

years typifies the range of the real estate development cycle in “fore 

i Madison. | Using an average smooths the pace of development and. | foo 

_ | represents some degree of economic optimism given the level of | 

- - excess supply of - commercial/retail space in Madison and the — The 

f _ probability that. the. subject area will be isolated — by - road - : oe 

on construction during the next five years. _ - - : 

i | ‘The use of building permit activity as a basis for a land : oe 

| absorption estimate is justified by two factors. First, the Hh 

i | speculative demand which has characterized “many | area land cee 

| - markets- cover the past two decades is now very limited by high _ fee 

| ointerest. rates. The rate at which land has been required by 

i actual construction is, therefore, a far more reliable estimate | 5 

| of future demand. “Second, data about | actual building permit | Pe | 

a | activity is far more | accurate than data regarding land 

: } - transfers, which are frequently only transfers from one owner to - | : 

| another related party and do not represent any new demand for 

a sites. However, the use of building permit activity does oe 

a | present one problem; the building area must be converted to 2 a 

e | | ‘corresponding. estimate of the site area required to support the — oo



. S volume of building activity. This is accomplished using a 

normal ratio of building area to land area known as a floor area | 

ration Dae as 
| The floor area ratios for each land use category were | oo 

a fo computed from a sample of existing properties where both land | 

f Jo area and building area were known. The | results of this | 

we investigation, along with market area estimates of site area Pe 

. ‘demand from the average building permit activity occurring over, od 

| the past five years, is shown in Exhibit III-10. In this | 

g oe exhibit, | mercantile, sales/service, | and _ food service were | S - | - 

. combined into a single retail/service category, and the other" ot 3 

= | -eategory, which includes parking lots, etc., was omitted. pes | oe 

g : ‘The total market area demand for each of the land use } 

| categories in Exhibit III-10 is translated to the demand for _ | 

a | land area at the subject site by multiplying the overall” square | 

; hoot feet of annual market area demand by the proportion of total - i 

| demand that the subject property can reasonably expect to - . 

a capture. mo Capture rates were estimated ‘by the appraisers given  _ _ : 

data on the characteristics of the subject property, its ‘current of 

; | 2 competition, and the ‘new competition which is expected to | 
develop during the subject's sell-off period. The capture rates _ 

E - for each land use type and the resulting average annual demand —— - a 

i - for the subject lands, by, category, are shown in Exhibit III-11. — 2 : - | 

| fo These absorption schedules are reliable estimates of | | 

i expected future demand given that the experience of the past | fo 

| five years are indicative of a range of business conditions. _ oa



fo OEE Te os, a oe EXHIBIT L1I-10 a 7 ee 

et} RAGE ANNUAL MARKET AREA DEMAND FOR Oe 
ml. a NEW BUILDING FLOOR AREA AND ~ pea oS 

& ee _ SITE AREA BY USE TYPE > oe Bs 

_ oe Senge CN a 

fe . ANNUAL = AVERAGE ANNUAL Seo 
foe DEMAND | - - DEMAND FOR ps 

Pho ss FLOOR AREA FLOOR AREA ____SITE AREA. | 

USE TYPE (SQ. FT.) RATIO SQ.FT. = ACRES 

f Office ss” 47,700 «0.350 136,286 3.1 °&2+| | 

i | = Retail/Service 97,283 0.25 389,132 8.9 |. 

ee - Non-Retail Commercial - 339,112 0.35 968,891 22.2 os | 

i Industrial ~— 27,099 0.35 17,426 1.8 oe ee 

| a | | Source: Primary aa . - a eS | 5 oa | | a fp



oe : rns : Sos - | | : | : | es ee ae : ee Ce : = 

a . . ppausasaanusseecusssescccsses
sssessescssssscessseesssessse

ssssssecssserrsssssssagssssse
ssssesssassSesesSecesee 

hehe Ts — > be Be 

pes . | oe ANNUAL SUBJECT ANNUAL ABSORPTION . AVAILABLE SITE = —SELL-OFF st 

| : oe wey MARKET AREA — CAPTURE AT. SUBJECT PROP. | | _ AREA | ) PERIOD mp 

pa ae USE TYPE | DEMAND RATIO. (SQ.FT.) (ACRES) — (SQ.FT.) (ACRES) — (YEARS) a 8. 
| | Ogee : - ae . , : ae | co uy. 

oe nn 

ee ee ww 2s 

| 7 Office | 136,286 , 30% | 40,886 © O.9 601,193 13.8 | — 1aT m4 ss 

— &  Retail/Service 389,132 — 10% 38, 913- 0.9 1,091,327 25.4 BRA | . — 

| Non-Retail Commercial 968,891 | 35% | 339,112 (7.8 502,853 © 11.5) 1.5 22 2 

I 
rn



: ee , | a | | | 

~ [| 2, Retail Sales Prices for the Subject Sites = | 

a } AN analysis of the Madison area land market has been made. ; oe) oe = 

for the purpose of identifying sales transactions from which the pee 

to most. probable selling price of the typical sites within each of | | 

os the subject's land use zones can be estimated. The retail price oe ae 

| et derived from a point score analysis of comparable sales will be Ble. 

a | used to derive the land development model, = = | ees ype ue 

f po — | - . 3.7 Development Expenses - moe ey Ss se | 

ft The. following costs and expenses can be expected by ats 

| i | typical purchaser of the subject property: | | - | ; | | ae 

Sale and Closing Costs: Are estimated to be 10 percent of DNs 
, annual gross sales revenue, | an ere oe fp 

| Real Estate Taxes: Real estate taxes are computed in a manner _ Ae. 
i | consistent with the Property Assessment Manual for Wisconsin © | 
@ |  #£4Assessors, Section 8, pages 10 through 14. This technique po 

| requires that the market value of available land for each year | | 
fo be estimated. The available area at the beginning of the year | 

| q | plus the remaining area at the end of the year divided by two | 

~ | yields the average available land for the year. The average _ | 

| available land is then multiplied by the current year's per ws | 

| square foot sales price to obtain an estimate of market value. | 
- Then, the total raw land value (value of bare ground excluding 7 

| streets, grading, improvements, etc.) of available land is | 

i subtracted from the estimated market value of available land. | 

For purposes of this appraisal, the raw land value is estimated |. | 
to be 20 percent of the estimated market value of available |; 

| land. The result is multiplied by the appropriate yearly dee 

i projection term factor which is based upon the investor's |- 

| required rate of return and on the assessor's estimate of the | | 

| length of time it would take the developer to sell all the | | 
7 | land. Based upon the expected sell-off periods shown in Exhibit | | 

: | III-11, the assessor would not reasonably accept more than a fo 

ten-year sell-off or projection period. The raw land value is foo) 

then added back to the resulting product to obtain land value : ee 

for assessment purposes (assuming an assessment level of 100 | 

| - percent). Then, this land value is multiplied by the tax rate — 

. to obtain an estimate of real estate taxes for that year. A tax fo 

i rate of 2.2 percent of assessed value is used throughout this. fo! 

| _ forecast. | a VS a ge Ps



oot Management and Administration: This is estimated to be a fixed | | 
| charge of $1,000 per year for each land use group, plus one _ po 

---percent of the full retail price of the average land owned | 

' | (beginning area plus ending area divided by two) during the | — 

: - year. ee eee ene | | | - ee Oe 

_ ss Special Assessments: The City of Monona has installed | oe 

| improvements) and levied special assessments against the 4 - 

a - - property. These are to be fully amortized by the property owner | — 

| over an eight-year term with interest on the unpaid balance | | | 
| - charged at 10.5 percent. The installment to amortize is po 

_ - calculated just as it would be for a conventional mortgage. | fees 

i However, the special assessments contain a due-on-sale clause oT 

| that requires that all outstanding special assessments on a fou 

given piece of property be paid when the property is sold. This pe 

[ | requires periodic partial release payments. For purposes of | 

FF | this computation, it is assumed that all sales are closed at the | a 

oe end of each projection year. This implies that’ the “pe 

q - owner/investor would pay interest on special assessments for the poe 

entire year and then = pay off a portion of the special fo 

a assessments equal to the outstanding balance at year end times a 

. the proportion of land sold during the year. This partial | | 

f | release payment will also trigger a reduction in the annual | 

installment to amortize in the same proportion as area sold to © : 

: the beginning land area, © ce IS oe ee oe Se 

at OR ges woe oe 4, Required Rate of Return ne pees | es 

a fo | Data regarding the rate of return that would typically a . 

: | required by a probable purchaser of the subject is best obtained _ : 

fo from interviews with investors who are actively involved with - 

i po projects that are similar to the subject. ‘However, each project. al - 

is unique and the rate of return is inextricably related to the — Joo 

[ risk inherent in the assumptions which are made about the [| 

| | investment's performance. In this case, the assumptions | with =| me 

' , respect to sell-off. periods, retail market prices, _ required | a 

j a ‘ capital expenditures, and holding costs are believed to be |. | 

de reasonable. The perceived risk of an investment of this type is | | 

i } generally regarded as inherently containing more risk. © However, : / 

: Pe -AMCA International will be forgiven a significant. portion of a |



os special assessments to pay for roads and utilities if all AMCA ete s 

9 ue International lands achieve a value of $4 million by January 1, — : 7 

: 1988. Based. on this, a discount rate of 20 percent is most - | 

i applicable to the subject property. a “s ESS os | . | - ; 

, Se 5 opteaneing Deke 

ae Expected financing is with a fully amortized mortgage at o 

a “ 14.25 percent and a term of no more than Six years, or. the | . 

parcel absorption rate in years, whichever is less. | Mortgage | . 

q | principal 4s ‘set by a maximum debt cover ratio of 1 225 based. on | 

i first year! Ss projected cash flow. | | - ; oe _ 

| | oes | 6. Calculation of Bulk Office/Warehouse Lands 8 _ 

i | a ‘Out put from the land development model shown as Exhibit 12, | 

{ | applies the data and assumptions described previously to derive © | a 

| - an estimate of market value before the taking of $953,311, or | S 

S| sosx,c00, ee 2 

i GG The Final Value Estimate Before the Taking pe 

| | The majority of the subject lands have been valued via the | 

A - traditional sale comparison approach. | Bulk office/warehouse | _ / 

; lands were valued by a land development model. This approach, | 

i | | as summarized in Exhibit ITI-13 > results in a $2,145,000 market | 

i . value “estimate for the entire subject property. - Total value |. 

|. results from a summation of the individual values derived ‘from ve 

i Ss | each component of _ the property. This value | conclusion has - 7 | 

: 7 anticipated the risk/return issues. a HG | oe . 7 a



| oe Yo | 2 | | 7 oo — 

. - EE BE o oH LAND DEVELOPMENT VALUATION MODEL | Oe Oe ee a 

po aan in a | | FOR A TYPICAL MARKET PURCHASER ee Og Be | — 

oe . 4 : oe , : : 
. 5 

2 ‘ 
; : = . 

| oy : | | z | | | | ca | | coe : = 

| | | | iB a = | : | : | 2. 

| | | | | | a : / | | A | ee = 

! . 
: : 

* : . : : , : : : 
. uo : pean sees 

. oo Beginning Site Area - oe 926811 moe OO : 7 | . | | pE 

Average Annual Land Sales (s.f.) (S392 : | | , ! wes eS, a | | 

: 7 ‘Initial Sales Price ($/s.f.) 1.55 | an - | - : | | | | orn 

: Re Increase in Sales Price (Z/¥r.) 4.00 | ae a Pe 7 | | | os | 

7 . Sales & Closing Costs (% of Sales) 10 co | : oe | Oo ce 8 mm 

a Assessment Bata: | of a | 7 | oe a - : - w | 

eo Raw Land Value (% of Ava. | | | : : oy 7 ~ os | 4 | 

| ne Land Value) we 20 a oe a | ae a a 

| . Yearly Proyection Tera Factors 23% OE 64 66 6G 72 Ad 79 -83 -88 7 i | 

; : | Tax Rate (Z of full value) 2.20 | oe | | | a Co 7 | 

oe | Hanagenent S Administration Expenses: | | a : | | | | eo ee 

- | | Fixed ($/Yr.) Oe 1000 Oo : : | ae No | 

. | Variable (Z of Avg. Land Value) 1.00 coy ty | | . ee mAs | a ke . 

ue | MORTGAGE AMOUNT 0 468060 | | | - eee | | me 

ANNUAL FAYAENT . — 202428 a ees - a | | | . 

oe co ANNUAL INTEREST RATE 1425 _ oe ; a a | 

i. a Pascount Rate (OLXXXX) | : 2 Fe | - - ae | oe



| a - LE es a, | oo | — oe 
| : nae - | | | os | Oo ge 

wg SOUTH TOWNE LAND DEVELOPMENT MODEL: OFFICE/WAREHOUSE LAND phe ve ee | oe | | | oa a | 

oe ee | | | | | BE eo rs ee 
| YEAR - . 1 2 3. 4 5 : 6 7 8 9 10 oS 

te eee , oo , eee came eee cece teen cree eben ceecee ee ceeeeeee ce ceeeee reece ees coer eens seteecee, | - a 

| co Available area-Begin Yr.(s.f) | 926811 587699 248587 — o 90 0 Oo oo 
ee | Area Sold (s.f.) 339112 339112248587 sO 0 0 0 ee ee a 

Oo Ch Renaining area-End Yr. (s.f-) = 587699248587 i nt te o- oO oO oO | ad = 
ee oe Pet. of Total Area Sold During Year = 36.59 = 57.70 = 100.00 = 100.00 = 100.00 100.00 100.00 100.00 100.00 100.00 — - Oo ee 

a | oe Sale Price ($/s.f.) | ASS 1.61 1.68 © 1.74 9 1.81- 1.89 1.96 2.04 2.12 2.20 | at 

oT aan Gross Sales Revenue — 525624 546649 416751 = 0 0 i’ 0 o 0 Oo — Fe 

ce Less: Sales & Closing Costs — 52562 59466500 406750 o . a 0 0 0 | om 

ee | Net Sales Revenue ts 473061 491984 375076 0 0 0 0 o oO o | = 

- Less: Real Estate Taxes | 17353-10202 3264 Oo 0 0 9 9 o 0 4 

a — Lesst Management and Administration = 12737 7740 3084 oO | OO oO @  @ 90 — ee : 

: : Oo Less: MORTGAGE PAYMENT | 7 8 ma | _ 

Bo | WORTGAGE BALANCE (6 B.O0.Y.) = 468000 332262177181 oO © 0 0 oO oO 0 Oo 7 

a | oo Interest Rate 4425 ADS 425 42S AZS NADH ADS ADS NAZG AAS cs 

7 wi Interest (8) 66690-47547 25248 Qo 0 o oO 0 0 0. No 

ae Payment (6) — os 202428 «69202428 «696202428 0=—ti(iti«i o oO 0 o 0 o- | oe 

| Principal ($) © ed #4395738 «155081 = =177180° oO 0 0 oO O.| oO oO eO 

- | : a | 0 0 o ©. 0 0 o 0 re re | < 

oe . oy _ wee ee 20 a mee ee am ae reer aiaas eee Me mmm eee ct . 

| | Cash Throw-utf 240543 271615 = 166300 oO 90 0 OO 0 Oo. 0 oc 

oe ee . NET PRESENT VALUE OF THE EQUITY = 485311 oe — - Pe Se 

|. | YALUE OF AOKIGALE | 468000 oe DE a oS a 

oo | TUTAL PROJECT VALUE | 9833 - | | oe | | - Se



 — me am ss = aenmwimwm meee Se we eee Ue Cee 

poe | ee ee ee ee a = oo ee ge 
pg el DCE Se et ce ELIS OS ee 
ao . ae | . | Sn | | - | ae 

oan SUMMARY OF MARKET VALUE ESTIMATES. oe BR ES ae 
- LE ye ge Sg | BY LAND USE TYPE © mee | - eS 

es ZONE oan SQ.FT. ACRES = = §$ | $/SF S/AC ee 
oT 2 U8 as one | SEE ie Se gti pe ee ee 
oes Sen ee ee ne |  §. 

| Office oS 344,096 7.90 §$ 442,877 $1.287 $56,060 

poe «OF Fice/Warehouse 171-191 ° 3-93 £§ 163,259 $0.954 $41,542 - | prs | | uu | a a : oe 

poss '  Office/Warehouse 926,811 21-28 $§ 953,311  $1-028 $44,798 = 

— 2p Office/Corporate | 369,998 8.50 £§$ 585,244  $1.582 $68,852 | _ | 

- | TOTAL 812,096 | 41.60 $2,144,691 $1-184 $51,555 © = | | 6 AE Oe | | na 3 | 7 

Bf He EE | ROUNDED $2,145,000 es re oe 

POS Ss Ce 
| Seurce: Primary an | OT ee A ee | oops | | 
pe oS es | Pane ; | oe cae Oo Ses 

- | Ss ee Bs OP ee OEE SS erg 0 |



a ee This market value estimate reflects a per acre price - 

[ approximately $51,555 which converts to approximately $1.18 per _ Oe 

.| - - The estimated absorption rate, retail prices, development ; - Cs 

oe expenses, financing, and required rate of return are combined in | 

q SE the . Land Development Model, presented in Exhibit TII-12, These yee | Me 

models derive an estimate of gross revenues’ from sales and fp 

deducts expenses “ineluding special assessments and mortgage Je | 

a | payments to yield and estimate of the cash throw-off to the | | 

equity position. The estimated value of the equity position is” a 

i then the present value of the cash throw-off discounted oat the | oe 

, rate of return that would be required by a typical market 7 | 

i | investor, in this case, 20 percent. The resulting estimate of 

j | | value | to the equity position of of fice/warehouse lands is shown | 

to be $485,311. Since a purchaser of the subject property would fo 

i | | also. receive the proceeds from the mortgage, the value of the. | | ; : 

| entire property is the value of the equity plus the value of the 2 | 

i mortgage. In this case, bulk office/warehouse lands would be Of 

i Boe ($485,311 + $468,000) or $953,311, or $954,000. | ee pe 

| on conclusion, the estimated market value of the subject | 

i property and ‘property rights” described herein, before. the 

| taking, as of May 1, 1985, is: an a a S Le / . . 

i TWO MILLION ONE HUNDRED FORTY FIVE THOUSAND DOLLARS ==sdT 
; noe ae | | : ee - ($2,145,000) ee | | cee | 

i — ee —— a ~ 77 ——— a __ a



5 - oe ee oh ee ae | as 

i IV. VALUATION OF THE SUBJECT PROPERTY AFTER THE TAKING = [ome 

J pee Applying» the comparison approach and the land development pees 

: = ‘valuation model in ‘the — after situation requires some foo 

§ | = modification resulting from the introduction of the highway. of | | 

| | the «original 41.6 acres, the taking constitutes an area 11.08 pe 

i; | aeres (0.21 acres were added to 10.87 acres for. a cul-de-sac at | | 

q the end of Gisholt Drive as described in Section IV-A) leaving a [eee 

total remainder of 30.52, with a portion north of the highway of _ 

{ 19.08 acres plus a limited highway easement of 0.29 acres. | . 

| South of the highway acquisition area the remaining parcel | 

i | contains 11.44 acres. ss— a - : ee ) 

| wee : A Valuation of Office Lands en ee 

oe The taking has reduced the office lots (Lots 17 through 22 po 

a of the First Addition to South Towne) to fragments totaling 2.75 | 

i LS, acres. “Much of this parcel is too shallow for development SO_ a are 

- that the parcel is limited to only one user. In addition, there a 

i was no provision made in State plans for 5 cul-de-sac at the end | : | 

_ of Gisholt Drive. An additional 60 feet of right-of-way would on 
f - S be “qace bears naducing the reel ve fragments te by | 5 b00 [a 

5 square feet to 119,938 square feet, or 2.75 acres. Therefore, fo - 

| | the sale of remaining office land will take place as a single — es 

J acreage sale resulting in the fol lowing value: sy © oe do 7 

: | A : | / 7 : Jo



i Total Square Feet ==—‘119,, 938 eee eee 

_ | Price per Square Foot © ____$1410 [a] (2.20 times .50_ pecs 
a = ey | | | | Ma usability factor) = | 

Value $131,932 Pe EE 
i aoe : Less 10% Sales Cost $13,193 - oe co mes | - | 

7 Net Market Value 0t—<“itsts— cae Es, pe eh es 
‘ |  -—s After the Taking a $118,738, Rounded to $119,000 = oe 

| [al See Office Comparables in Section III-C. wo NE a 

: |  &B. Valuation of Bulk Corporate Home Office Site eS 

i The) sunplatted price southeast of Gisholt and Engel Drives | / ie 

a is reduced from 369,998 square feet to 327,136 square feet as - 

g the result of the highway taking. Although the subject may now | ~ 

enjoy increased site visibility, that advantage is negated by _ 

i the inconvenient access limited to the off-ramp west. of South | | | 

i | Towne Drive. Previous access alternatives from the Gisholt, | 

| Raywood Road intersection, and Bridge Road intersection are cut to 

a off by the taking. There is not a substantial reduction in size | | 

| ; to warrant any size adjustment. Therefore, the estimated market - a 

a value of the corporate home of fice site is as follows: | | oe 

a oe Total Square Feet E Peon 327 , 136 ue ol Be : 
a Price per Square Foot ae $1.85 [bl] | ; | | oe 

i Vetue 8 oe go, 202 Se 
of Less 5% Bulk Land Sale _— $- 30,260 ee fe 

a Te Less 10% Sales Cost. _ $57,494 “SEs o vs - - ms | | ee 

fo = Net Market Value — - a : | a 2 pone fee a o 
i | After the Taking Sag eS $517,448, Rounded to $517,000 ce Pa ah 

8 [pb] See Corporate Home Office Comparables in Section III-D. Teepe =



i fo C, Valuation of Industrial Lots = ttstiéiYdtS 

ma | There is a spot market in industrial land sales which makes | | a 

i the application of a market comparable approach a . reasonable | . 

i alternative for Lots 22 through 25 of the Royal Addition, = = = ~— | | 

} Comparable Industrial Sale Nos. 1 and 2 of Glendale - 

d Industrial Park (Exhibit IV-1) have the same advantage as the a 

|. subject in terms of access to the Interstate sy stem. This area, - 

i . like the subject, also has contiguous space for future a 

, development ‘growth. In the appraisers' judgment, only a time oh 7 

| adjustment is required because the comparable ‘properties are oo ee 

f otherwise similar. The four-lot area will be sold it: one lot | . 

~ | per year at 2 retail price of $0.50 per square foot increasing coe poe 

i at 1 percent per month with a discount rate of 25 percent and a oes 

| | sale cost of 10 percent. Therefore, market value of the Oe | 

| industrial lands is as follows: : | | | 

| SR $/SFo0CRESOLUTION = T 
i me wo mn nn on 

po Progress Road Lot 2 $0.53 $0.54 $0.50 per acre 

i Hs Progress Road Lot. 2 $0.38 a $0.45 - - 7 a 

Retail Price = $21,399 +: $23,967 $26,843 $30,064 oe 

i : es Less 10% Sales Cost 24139 24397 = 2,684 3,006 . : oe : 

. Subtotal $19,260 $21,570 $24,159 $27,058 ce 

| | . “Present Value | ee | See - | a Se 

- | at 256 $15,408 = $13,805 = $12,369 $11,083 

- Present Value | : ; | oe _ 3 oe 

a Se After the Taking $52,665, Rounded to $53,000 Pe ;



- - — ENDUSTRIAL COMPARABLE SALES)” oe a es 
. | “ a an : sea a . a . f ‘ . —e . \ ae | oo 

an - a : 7 " eels a Coy, ey ype 2 
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EXHIBIT IV-1 (Continued) . 

COMPARABLE SALE NO. 1 

INDUSTRIAL - VACANT LAND 

ioe el = — ix 

ry 

Location: 2617 Progress 

Sale Price: $40,500 

Sale Price/SF: $0.53 

Seller: Glendale Development, Inc. 

Buyer: Robert E. and Martha Ann Walters 

Date of Closing: 4/18/84 

Recording Data: Volume 55537 Page 61, Dane County Register of Deeds 

Instrument Type: Warranty Deed 

Transfer Fee: $121.50 

Size: 46,474 square feet 

Zoning: M2 

Parcel No.: 0710-222-0087-9 
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EXHIBIT IV-1 (Continued) 

COMPARABLE SALE NO. 2 

INDUSTRIAL - VACANT LAND 

bo 
= 

ae 

—_. 

Locations: 4501 Tompkins; Progress Road and Tompkins Drive 

Sale Price: $119,644.80 

Sale Price/SF: $0.39 . 

Seller: .Glendale Development, Inc. 

Buyer: Warman International, ines 

Date of Closing: 11/26/80 

Recording Data: Recorded 12/3/80, Volume 2434, Page 7, Dane County 

Register of Deeds 

Financing: $34,000 down payment, $85,644.80 balance, interest rate 

l percent over "prime rate", first payment due 3/1/81, and 

interest payments made every 3rd month thereafter. 

Interest rate redetermined every 3rd month beginning 

3/1/81. One-third of balance outstanding due by 3/1/82. 

One-half of then remaining principal balance due by 3/2/83. 

Three-year balloon for balance. 

Instrument Type: Land Contract 

Size: 307,534 square feet 

Zoning: M2. Industrial 

Parcel No.: 0710-222-0301-3 i 
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| Valuation of Bulk Office/Warehouse Land to be Platted = | 

| | The taking has resulted in a land reduction of 215,546 — oe, 

a | square feet. Output from the land development model, shown in | es 

a eo Exhibit Iv-2, applies the data and assumption as described | 

: | fo earlier in Section III arriving at an estimate of market value. fo 

B | of $775,017, after the taking, rounded to $775,000. si (iti‘id 

J ss sg, Final Value Estimate After the Taking — LOE as 

© {0 For each type of land in the before situation, the = | — 

f J ‘remaining ‘lands ‘have been valued using the same methodology. | | oe 

The results, “summarized in Exhibit IV-3, total a $1,465,000 | en 

i market ‘value estimate for the entire remainder ‘property. This 

f | market value estimate can be restated as $47,964 per “acre, or 

- | $1.10. per square foot for a bulk purchase of a development | 

| - project totaling 30.52 acres of platted and unplatted lands. — | | 

| | | Therefore, the estimated market value of the » subject | | 

| | ; : property and property rights described herein, after the taking, | | a 

2 | as of May 1 , 1985, is: | | ove _ , | me | oe 

deveecs ONE MILLION FOUR HUNDRED SIXTY FIVE THOUSAND DOLLARS oe ee 

5 es ; - os : ($1,465,000). cs o - : : a ,



we | oo | - | LAND DEVELOPMENT VALUATION MODEL — | | | a 

, Cw LE Ras Oe ees FOR A TYPICAL MARKET PURCHASER — | | ees = 

| | | - | , | | a | Q 

ee eens es : a | : OS | | oe : a et 

ies oe | OO ce | LAND DEVELOPMENT MODEL : 7 | oe | a | : | | 

: 7 Beginning Site Area 741335 | : rr | we . | 
es ras Average Annual Land Sales (s.f.) 539112 | : ee Se ae | aa m 
oe © | oe Initial Sales Price ($/s.f.) 1.55 Oo a ean as 

_ a Increase in Sales Price (Z/Yr.) | 4.00 ——— So | Los — | 
| —_ Sales & Closing Costs (% of Sales) 10 oe | ee a8 ~ 
— | Assessment Data: we! Co Ss | | : | aa 
ow Raw Land Value (2% of Avg. a oe Oe | —_ 

| : Land Value) a | 20 : OO | . | <= 
Ss Yearly Projection Term Factors — 059 61. 64 66 069 72 7S 79 si BS .88 w 
a J. Tax Rate (% of full value) 2.20, oo 7 Bo | 

: | : Managenent & Administration Expenses: | | | | : : es oa 
| Fixed ($/Y¥r.) | . 1000 | S | 7 | | Cte: - | 

fo | Variable (% of Avg. Land Value) “1.00 — Oo | | | : oe oo - | 
fp - — MORTGAGE AMOUNT | 393000 Sy | - a - : | 

| , ANNUAL PAYRENT | - 209569 Oo | oo UA 7 — mt Ce eet a 
: oo | | ANNUAL INTEREST RATE a 01425 | | - : PA a ea oe 

7 a Discount Kate (0.XXXX) — ry ae - a | Te i eS |



Le ee | ees : - oo oe s. - | - | | | a 2 

| | | a oe ees 7 | | | a i | oy a | es | Sg | , : oe 
7 - | | | oe a an EES - ay oS oe | ss SOUTH TOWNE LAND DEVELOPMENT MODEL: OFFICE/WAREHOUSE LAND ===” . | a | ee wie Q 

| es YEAR ee ee RB a 7 8 9 10 oO 

a | Bes Available area-Begin Yr.(s.f) — W395 «372229 att ti 0 0 oO O | eee a 
es oo Area Sold (s.f.) : — -33ett2 33912 BNE 0” oO oOo  @ ES 
oes oa | Renaining area-End Yr. (s.f.) 372223 33 Oo 90 0 0 o 0 0 0 a ee 

Oo Pet. of Total Area Sold During Year 47.67 91.10 = 100.00 100.00 100.00 100.00 100.00 100.00 100.00 100.00 re ee 
— Gale Price (6/s.f.) | 1.55 1.61. 1.68 1.74 = 1.81 1.89 1.96 2.04 2.120 2.21 | | | : 

| ss Gross Sales Revenue — §25624 54664955510 0 0 0 0 0 i EB | 

- ne Less: Sales & Closing Costs $2562 54665 S551 _— Oo 0 0  @ 9 9 0 ow 
oe on mo, meee emer mewn nme Reem nan Meet emma nen Senn me Seem ome — 

Net Sales Revenue oe 473061. 491984 «86949957 a a 0 0 0 _ 

| , Less: Real Estate Taxes. oe ARATS 49450 AH <0 0 0 0 0 0 » 
: of; : Less: Management and Administration 9398 4267s: 1278 0 0 9 OO O = 0 0 

7 | Less: MORIGAGE PAYMENT - | om ye | eens . | a 
ov isy MORTGAGE BALANCE (9 B.O.Y.) 3974000 239434 = 3984 si o oO o. o 0 0 O 

ne © Interest Rate | 21425) 042500 1425 0425 1425 | 4251425 N25 M25 425 a 
ee i Interest ($) $6005 SANTF FTN 0 0 a 0 0 0 0 | .. 

ee Payment ($) © s -209569 = - 209569 = 63984 0 0 o a 0 | > 
oy Principal ($) | , 153567 175450 = 54864 00 0 0 o- oo | 

| , pe | 0 0 0 0 0 oO 0 0 0 — oO | a oe 

oe oe Cash Throw-Off = s—i<“<i«~—‘“‘~*ésNBOO27ZVOD «157327 O° 0 oO 0 . @ 0 a 

ee | NET PRESENT VALUE OF THE EQUITY = = 382017 33 | ce | | oe ae 2 ay 
aoe | VALUE OF MORTGAGE = ——~—s—sé«iSFLL- a ace moe : ere a wii | | 
3 ; TOTAL PROJECT VALUE | PP50N2 0 a ae coanene | oe -



perenne we He EE waimihkhm Se eH HH Ee Ee Ee eS 

os eee | oa — | | Be | - | 2 oe | a | ee , So ad 

| Oo es Sua oe aa | OO a | a 

|] SUMMARY OF MARKET VALUE ESTIMATES =” on oo os ae 7 a AFTER THE TAKING BY LAND USE TYPE - oo me ey “a 

| ZONE AS, SQ.FT. ACRES  ——_ §  $/SF —  $fAC é 

a Office = =———iS I Q0————“—ia TSS OB 7BB $0.992 $43,177 | rm 
oe | | 7 ee a a we | Co | | os 7 | x 

ae | , a Bulk | | ; | | ae ce | eo a w 
os. Of Fice/Warehouse 711,335 16.33 $ 775,017 #+£.$1.090 #£$47,459 = 

7 | Corporate | A Sg ae a | . - _ T 
ne Home Office = 327-136 ~~ 7-51  $ 517-448 $1.582 $68,901 ww 

oT | Industrial = _—171-/191 © 3-93 $ 52,665 $0.308 $13,401 oo 2 

fp TOTAL © 1,329,371 30-52 $1,463,868 $1.10l1 $47,964 _— | 
CGE Se as | ROUNDED) $14465,000 0 

oe es oe - Source: Primary | oo ee — eS Oo sO |



fo oo ow DAMAGES TO THE REMAINDER aa ae oe 

| Oo - eee A. Utility Over Improvement — : | - - — 

A | | | To analyze the special assessment liabilities remaining the | : 

responsibility of AMCA for infrastructure eliminated by the | 

i | taking of the S highway corridor, — the / appraiser requested . , 

| D'Onofrio Kottke and Associates, Ine., ‘to analyze the damages. | 

‘D'Onofrio Kottke and Associates, Ince, were the original - 

i | engineers for the design and development of the infrastructure. oo L . . 

Their calculations are included in Appendix @. In summary , : 

d their computations “indicated excess costs of $0.24 per square | Oe 

4 | Foot for Lots 10 through 13 totaling 317,822 square feet for a _ “a8 

- total of $76,520 of redundant cost. In addition, D'Onofrio and a 

7 Kottke estimated that the 275 feet of Gisholt Drive. obliterated | Ae 

- _ by the highway corridor represented cost absorbed by AMCA tho ee 

oo their overall special assessment program of $24,750. a a eee | oe 

a eee The redundant improvements or destroyed elements of | oot 

m infrastructure, which were the liability of the developer, | 

| : represent a severance damage of $101,270. eg ae | es SLs



L aie Riad, to — — 

} «VI,» FINAL CONCLUSION AND ALLOCATION OF DAMAGES oye epee 

ss The «Fair Market Value of the larger parcel as_ of May 1, — a 

f } 1985, is $2,145,000. The Fair Market Value of the remainder | _ os 

parcel as of May 1, 1985, assuming completion of the highway | 

| relocation project, is $1,465,000. — Lae Ga Se es 

ee eee The differential of before and after Fair Market Values | | 

a | assigns a value of $680,000 to the 11 .08 acre area of taking. : Bo 

"i Severance damages to the remainder as the result of | © 

super-adequacy of infrastucture or. loss of infrastructure — i 

a , assessed to the developer, not otherwise compensated for above, _ a 

: is $101,270. — | oe ee | 

‘Total loss of property value and severance ~ damages is | | 

| $781,270 as of May 1, 1985. Se Se - an | to



} CERTIFICATION OF VALUE a ee AP 

The appraisers further certify that, to the best of — our pees. 

fo knowledge,” the statements made in this report are true and we 

a 7 a have not knowingly withheld any significant information; that we a es 

ve have personally inspected the subject property, that we have no . | 

| 7 interest, present or contemplated in the subject property or the de a 

fo participants in the impending transaction; — that neither the | | 

_ | employmeht nor compensation to make said appraisal is contingent 

upon. our value estimate; and that all contingent and ‘limiting : we 

5 | conditions are stated herein; and the fee charged is consistent | _ 

| with our usual charge for appraisal services. _ ee oe Poe 

a - Estimated Market Value, as defined, of the “property taken - | 

G | SEVEN HUNDRED EIGHTY ONE THOUSAND TWO HUNDRED SEVENTY DOLLARS 

Pe a IBTGATOD 

| ral eg ee 

| craig p,nmeertefa mere 4 ee
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— {| PROFESSIONAL DESIGNATIONS Pas 

d oP Bn a SREA, Senior Real Estate Analyst, Society of Real Estate Appraisers i fe 

a o . CRE, Counselor of Real Estate, American Society of Real Estate — | fp 

ql } Counselors aE oo. SeaTe a Pe 

2 fo!  CPCU, Certified Property Casualty Underwriter, College of Property ms, a 

i © Underwriters ce ee oe es 

6 

i | -Ph.D., Urban Land Economics and Risk Management - University of Wisconsin _ 
ot Sy Master of Business Administration Security Analysis - Marquette University SS 

i Bachelor of Arts - Rollins College 2000 | | ee 

| - ACADEMIC AND PROFESSIONAL HONORS oe oe 

5 Chairman, Department of Real Estate and Urban Land Economics, _ a a 

! | - School of Business, University of Wisconsin | ee Ae Tgee Se ! | 

| Urban Land Institute Research Fellow 42 - coe fo 

| University of Wisconsin Fellow © ce 7 . eS fo 

a | Qmicron Delta Kappa eee a oS oo | 

) | Lambda Alpha - Ely Chapter — - Pe | ) - | 

BP Beta Gamma Sigma | eae - ne 7 cae oe 

a |} ————”s Wil iam Kiekhofer Teaching Award (1966) AE fo 
. Urban Land Institute Trustee = ae . pie Se od 

. 7 = ROFESSIONAL EXPERIENCE 

: yo | Dr. Graaskamp is the President and founder of Landmark Research, Inc., tetas 

which was established in 1968. He is also co-founder of a general a | | 

i qome nS contracting firm, a land development company, and a farm investment fp 

Ss | corporation. He is formerly a member of the Board of Directors and — fee 7 

| treasurer of the Wisconsin Housing Finance Agency. He is currently fo 

= : a member of the Board and Executive Committee of First Asset Realty = naa 

q - Advisors, a subsidiary of First Bank Minneapolis. He is the cor | 

| designer and instructor of the EDUCARE teaching program for computer = | 

applications in the real estate industry. His work includes substan- - 

; poo - tial and varied consulting and valuation assignments to include cee es to 

_ investment counseling to insurance companies and banks, court | one ces 

| ss testimony as expert witness and the market/financial analysis OF | 

, various projects, both nationally and locally, and for private and | | 

a Petes es corporate investors and municipalities. A a | : - 

a = — _ — - 41 — —— _ _ | |



oS | one oo 

ee ; os CRAIG DHUNGERFORD © | oe - fo 

1 EDUCATION EE OES apa 

fo Master of Science in Business; major in Real Estate Appraisal — . - a 
fo and Investment Analysis - University of Wisconsin - Madison ae 

q a - Master of Arts in Landscape Architecture - University of OS ae 

po | Wisconsin - Madison  —y oa | Ses | oe | i“ 

q Bachelor of Science in Landscape Architecture - University of es 
» | | Wisconsin - Madison rare mo Cs | 

| — PROFESSIONAL EXPERIENCE = — ee 

a | Mr. Hungerford is currently associated with Landmark Research, _ oe 
: Inc., aS an appraiser and research consultant. He has a - - yo 
-_ | - variety of experience in valuation, feasibility, and land > a | 

A] . use studies for private, corporate, and municipal clients. ee fo 

| cy His specialties include computer applications and simulation ee eee 

| | _ for development and wilderness and valuation purposes. the EE oe
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. po / et | | LEGAL DESCRIPTION ae . ae - oe 

-_ Cll Ce | | : Project: 1206-02-27 | — | | en oe 

d nee Parcel: to. | oe roe | es ee 

mes Owner: ANCA International Corporation So A an PE ep 

fp | Interest Requried: Fee, LIE & Access Rights pee oo | mo | | 

a So | - Fee title in and to the following tract of land in the City of Monona, pe 

| ee - Dane County, State of Wisconsin, described as a parcel of land in the SEI<-NEls . Des i! 

= : a and NEK-NE':, Section 30 and the SWi-NWs and NWy-NWy, Section 29, all in T7N, oe | 

os R10 E, and being part of Lots 17, 18, 19, 20, 21 and 22 of the First Addition — ee 

- '| | to South Towne Plat and part of Lot 4 of Certified Survey Map 3059 being part | | 

=o 3 a | of the Replat of Lots 15 and 16 of South Towne Plat. - | ae a ae 

7 Oo Said parcel includes all that land of the owner contained within the a | | | 

De, | following described traverse: - | | we | : 

| - Commencing at the northwest corner of said Section 29; oo oa : | 

= : ee | ‘Thence § 0°-59'-59" W, 1,264.49 feet; Se DS ae . 1 : 

| | | ae | Thence N 89°-25'-14" E, 772.78 feet; — _ | | | ce . : | 

| | | 4 | - » Thence N 0°-34'-46" W, 120.00 feet to the point of beginning of said - a | oo 

an a : _ traverse and a point of curve of radius 13,630.99 feecr (from said potnt the © . ee 

a long chord bears N 88°-5§8'-48" E, 209.66 feet); =  — - ve - | | : 

i | . | . Thence northeasterly along the arc of said curve to the left, 209.66. — | . 

. . . . . feet; | [ 
| 

a a 

| | | | Thence S$ 41°-34'-19" W, 396.36 feet; — | a | _ pe | 

| | | | Thence S 74°-48'-18" W, 566.09 feet; . . a oe a 

wet a Thence N 0°-34'-46" W, 220.08 feet; | | | | | / | 

: Thence S 89°-25'-14" W, 1,163.50 feet; | | : oes | me 

, | o | Thence N 0°-20'=20" E, 215.03 feet; : | . me | Po 

a | a - Thence N 89°-25'-14" E, 1,764.16 feet to the point of beginning of said : | 

4 traverse. _ me on oe | . Bee 

a | , : Said parcel contains 10.87 acres, more or less. 
| cs 

| why Also, all existing, future or potential common law or statutory easements. | a os 

oa | oe or rights of access between the right of way of the highway, currently | | . 

oe ot designated as U.S.H. 12, and all of the abutting remaining real property of | | 

= | the owner, whether acquired by separate conveyance or otherwise, where the oo | 

, | - following described real estate abuts on the said highway: That land of the | no 

P 7 owner in the SE-NE's, and NEI,-NEX, Section 30 and the SWi-NWy and” NW4-Nw's, - - os 

ao - x Section 29 all in T7N, R 10 E thereof, lying northerly and southerly of the ee * 

, t. | | | Shy above-described traverse. | - | : | re 

. a , te Also a limited highway easement for access including for such purpose the _ | 

_— ys ag te right to operate necessary equipment thereon, the tight of ingress and egress, a | 

. | oe BR as long as required for such public purpose, including the right to preserve, | | 

| ne 7 - protect, remove, or plant thereon any vegetation that the highway authorities — : - os 

— ll | | Mots may deem desirable to prevent erosion of the soil. This easement is to | aS 

oo nr EE terminate on date the construction of this project is completed, _ : - ee 

— | | - In and to the following tract of land in the City of Monona, Dane County, , | 

| . a State of Wisconsin, described as a parcel of land in Lot 4, C.S.M.. 3059, being | oe a 

| oe part of the Replat of Lots 15 and 16 of South Towne Plat, Section 29, T / N, R 7 Pe 

- | «10, the NWy-NW, thereof. Said parcel includes all that land of the owner | oe 

— | a ee contained within the following described traverse: Bae EES | co — oa 

: ae | Commencing at the northwest corner of said Section 29; | . re ne 

" oo COE a, ‘Thence S$ 0°-59'-59" W, 1,144.44 feet; | aes re ft | 

f . pl is | 7 | | | a a | a |



Oe dT | | , | 

Z 7 ‘Thence N 89°-25'-14" E, 415.37 feet to the point of beginning of said Ss ea DE ee i 

ee traverse; - | ane oN 

po cine Thence N 48°-34'-44 W, 290.99 feet; | Cee ee | a a | a 
d oo | ‘Thence N 45°~36'-10" E, 30.08 feet; oe 7 | OBE a 

- | — ‘Thence S 48°-34'-44" E, 322.12 feet; | a : | ee 

Pe a - Thence § 89°-25'-14" W, 44.83 feet to the point of beginning of said | - 

| | a ss traverse. | oe | | ee Oe a | BS oe 

=_ | es Said parcel contains 0.21 of an acre, more or less. — - fo _ 

“i | | | Also a limited highway easement for the right to construct cut or fill e | ee 

Poe | — slopes including for such purpose the right to operate necessary equipment : a 

| | i. | thereon, the right of ingress and egress, as long as required for such public | oe | | | 

ee | purpose, including the right to preserve, protect, remove, or plant thereon m _ 

| 2 | | any vegetation that the highway authorities may deem desirable to prevent | | oo 

ss erosion of the soil. This easement is to terminate on date the construction | ve 

oo 7 | of this project is completed... oe | | : | a 

pe | ‘In and to the following tract of land in the City of Monona, Dane County, : 

. | «State of Wisconsin, described as: A parcel of land in Lots 20, 21 and 22 of | a 

L | | the First Addition to South Towne Plat, Section 30, T 7 N, R 10 F, the NE-NE', Oo 

| thereof, Said parcel includes all that land of the owner contained within the — a | 

oS | following described traverse: - | ao | : a 

| 7 + Commencing at the northeast corner of said Section 30; | | | 

a : : | Thence $ 0°-59'-59" W, 1,144.44 feet; oe | 7 oe | OO 

| Thence $ 89°-25'-14" W, 534.63 feet to the point of beginning of said . oe fe 

ee traverse; re a | | re po 

| : | Thence S 89°-25'-14" W, 350.00 feet; - | a | a 

a | Thence N 0°-34'-46" W, 10.00 feet; ce - . | | 

: | Thence N 89°-25'-14" E, 350.00 feet; - - | pe 

Thence S$ 0°-34'-46" E, 10.00 feet to the point of beginning of said fe 

| | traverse, ae oo | | : ie oe me 

i . Said parcel contains 0.08 of an acre, more or less, | 5 - - 

fi an a | and 7 ey fe SNES ee 

am ae Royal Addition to South Towne Plat Located in the © ES oY | 

| os NE1/4, SE1/4, and the SW1/4 of the NE1/4 and the NE1/4 and oo cee ee 

4 a the NW1/4 of the SE1/4 of Section 30, T7N, RIOE, and | | 

Oo in the NW1/4 and the SW1/4 of the NW1/4 of Section 29, | of) 

_ , TN, R1OE, City of Monona, Dane County, Wisconsin | pb 

a _— — ~ | 95 | _ | | | 8
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| | 166 oe Boe oS SOIL SURVEY | | : , | . : DANE COUNTY, WIBCONSIN ee ee 167, = 

- | | | | - | TABLZ 11.—Degree and kinds of limitations of _ the evils for town and country planning—Continued . ' | — 

| . ; ee an Scilwereg nd map | Sapte anh Seraas tome | Stan ecarnton [Peter | Seer er ee ee ction | Nemteeeendrente AY 
. | Ringway (continued) _____| Moderate: slope _. Severe: si betratum —_| Sligh | | ederate: chepe | ete Moderate: slope; low bear! Ss 

MO? 22 noo eee es derate: Swececeneeen : slope; substratum ight... : Stight oe rence: Moderate:  eabsoil has iow : ; sg SS 

| | | | 2 has moderately rapid per- 7 |™ | } } | bearing capacity. capachy; motetets shrink. = 
a os _— . meability. swell potential and stability; = 

. ob .....-----.-------~--| Severe: bedrock at a depth Severe: dolomite bedrock at a | Very severe; massive dolo- 4 bedreck needs te | Severe: of contami- Moderate: dolomite bedrock | Moderate: dolomite atadepth | 7 
oe | of 2 to 4 feet. ° | depth of 2 to 4 feet. 7 mite at a depth of about 3 Sere cxeavaved: massive nating ground waser . atadepthof2todfest. || of 2 te 4 fest; subsoil has a 
ss me : . : feet precludes extensive dolomite at a depth of about / ee, . moderate bearing capacity; 

; . poe noe trenching orditching. 3 feet. : me , unstable where wet. ee 

: } : 7 | } of | | ) : : ee 
Ro2 ......----.--..-----| Severe: bedrock at a depth Severe: dolomite bedrock at 2 | Very severe: massive dolo- Seve bedrock needs to | Severe: danger of contami- Moderate: dolomite bedrock | Moderate: slope; dolomiteat (205 

7 . . of 2 to 4 feet. no | depth of 2to4d feet. mite at a depth of about 8 vere where be massive nating ground water. at a depth of 2 to 4 feet. - a depth of 2 to 4 fost; subsoil ( 

ae 4 . feet precludes extensive = dolomite at a depth of about has moderate bearing capac- 

- . - trenching or ditching. _ 8 fect. . - ity; unstable where wet. 

s ROD? 2. ncn ennen-n--~-| Severe: bedrock atadepth . | Sewere: -dolomite bedrock at a | Very severe: massive dolo-. eevere: slope; massive | V. | eevers: danger ef con- | Severe: slope; dolomite bed- | Severe: slope ; dolomite at a 

a . of 2 to 4 feet. . depth of 2 to 4 feet. mite at a depth of about $ . Ver tonite at a depth of about ‘taminating ground water. rock at a depth of 2 to 4 feet. | depth of 2 to 4 feet ; subsoil . 
a a . feet precludes extensive 3 feet. has moderate bearing capac- 

a a 7 . - trenching or ditching. t. 2S - " ity; unstable where wet. 

| Redman: Mp ._....-....~] Severe: slope; droughty; ‘| Severe: substratum has Severe: steepness; poor sta- | Severe: stespnens : erodible; Severe: danger of contami- Moderate: slope; stony ......| Severe: steepness. 

= stony; danger of contami- rapid permeability. bility throughout. - droughty. a nating ground water. 2 ; 

: nating ground water. . ce : : oo _ 

Ds Sable: SeA ..-._..._..__...--.| Very severe: seasonal high Moderate: seasonal high Severe: seasonal high water | severe: low bearir Very severe: seasonal high Severe: permanent or om- Severe: seasonal water. 

oe water table. water table; moderate per- table; subject to flooding; very ects : moderate shear water table. os, sonal high water table at a table at a depth ot foes than - 

. . meability. - fair stability to a depth of Strength and compressibility; a depth of leas than 1 foot; - | foot; subsoil has moderate 

\O about 5 feet. subject to flooding ; seasonal, . high frost heave potential. pee recy and: com- | 

CO . | - - | - high water table. ; 5 : | a reas ibility high frost 

ae Sy atta id in oammrenat tien Lge ren: omngenee neotenic ne ator fe-eins Sepa phate geo PST TR gree Pageant pacoiotempat a a gn EN EAT APRIL T PENNA LIL ENE IRIN IEEE, REET ORES MO SIERO RS ETS IES REE ERS SIS | 

: 4 al wos co mo : oe , x ae he ~ ‘Aine babes ed titegesion se en ity: : ; Ct wot, 5 . , ae . a : a Be - ke eng . “ Se 4 ve o 2 es * on PRghikiye ean mae “ ees . i von ao, Lae ate oh , - . oe . | 

. ; Ba ET Ode Betas goo gdb Mhdea dy Tales cbs ah ARRAS alg sb? eR Boag : . 7 
- en eee 2 ne uty Sei Rag hig a aioe a Goi RL Shee gh “4 - - : oo - 

$eC2 ..---- nee ee --en-----] Moderate: slope; subject t Severe: slope; substratum Moderate: slope; fair to good ederate: slope ........---- nnncceeceusecnemmenanul Moderate: aubsoll has lew Moderate: slope; subsoil has 
frost heave; Alter fields have haa moderately rapid stability throughout. u “ Slight _ . Moderne eapacity. . low bearing copecity and 

short life because of disper- permeability. - cpt : moderate shrink-ewell 
sion of silt. m a : . potential. 

ean $cD2_..-..-.------------| Severe: slope; subjectto | Severe: slope; substratum | Severe: slope; falr to good Severe: slope .-...--....----| Moderate: slope ----------—-| Severe: slope; subsoil has Severe: slope; subseil has low 
po , frost heave: filter fields have | has moderately rapid - gtability throughoot. low bearing capacity. bearing capacity and moder- 

° short life hecause of disper- permeability. — " « : e capecny ate sh ak neal potential 

er SoC? Mode te: moderate! ‘ow Mode te lower rt of » Modera > stability 4 ) danger of | tami Modera silt la hes bow Severe batratem has low ———----—--- rate: ye rate: part of su te: poor stability in | Moderate to a depth of 3to6. | Moderate: contami- rate: yer : sabstra 
: . permeability in lower part stratum has rapid perme- subsoil. Mowers low bearing capacity; | nating ground water if un- bearing capacity and low bearing capacity ; cuts need ) 

ar of subsoil restricts use of ability; upper part of . low shrink-ewell potential. derlying sand and gravel are shrink-swell potential... to be above a depth of 3 feet / 
. systems; contrasting ma- |. substratum is & good source Blight at a depth of 6 to 10 exposed. oo os #0 az not to expose silt. 

: : wo, terial at a depth of about 8 - of seal blanket material. ight ° oe : I 

eo feet slows percolation. | os . ; ‘ Be : a . ; 

~ ; SA, $182 =| Moderate: filter fields diffi- Moderate: low stability; Slight ..-......--...~----+-+- . , te to depth of sub- | Moderate: danger of contam!-| Moderate to depth of substra- | Moderate: subsoil has moder- 

ce . cultto maintain, difficult to compact; rapid . Motrreumn: low bearing nating ground water if tum: cuts and fille have ate bearing capacity; cuts 

aan a permeability in lower sub- fo . capacity; subject to liquefac- | lower substratum is exposed. low stability; highly erodible. xhould not expose silty ma- 
ok pe . stratum. tion ond piping. . Slight in lower substratum: terial in substratum. 

° : S : . ‘Slight in lower substratum: highly stable. 

| a “ _ 7 oe ighly stable; high bearing oe me : oo : 
so = capacity. . : ots oo 

Salter, wet variant: ShA _....| Very severe: seasonal high | Moderate: moderate perme- | Moderate: seasonal high | Mevere: moderate beari Severe: seasonal high water | Moderate: seasonal high wa- | Severe: subscilhasmoderate =| 
oe = water table, ability; low stability. water table; subsoil and seb- capecit ; frost heave; oe. table; danger of eaten ter table at a depth of 1to8 bearing capacity; subject to 

. oo a a stratum have fair stability. sonal high water table; sub- nating ground water; un- feet; high frost heave poten- frost heave ; low stability; 

” : mo . | | feet to seasonal wetness. stable when wet. tial re seasonal high water tableat . 
PO op Ss -_ . | a depth of 1 to $ feet. oe



- mo - cS a Papi 11.—Degree and kinds of limitations ef the soils for town and country planning—Continued | | | ) | = = 

Jy. - Soil series and ma Septic tank | 4 lings with basements  ffanitary lands! | Highway lecation | Leeal strests and roads ie a 
| men Symbols P | absorption fields | Sewage lagoons Shallow encovations | Deel ings : _ | a SS, 

Pk - Beaten: | ) ee “an: Se | te: pec- | Slight , __...| Mederate: subsotihaslow | Mederate: subscilhasiow = == 
Ne Sb a---a-eu-----—--e-| Moderate: sansonat high | Moderate: moderate perme- | Slight .........-..-.-----_|_| Megerate:_ low bearing enpae- | Slight —--—--—---——---------| MRRaning’ Saotey. Nasa tr” Stcringcayectty; unstable = Sl 

|. water table at a depth of 8 to ability. Dos oo . ity heave: ti subject . erodible. where wet; highly erodible. - ae ae 

- Be from higher areas; filter | | | : . oe . | | | ee - - | field has short lifebecauss |. a 2 | | | mo oe 
of dispersion of silt. Jo oe / u has eS 

po r | | | | - es ot no eee ee enlecaccee| Moderate: subsoil has low ederate: slope; subsoil Se 
SwC? ....-.--------------] Moderate: slope; seasonal Severe: slope; moderate Moderate: slope; saturated Moderate: slope; low beering | Slight -------------~--------| MCuars capacity; highty low bearing ty; anata Ss 

oe : high water table at a rmeability. at a depth of 3 to & feet dur- capacity where wet; subject , ble where wet jh y erodi- Ee 
oe | : | of 3 to 5 feet because on ee ing wet periods; fair stabil- to frost heave; erodible. ee | credible fe ble ys —_ 

oe | _ seepage from higher areas: | | ty. | | | : | — _ ee 
filter ud has short life be- oo, . . : | . So, cous. | 

. cause of dispersion of ai . . . |. - - . . | - 

oe . . oa oo |. . eo: s : gteepuess -....------| Severe: slope; subsoil has low | Severe: dope; subssll has 
SmO2, SmE2 _....-...-----| Severe: moderately steep Severe: sere moderate Severe: slepe; saturated Severe: alope ; low Poort Severe: beart ity; highly low bearing ; uasta- 

; ' _" ‘ , f . eapecity wet; su po. ig capacnty; ; fe. Wena . and steep. | Oo permenbili os . | ing et er 8 to iret dat- | So'trost heave; lite. a | . credible, . ble where wets highly ard | 

anne Seaton, a, loamy variemt: =f Sean Paes | : | te: elowe: low bear + a----| Moderate: subsoil haslow | Moderate: slope; low bearing 
oe “$C? _--------------~-- Moderate: in ai , moderate Severe: ere? moderate Moderate: slope ......-.-.-. Meter ty slope; low nee Slight bearing capacity. | - enpacity where wet; erodibie. | 

oe, A | fave shorter life due to | . - , ee sibility and high shear | St ws a 
_ dispersion of silt. . a dt strength. . “ lew . 

. a aa . ° ten oderate: slepe .......-----| Moderate: slope; low beari Severe: ; bow beart 
oe $a? _.....--------.—.-.| Severe: slope; erodible; med- | Severe: herr om moderate Severe: slope .....-.-_.-..- eee it slope; low bearing “ te a Tee | capacity where wets erodi- mapecity where wet ; eredibte. 

erately permeable; filter permea . a | aN hay and hi zh ble. 

os ne elds have short life because - preasibility a shear . | | 

Lo a . - of dispersion of silt. 84 . . | 7 strength. oo a . low 

NO Sef ______.___.-..-----..| Severe: slope; erodible; med- | Severe: dove: moderate Severe: slope ....-.------— Severe: | slope: low bearing _ | Severe: slope ----—---------~ Bevery: wepei oaet: ered: ee stp where et aredite 
. : crately permeable; filter permeability. . a oe _ cape ity ; mode high 7 - 1 ble De 

. fields have short life because . . . pressibility and | shear . ok . 
foe oo of dispersion of silt. ‘ oe strength. bed et 

: | | | , . . : at adepth of | Severe: bedrock hindersex- | Severe: dolomite bedrock at s 
: . __ ee ne.| Very severe: bedreckata | Severe: dolomite bedrock at | Very severe: dolomite bed- Severe: erodible; bedrock Severe: bedrock at a depth ; depth of less than 2 feet; 

| | Segn: SoD. Sok . “Io ch of lene than 2 feet; | a depth of leas than 2 fest. rock at a depth of less than hinders excavation; difficult less than 2 feet. | eavation ; erodible. steepness. 

. a danger of contaminating 2 feet; generally not rip- to install utilities, ° ey 
. | . ground water; erodible fee | : - pable to a depth of 6 feet. a | Bo | : 

*Spinka: ‘ ; 7 : | . coe ; . Severe danger of eontami- . . Blight «neces nce miei Blight. . . 

° Ao A OO TO NE Of IE TS OP Naar sn di Moderate: danger of com } Severe: rapidly permenbie; Severe: poer atabllity Oh oD On ae ae . Blight a me OE BE OF OY ; : : . " " / 

we } | So - taminating ground water. difficult to compact. ce - a | nating ground water. . oo 1. - 

' cu ce nenennccencacens| Moderate: slope; of | Severe: rapidly permeable; Severe: peer stability -...-.- Moderate: slope ontjoet . Severe: danger efcontami- | Slight -—.—.-----———--——----~ hei al anaen 
oe | e | > contaminating ‘i oonl water. dificult to compact. ° . liquefaction ned pie ing nating groand weter. o cos | is highly . 

— oe . a . a . Soars fe Pe . . a : capacity where confined . Re . - wie 

: od were: = . . : . : | | Severe: of contami- | Moderate: slope; loscneand | Severe: slope; substra 
ae a Sop Phe pea Severe: slope ._.______.._..| Severe: rapidly permeable; Severe: pose stability --.....| Berere  calape:: subject te | Severe: | ear water ami. hinders hauling; aubject to | "Tinhiy ervlitie and unstable 

| |° Spe. and Sp0. see ES a . where wet; Nigh bearing ee oe ‘soil blowing. me oo . 
, ee Painkeld series, po, . a od . | capacity where confined. CS | Poss 7 - 

: = oo ae . . : : te landslides | Very severe: y erodible; . 
Soy Liss pptowy and rocky land: St ...-.| Very severe: steepness; shal- | Very severe: steepnens; rapid | Very severe: : Severe: ateepness; un- Very severe: steepness; shal- | Severe: eubject gteepness; high Sioned: | 

TS ent “ ‘low to bedreck. | permeability, = ‘Shallow to bedreck. ~atable, i low to bedreck. | andsevere erection. aren mere oe 

! oo . | ore | . , . were: Ate | : ; or te ‘| Severe: high frest heave po- | Severe: low bearing capecity 
venel: Tt ----------——-—---| Very gowere in arene: wee Moderate: ngieretely perme. Berens weet te eee er . wey high sheer attnnath and rood ing of ertdoretion. tential; adloject to seasonal in subsoil and substratam ; . 

ae to flooding; seasonal hi ; ao “e: ot 3 to & feet: ‘ bility: flooding. subject to frequent flooding. 
water table at a depth of 3 te subject to frequent flooding table. at a depth to ot; moderate compressi lity; ; 

& feet. | of short duration. fair stability in lower part subject to flooding. . 

7 . . Diener ss see ’ aves at eaciat aghl ae a oes Ep rds” | * SSSA <sgaepeal igh a ene ‘i eesi- pecan : . op Bhat 4 a a i in el : pantie if "a ° are . . a a ms ee i" anes ov em ; ; | 

| ee > ant ee ” table; danger of contaminat- pderately rapid perme- _ table; oebect hea we as nananres inate BOS «4: Se wees Slee wie Malt waka av tage rene* eo al sina etree sem -biaieae 
Tg | ing ground water. ability. ‘bility, 1 dgigiap Se aeeaianes seen: 8 ee ive pee “iS wane leat i
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| | Se TABLE 11.—Degree and kinds of limitations of the soils for town and country planning-—Continaed , ae = 

- symbols a ee ak . Sewage lagoons _ Shallow excavations Dwellings with besmants Sanitary landali' _ .. Highway location =f Loca! streets and reads ao 

| 
nf ee _ , Sener oo 

. i wA wu nenncceceecene-| Severe: seasonal high water | Moderate: moderately rapid | Severe: seasons water | Severe: sensonal water | Severe: seasonal high water | Moderate: sensonal wa- | Severe: subsoil hastowbear- 

ad os table. oe permeability im substratam. table; fair seatittn ween table; nigh bearing ape table; difficult te work in wet | ter table at a depth Wa to8 | ing capacity; unstable when = 

fp 2 ee citpenr cig | |‘ Hyietetatue tent io | ered parte amelioration | frets biehreatheae oten | Smal hmremert | Ee 
| : fo | | | substratum. =] | Sif eubject topengonal | flooding. | a depth of 1 to 8 feet. a 

oo Cia: ‘atatnipanebitmimtannd WA ote: nea} ee hig Vy ae ele reel? aay eens fy eee: » oe 35 REM 0a RARE TSS te 

” , . = | - : . i water asad hight ss ounce jae sew be torre rey mete cf . ae be tail a an Rss a epee mano a " dahil a a peer tx Ce are ce Pe - , ; ; be a : it mo P aril | } ag 

(wee PSE Maen | | settee | Ahern | poem |S 
Z | | | | | po | “at adepth of less than 1 foot. | a EE | quent teeing a 

| Wh .--.----------a--=---| Moderate: danger of con- Severe: substratum is ra Moderate: , Slight _.......-.--..------| Severe: G@angerefcontami- | Slight ----~----------------- Moderate: mederatebearing 8. 

. ce taminating ground water. idly permeable. ae r stability; rabeoll bas food |. nating ground water. corey and shrink-ewell 

| we Ce a poor stability. : - : | ; | — tial in subeoll. | 

oa Wt? __..........--....| Moderate: slope; dengerof | Severe: substratum is Moderate: ; ‘Moderate: slope __uau-a--=-=| Severe: danger ef contam!- Moderate: slope; eredible; Moderate: slope; subsoil has 

en a contaminating ground water. idly permeable. me food ve tobe: subeotl has . | nating ground water. highly stable at all moisture | moderate bearing capecity 

. . . 
poor stability. i ae content. and shrink- potential ; 

 Wetesks: Wt -.-.-.---—.- i Very severe: seasonal high Severe: hi rmeabili — Severe . > | Severe: seasonal high water Severe: danger of contemi- . Moderate: al high we- | Moderate: seasonal high we- 

re water table; danger of con- os “nr Y throughout: stability, - table hinders aa tons — nating nd water; ses- ter table ata de mel bee 3 |. ter cate: cetenen ott to8 : 

; taminating ground water. . a water table at oA subject to liquefaction and sonal ch water table. | feet; loose sand hinders feet ; sand is unstable unless 

; Ee, . 
to 3 feet. piping when wet; subject to | hauling in places; subject to confined. - oo 

ms 2 ‘ oe seasonal wetness. 7 ce soil blowing. — oe 

| Me: | Slight -.-------------.------| Moderate: substratum hes | Slight -._.....- - Blight .------------------| Slight ...-----------------| Moderate: gabspilhaslew | Moderate: low bearing capac: 

: moderate d |. ee eee no beari . ity and moderate shrink- 

. oo o ity. ty ren permeabil- | ot . _ ng capacity , eaell potential ; erodible. 

oo WC] _...---------------| Moderate: slope .....-......| Severe: slope; substratum oderate: slope: | > | Moderate: slope .-----------] Sf Lene eceeeiioemnninin Moderate: subsoil has low Moderate: low bearing capac: 

. 8 . has moderately rapid perme- Mode has goed ve thi oh Bit bearing capacity. ity and moderate shrink-ewell . 

ability. | 
. - potential; erodibie, — 

a 7 WoO)... -------—-| Severe: slope wcencence-----.| Severe: slope; substratum Severe: slope; ' beet! Severe: slope .....----------| Moderate: slope --.-------- Severe: slope; aubsoll has Severe: bearing capacity 

Le . o has moderately rapid perme- has good lope thick ” : . | low bearing capacity. m and faoderate shrink-swell 

. 
: . ability. | | 

ee S ‘ . potential ; erodibie. . 

oe | ewee? Wid? Severe: bed , | , | | ‘tive bedrock et Langer ¢ wt , | bedreck 7 | 

- wht Wald ....--.----+~-- re: rock at adepth of | Severe: dolomite bedrock at | Severe: masst Severe: at adepth of | Severe: danger of contami- Severe: slope; dolomite bed- ‘| Severe: dolomite ets 

| a | on : 2 to 4 feet; possible contami- | a depth of 2 to 4 feet. . Ser ears tect net 2 to 4 feet; must be exca- mating groand water. «| -— rock atadepth of 2to ¢feet.\| depth of 2 to ¢ fost; subsoil 

- nation of ground water. | rippable at a depth of 5 feet. vated. : uo foo haa moderate bearing capec- 

. ot eo. 
=. ne : So : ity; unstable where wet; bed- - 

as, ne | eh hs oe ; a | | Ly rock difficult to exeavate. : 

: Wat WiC? ___.-______| Sewere: bedrock st a depth of | Severe: dolomite bedrock at Severe: massive dolomite | Severe: bedrock at a depth of | Severe: danger of contami- [ Moderate: dolomite bedrock | “Bevere: dolomite bedrock at 6 | 

oo | 2 tod feet; possiblecontami- | a depth of 2 to 4 feet. . a depth of 2 to 4 feet ; aa 2 to 6 feet; must be exca- — nating ground water, ata depth of Ztod feet. ° } depth of 2 to 4 feet ; subsoil 

- : nation of ground water. |. rippable at a depth of 5 feet: | wated. Mo al has moderate bearing capac- 

aan : : : OF Lo mo re 
: _ ty; unstable where wet ; bed- 

a, , Se, 
, , oe = o ee \ rock difficult to excavate. ~ 

. — "Onsite studies of the waderlying strata, water table, and hasard of aquifer peltution and drainage inte ground water need te be made for landfill deeper than 5 or 6 feet. . So ee 

| | vouthe soils mainty are on extensive benches in the flooding. The benches that formed more recently are _—that formed in these areas. Where there is a thin loess calcium carbonate equivalent extend to a depth of 24 to 

. | sout fentral part of the county. visible along most large streams. ‘mantle, part of the subsoil formed in the underlying 40 inches and have a subsoil of sandy clay loam to clay 

In alt e valleys where the outwash and rivers have The soils of the acid sand outwash plains formed 84d. The Dells soils are representative of soils that loam. The Dresden and Hayfield soils are representa- 

| | eres successions of terraces, the deposits on the either in areas where there is no loess or fi areas where formed in these areas. tive of soils that formed in these areas. The soils that 

. higher benches are earlier than the deposits on the the mantle of loess is as much as 2 feet thick. The Soils of the calcareous outwash plains formed in formed in areas of thick loess deposits over thin loamy _ 

a jower chee. The age of the material on the various thickness of loess determines the d of soil develop- calcareous, loamy outwash deposits. The depth and outwash extend to a depth of 40 to 60 inches and have 

ae nches., however, is sometimes masked by later de- ment in the underlying outwash. Where there is ne _ intensity of weathering’ were probably determined by a subsoil of silty clay joam. The Batavia soils, Plano 

oo posi ° eorian loeas (8). The benches on the lower loess, the soils have a subsoil of sandy loam to sandy the texture, thickness, and calcium carbonate equiva- soils, gravelly substratum, Virgil soils, gravelly sub- 

a and s ormed more recently than the higher benches clay loam and extend to a depth of 24 to 36 inches. lent of the outwash material. Soils that formed in stratum, and Elburn soils, gravelly substratum, sre 

Ae in places are still receiving deposits from periodic Dickinson and Meridian soils are representative of soile moderately thick, loamy deposits that have a high representative of the soils that formed in these areas. |
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| CITY «OF MONONA ZONING CODE: SECTION 12.110. ogee ot TP so 

2 COMMUNITY DESIGN DISTRICT : ee re ee 

Be} * community vesicn istrict = 2 
pe 42.440 CHARACTERISTICS OF DISTRICT. The communi- , | ere 

nl PS Ra ty design district is characterized by large, predominantly 7 ns | 

a ie . | undeveloped tracts. Because of the salience of these pro; BS _ es | 

ar _ perties, the community vests a particular interest intheirra. | | eer ae 

Po : tional, comprehensively planned development. As part of | eee ee ee 

as — | the limited remaining area of undeveloped land within the oe . 7 | 

| ms oe | City, these properties are of critical importance in | oo - | poo 

a | . establishing a balance in land uses and in community ser- a Pe 
. | ree | | vices. It is expected that the development of property within : : fp | 

| — | . this district will take advantage of the flexibility provided by oe a | 

| | _ so the planned community development procedure. Further, it ve : 

fe a | : is expected that the district development will include a aan : a | : | 

} compatible mix of residential, commercial, industrial, or | 7 | = re Coe 

- | | Open space uses which realize the goals of the Master Pian. ee | - ma 

| “ | SE -- 42.111 DISTRICT PERFORMANCE STANDARDS. (1) | | Cle 

| | Development shall occur only after coordinated advance | fo 

i | site planning to retain the unique character ofthese tracts = | - | 

Oo | | | and to strike an acceptable balance between natural preser- Ses | | - . 

- a | ~ vation, growth and development. ere oe : | | ol 

, | (For each tract, development shall occuraccordingtoa | - fare 
i bo large-scale plan rather than on a piecemeal basis. it is in- oe | po. 

| | tended that this plan be a mutual product of efforts of the © ) oe | : | 

| property owner and the City. This could be impiemented by | - a | | 

a policy resolution of the Pianning and Environmental Com- , | ae | | 7 

| . pee mission to accept the owner's general development plan for ae | ne ee ee 

| | Be the tract, or it could be implemented by a mutual decision — . ee oo a 

| 7 by the owner and the City to rezone the tract to a Planned - = | | 

| | | Oo Community Development based on a General Development | - 

a | | Plann. | | | a ee re | | 

al | | Oo | as (3) Development shall! preserve the maximum possible a a : ee 

| | a amount of open space and environmental amenities — | reece re 

: | . | through techniques such as clustering, site planning and it ee | | | 

| ‘. . | permanent reservation of open space. . ean | a _ | os 

q | co oo (4) All uses and their intensity, appearance and arrange- | | ee | | 

ae a tent shall be of a visual and operational character which: — - o oo 

a = ta) ts compatible with the physical nature ofthe site, with oe 

—_ se | a particular concern for preservation of natural features, open a 7 oe - oe 

i a | | space, tree growth, unique or environmentally significant | - oe | - 

oo ee - fandforms and unobstructed public views of bodies of fp 

en - ROR os | pe oe A Toes 

| , th) Would produce an attractive environment of sustained eS es ee 

| | — gasthetic and ecological desirability, economic stability | : | | | | 8 

| a cae oe | and functional practicality compatible with the general oN | : . | eS 

- : | policy guidelines of the comprehensive master pian as well Beng EN ee rs 

_ a nee gs the specific concerns expressed by the community. | CO — oo | - 

po ee | | Co (c) Would not create a traffic or parking demand incom- sy e a - we cos : 

: oo a patible with the’existing or proposed facilities to serve it - oe ; po 

|. re eo unless jointly resolved. © a : 7 a | | | 

| Se me (gd) Woutd not sertously affect the anticipated provision of ee eee an 

4 of - | SHOOT OF municipal services unless jointly resolved. Stes cos : ES | 

po Spe — (g) Serve regional and community needs for employment, oe - | 

7 ae I open space, moderate-cost housing, lake access and/or a | ae | 

5 pe eS OO recreational facilities. | oO | ° Oo | | Pe
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= MONONA SOUTH TOWNE DEVELOPMENT = i isssi—‘i—~i 
q | ieee _ SPECIAL ASSESSMENTS | fee LE 

cere Royal Addition to South Towne : | foe 

* ES, | - — Lot 23. . - 56,800 | oo me Co Po 

re 2k $8906 Co Poe 
ELS Oe ees Bot 25 00—~—C— $5 906 | . 

5 | SOUTH TOWNE SPECIAL ASSESSMENTS OUTSTANDING AS OF 1-1-85 | apes 

a Old New | Name. | Description Oo - | poe. 

i | Parcel # _Parcel# | ; ercee ee an | 

| 1572.21 1196.106 += McDonalds == South Towne = =—s——«$5, 578.13 | 
a a | Oo | Os, -AssessorS  —— oe | 

- pn OO Plat #6 ge te 2 ope 

| 1572.5 -1196.104 Monex South Towne $128,182.27 | 
yo a | a ae a ss , AgSsessors / a 7 ce 

| | COL ; Phat 7 | 

a a 1572.8 ee Sea Livesey | Lot #3 CSM 3743, | $17,872.50. | : se 

1572.5  1196.104 = = Monex South Towne = $39,135.02 | 
A | ae a we ise! - ods Assessors — | ee 

| I SR RE Be ae Plat #4 S So Be 

| 1572.10 (1196.103 South =—C South Towne — $60,000.00 ag 
a po os we sie —  Powne IT _ Assessors on po 

reap Ross Se eg ee oe Plat #800 a 

wi ee ee ee ee GRAND TOTAL $250,767.91 |
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a a STORY OF MONONA TAX INCREMENTAL DISTRICT RO. 100000 as oe 

ae | : The reasons why Monona Tax Increment District No. 1 was created are set OSTEs fe 

a Poo ae forth in the original project plan contained in Chapter 2 of this memorandum | , nd 

to ae (see specifically section I thereof). The City sought to use the advantages ad Ss 

Sf gered by Tax Incremental Financing to aid some cistresseo or “conservation” Pe 

| ce ges neighborhoods where dilapidated oublic services (sewer, water, and streets) were — fp 

= tending to have a blight ing influence on the neighborhood (specifically the a nl = 

| SS Bartels area). The City also sought to create additional employment | - on 

Vey eS opportunities for its residents and add to the non-residential tax base by - po 

a a generating industrial, retail, and commercial development in the South Towne cy oe 

mo pga ana undeveloped sortions of Monona Drive. In order to accomplish that goal | - 7 rs 

: | : “it was necessary to invest lange sums of money for public improvements such aS 

| . | streets, water, and sanitary and storm sewer. There was also a need to bey ae eee 

: | | improve the City's water system to orovide necessary fire protection and to | | fp 

} | : SoS service the anticipated new uses from the added deve!ooment. oe | pe P 

a Te ss Tn addition, TIF money was usec to provide ‘security incentives” tc eo | a 

ff pccurage cevelooment in areas where the private market was not willing to bear cb po 

: the risk of develonmert. In Soutn Towne, most buyers were afraid to make | | 

a : a - gubetartial irvestment in new buildings because of the tremendous uncertainty ae oe 

mee | oe | over the final location of the South Beitline Freeway. ‘Therefore the City usec | | - 

| | THF funds to assemb’e land and maxe it available to reta‘lers at acost tnet re 

@ | - allowed them te bean the risk of develooment even in light of tne uncertainty of | foo! 

| the final bels?ine locat-or. The use of TIF funds in that fasnion also served Oo | ne 

: | as ar effort to “p~ime tne puma’ by attracting deveiooment to the area sc that | | Poo 

oe st woul be an attractive area that woule bring quality users toMonona. The a Pye, 

a | developer of Sourn Towne origina! y nianned to beild an unenclosed striex sts 7 oe 

| shopo‘ng center ir South Towne. The City used TIF funds to inguce the developer ee : 

. a to construct a high quality enclosed mai! instead. South. Towne Mail has served | LP, 

a fp a - ag the flagsnia for deveionment in the aree. It nas aiso provided over 900 | | ‘ae 

oo moe , ce jobs, convenient shoooing opportun ties #or Monona residents, and substantia’ — ee 

Po, added tax base to the City, county, schoo) district, anc state. | 7 ae 

wes Od | 'n al? cases where the City hae usec “secunity incentives” tne develope cf oe re oe 

the project has been reauired te cuerantee tothe City that theywillcreate | oe 

fe Ce enough value by the new develooment to ensure that the TIF District will be peid a fo 

4 | PR back for its investment. In the event that sufficient value is not created by oe - 1. | 

nes the developer, they are requirec to make cash payments to the TIF District to ° pe 

| a | equa’ ize the shorttal!. : a Cs ah oe ma oe 

5 a Oe a - tngther examse where TIF furcs were usec to attract unique develoomert is 7 _ | ee, 

| | Oo | * the case of Wate Tower Place, Tre site of Water Tower Piace was thougst by es, ek 

a | | most neonte te be edeve"icoat’e syaenty recause of the unuzva stage of tre et - 

a. es aE the fact that latee” susport mac te be providec te tne Manone Water Tower. OS oe 

ee oe — thus maiing it o44ioult to do adcit‘ona’ excavation on the site. The City usec SE | iow ped a eS 

ao «| Ct SI sa 2a Ti* secus‘ty incentive tc induce sonst-uctior of aunigue. attractive, hicn | | ee 2 

A os | ES ogee lity office du‘ icing to that site while a'so crotecting the structurs” a 

Pe ee  Eptagnfity of the City's water towen. Oo | —— eS fo 

a tg City nag aise uses TIF furce to acauine certain muric‘oal egu‘pment rs re 

aa oe 4  mecessary to se~vice tne new bu’ "cincs being constructes as a vesult of tne oe - a 

| ae | access c* tne TIF Mecrict. The ity surctased 2 new Sire erccne sutAiciet to a 

4] | - praying pretactin te the major af rrnas in Sout™ Towne (incucing WES). The - cee Pep a 

ee a ge gursmasac € new communications system adequate tocommricate withthe O 

rn oe anges ot the soutnets nontion of the City (omtmaniiy South Towne). Prion to ee oe



a —= eo le . _ oe a | 
ee TS ae | 

| Po ee acquisition of tne new system, the Police and Fire Departments were oftentimes | Os | 

a fo not able to communicate from the dispatch offices to units on the Beltline or to. eee . - 

ws | | the south of the Beltline. - - ee ES Bo ae 

fe Rs ee “Major stormwater problens were corrected in the southern area of Monona anc ee eee ae Pee 

ee gn Monona Drive. Although some major problems continue to exist in the | eee eee ee 

og Queensway Roac area, extensive improvenents were made in the drainage ofthe ae oo 

_ Oo ~— gouthern part of Monona Drive and the Ford Street area. Better fire protection fe 

A re | ~ -Patings were acnieved for the entire City by upgracing the water pressure anc | oe 

| eee ae _ Garrying capacity of the syster. ee Bo . nO | | po 

a eee ee ee ) A partial listing of the private develooments and imorovements constructed = es oe Doe eee 

= | vhs Within the TIF District since its creation are show below: cee - SO | fp 

(UE Aa BUILDING LOCATION. «NUMBER OF SQUARE FEET VALUE 7 | | foo 

co yy WPS PHASE TWO Engel Street 60,00¢ --ss«$3,425,000 | - oben “ 

— Eee —» ¥ SHOPKC STORE West Sroacwey 98,000 $3,600,000 ve Pe 

- a ¥ KOKLS DEPARTMEN” West Broadway = 60,000 $3,000,900 | | : po 

ana STORE — oy oe oo | - 

J | v MCDONALIO West Sroaway i (ts 20D $440,909 | oS : 

| SOUTH TOWNE MALL West Broadway = 70,008 = $2,800,000 | - | 

a Yo SOUTH TONNE TWO West Sroamwey 9,500 gac0,000 rs 

: | WISCONSIN NUROSS Mone Drive = (a 2, BRE $B 00E oe eel | | an 7 

f cee ASSOCIATION OFFICES : Oo | oe oe oe 

od ——MADTSON COIN MACHINE Monona Drive: 6,000 $229,900 - : rs 

a - HERITAGE INSURANTE Monoriz Drive AO $230,000 Poe | Poo 

-_ TREASURE MART = Femeéte Drive 6,000, $115,000 | | rs 

i “ meee WATER TOWER PLACE = Monona Drive = AC, 008 $1,600,000 es 

ql a \ PUROLATOR COURTE® Industria? Drive 12,500 $380,000 Dery NS es 

MONONA COMMERCE B.9G. Industrial Drive 45,000 $400,000 es ee ae 

a ne | SOUTH TOWNE OFSICE = GiehoTt ac BON (SOLO ) 8 a ae 

a yh a Ba. | These private develooments were mace possib'e by investment of ouplic Ba - - 7 

; ngige for maior roac construct‘or projects sucn as Soutr Towne Drive (formerty oe tg Se Pee 

| Mee | Keown as Raywoor Roac’, Teausesig Oetve. Roya’ Avenue, weet Broacway Frontace a Ee ea 

Sg cea ne Road, and Séshc’t Road. Macxe: gemerc tor purchase cf lana in Soutr Towne anc | | : es 

Po conscmuct‘or Tf new Ar 'TTge TE Toe very Tigh. Wher Te City’s “mvestnent ir a foe fo 

| pane | ec improvererts hag peer vene‘s, 2 tan Jur*scictions (tne county, c"ty, | ue - | 

— Se oe state, schoo? c’strict. anc AE céstrict’ wit) sunetartially dener‘t oy aot | a | - 

q | | the adaed vatue tret Sas beer estar ister in the TIE Dretrice, | oO ee pe 

BO While the District nas gear tremancas "y success‘? in meeting ‘ts origina: ves a
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a oe goa's. there are severa! important tasks left to be completed. Those tasks and en ee 
| | Oe oe goais will be set forth in Chapter 5 of this memorandum. As always, theCity i (ast—t* | 

_ a $ oo . _ —_ > A | . 
| — | will insure that any money invested in TIF projects will be repaid by the | 

a OO: es develooment itself, not by the prooerty taxpayer, _ | ca | oe
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_ | 6) 2. LUT. CC | | So oe, 

E — CITY OF | | Cs ERB a re 

a Po | oe MOonoild 5211 SCHLUTER ROAD ™ MONONA, WI 53716 | ee foo 

) a a 7 Mr. Craig Hungerford ee a pe ORs ef | | : a 

- me BO Landmark Research, Inc. | oo a noe 

: | —. 4610 University Avenue | we | | a 

: | | _. Madison, Wisconsin 53705 © oe : Co 

a Po Dear Mr. Hungerford: - Ole! ee oe —— oe 2 | po 

a yee | : Enclosed please find a copy of the History Of Monona Tax Incremental | | 

i | . District No. l. ee oo oe Sat : | | Do | 

a | | The total dollar cost paid to the City by the Monona Community | 

: | | «Development Authority is $46,646.79. The total amount paid by T.I.F. | | wee 

i | | to Barton-Aschmann for the 1984 Air Quality Study was $30,368.07. | | 

. |  T£ you have any questions or need any additional information, please | | a 

| do not hesitate to contact me. eee | , | . : pe 

i | | EE SE Sy Very truly PY) Por | a 

| : a | . | ff / 7 pe a po . 

a | | | ee - - Rdndy/ IY Paul [ eee, | Oo po 

a ot Oo | | City/Attorney | - | | / | 

_ Es RJP:ke Ce es ee ss Oe 7 | 

ee : R3-11.02 © | | / | eu oe | oe i 

ne — BOLICE DEPARTMENT = ——~«<~CMMUNITY.CENTER LIBRARY an as FIRE DEPARTMENT — ee 

| | ee - §211 Schluter Road | 1011 Nichols Road — | ~- 1000 Nichols Road - s _——S——SSs«*S2111 Schutter Road. ee 

a ee | ; 222-0463 222-4167 222-6127 ; 222-2528 - oe 

fl — oT — ——— 107 $$! oo
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i : [1] ‘American Institute of Real Estate Appraisers, The : | S 

pas Appraisal _of Real Estate, Eighth Edition, Chicago, IL, = | | 

; | 2). Appendix B contains detailed soils information. SS | es 

a . 3) City of Monona Ordinance: Chapter. 12 - Zoning Code, ce ian 

}  — Seetion 12.110 and 12.111. © oe a ea crs. | a 

i ---« [4] Byrl N. Boyce, Real Estate Appraisal Terminology, Revised | | 
! _ Edition, AIREA, SREA, Ballinger, Cambridge, Mass.,1981, p. : ee 

i | =—ss£5] «Chapter 4, "The Larger Parcel," Real Estate Valuation in ee 
| | Litigation, J. D. Eaton, M.A.I., American Institute of | ae 

y : Real Estate Appraisers, 1982, Chicago, IL. , | | SONS 
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