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I eee eee eee SS oe _ APPRAISAL OF | ee . | ee 
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8 December 14, 1984 ee 

a spr, James Graaskamp / | oe ces oe oS 
55 Observatory Drive © oe ee | ECS ee see aes Lace 

f Madison, WI 53706 © Sab a ro ee eee rere o 

Dear Dr. Graaskamp:. ee Te ee OR Me a 

i ees Enclosed is the appraisal report that you requested on the ed 

ee property known as the J. C. Penney Building, 1 East Main | ous | 

a aks Street, City of Madison, County of Dane, Wisconsin. - eee oe 

J I your letter authorizing this work, you indicated that | eg he fe 

Oe ea the conclusion would serve as a benchmark for listing and gees 

a moe negotiating the sale of the subject property. | | 

Soe The enclosed report concludes that fair market value of the BRS, 

ae “property on September 8, 1984 is _ eee OE oo ae 

a ee ss SEVEN HUNDRED THOUSAND DOLLARS ($700,000) 2 

es | cash to the seller. This value represents the central epee ee 

fa tendency of cash sales derived using the market comparison = = = 

Bg OIE Re approach and may be used for assessment value appeal. — : oe 

|. | - Given Northwestern Mutual's favorable bargaining position, 

eS they do not seem likely to accept a sales price below fair = 

. market value. Therefore, most probable selling price of = 

4 eee the property on September 8, 1984 has been determined equal © | aoe 

a to fair market value. The probable transaction zone, a | 

ee | _ function of external circumstances introducing error, is Ba 

moe from $700,000 to $720,000, depending on terms. Municipal  — | 

| | financing in the form of Industrial Revenue Bonds at 9.75% oe Rane 

eS. ss interest might achieve the upper limit of $720,000. — Cee 

J Value conclusions are sensitive to the estimated costs of 
Fo -- renovation, particularly efforts directed to improve the _ ee 

os aesthetic quality of the interior. In addition, investment = | 

&g - is sensitive to forecasts of market demand for retail and ~~ | 

| office space. — (ee a ee OR es | ce 

: - Aeeording to your dictates, no funds for architectural, legal > 
| 4 - or engineering investigation were spent, and so the feasi- | eae 

a ee bility of the most probable use assumption, which is critical 7 

ee a to a value estimate, must be regarded as only preliminary. | 
q se However, these and other relevant factors were extensively ~~ “ 

| analyzed, and I believe that the conclusions are reasonable a



2 EEEEeoororeree 
. | 

7 ee Dr. James Graaskamp | - | oe Sy | oe : 

a - December 14, 1984 | = oS Ee eee 

| Page 200 ie ee ee er ee ee 

5 we Ee and well-documented. Please note the assumptions, limiting _ | 

ss eonditions, and controls on use that are included in Section © SS 

— MV of this report. ns ee Soe ee | 

d Sf trust you will find the details of the narrative appraisal | 3 - 

velevant to your decision, and I would be happy to answer ~~ 

q any questions you might have. cop See aes oe 

i oe Lisa B. Richman : ee ee ee 

Po aie ee 
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2a DIGEST OF FACTS, ASSUMPTIONS, AND CONCLUSIONS © eee el koe 

; ee Property: A vacant three-story department store known as the — . aS 

es JC. Penney Building at 1 East Main Street, Madison, SE ae 

J Wisconsin. — USS coe oe i rr abs 

| _ os Type of Estate: Fee simple, encumbered by building code | 

So ee | ss westrictions,. eee ei | - 

i ss Present Owner: Northwestern Mutual Life Insurance Company. © 

sD Age of Building: 25 years (too young for Investment Tax Sa 

: i | ve credit renovation).  — | ee ee ee C—O EE 

we City Description: Madison, Dane County, Wisconsin; State | ee 

ne Segal Ba Capital, County Seat, Site of University of Wisconsin, : ne 

I | and second largest city in Wisconsin (population 170,616). 

eS Behe Neighborhood: The original plat of Capitol Square, the Central _ oe 

A ON ag Business District, and facing the State Capitol Building. es 

™ "Let Size: Southwest 90 feet of Lots 1 and 10 and Southwest —s—> 
ou ec ee 90 feet of Northwest 12 feet of Lot 9, Block 89 of | a 

i ees : original plat, 90' xX 144', 12,960 square feet. es ee 

oo a oS Improvements: Three-story building plus basement with ee oe 

Zz | approximately 51,840 square feet of gross floor area. ~~ | 

es a - Constructed of reinforced concrete with brick walls. 

a es ss Building was designed and built for use by J.C. Penney - 2 

5 S Department Store and has had no major renovations. ee er 

Legal Constraints: Zoning C-4, Capitol Preservation View 
a a = District, Capitol Fire Zone District, Capitol Concourse = = ~~ 

fq | ss Plan District (special assessment and conditional use ee ee 

ee - - approvals), Building Code Violations (requires occupancy 8 

| | permit). AS Beg ES: OS ER soe oe ST 

i ss Most Probable Use: _ Renovation to office-retail space con- _ oe 
oe EAR - sisting of 8,252 square feet of open-air retail space | 

a es and 31,451 square feet of office space. PS eee Be LOS Ps 

i J es Most Probable Buyer: A local developer/investor partnership - | 

pos ss that will renovate and redirect the marketing of subject cS ee 

g property. PS DS I A eo a A a Os 

oe = oe Probable Terms of Sale: Cash to seller. oe Lee oe ee | 

J | oe - Market Transaction Inference: Comparable sales, ranked with nee 

MM oo a weighted point score procedure, predict central | eae nee ee 

A SI se tendency of sales price of $700,000 with a range of | my 

i a $670,000 to $720,000. | eae Spe ee ae 

5 “ oe | | | vi : | | — oe as :



2 es ss DIGEST OF FACTS, ASSUMPTIONS, AND CONCLUSIONS | Pe ee 

a SE eas Lf ope (Continued) | | SOO SS 

f ee Most Probable Selling Price: As of September 8, 1984, the | S ee 

ee ee seller might obtain a price of $700,000 for an all PES 

ae : cash sale. This price could range as low as $700,000; A 

Boos more favorable financing terms, in the form of tax-  ~ Qe Bessy 

zz. “ ss exempt Industrial Revenue Bonds at 9.75% interest, : 
POR Ee see ss might achieve the upper limit of $720,000. = oe : 

i 4984 Assessed Value: Land = $430,000 
ee os Se ee | Building 451,000  — | : | 
PR ge os Eo Total | $881,000 = = | : | 

i uggs taxes $22,654.28 ee 
PES oe ee Payment made to ee Ee oe o Oe 

a ee City 1/31/84 5,827.12 © a SIS AS a 

ce Balance due iw eee Ses ks 
i Pa ee by 7/31/84 = $5,827.12 00 ube eee 

eo ‘Special Assessments: 1. ‘Street | $5,039.80 + $302.39 | oss 

ee ES 2. Street 189.74 + 11.38 ty 
cS EOE a gee a (interest) we 

4 = Mall Mainte- _ 368.600 2 | 

BS ee mance ee 
J - ee Balance due © $5,912.92



ce oe o a. PROBLEM ASSIGNMENT _ es Oe ; 

a FOE, es - Content of an appraisal report is determined by ong 

i ae : _ the decision for which it will serve as a benchmark and the | - 7 

| limiting assumptions inherent in the property, data base, Oe 

i | or _ other factors in the decision context. This appraisal . ogee 

i a : ; is made to assist the owner and his broker in the sale of . oS SS 

the subject property in terms of both listing price and | 

i expectations regarding a negotiated sales price. woe : . Ae = Eee 

j S ee whe . praisal Issue | a | ce | . ae . . 3 : a | a 

| - «The real estate market for the subject property is in i 

a S o | | a state of transition. 3. C. Penney's vacated the building | | 7 2c 

Tee on December 30, 1983, before its lease expired. Northwestern 

a ee | Mutual Life ‘Insurance Company (NML) has not attempted ‘to 2 . - 

5 oo - - Locsé the space because of uncertainty regarding assemblage  —~> a 

4 | - and future development of Block 89. Conseguently, oe = 

i - the space has been vacant since J. C. Penney's left. : The | | ; oo ee 

City of Madison hired Real Estate Research Corporation ee 

i : (RERC) to do a market analysis of the Capitol | Square area > ges 

. ee retail potential. In addition, Jacobs, Visconsi, Jacobs © S See MES 

Ee. ee oy (JVJ), a Cleveland-based developer, is preparing a report | 

a a ) a & ‘on the development potential of the subject block. Both reports > | 

& os are expected to be complete this fall, and the City will © 

i a ee then be better able to decide possible land uses for block | Bie 

q = ae ae | : ; Holding costs include utilities, insurance, | maintenance, as 

I 6 : _ and real estate taxes. Information in Exhibit 1 is provided Le Q S :



py Louis J. Cunningham, property manager of the building es 
| | | : | 3 - =. | | ~ - 5 | : : | ons | 4 ‘ Le | . 

a Ee | for Northwestern Mutual Life Insurance Company. | aes I Hi / Bo 

gs | Estimated One-Year Holding Costs for Subject Property. ae ae 

me - ae ie Oe ee Cost Afoe Eee ; ane Amount ee — eee 

oo  yedditves (0 BOO 

a Real Estate Tax S 9B 000 

a 5 otal $45, 300 eS Oe 

i ee gees : This appraisal is made to. assist Northwestern Mutual A } Le 

OS oe Bae, Life, present owner, in estimating fair market value of fee Ue 

i. simple ownership of the property at 1 East Main Street aS me 

a Leeks Se of September 8, 1984 for tax assessment purposes. The _ es 

ilo ae second issue addressed is probable cash sales price to | ‘ eS 

A PS ‘measure opportunity costs and holding costs to evaluate a. | ce 

; ees | hold or sell strategy. Oe Cs oe a oe - 

a ss BY Legal Interest to Be Appraised CO ep ne 

ag Oo ca a ‘The legal description for the subject property, 1 es 

ee - oe East Main Street, is as follows: Le Rs ee 3 

i Southwest 90 feet of Lots 1 and 10 and TE oe a 

| i . ao / : - oes Southwest 90 feet of Northwest 12, feet of Lot 9, | Block . : ie : | 

ee original plat of Madison, County of Dane, in the 

: i State of Wisconsin. (Ee la es Sere



Pies eos o - The fee is presently unemcumbered, but an occupancy = ee 

i Ces permit is required to reopen the building if it remains 5 = _ 3 

coe Le closed for at least one year prior to sale. See 

| . Ce | ee ss This appraisal includes neither fixtures nor oe nS 2 ee 

7 Oe a personalty - Only the land and building are considered | oe | a 2 

on in the estimate of value. ue = | | Pens | ee 

: i / x _ or Value Definition © ing n ne - ; ee | EOP ve 7 

; oe a | | | : | The definition of fair market value and its implicit we ie 

. ss assumptions are outlined in Appendix A. However, for the | . 

| 5 ss purpose of this appraisal the most appropriate. definition : a . 

fk 7 : of value is that of "most probable selling price," as defined | 

i 0 Spy professor Richara U. Ratelife: 

q mea ss The most probable selling price is that selling ee oe 

& oe price which is most likely to emerge from a ee | 

- : - | | : | transaction involving the subject property if. s , ee ae 

| : . | it were exposed for sale in the current market as : : ee 

a : oe oe for a reasonable time at terms of sale, which oe : Pee 

oe are currently predominant for properties of : - 

i I . . fmcligae Mosuwpiionk’ 0 Bae - | 8 = - on | 

5 Ses Ome . The Ratcliff definition recognizes that prediction ee ees 

of a future sales transaction price is a business forecast 

: j cee ees under uncertain conditions. It is therefore appropriate = 

ee a se unpublished quotation of R. U. Ratcliff speaking on 
j his book, Valuation for Real Estate Decisions (Santa Cruz, 

m= AE Democrat Press, 1972).



os . | to state the value conclusions as a central tendency within _ ee: 

a s , | a range of alternative price outcomes that reflect: the imper- : - ’ - . - 

oy -  fections of the real estate market and the negotiation postures oe 

a — & of the buyer and seller. A range of sales prices is. more — a | : 

q : ss. useful to the decision maker than the traditional point : oe | 

ne oe estimate of fair market value because it provides the ee 

i ss necessary dimensions for establishing listing and bargaining it«w*s 

fee strategy and anticipating probable buyer expectations and Se 

: a : a market-determined attitudes . | The method requires | the aporaieer | | = 

a | a oe to determine the most. probable use of the property and ‘then ; oe ee 

| | a woes to infer a probable transaction price from recent transactions eo 

i : - os of Similar properties. ‘In the absence of market sales or oes 7 - 

ee po, as a test of value conclusions based on sales data, the | S a hes 

a ae Og appraiser may Simulate the buyer calculus in making an offer me oe 

J a to purchase. —~<‘Ct«‘i«s pO ON Se eS oe 

7 E. Application to Subject : ee ES co bee 

a a < | a 5 Sales . transactions in the area of the subject. IP Q - are 

i oe S | property have generally been cash to seller. Seller financing __ 

a only on buildings requiring redevelopment must be subordinated ee 

a ne | 4 ne and | this would probably be unacceptable. to the present owner - 2 , | 

) ; , Northwestern Mutual Life would prefer a cash sale if the s \ i [ 

a oo : - price were acceptable. oo. es 2 ae oe : 2 ee 

e q a - Se : ; . The former tenant took full responsibility for | | eS : | 

o ee operations, and its records are unavailable. Therefore, | a : 

i : 4 & no valid history of operating expenses 2 was reviewed. No ee | S : 

| ao major renovations have been made to the subject property.



ee | The building meets fire code requirements set forth by the —. 

a we oe - Madison Building Department. However, minor deficiencies - | | | 

es aS “in structural condition must be corrected before issuing es 

d - ee 5 an occupancy permit. ‘Therefore, key dollar estimates and © e - * oe 

i Tee ; | ; projections must. be based on preliminary cost-to-cure assump- : ; coe 

- = . tions of the appraiser and recognized as limitations on the ae 7 

: i So reliability of the most probable price estimate. | iS - eee : oS



| ee ee Ir. PROPERTY ANALYSIS TO DETERMINE ALTERNATIVE USES Oe | ee oes 

: me first step in the identification of the most oe 

7 Les probable use of a property is to take inventory of its. / : ae | Cee 

Sa ; ss attributes and to analyze those that appear significant. 

q | - | cee | - These attributes include physical characteristics of the _ : | oe es 

- site and improvement therein, legal constraints on the / 

a ASUS | Y nature and timing of the use, the relationship (Linkages ) ee 

a oes : of the site to various environmental aspects that might oes PR hs 

| ee attract or repel users, and the preestablished perceptions | 

Ef ee A of the site that citizens tend to have. (é.¢. | prestige or | oe 7 

, ae anxiety). Jey as oe ee oo Los | 

| a - ee | a : = - Located at 1 East Main Street, the subject site is _ | Ses 

a = rectangular: with 90' of frontage on East Main Street and 5 

J 2 | os 144s of frontage on Monona Avenue for a total-gross area oe : - | | 

| a ces of 12,960 square feet (Exhibit 2) . : The back of the site oe : . * : 7 

‘ a is bordered by a 20' public alleyway that provides access - 

G - oS between Monona Avenue and South Pinckney Street. The site : : - | a : 

| a has a 2.3 percent Slope, sloping from 73.4' on its northwest Lae 

| i | / side to 70.1" on its southeast side. These elevations are | ae - : 

| i ss given in reference to the city datum (0.00) which has ; 2 : a 

— Heen established at 845.6' above sea level. Exhibit 3 ee 

a Bus | : provides a schematic of the subject property and indicates | See. 

maximum allowable building height. Site elevation is taken 

| I ee : | from a topographical map prepared by the City of Madison | : oe | : 

Ss for redevelopment of the Square. The front of the site has | |



ee oe BAST MAIN STO 

OED a a es IT : res mew “$8 . 20 , a Ce - ge - ol — He es SEs 

ee So ee oa eid ss 4 y fOS-B FZ - OP | Ol-2 0 ig | | 

Be Pe PeRIGINALL PILAT, lscockk egh 8 

a ee Poe eB ee re 
ee Qe woe oe qe pes ae es | ee Ge, 

- Ba o ee ine ae ee neem | nemo ~— ——————— —mee a Oe 

<_{ wo, : = | ms 4 ge aes — _ . 

f BS Ce ear ee pe a Rm 

ote OBR es ee ee 7 LE ee 

| | oe Le - - — g7z-0 oe Le 2 | | «48 | = ~ ee oF a 

po As oe BAST OOTY ST



: a [eee 
SCHEMATIC OF SUBJECT PROPERTY 

a | oe a 

‘| sll 
Oe ee a 

VY 

WN ote 

eo ANN So 
2



ee = a northwest exposure on East Main Street while the side of ote 

| a oe the building has a southwest exposure on Monona Avenue. DROSS “ 

ee | oe As indicated in the Soil Survey of Dane County, - 

d | : - we Wisconsin, published by the U.S. Department of Agriculture | ; Oe fo 

A c S Soil Conservation Service, the soil of the subject property co ae 

: be | is Dodge Silt Loam. The Dodge Series consists of deep, : a - - - 

: a oS ee | well-drained, gently sloping soils on glaciated uplands. iS e a 

pa - sos These soils formed under mixed harwoods in 26 to 36 inches - Ye os 

| P — | ‘of loess over sandy loam glacial till. Dodge series soils a ae ? 2 : 

Es have high fertility, high water capacity, and moderate per- 2 es 

| : | meability. Seasonal water table is at a depth of more than - 

i ao: _ five feet. Percolation is 45-60 minutes per inch and the - pee 

- oes depth of bedrock is 5'-10' from the surface. Having been - (os - 

i es - Bee S removed many years ago, soils are not. a concern for the site. | moe | 

| g (oar os Geological studies have shown ‘that sand and gravel extend to - : : 

| a depth of 80' beneath the surface. Clay, sandstone gravel, ue : 

| i eee ‘and white sandrock are present to a depth of 760', with white ae 

Yo ne quartz, clay, and mixed rock beyond. Lack of settling.cracks noe 

a cae ee : in the building's foundation dismisses doubt of a strong, me es | 

a oe ; ary support for the J. C. Penney improvements. : OSs ee 

a : | e oe | | | | Utilities required to service the site ave in place | ke 2 | 

; a he , and pose no problem for future development. Service specifi- 5 a oe 

: eo cations are outlined in Exhibit 4. os : | | oe ae



a OE Ea Sg | o ee 

a — pgprmy SPECIFICATIONS 

| i ee & Electric: Madison Gas and Electric provides 4,000-5,000 amp oe Be, 

DE ae Ps service. Transformer vault located on west side of | als 

ee SS Gas: A ten-inch Madison Gas and Electric line passes under ea 8 

a en : the side along Monona Avenue. eg ee eS eee 

Al oe ONE - Storm Sewer: A catch basin is located in alleyway near it”*™” a 

— ss gouthwest corner of subject property. A 12" to 15" 

es me vee pipe leads from the catch basin to a pipe located _ 

| a oe on | | and running under Monona Avenue. oe os a Bee 

i Sanitary Sewer: Two hookups located at southwest middle pee 
ae ee and corner of subject property. Empties into Madison | 

em ees oe . Metropolitan Line running perpendicular to John Nolen oe 

{ Water: An eight-inch main enters site off of Monona Avenue | aot 
cae (ONE ge from the public alleyway. Sufficient capacity for | ett 

I Sprinkler system in building, 22 2 et a Se



BY Legal Constraints a Re ee - | 

5 . es oi. Zoning ae ee | o ee ees Ce 

a ue eS = Zoning governing use of the site is City of Madison oe 

, i | - c4, which provides broad authority for retail, office, ee 

. and residential uses (Exhibit 5). The basic goal of Ch 

ee 8 zoning is to encourage professional and governmental offices, CO: 

i = - { prime and specialized retailing, cultural, recreational, - . ag 

es and educational activities of citywide significance. C-4 ee 

0 : 7 = | represents ‘the Central Business District where no _ : oe | rae 

' oe off-street parking is required-a generous option _ “e Ce : — 

: compared with other commercial zones in Madison where wo “ a 

J — : | oS parking space for every 300 square feet of commercial area BE 

. oe is required. As stressed in the code, virtually any use 

| ds conditional. es BO GES es 

i 2 & <a | oe : Although liberal in appeabance: the broad general | ae . 

provisions of this zone are deceptive. ‘Any major alteration oe 

: ;| ee | SOS oe a puilding must. conform to remodeling and new construction __ 

ee 2 ge guidelines established by the City Planning Commission. The : C8 

3 ee Les municipal administration has an expressed goal of concen- _ fo) 

4 Ate trating activities in efficient, functional districts to _ eee 

me “ - optimize movement between residential, shopping, employment, 

| a ve | and recreation areas. Furthermore, strongly favored on” ae - 

a ‘the first floor of all buildings contiguous to the Square te 

| i : ce ~ are pedestrian generators, such as retail and restaurants Jos : ee : 

i 2 eae “e | : Office space is discouraged on the first level . ee: Q | 2 7 : oe : 

ce | oe Demolition of existing structures is vigorously ~—>



me | EB oes EXHIBIT 5 000 

i _ ae ZONING ORDINANCE 2 2 2 2s ae ee 

i wy _ ————————————————————— ———-—™” 

Be -- -@e4 Central Commercial District = = | oe * | | 4 

gz  - - Tay Statement of Purpose. The C-4 Central Commercial district | 

i eas | Is established to accommodate those uses which are of © | | 

oe | es City-wide, regional or state significance. Within this | 

| | ss district, which is located in close proximity to the Bg 

i Pe Bey ss State Capitol Building and State Street, and which is : 

nnd poi readily accessible by public transportation from all es 

: parts of the City, are permitted the retail, service ose 

a o and office uses characteristic of a central business © , 

. oo - @istrict. In addition to commercial activities, residen- _ : 

see oe pS ees tial use above the ground floor is permitted and encouraged. 

oe. e wos No accessory off-street parking is required in this | coe Oe oe 

a — Mistrict, and any off-street parking which is provided 

a. 2 «ds controlled as to the location, type and size of such : | 

fee facility so as to reduce congestion on streets within or > - 

i oe | leading to this district. All new buildings and any major ee 

BBR Me ee alteration of an exterior building face must be approved 

: oe spy the Plan Commission because of the community's objec- 

nb ss tive to maintain the aesthetic qualities of the district. © | 

i PO = (Am. by Ord. 6052, 11-29-77.) | ae SE ap he ee 

os me (b) General Regulations. Uses permitted in the C-4 district | 

ee ss ss are Subject to the following conditions: a ae srk 

i . | sd) ALI «business, servicing or processing, except for  — 

| ee oe off-street parking, off-street loading, automobile oe 

Coes —  gervice station operation, drive-in banks and outdoor | | 

&§ NE oe eating areas of restaurants approved as a conditional | 

’ A nets use by the Plan Commission, shall be conducted within  _ 

ee completely enclosed buildings. (Am. by Ord. 4304, es 

es . Be 29-73 2)— e | (Gauge NS | | - 

i ee eee 2. Establishments of the drive-in type are not permitted, _ 

=: except automobile service stations and drive-in banks. . 

davies oe 3. Any major alteration of the exterior face of a os 

i Sh a ce pbuilding shall conform to the remodeling and new 

- | onstruction guidelines for State Street and the | 

oS | 7 - Capitol Square adopted as administrative guidelines ~~ 

nn ae | py the City Plan Commission on September 23, 1968 ee S 

i and as modified on December 7, 1970 and shall be 
Oe | | JP permitted only after the written approval of the 

ee | os City Department of Planning and Development, provided ~~ 

j that any action by the department may be appealed | ae oe 

a ue tt the City Plan Commission by the applicant. (Ame. 

HE spy Ord. 6568, 3-22-79.) ee ee ee 

Pe, 4. To insure a variety of housing types.in the central — oe 

J ee area, the following point values are established. fo ene



a ae ee - EXHIBIT 5 | Se ok AE A gh os ee 

7 Cees eee | (Continued) | ae a ee 

: ee - fype of Dwelling Unit for Lodging Room Point Value | re 

i x oe — Lodging Room a nh | 

Mee Be Efficiency Unit | we 0 | 

oer | A - Qne Bedroom Unit See Ll | Ae 

ff ee Ea tage Two: Bedroom Unit Ce 2 SA 

3 | | whe oe | - Three or More Bedroom Unit | Boe A 

hs , In any building, the average point value for all | 2 

ee eee - @welling units and lodging rooms shall be not © a 

i oe ee (i De less than 1.5. (Cr. by Ord. 6052, 11-29-77.) Pe oo 

CE | 5. All new buildings and any major alteration of an © ce ee 

US ogo ss exterior building face shall be considered by the | "ios 

ef Urban Design Commission and their recommendations | 

a ee eee ee regarding design and appearance shall be submitted | nn 

BE ES | to the City Plan Commission. (Cr. by Ord. 8107, | 

" : A 9-19-83.) Sy | EE — 2 

a oe Source: City of Madison, General Ordinance, § 28.09(5). |



opposed to prevent the creation of parking lots or the os 

i os avoidance of cash responsibilities for returning a | : oe 

OOSs structure to its full use. If a wrecking permit is granted, Sea 

q a the previously approved proposal must be initiated immedi- eee 

i | ately upon clearing the site. Oe | oes Be oo - 

ee _——-s Renovation of existing structures is also limited BE . 

a : by pragmatic voning ordinances regarding fire provisions, = | | - 

- oe height, and frontage for buildings in the Square area. : ee a. 

| a foes A | | _ Madison Building Code 29.37(4) restricts building materials | 

A oe wey - to fire-resistant Types lor 2, prohibits reconstruction _ Ms — | 

when the casualty loss exceeds 50 percent of assessed | S - : 

i valuation, and prevents new use and occupancy until non- as soos 

of conforming fire provisions are corrected. Madison Zoning | on 

i. 2 : : Code 28.04(14) states that no part of any building within ce a . - 

[ a mile of the State Capitol can exceed the elevation of = : 
/ oe — | the base uf the Capitol dome columns (187.2').. Since | > 

: j oe the elevation of the J.C. Penney site is 46' | construction _ oe | 

a is limited to 141'. Madison Zoning ordinances 28.04(6)(b) 

5 - | and 28.04(9) (a) require that parcels created by subdivision : coe 

i : each have a minimum of 50° frontage on the principal street ee ae 

oe | and 6,000 square feet of gross area. Because frontage on 

A “ cn the principal street, Monona Avenue, is 144', subdivision ~ 

Be is technically possible, although highly unlikely. | 

A 2. Special Assessment District 

F | During the past several years construction has eee 

J progressed to implement the downtown-redevelopment proposal 

a Ae : : ae - | ee



qt ee ee SS : Oo ee | CE 

: > ee . known as the Capitol/State Street Mall. Project goals Le 

§ Se | focus on improving commercial and retail viability while | . 

oy She capitalizing on the positive attributes of the City, cee / ae | 

3 = Capitol, and University. Minimization of vehicular traffic | oe, : 

j has been of prime importance to past city administrations. a ee oe 

oe Success on the Square was believed to depend on a conducive | 

E environment
 for pedestrians and employees 

of the Central oe : 

: Business District. To achieve this goal, sidewalks -were . : 

| a _ widened, street furniture provided, and landscaping improved. | ; 2 ; : 

4 | Narrowing the street encircling the Capitol reduced vehicular eee 

a | traffic. One lane each has been allotted for parking, , 

a automobiles, and public transportation. All traffic proceeds coe, 

2 an a counterclockwise direction. os Lee Oe es 7 

: Missing from the mall is an attempt to improve : eee b 

e s : es ‘present. parking be yekatioahis: to the downtown comored ai x : af | | 

- - area. All major parking is provided at least one block : 

t ae away from shopping areas with no protected or enclosed oe - | 

i . pedestrian circulation between stores and parking. In the: oS he | 

“ area ee 

i a8 separates existing parking facilities from the shopping 

i oe "square. No attempt has been made to provide accessible, : a | 

i as ample, free parking as is provided in competitive subur- 

: ae | ‘fo perform the described catevetions properties 0 

i - £acing directly on the mall received es degen Ce 

f In 1978 the J. C. Penney property was taxed $21,814.36 for oS |



a a oe | 7 ake : 16. - 

q street improvements, and $1,242.00 for alley repairs. A 

a Maintenance assessment is levied annually. This year's | 

: ss net assessment was $638.18 ($725.36 less a rebate of ee o 

i me $87.18). Exhibit 6 presents the assessment for the subject | 2 

| ee | property, as currently estimated by city engineere. = | wae a 

HTT 6 ee eee 

4 ea MALL SPECIAL ASSESSMENT FOR SUBJECT PROPERTY ee 

5 / ; aS | Date of amount Amortized | Presently _ “ a 
oes oa _ Asessment Purpose and Terms. Payment = Owe_ | 

eo 1978 Street $21,814.36 $2,704.97 $8,725.72 
| oe a OS ES oes (10 yr. 6%) — re ca | *. 

: - Ss 1978 Alley «$1,242.00 $s) 178.83 $ 310.50 - a 

J | _ Typical Annual Payment: $2,883.80 ae , x ce a2 

ae - oe 3. Political Constraints ey ee | 

a a oe The Madison City Council has had a reputation with | oe 

4 Be the private sector of being antibusiness, antigrowth, and — 

- aa antidevelopment. Recent Significant occurrences, such as cles, 

i DER Bes departure of some of the Square's major retailers and coe 

| oo : | : deferral or cancellation of several redevelopment proposals oe 

Os for the Square, led the current administration to alter some | 

‘ me | of its restrictive attitudes. The mayor's office has Doe / 

o OES initiated new programs to improve Madison's reputationin 

i eos the private business sector, particularly with small businesses. 

es oe Po assist the city in its efforts, Downtown Madison Inc. was 2 oe 

4 ee | oe ee oe Pe ee



ee established to enhance the economic base and human environ- 2 

1 ‘ment of the central city through a partnership between — mu 

: z oe private and public sectors. | | | Le | 

a oe | a - Further evidence of the city's attempt to upgrade a 

' : Sn the Square is the newly developed Olin Place proposal, a / 

re | | $90 million redevelopment plan for the nine blocks south and ee “ 

§ oon southeast of the Capitol Square, including the J. C. Penney © ; | 

es property. The proposal, prepared by John Urich of the ee ee 

§ Madison Planning and Development Department and. approved: in. | | 

: : : | oe 1982, identifies development opportunities for the downtown area. | | 

& we AOS, : A 15- to 20-year phase joint public-private sector develop- | - se 

; f an os ment. olin Place is to support objectives adopted for downtown oan - 

© i by the Common Council in May, 1981 as part of Madison's Master coe 

i ase Plan. The Olin Place proposal for Block 89, where the 3. C. 7 | of 

tee Penney building is located, initially envisioned the redevelop- , 

i oy ment of the block to a specialty shopping mall anchored by | 1 

4 ; / Penney's and a new department store, a new hotel, an office sy 

oe - gomplex, and a parking facility. However, since the closing _ ie 

q of J.C. Penney's, Urich recommended razing the entire block“ ay! 
oa Se ne ° ee ) : : | oy bh 

g's cE | “THis-is’ a rather extreme recommendation given the economics 7 gle? 

om — moo | Bo aoe ; ee ee q rr 

i Concurrently, Jacobs, Visconsi and Jacobs, a Cleve js") 

me | land development firm, is examining the feasibility i 

J | putting a hotel-office complex on Block 89. Jacobs, fy Ae he 

aS  Visconsi and Jacobs undertook the study on the condition. 

8 me tpowntown Madison Inc. Mission Statement. Je oe | ee 

[ 2S oe ae cos : Se



ve that the city assist no other developers in planning projects 

j S Hoey 7 on the same block. Another firm, Real Estate Research : Le 

- ss Corporation, conducted a study indicating that students, | plfee 
ees ee nee ee | | wo Saad oP pe 

d ee downtown employees, and shoppers at outlying centers desire aso 

J | = specialty shops in downtown Madison. _ 2 a ee 

” | be oes - Because city planners are anxious to realize their — os | a 

i : | goals for the Capitol/State Street Mall, proposals in ees or 

- oe A accordance with City goals are likely to be accepted. An ee | 

a fe ae important consideration is that most of the subject property - | 

A block is owned by Northwestern Mutual Life Insurance Company. i 

| | es ‘In addition to granting variances for zoning requirements,  __ 

[ ae cooperation in the form of Industrial Revenue Bonds and Tax 

we Incremental Financing is also possible. The strong political oe 

[ cee =: - necessity of reviving the Square and attracting new business | | - 

.  COUld provide an investor on the subject site considerable ee Ses 

A “negotiation leverage on fire and zoning codes by City Hall. es | 

: : oe eer = oe - . - o 4 eee ae | 

y oe oe ‘Linkage attributes are the relationships of the ses eee 

a | site to its immediate environs, activity centers, and ee - 

i — hinterland. Any measurement of these relationships must | Sy a | 

eae ee consider transportation costs, convenience, time require- | 

a 2 a ments and personal values.” oe 7 fi - oe ee 

| mh TEE Richard Ratcliff, Valuation for Real Estate Decisions Se oo : 
q aS (Santa Cruz, CA: Democrat Press, 19/72), p. 58... oe



4 | a cee a ee te | | ee es 
me ee As _ Traffic patterns and parking limitations have oo 2 Oe 

§ | _ impacted negatively on the Square. Counts taken by the 

of os Department of Transportation for vehicle and bicycle ee | 

i — fe traffic in the downtown area are illustrated in Exhibits | o | | 

5 | 7 and 8. Eight access points to the Square exist, yet only . | 

To ee one lane is provided for private vehicles. ‘Restriction | — 

5 ae og flow to one direction is a source of irritation to : os | 

. ee = | _ drivers entering and exiting the Concourse (Exhibit -9). : : a 

i 7 aoe An inner lane is designated for public transportation, | i | . | 

i | including shuttle buses circulating around the Square _ ee ON: 

: oes and traveling toward the University of Wisconsin campus. - ee | 

{ oe 8 | Access to the front of the subject property is possible | ae 

| : = via East Main Street or Monona Avenue. Parking is limited ~~ | 

i os ee along the Capitol border to one-hour zoned spaces and cee ee 

“ae oe vehicles with permits, and to 15, 30, and 60 minute metered coat 

i ogee stalls along diagonal and perpendicular arteries. Conse- > : : 

a oe - quently, primary travel around the Concourse is pedestrian as 2 

ee op originating from bus loading points on the Square and | ve 

5 ss metered parking ramps on the periphery (Exhibit 10). ‘ woe oe 

. Dae ee Meters requiring repeated deposits of money are another | noe 
i So routes of ptietlon. a ee _ e : ee os 

J eo ‘ ne os Parking ramps in close proximity to the subject - 8 | 

Sake property are the Doty Street and Dane County Ramps. The | | 

f a - Doty Street Ramp has 468 monthly rental spaces and is in | 

| | - = high demand with 100 percent occupancy. Alternatively, the 

i ee ae Dane County Ramp.has 2, 4, and 10 hour restricted parking, | 

I es oe along with monthly rentals. Occupancy rates are approximately ae
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oe oes | EXHIBIT 8 | | 2 2 

J BICYCLE COUNTS ON THE SQUARE its oe 

Poon kD) 
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Se oe 50 percent for the short term and monthly stalls. Demand Cee 

8 for the 10 hour parking spaces is low with. a reported ee | 

usage of only 25 percent. These statistics are indicative | 

i | of the/ city's success in promoting public transportation a 

| | | | : | usage. _ gee eee : Ja | oe - A oe : Lo 7: 

os : oe - : | Regarding the subject property, ten permit spaces | — 

| , ok are located in front of the building on East Main Street, | 

| oe and 25 metered spaces are on Monona Avenue adjacent -to the A , . 

; 7 : | southwest side of J.c. Penney's. The existing 20' alley ee ce erg 

o - is adequate for delivery of goods. This alley is one of — | 7 

i ee oes the most heavily traveled in the downtown area, providing | 

| oe | a route between State office buildings and the Courthouse. 

f ee ee | : Current tenant mix. on the J.C. Penney block on | 2 Tee 

-_ ~ East Main Street encourages minimal consumer activity. ee - 

; oe | oo The block presently contains 13 ownership parcels. nine ~ ogee 

| i ss first-floor retail and/or service entities, and one major a - 

: ss office structure (Exhibit 11). With the closing of 3.C. 2 | Q 

b OO _ Penney's, the block has four major vacancies and several © | 

ons ss Huildings that are underutilized. The block is character- © 

a oe oe ized as in transitional retail/office mixed use. Because | : : 

J Le | of the recent sluggish economy, weak anchor commitment, es 

| as | mixed ownership and uncertainty regarding future City plans 7 

[ | for the area, little vitality is displayed on the block. 

| ee _ The block face of 0-100 East Main Street facing : 

i , a me the southeast side of the State Capitol has historically e S 

J oe oe _ been used for retail purposes, and is presently occupied _ S
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i 

5 - . . 4 ee ; Oe oo . - yee : - 

s Ee Oe a | ee 

ee oe by Rennebohm-Walgreens Pharmacy. ‘Rundells Inc. and S. S. Oe —. 

i oe Kresge Company, whose lease expires in 1987. Currently, pee 

dee S the Capitol City Bank Building storefronts (17-21 East Main 

i — Street), and the 3. Cc. Penney building q East Main Street) — : | | 

i oS | are vacant. | : Sis TS hae ee = | 

es 2 oe / pedestrian traffic on the Square is greatest on the | oe 

i 7 oe ee southeast locks ‘fronting East Main Street (Exhibit 12). ‘The | : | : 

-_ ME I Bank of Madison and Anchor Savings and Loan on -the 4 ; | LS 

i | ae block southwest of the subject property provide strong drawing ee 

5 oe power. North of the subject property, on the northeast side 

| of the Square, are the Tenney Building and First Wisconsin o on 

J Poe Bank, providing a strong contribution to employment and 7 oe 

; pedestrian traffic. Located between these heavily traveled | oo 

i | 7 | | oes areas, the subject property has a substantially higher eS Q oe eo 

: ees pedestrian traffic flow than does the rest of the Square. fo oa | 

oes | Focusing on the north and west sides of the Square, East © 

i : 2 | Mifflin Street-with the Emporium, Manchester's, | and Wool- ae ee = 

- -worth's-and North Pinckney Street are equally weak in drawing _ ms 

fj ke Ce “ oe ee - 

| ee | ‘Several redevelopment proposals are either under _ oe 

i construction or planned for sites in the downtown area. Beese 

I / | The Tenney Building located at 110 East Main Street is con- ee 

- eee - structing a five-level parking garage in conjunction with the _ 

J - First Wisconsin Bank. The structure will include two levels 

of underground parking attached to the First Wisconsin Bank 4 a. - 

J oe 2 and three stories of parking (320 stalls) accessed to the 

i | ‘Tenney Building. The Manchester Building, located at the
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vs - orner of East Mifflin and Wisconsin Avenue, is currently _ OP 

[ owned by local developer, Glen Hovde, who proposed demolishing 

| ee it and building a mixed use project comprised of 65,000 es Cook te 

i _ square feet of office space, 60,000 square feet of retail ole | - | 

i 2 | | space, and five floors of condominium units. S The triangular, | 

roe ee oe two-story building currently under renovation at 102 North 

i ~ - : oe Hamilton. Street is the ola Montgomery Ward building owned ne ees | 

| ae by Gary DiVall. Another project in the planning stage is the . - 

5 ee addition of office space to the American Exchange Bank located oo 

ney at 1 North Pinckney. The resulting impact of these projects 

i | Oe : on the subject property is uncertain at this time. | : : ee ; a 

J es eee Numerous advantages to the location of J. C. Penney's - . | 

mS cS are apparent The building is within walking distance of | pe 

7 o ; es _ significant employment and activity centers. | Directly across © - 

the street is the State Capitol and within two blocks are oe 

i ss ¢anancial institutions, a federal office, GEF 1-2-3, and 

a apes state, county and locat government employment centera. The | ae 

oe Soy three levels of government provide the Square with approxi- : oo 

| i a TEs : - mately | 9 000 daytime employees as potential customers. S oes | » 

2 | - Proximity to a major hotel is a source of potential demand cee 

i ee - or competition for a succeeding ase on the subject site. : . : - - : 

5 Q . é 7 Visitors to Madison are attracted to the Square, given its : ; | 

| es closeness to Lakes Mendota and Monona and the University ae 

J : | © ee campus . Successful redevelopment of the Square would create. ee ‘ 

a synergism with the State Street Mall. Madison is proud | 2 = 

i vey : of its accomplishment in creating a epecialty. shopping area. ne 5 ee 

i ss @atering to the retail, commercial, and recreational needs of Ss - s



- : 

"the University of Wisconsin students and faculty. Decorative © : 

i | : we : fountains, pedestrian rest areas, and the Madison Civic ; ae / oe i | 

nee - Center are examples of the Mall redevelopment. ees - | - 

ELS Dynamic Attributes eee ee ae oe ey 7 

i - ae _ Dynamic attributes are the perceptions and emotional | | 

: | responses of individuals to a property and its location. a a 

i : eS Given their impact on decision making, such attributes ag | i 

; ee ‘related to the subject property mast be considered. | . cee ee : 

See * The subject site has a southwest exposure from its woe 

i Bos a broadside. This sunny broadside is highly visible to one- — ee | 

| “ feo way traffic on Main Street, Doty Street, and Monona Avenue. | | = 

i ; o | | : Converting the building would ‘suggest placing the main office oe - | 

J entrance on Monona Avenue. | ce ae es S ae o noe 8 

ese eae | _ While the building faces well-maintained Capitol ea | 

J ee | grounds ge the surrounding area is dominated by offices and ee S 

‘ oo "vacant storefronts, and suffers with respect to gecurity, Oo | 

| a oo 7 Activities associated with the nearby redlight district, ee a | oo - 

1: : SG Ps loitering panhandlers, and abusive individuals | around the oe “ | | | 

ss Square create anxiety for many of the Square's users and ee ee 

; oo | potential users. - Despite efforts made by police to control - | 

| os oS this activity, the problem still exists in the minds of - a 

J | ss potential visitors.— aoe | 2 : oe : | . _ 5 Oe ¢ oe 

—- ee Although the Capitol Square area is presently under- 

EH ; | - going transition, it lacks both a clear image and direction. | 2 8 

J , | «This poorly-defined tenant mix is a primary cause of this e eS . 

oe | lack of clarity. Furthermore, limited parking ‘on’ the Square -



i ee heightens anxiety and is a primary ‘reason for the Square's , ieee 

i Oe a | Ee Existing Improvements ee 2 Rene ee coe . - : : ee oe 

a oe oe Le Background and Classification ee | eS ee 

a : eee - ee / The subject eroperty was built on a sale leaseback io eee 

| a : in 1958 to house the J. C. Penney retail store. Northwestern _ - 

J es ies ; | Mutual Life Insurance Company , the present owner , has finan— ae | - 

i : : : _ ¢ially supported Penney's since the building was erected. BOR - 

Coe | No significant alterations were made over the life of the  ~—> 

a building, ee a EE | 

- eS ee - The building dimensions convert to an estimated uk 

i : ee | - - gross square footage area of 51,840 square feet excluding hee : ee 

| ee _ the penthouse area (Exhibit 13). Since the volume of this _ oe 

i ESS S | building exceeds 50,000 cubic feet, all remodeling work _ oes Polos 

: as must be done by licensed engineers or architects snd whee S 

og . ae approved by the State of Wisconsin Industrial Commission a 

i - ee [Wisconsin Administration Code 50.07(2) (a)]. However, | the : ‘ / | 

ek square footage of floor space is significantly above the oe 

i - _ “legal standard of 20,000 square feet which requires a 5 | : , Ae 7 ; 

i 28 oes full-service elevator and other interior circulation _ CEO ee | 

| os features for the handicapped (Wisconsin Administration Cee 

q } oe Code 52.04, register, December 1976 | No. 252) ‘ Floors used | Z ae 

| ee | entirely for storage or mechanical purposes need not be | ue 

i - , Sue included in determining gross area: - : of coe oo : / | . . . / |



EO EA yap as oe 

ROSS FOOTAGE OF THE SUBJECT PROPERTY ts & Oe ee 

Oe URW BR 6 TOTAL SQUARE FEET — CEILING HEIGHTS ESTIMATED CUBIC FEET ne eee 

Basement ——iti—(“‘éCédi«zOO |©6UKLCCLl 68,480 

First Flor 12,960 KT 220,320 

- Second Floors» 12,960 x 14. 181,440 | ee 

coe Third Floor =  —:12, 960 x eC 

| ff Be TOTAL = ~—*S2,840 ee BO, 7200



_ 2 Pype of Construction =~ ee ee 

| Q | A general description of the structure is summarized S | a 

7 - in Exhibit 14 and photographs are provided in Exhibit 15. 

i co (Ses : The subject property is a steel-framed building comprised © , ee | 

: of precast concrete floors with block and brick curtain —© 7 

oe _ walls on 1'4" thick poured concrete foundation walls. - Above- oe | 

i : : ss grade walls are re thick and are block with brick fascia. POS. 

ae _ “Six bays with 24' spacing are situated in the Monona Avenue ee : 

i 2 S - | - @irection while four bays with 22! spacing are situated in PSs | - ee 

' = ss the Main Street direction. The roof is five ply puilt up . ee 

with a gravel surface over 1" of rigid insulation. ae oe S 

i | | f - os Floor loadbearing Capacity is 100 pounds per square 2 A, ~ 

| : - foot, and will adequately accommodate office or residential = es 

i oe é use. The floors are supported by 12" deep concrete floor es Sy | 

| ae «Joists covered by a 2" wire mesh reinforced concrete slab. ae | 

i : a ee Running | parallel to Main Street, the joists sit on 2 deep, es “ 

i | os wide flange steel beams. A 12" steel beam at the end of OS® : . - 

cee each bay runs parallel with the concrete joists. | os , oe 

a | - | oS a 3. Structural Condition and Code Conformity | a : 

a oe EES The City of Madison Building Inspection Department oe be | 

i Z aS “requires a new | occupancy permit to reopen a building that Oe! 

a te oe has been closed at least one year prior to sale. This : a PE 

es - occupancy permit is conditional upon formal inspection of 

i oS : ee S the building. — Property manager Louis Cunningham indicatéd mS . : - | 

: that all fire code requirements for the J. C. Penney building : 

i Coes conform to standard ‘codes (Exhibit 16). Sprinkler heads (110) 2 i.



: | - | oe - _ ee COMBE Pe. 

BT ee ee 

d es | DESCRIPTION OF IMPROVEMENTS oe 

ake NUMBER OF STORIES: . Three stories (without penthouse) = 

f | / AGE: ee | Approximately 25 years Ls eh 

OS ROMS: Pee She 
| «Basement  =—«C«#@Oone- large retail area eo ee ee 

- | First Floor One large retail area cee SARS : | 

ee | - Second Floor One large retail area Hp ER og kes 

a oe A Third Floor Storage rooms and office ae 

) a S Penthouse Utilities 42 me ey EE 

een - EXTERIOR: See oe a a 2 ee ae | foe 

| SO ? - Foundation Concrete and steel ees og SA Se 

SE Sys. Walls Block with brick fascia ee eee | 

: Be —  ROOE | Flat, three-ply tar and rock | | 

a - , eee _ Store front — Block with brick facia) and glass 

os - CONSTRUCTION: | eae ES as | ee 
i BL OON ss Precast concrete with steel rod, 

pees | ee ee tile and carpet surface covering 

i «BASEMENT: Fully finished retail area : ae - 

— EATING: - Cleaver Brooks 12-pound low Se 
a | ces | | pressure steam heat, forced  _ = | 

A a ee oe, air with coil a | ee eee 

| - | AIR CONDITIONING ss ee ee EE ES 
4 | AND VENTILATION: Two 50-ton Trane coolers to BOP se J ES ak 

Bn os ee Soe ss gervice basement, first, and second Ce 

en ESE : | Floor, and one 25-ton Trane cooler SP ne 

a Oe Be , | Se | | to service third floor. Air blown ee 

Hees Sg 8 ee through wall vents. BP ee 

i oS - _ UTILITIES: ee 7 2" municipal water service; Bee es eo ee 

cons : SRa EE 6" MUNicipal sewer service; — ee ee oe 

ee 000 to 5,000 amp electrical 2 
$ Co Se oe ee 2 service, 2 2 , ee
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EXHIBIT 15 
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(Continued ) 
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EXHIBIT 15 

(Continued) 
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EXHIBIT 15 

(Continued) 
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J CSS Eee 2 ee ee a0 - 

[ a EXHIBIT 1600 

§ | oo ss CAPT'TOL FIRE ZONE REQUIREMENTS ee ee - os ee 

A oe oe Every building or portion of a building except : ee 
ee - "private residences, within such Capitol Fire Zone hereafter — aa 

Pes _ altered, remodeled or repaired to an extent of more than ee 
4S  £ifty percent (50%) of the building's assessed value shall | 

nae Le be of fire resistive construction, as specified in Ind. 51.03 Ete, 
oe 7 Type 1 or 2. | oes | oe a 7 oe - . or 

# NS ~All roof repair or replacement shall be of Class A | 
ES : rated material or equal. | | EN Po En EOE es De 

§ ee ee - All new buildings and additions to existing Teoh EOP ee 
mene  puildings hereafter constructed in the Capitol Fire Zone | | 
hagas - Shall be of fire resistive construction as specified ino | 

i Ind. 51.03 Type 1 or 2,000 

| RE ‘Note: Residences within the Capitol Fire zone. . ae | 
ae are subject to the limitations prescribed in Section 29.37 . 

3. oe (2)(a) relating to construction and repair of buildings ~~ 
within fire limits. 222 222 RIS oe es 

f Rooms or groups of rooms used for the housing of - | 
Pe os _ heating equipment, fuel storage, storage of oils, waste - | | 
- Paper or volatile inflammable liquid, or similar use shall ites ty Sees 

mS -, be separated from the rest of the building by permanent,. ~— | 
Boo  fire-rated walls and ceiling complying with Wis. Admin. | ee TAS oa / 
— Code Ind. 51.03, with openings protected by means of : ee 

2 approved standard fire windows and doors, complying with 
§ Wis. Admin. Code Ind. 51.04(7). woh ga cp es oe 

' ee (Sec. 29.37(4)(b) Am. by Ord. 7683, 4-2-82.) He Sa ac ess 

i ae - eee 
: Source: City of Madison Building Code, § 29.37(2)(£)5. Se



3 are situated on each floor, and stairwells are also sprink- 

f | & lered. The system has capacity to pour out 1,000 gallons Ee 

| — of water per minute. oo es ae Pe oe 
t OS ee The structural system is stable. By contemporary oS - 

eo Standards the walls are very thick and provide sound insula- 

d cS a tion from street noise. | ‘The only ‘apparent repairs necessary ~~ 

4 to meet code are widening the entrance of the Main Street ne Oe 

ee building entrance at an estimated cost of $3,000; the oe 

§ a installation of restroom facilities on the first floor, oo mes 

| : and renovation of existing restroom facilities to accommo- ie vs wes 

i 2 oS date handicapped persons, at an estimated cost of $27,500. Sa 

5 . - : | | 4 Interior Finishes oe | a = : | ; : : : ; Eo : ae 

8 | Only the basement and first two floors of the three-_ oe 

{ story structure have been used for ‘retail purposes: the ‘third So 2 

ae Ne Te floor has been used for storage and office space, and the oe 

9 penthouse for utilities (Exhibit 15). Floors have tile and ce 

J Carpet surface covering, and walls are putty coat plaster. 

gs Present ceiling heights are adequate to allow for drop ceilings. : | 

f % General building maintenance is adequate, and AO major interior | 

ee renovation is necessary at present. > ee oe | 

3 B® 5. Renovation Problems 2 es : | me 

8 os "he J. C. Penney building has a minimal amount of 

oe deferred maintenance. The only significant item needing ae 

8 ces replacement is the cooling tower, at an estimated cost of  ~— 

One $12,000. Regraveling of the roof is recommended, although it 

i : cage - “at is not of immediate concern. _ - pa . a oe 

| ee . Ee ee ee



" EEE MOST PROBABLE USE EE Se i ee 

J oes : - es Having completed an inventory of positive and aoe - oS Q 

5 - 2 negative attributes of the property, significant limitations JE OSs me: 

| Bs on future use, and immediate linkages of the location, the : : 

{ : appraiser must identify possible uses. Each use must exploit sie 

t marketable attributes of the property, neutralize its negative = 

f | characteristics, and operate within limits of justified, fe | 

q 2 prudent investment. | aS oe oe oe 

: A. General Market Characteristics ee ee on 

i | me a oe a The search for a use should begin with the possibility wos 

{ ee oe of extending the past use of the structure as a retail store. CaN 

| However, continuous decline of the retail market on the Square a Q 

{ — has caused many major downtown retailers to close down. The a 

wo Manchester, Wolff Kubly, and_J. C. Penney buildings, each ae Cee 

p a offering large retail space, are presently vacant. The | Ns we 

1 Manchester site's next use (redevelopment to mixed office, , a 

me ——Ssepnetail and residential) further supports the belief that 

9 | S | | large retail space on the Square is undesirable. J. C. Penney's | 

= ee : declined a renewal option on their lease at below-market rates, Le he 

4 ae strongly suggesting that the downtown area is unable to | J 

1 & ; attract the clientele necessary to meet department store : | 

needs. Regional shopping centers such as South Towne and _ : 

4 me West Towne have strong drawing power and are sources of a | 

‘ | competition for large retail stores in downtown Madison. _ ae a 

4 o Furthermore, City Council President Ann Monks indicated that, oh 

4 ce fa retail store were brought to the Square it would be | Ne



l Ls ee | e Ae ae a oe 

i | successful if located on the north side of the Square, where  —™ 

, ae residential use is more prevalent. However, present plans Loe 

oe ss for this side of Capitol Square include no retail department oe 

i 2 | stores. In response to downtown retail market information, ee a 

es | See the possibility of extending the subject property's past use | 

a — as a retail department store is unlikely. ee oe 

i a | es Attitudes and perceptions of present and potential ee 

_  Mowntown shoppers is a further consideration in projecting | | 

j oe - retail success ‘on the Square. A survey conducted by Real : Sf ; a 

: Estate Research Corporation (RERC) indicated that students, ae oS | 

ees downtown employees. and shoppers at outlying centers desire Bae 

£ ae specialty shops in downtown Madison. ‘This expresed interest : . | oe 

eee | coincides with city goals. Consequently, future retail - 

i activity will be determined by the extent to which city goals 

- / te create a downtown specialty shopping center are realized. | 

4 | Rental information is provided in Exhibit 17. | es | oe | Hees 

i a | he S Office space is another potential use for the. ae 

x J. C. Penney building. The subject property presently - 5 

4 S ss effers no on-site parking and unless a joint venture on a : 

es ae ramp is possible with Mutual Benefit, the option of Class A see ee 

4 . . is eliminated. However, the current market for Class A Ss 2 

4 | space is strong. The American Exchange Bank (1 North Pinckney), 

a © 100 North Hamilton, and 44 on The Square have targeted their 

4 | | products for the Class A user. These buildings are in accor- | oo 

os dance with the Urban Land Institute Standards for Class A 

| a | © space; they are constructed with high quality materials, ae 

8 ave good locations and access, and maintain high quality oe :



eS ABT AT ee 

RR EPATL INPORMATION FOR DOWNTOWN MADISON 20—i‘“‘isS 

FR EE Oe Atrhum 9 eo 
ee ee & , Capitol | 44 0n $23 North First WI 30 On The + }#£=‘Tenney 

7 | Centre =. The Square Pinckney Plaza Square Building 

Annual Rental Rate a Ries ee os Oe ee | ee Oe 
ss Per Square Foot = $7-$10 ($4,004+% $4-$11.50  $11.90- $4.79 | $4.25- 

2  ($2-$3 for grocery oe (some with $12.68  X— | $10.87 
a | - & hardware triple (200 By uke AG, | | 

Bs oe a net including all CO gk © | : | eee CEES | ae 
a _ Ee utilities, sewer = =  — | PON eu a Ao we, | | 

- sd Range of Term ae ESS ee a pee pe Bee SO, — 
ee : of Leases Os NA | 5 years 3-5 years 4 years NA  Monthily- 

we | eS | : : | cs . “ | | | . 10 years 

ey ‘Utilities Included | No. oo No Varies ‘Yes Yes Yes : 

| oe / Janitorial Included _ No Ee No Oe Varies Yes Yes | Yes 

pate 8 98898882 8B 

Ss ae LE OR ee eye Ey EES we BR ee : ; .



| : Ore ‘tenants and professional management .> Although Class B _ Oe 

3 | a and C office space markets have been soft, present conversion | 

Ee aes oF of the Tenney Building from Class B to Class A space is. ee os 

5 Cee “expected to impact both markets. es re | | | 

5 - : / _ According to the October 1984 Downtown Madison Se 

: Office Space Inventory prepared by Downtown Madison Partners, a 

5 See Inc., total vacancy of private speculative and nonspeculative - 

| ve Noe office space on the eight blocks surrounding the Capitol is | 

; 2 noke 4 5 percent. An ‘August 1984 feasibility study by Ross Luedke 7 - 

ye and Kris Sivertson indicates that the vacancy rate for el AS 

J aS Class B and C space in downtown Madison as of June 1984 , ao 

I : = is 11.8 percent-an improvement over the November 1982 Class | a 

- ; ey B and C vacancy rate of 23.4 percent.” ve Te SR e eee 

i | a ! a “In terms of demand, downtown Madison appears to ——™” 7 7 

pt - have little potential for attracting large major office - Ss | - 

a oe oe users other than the type which currently occupy offices in | ce | 

J ; - the area. A recent publication, Block 89 Building Reuse Pe ae 

- ee _ Study, prepared by Stockham and Vandewalle, suggests a continu- - 

i S aes: ing market for small professional offices, trade ‘and professional 

5 ee 1nowntown Development Handbook (Washington, D.C.: The 
oe a Urban Land Institute, 1980), p. 44. _ ee oo ee es a 

I — So market survey conducted by Landmark Research, Inc., 
ae Madison, WI, November 1983. (OMAR SASS gr a aS -



i ss associations, and some government uses. ‘Net leasable area o : 

| per floor of the subject property .can accommodate such oo - | 

- uses. Moreover, downtown office vacancy rates by floor” S oe Ee 

5 area are low for uses requiring 10,000-14,999 square feet. | 

2 : 2 The subject property falls into this range, with approximately | 

il oe 11,000 square feet per floor (Exhibit 18). Furthermore, ea oe 

J 2 a the State may be considered a prospective office space user, os ae 

. | - due to upcoming expiration of its current leases (Appendix B). | | 

j _ . . one S, ‘Another potential use for the subject property is | - 

= residential. The residential market in downtown Madison 7 

J oe . can be divided into apartment rental and condominium markets. - | 

1 RS Chg A September 1982 survey by the Madison Apartment Association a : 

_ paces ‘shows a vacancy rate of 5.4 percent for furnished apartments oe me 

i oe dn the downtown area. Moreover, a phone survey conducted : Soe ; 

a. 0 hy Ross Luedke and Kris Sivertson in August 1984 indicates _ OY ces 

i | |  eecupancy rates in downtown Madison range from 87 percent to | 

7 | | : _ 100 percent. Verification of ‘Current rental rates was - es 

a | se gathered in a phone survey by the author of this report. oo ao “ 

i & Se Results show that monthly rents for an efficiency apartment : s 

‘ SPs range from $270-$285; one-bedroom apartments range from 

} fos $325-$465; two-bedroom apartments range from $450-$525; and oo Ae | 

5 os three- to four-bedroom apartments range as high as $645 ees ae : 

- a ee (Exhibit 19). Although located in the Capitol Square vicinity, 

i : He Hees dpartmenté included in these surveys may not indicate actual rent | | 

os oe levels for a successful apartment project on the subject | 

a property block. East Main Street is likely to attract Ae &



I ss DOWNTOWN OFFICE VACANCY RATES BY FLOOR AREA Bee 

i ee Net ae Net a ee ee . re 8 SO 
ee Leasable == Leasable Vacant  —'— ‘Percent © - oe 

| Sq. Ft. Square Square  -— of Space —— 
Per Floor Feet ~«~Feet | Vacant 2 

LV | 4,999 ——=-143,060 == 32,758 229K | 

—-5,000-9,999 598,100 = 60,890 10.2% 
Ee (10,000-14,999 338,224 = 10,144 3.0% © 

i —-15,000-19,999 105,000 OK 

20,000-24,999 60,000 =—sa28, 000 6K 

I ee 25,000 = 283,642 OK 

i otal = 1,528,025 = 31,792 (KC | 

| eee ‘Each building is categorized by the net leasable square | i 
Feet of its largest floor, = = Lo eh oh 

7 | : Source: Telephone survey with building owners and leasing gos 
7 BS a on agents, conducted by Ross Luedke, Kris Sivertson, | ee 
fan Dale Mussatti. eee ee - Oe



i A  BRMBTP 19 A ee 

i «1984 APARTMENT RENTAL ANALYSIS FOR CENTRAL MADISON = 2” 

| ee Name of Complex Rental Rates - Locational Attributes sy 

eh EEE - Capitol Centre cose 1 BR=$355-$390 | 3% blocks from Square  _ 
— or 344 West Dayton 1 BR w/Den=$430-_ | | an 7 | 
J ee eS ee. $465 - Pe a 
PES oe 2 BRe$465-$525 

[ | / 126 South Franklin  -EFf.=$§285 = = 44 blocks from Square _ 
ms, ne 126 South Franklin 1 BR=$325 — CA eee re | 7 

= = Baskerville A artments Studio=$290 | & block from Square 
j Ae Y[2I"South Hamilton 1 BR=$330-$385 | fe ee Ce 

~ oe Pe poeae ) 2. BR=$ 450 cs cgggh ghee : moe ee 

A BReS645 a - 

I ee “Sumner Apartments = 2 BR=$465  —s3 blocks from Square _ 
po ee [VF South Hancock eS f Ce GS eee, Ce 

i ee 122 South Hancock  Eff.=$280 34 blocks from Square —| 
po Eee 121 South Hancock _ 1 BR=$350 CEN ESN ESS SESE Sas SE 

| | Kennedy Manor® |  -EF£.=$270-$275 : Across street from Ngee 
| - 1 Langdon Street —  ] BR=$370-$405 ~ Edgewater Hotel & ~~. 

ee ae: : 2 BR&S475-$515 Lake Mendota, 34% © a 
i . PA EP eRe ee | blocks from Square © 

1 es Pe ee Ses - bee | 

1 Seo Pe Includes | maid service once a week. LES / , ee a : —



i professionals “as well as students. Therefore, if substan- | 

5 tial redevelopment occurs on the Square, the strong | S oe 

locational attributes of the subject site could command rent | 

f a ‘levels exceeding those of the apartments surveyed a / 

i eB. Alternative Uses for 3. . Penney Property ce o - 2 

: LOPS x | ie _ A combination of the physical characteristics of oe ee 

J the property and the general demand characteristics on the - = - 

[ | "Square suggests the following alternative scenarios for 

Ho Soe abe OF the subject property (Appendix C): coe oe : Lees 
J oe ss Scenario #1: The present structure is retained ae - | 

a oe oo ‘and modified to create office and retail space. | Ls 

I ee aa | Interior walls are constructed on all floors and a8 eS gees 

I S --BVAC is upgraded to service individual space-users. eee ee 

: Basement, 2nd and 3rd floors are converted to office 

i | ) | oo | "space, with lst floor containing fully enclosed | | Ses | 

retail space. Capital outlays are substantial due | en BS. 

i | to interior wall construction. ees eo | ee cee 

- _ ce Scenario #2: The present structure is retained and | oa | 

3 : ee modified ‘to create a combined retail-office-apartment : | 

I Eee ee - complex. Interior walls are constructed on all | aoe a oe 

> bs _ floors and HVAC is upgraded to service individual ns 

i : Nes space-users Basement’ and 2nd floor house office 

ae see space; retail and apartments are located on lst and © ey 

i 3rd floors, respectively. Capital outlays are oe 

J 4 substantial due to extensive interior renovation ——™S 28 

oo S . oo necessary ‘to provide individual space units. ee |



§ oes Ae a See ee a 

i — Scenario #3: The present structure is retained and | 

5 2 | = modified to create office and retail space. Basement, eS & - 

os - 2nd, and 3rd floors are remodeled and equipped with 

i oe . drop ceilings, carpeting, partitions, and fixtures ee 

—_ necessary to accommodate Class B office space. ee 2 as 

j a oe : ‘First floor requires little renovation for its aos oe 

J purported use as retail space with unenclosed units | : 

7 oo (hereafter referred to ab opensair retail space)... _ / 

5 : S Capital outlays are minimal as proposed renovations ee 

on es “are cosmetic in nature. ae : | : ce oe Lo os 

i Scenario #4: The puilding is demolished and a new | - oS | 

I | fon os four-story retail-office-apartment complex, including | " 

Oe ae 2 parking facilities for residential tenants, is con- 

i - structed. ‘First floor includes eight fully enclosed —= ~~ 

| - : oe retail units, totaling 9,072 square feet. Second and ce 

i eee oy 3rd floors contain 22,032 square feet of office spaces. Soe | 

i S oe a Ten rental apartment units, ranging in size from 900 oe os | 

| ens | to 1,100 square feet, are located on the 4th floor. eee ae Se 

g = - . | o - Capital outlays are highest for this géenario because © - ee | . 

: Bes | ee of required demolition and construction costs. ee | 

3 | | ee | oo ‘The first three scenarios require ‘removal. of the ane mee 

i Be existing escalator and replacement with an atrium. Existing ae 

mm a 2 precast floor panels make such replacement feasible. Salvage eee 

i ae , value of the escalator is assumed equal to removal costs, — ee 

| oes therefore, no capital outlays are included. an 2 oe



5 ee oe oS | al ‘ 

i | : oC; | Economic Ranking of Alternatives : | a | oe Q oe Ss S 

5 . | Alternative uses that might be plausible for the ; | a 

ee: | 7 subject property can first be ranked in terms of the general & 

| : cS pudget parameters inherent in revenues and expenses for each | So 

one | scenario. The best financial alternatives must then be _ os - 

i : es | screened for effective demand political acceptability, and . oe os 

I : : risk. To reveal the general range of justified investment in © 

- a : the existing property, the appraiser developed a logic of oe Clee 

a a : ss eonverting rents generated in Scenario #1, #2, #3 and #4 into | 2 

oe | justified investment by determining a market rent for each | ORS 

a use and assuming an acceptable cash breakeven point! for : | | 

5 * oe financial planning and budgeting. This process capitalizes ae oe 

eo y - €unds available for debt service or cash dividends into. ee S or 

i eS amounts of justified investment. The back-door residual : 

| ee oy approach does not measure economic value of an alternative a 

i een use because it ignores resale and tax shelter. This approach : ee 

[ | oe ‘can be misleading if there are small. errors in the cash-flow | os aS 

. Se oo forecast, but if estimating bias is consistent when applied : 

i ee | to the alternative uses, | it does rank the alternative in Q eee 7 a 

ASS terms of their ability to pay for the subject property as é 

i ae is. The logic of this process is provided in Exhibit 20; | oes a 

5 : a es ‘cost assumptions and calculations are provided in Appendix Cc. Be : 

: oe OR summary of these calculations from the Appendix is provided ee 

i x . in Exhibit 21. — Preliminary ranking based on a cash justified - | 

2 a investment (Line 3, Exhibit 2), without regard to future 

ee ee ae a lohe ratio of cash éxpenses:. real estate taxes, and _ ; 
j es debt services to gross potential rents. _ : eee m oe ee



Se mm 

eee BASIC LOGIC FOR RANKING ALTERNATIVE PROGRAM SCENARIOS BY JUSTIFIED tt—t«~* 
Oe PE oe _ PURCHASE BUDGET it” | Se Se 

i 8 | Rent/Unit | | Rent/Unit | | | —- Rent/Unit | “S . 

. | | _ Number of Units | | Number of Units | | ‘Number of Units | an 

i ee Potential | on | 7 So | . | ee 
oe | Gross Income : |__defautt reine | - | Gash for Operations & 

, 2 | “d-Default Point | ye god a ) a _ ose 

i LT | ee Be | Operating Expenses & 

See Equity Cash Margin | ee ORR Bacon UE ec | oe eae : , | gs Be eee ; 

i , Oe ge oe He _ co Ba | | cepteat Replacement | ee 

i : | | a Vacancy Loss _ | | ss ae a Oe oe a Los = Oe - a 

Ee Se ee oe - : | Co Ae | peal Estate Taxes Ce 

Bm GR Available Ot” 
pees | . ey eee oo | for Debt Service ORIG | _ Cash Throw-Off £| be | ee 

Coens “4 (B/4 Tax) a ee as | gs | oes 

g Eee $e ee Boge ee | pene ee 
ge | Equity Cash Constant | | ee - | Mortgage Constant | ie a 

- we | Justified Equity ae vers | | np Pe oe ay ~ | 2 - : 
5 - | _(B/4 Tax Effect) | | oe Fo | Justitied Mortgage | ma 

Beta Justified J —~*™S ee ee 
i | ee Tee es Project Budget : (ne SE a es 

J | bee | a 6 ee | Budget for Purchase | . Oe ae | Soe - oe



pepe ee US ee Ce 

SUMMARY OF BUDGETS FOR ALTERNATIVE USE SCENARIOS (OD RSE Be . 

ee ee ees gE 

| ee Budget Item ae Scenario ee Scenario #2. __ Scenario #3. _ Scenario 4 Mee 

A Renovation or — - $2,129,060 | --_.g2,103,140 = -$ «897,860  — _-$3,249,739 | 
| Po Construction | a | | | — ace oan | | | - 
Ocoee | os . A 4 

| 2. Justified | ee ee oe 
| | Investment for _ | Ee | Begs ERS ose ae 

Sa sé Property as Is 1,587,771 | 1,473,885 1,301,956 = —_2, 380,150 

3, Potal Justified -$ 541,289 — -§$ (629,255  $§ 404,096 — -$ 869,589 © 
ee Investment in 2 LS — Oe ae | Sone ey a | 

Subject Property _ AO age Rae OPER as oe oe Ses Rage BE BOE So PNG Ea ae 

HE OS Ae Ig ea ee ee Pee 

ee pale ee gos ORs ae | | chs De OS



| coe _ reversion value, demonstrates that Scenario #3 is the es | oo 

5 es preferable use of the structure. _ i Se | os / 

i me : dD. Risk Ranking of Alternatives Se : 

ee es A further screening method is! consideration of the. “ ce 

Z é alternatives ain light of financial and renovation risks. a | oe 

ee Risk in this discussion is defined as variance from a fore- eee 

i | oe casted event, whether that event be the amount of a cash 2 : 

i Re payment or the outcome of a political process 26 | ke, 

_ See Risk inherent in renovation increases with the : Bae eee 

i nes a - expected cash expenditures, the likelihood of cost overruns, ces 

poe oes and possibility of unanticipated delays due to strikes or | ee 

i oo technical problems. Scenarios #1 and #2 will require a 4 

7 oe . substantial amount. of renovation, while Scenario #3 will . . - | 

a concentrate on the structural modifications and cosmetic - oe — 

J | repairs necessary to meet the needs of incoming space users. ae 

3 | All four scenarios are dependent on return of the small — oe poe 

i Ee etalon. to the Square and on increased demand for Class Bo 

4 office space. Rents achievable in Scenarios #1, #2, and #4 Ss: , 

me ES: are unlikely to be commensurate with the high capital outlays | - 

4 ss oyele associated with each scenario. Externalities resulting from - : - 

og Lack of vitality on the J.C. Penney block and uncertainty oes 

i Fe regarding future city plans of the area could be a deterrent 5 | o 

“ ee o to any major capital investment. Therefore, Scenario #3, es 

i : ss which requires below-market rents, faces the least | amount oe : a 

' oe cinancial Yak 7 2ee : ee



ke Oe _E. Political Compatibility of Alternatives 42 4 4 = | 

5 ey | a ee “Scenarios #1, #2, and #3 would be politically accept- ee oy : 

se ee able as each rovides first floor retail space fronting the 

j eos Se Square, consistent with Planning ‘Commission dictum that first 2 ee 

i | | floor space contiguous to the Square generate pedestrian | , | | | 2 

Re ss traffic. Scenario #4 is consistent with the city's goal of | : 

i Os providing additional housing in the downtown area, and is os cog 

i a ‘likely to produce more evening traffic on the Square.- However, 

i Py 3 7 demolition of the subject property might meet with resistance pee a 

oe pe from City Hall because of the current Olin Place proposal _ 28 ness 

i : . | “and future downtown redevelopment proposals. ae Ee rn 

[ | | - : Boas Uncertainty associated with land use on the Square,  ,_—> 

es ? . along with the pending Jacobs, Visconsi, and Jacobs study | Ne ie | 

q Se Ee indicates that a transitional use for the subject property : | | 

| | eae ' is appropriate at- present. Such a use places no significant : S 

i ay ee constraints on potential development of downtown Madison. a8 es 

i ms ‘Therefore, Scenario #3 would be the most politically accept- oe — 

nS able use. _ eo oe ae | 7 See Q - ae 7 Se RE 

i . oe F. . Conclusions | oS | 2 . : | : A es : oe | : ge - 

a - | 7 = oe Renovation risk is significant in Scenarios #1 and ae 

a #2, yet due to the addition of residential units. Scenario —- 

i | a : ge would be more politically acceptable. Favorable risk / ae : ‘ 

oe attributes for Scenario #3, as well as higher justified - 

j | A purchase price, indicate that Scenario #3 is ore’ attractive : ws 

; . SS . and lucrative overall. A review of the summary feasibility : ae



oe 7 _ data in Exhibit 22 supports the conclusion that the most — 

5 oe - - probable use of the subject property, in the opinion of : : ees 

oe this appraiser, is Scenario #3. oe os | eee | 

q : oe oe - | The most probable use of the subject cep oe 

oe e Boe | as seopecty ds fo eg cet ioa te ool oe 

i | o = - 7 oS - office-retail space consisting of : oo | | : a : - | 

| Meee: ee apo 8 252 square feet of open-air retail a | 

i a es se oe . space and 31,451 square feet of | = oe os ; eS 

i ; : office space. _ oe | Re . ae oe aS | : | . |



RATE 2200 ee 

= SUMMARY MATRIX OF FEASIBILITY OF ALTERNATIVE USES 

hae _ Feasibility Factor Scenario #1 ‘Scenario #2 | Scenario #3 Scenario #4 

| | . - Description a Total Renovation Total Renovation to Minimum Renovation Demolition and 
nes Ts aks | Office/Retail Retail/Office/ = = to Office/Retail | Construction of 

| | ole ae | | Apartment — | ee ee Retail /Office/ 
| | Re 2 | et : oe EES SS et Apartment - | 

| A Justified Investment in Subject | _ Negative | Negative ss 404,096 8 Negative % | 

, oe ee | 

ae as Remodeling Risks — : Significant: Soa Significant : Minimal: None | 

| aS | “phe ees | _ «interior walls added -interior walls added -primarily cosmetic = a | 

ces oe ce HVAC for individual -HVAC for individual sts Bo he 

| os, one ey —s gpace users — ss gpace users | OR | = | 

oe eg | —  eisk of unknown —s_- = risk of unknown 7 Co PEE ee he oes es 

gigas aes. obstacles oe obstacles st” eee ee ee 

oe Effective Market Demands a Ae Office-Soft Ree - Office-Soft ae ‘Office-Soft Office-Soft oe 

ee ee ee Retail-Soft == ~—‘ Retail-Soft © - Betail-Soft | - Retail-Soft | — 

. a - fe Pd | —  Regidential - ee oo _ Residential- mk 

we De es | m Shag SON Strong. Depends on ss Strong. Depends. 

UP oe Bors ea | x ee eadevelopment ee on _ redevelopment u — 

tg eP | SES IEC ORR RS CR 3 on | progress progress =e 

ee eee ee aa ne yee



SUMMARY MATRIX OF FEASIBILITY OF ALTERNATIVE USES 22 MS 
pe | (Continued) © a eh I a Ce FE En ee : ae 

| ie Feasibility Factor Scenario #1 Scenario #2 _ Scenario #3 — Scenario 4 

ee Political Acceptability _ Acceptable = =+~—~—“ More Acceptable — Most Acceptable Mixed 

Se Y | - Pinancial Risk = =~—_—sO@Deepends on return Depends on return - Same as #1  —_ Same as #2 

or ) a of small retailer of small retailer ss Also depends on ty 

ee ee ee | | | to square and on sito square and on j= ~~ — ~~~ quality and ae 

| Wg hot Noo eae increased demand —s increased demand eee. uniqueness of = ~~ 

ee see ss for Class B office for Class: B office = - preduct oe a 

Es nn gpace. Both are space. Both are a Eas pS 
, | os ees ee - plausible. | “plausible. Also | CE eee | | 

| - Ode ae, LET SE eg oe _---s depends on demand : | | Ls | | 

Le ON Sg en ee SRY for Limited number of | . Lf = — oh 

os oh | DE EOS Teh tage oe BA apartments which is eee cae eS oe oe 

: ae . re ee ee eg affected by people's ts ae : 

eS 2 EIEN ES EN | we | expectations of the coy a ee 

oe ee ee er ee ae redevelopment of the | | ye : oe 

te er ee ee er ee Bi SO BE ee EI EN Ee one len a



q ” ; cae Se . Recent market sales in a given area are | the most : 2 a 

| - yeliable predictors of the most probable buyer and what _ ee : 

a ONE he might be willing to pay for another property in that : | os 

' area. This section will discuss the market comparison He 

Let gee approach to most probable price and will provide final tests a 
: 2 e | of chee orice. Q oe | iy . | : a . Se ee Sore 

8 ee A. ‘Most Probable Buyer | - | ae Pe , | a es ‘ 

| eee | A review of the comparable sales in Madison central | So 

a oe / ‘business district reveals that purchases of downtown proper- 8 a | 

es ties have been by local businessmen seeking a new location 

i - . for business 2 professional real estate investors willing and | 

q ay “ | able to execute extensive | renovation and renease cor. resale, oo ae / 

. or the City of Madison attempting to upgrade downtown and : 

a ss Gnerease ‘the tax revenue base. ee / ae le os 2 B ee 

: | fe S Since government entities are considered captive Se a 

a | | S oe -puyers, comparable sales by the City of Madison are omit— ee - | | 

’ : tea from - this appraisal. The City of Madison has been | | ee 

ee oot active member in the downtown real estate market, purchasing 

7 oe distressed oroperties: and reselling them at below market - oe : - 

, “ — prices to local developers. City buydowns are typically oe : 

q - ae financed with Tax Incremental Financing (TIF). This option ; Seka 

: 2 is unlikely for the subject property. | Jerry Tucker, 

3 oe _ Madison Planning Commission member, indicated that due to : Bee 

I oo ‘the length of the review process a $2 million property - ote - oS 

Galue increase is the minimum project size. The most probable



ee use development project for the subject property is expected | 

q : ee } to increase the value by less than $2 million, and is there- = 2 - 

| 7 fore unlikely to receive TIF assistance. ee Bee, - 

i ce a : a - Exhibit 23 contains a brief summary ‘of the comparable fo 

7 o : — sales that were used and Exhibit 24 shows their location in . oe 

ie = downtown Madison. Each building is located on the Square | oe | 

q : . ; ana contains a mixture of retail and office ‘space. - Purchasing : fees 

oe | terné of the comparable sales, detailed in Exhibits 25 through | 

i - | / - cS 29 , included cash ‘to seller, ‘land contract, and seller a - : ee 

oo “financing. Comparables one through three were adjusted os - : 

J me for terms of sale (Exhibit 30).. OP oo a | a a oy 

7 Oe Since the seller in this appraisal wishes to sell ~~ 

oe : for Gash. seller financing is highly unlikely. A local real —it*™ 

a estate developer/investor partnership will probably purchase | - | 

. the building with cash to seller. Due to the City's favorable Be 

a eS : attitude to renovation of downtown. financial assistance in- : aoe : 

7 - : the form of Industrial Revenue Bonds is a strong possibility. eS : | ; 

oe These tax exempt bonds can be obtained at 9.75 percent interest. es 

q H a oe and might support a sales price toward the upper end of the - 7 | | 

oo transaction zone. aes Se Oo : Soon 

i | ae oe: ; Pe Therefore, the most probable | me oa | ee 7 | 

a - buyer is a local developer/investor 7 

J ee ees : : - partnership that will renovate the _ ees | L | a 

7 | 7 2 | ee building 6: a mixed use of ‘Class B oe | . hE - ae 

5 - ee : offices and open-air retail space. : ;



i Ng EL BOE Ls, ee EXHIBIT 23 ee ee ee 

a mu _—— GOMPARABLE SALES DESCRIPTION = —t oe 

3 S Comparable Property #100 —™ OE | 

coe Location: = ~—~—~—.—._—s. 30 North Carroll Street 

d Prices $625,000 (cash) oe 
EE Ss Gross Building Area: = 41,000 square feet | (oes ee | 

i oe Date of Sale: | December 1978 Eo ne | 

UBS Comparable Property #2 eee oe ee ee a 

i Se es Location:  _ : ae es 50 East Mifflin Street o oe Noha 

Oe _ Price: = ~~: $697,000 (Terms: See full disclosure) 

q | a Gross Building Area: - 42,500 square feet Beg eh ooh Ss oe 

Date of Sale: ————s Ard 30, 1978 

i Ce Comparable Property #30 Oy EE - OF ne ee | 

i aoe Location: a - 2 West Mifflin Street PRR ek | os 

ricer foes $662,000 (Terms: See full disttosure) oes 

I eae ee Gross Building Area: _ - 38,640 square feet _ : 2 OES BES es, 

} pate Of Sale: ———<“—tsCs dy 32, 1978 

d Noles Comparable Property 40 SBS SS NS : Sess es noua hE 

DAE ES es Location: coe «110 East Main Street = 
i Pricer $1, 350,000 (cash) PES 

= =~ «Gross Building Area: = =-:105,600 square feet 2 ——s 

: os - Date of. Sale: ee February 29, 1984 : oe Sa | 

| ee | ‘Comparable Property #5 as os One ee es a | oe 

pe ok ‘Location: OR , 5-7 North Pinckney Street 7 : a ‘ Joes 

es Price: _ oa ce $240,000 (cash) Oe ee oe es 

i Bae cele _ Gross Building Area: 26,000 square feet - so Dn : 

= ; = Date of Sale: December 31,1977
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eam ON OF COMPARABLE SALES © 
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EXHIBIT 25 

COMPARABLE SALE #1 

ae es 
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30 North Carroll Street 

Date of Sale: July 17, 1980 
Sale Price: $625,000 
Sale Document: Warranty Deed 

Terms of Sale: Cash; sale to captive buyer 

Grantor: Carley Capital Group 
Grantee: State of Wisconsin 
Use at Time of Sale: Vacant 
Tax Parcel Number: 0709-231-0905-7 

Assessed Value: Unavailable 
Sale Price as Percent of Assessed Value: Unavailable 
Building Location: One block from State Street Mall; four 

blocks from City-County Building; four blocks from 
GEF I; five blocks from GEF II and III. 

Frontage: 65.5 feet on Carroll Street, 132 feet on 

, Fairchild Street 
Zoning: C-4 : 
Gross Building Area: 41,000 square feet 
First Floor Rentable Area: 32,000 square feet 
Type of Construction: Four-story plus basement reinforced 

concrete, brick and block building; two passenger 
elevators and one freight elevator; light brick 

veneer exterior.



' : cost os (Continued) Py | ee 

a Le _ Present Use: Under major renovation for use as State of > | | 
aor ere | Wisconsin Historical Society Museum. | rn ee 

i , - - Age: 31 years. | st eS a | | - cone ne | oe
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EXHIBIT 26 

COMPARABLE SALE #2 

r [T | 

a ae 
Poe <1" mes C= ae 

== ff fae zs jor rear 7 i | X\ a ry ie F ae 
> |; ti hig i 

B ba F f | 
has 1 = —e ae 

be] _ ar FE { 
L = eee a til 

\ fa ay / is 

ah ) a pgs — fia? h . i A Be Niel EF Dit hy 2g abe he MZ  f Or \ LEY Sy itis 
x \ i i Nae 

_ x on ey eel nV 

= Ses = ed s cy) id 
ae i =F reer I a ia 

50 East Mifflin Street 

Date of Sale: April 30, 1978 
Sale Price: $697,000 
Sale Document: Sale leaseback 
Recorded: Volume 942, p. 115. 
Terms of Sale: $654,064, 5.25 percent long term mortgage 

assumed. Seller took back 10 year note for $65,936.23 
at 8 percent interest. 

Grantor: J. Jesse Hyman, Jr. and Alan R. Hyman, copartners 

d.b.a. Emporium Company 
Grantee: Carley Capital Group 
Tax Parcel Number: 0709-144-2411-7 
Assessed Value: Land $258,700 

Improvements 591,300 
Total 850,00 

(1978 Assessed Value) 
Sale Price as Percent of Assessed Value: 82 percent 
Building Location: Two blocks from State Street Mall; four 

blocks from City-County Building; three blocks from 
GEF-I; four blocks from GEF-II and III; corner lot. 

Frontage: 70 feet on East Mifflin Street. 
Lot Size: 132 feet xX 70 feet 
Zoning: cC-4



oy SS ae | ee ee Se. 

a es COMPARABLE SALE #2 _ ee SESE eee, 

? oe | oe Eo (Continued) | ne | | | | 

a | Gross Building Area: 49,755 square feet ae ge A 

: | - Pirst Floor Gross Area: 8,500 square feet ae 

a. Net Rentable Area: 38,500 square feet _ ne ee eee 

i foe . Type of Construction: Four-story masonry and concrete ee | woes 

- SR a building: two elevators; freight facilities in - 

| | - rear parking lot: structure can carry additional | | : 

I nes SN te £loors. | : Se | ee BR, ee 

Present Use: Retail lst floor; extensive remodeling of SESE ed 

a | | ss three upper floors for office space. - | po
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EXHIBIT 27 

COMPARABLE SALE #3 
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2 West Mifflin Street 

Date of Sale: July 31, 1978 
Sale Price: $662,000 
Sale Document: Warranty Deed 
Recorded: Volume 980, p. 318. 

Terms of Sale: Subject to July 15, 1977 mortgage, undivided; 

90 percent interest in and to partnership. 
Grantor: Thirty-on-The Square Associates 

Grantee: Mifflin Associates 
Use as Time of Sale: Retail and Office 
Tax Parcel Number: 0709-144-2509-0 
Assessed Value: Land $371,300 

Improvements 263,700 
Total $635,000 

(1978 Assessed Value) 
Sale Price as Percent of Assessed Value: 104 percent 
Building Location: Five blocks from City-County Building; 

three blocks from GEF-I; corner lot. 
Frontage: 91 feet on West Mifflin Street; 136 feet on 

Wisconsin Avenue. 

Lot Size: 12,376 square feet 
Zoning: C-4



ee - COMPARABLE SALE #3 iw ere ee 

i BaD es | oo (continued) ae vhs 8 , | - 

i OE es Gross Building Area: 38,640 square feet = | Hoye 

| First Floor and Mezzanine Gross Area: 13,880 square feet | 

ee Net Rentable Area: — Approximately 24,000 square feet ? - 

| | Type of Construction:: Two-story, masonry bearing walls; | , 

: | er concrete slab flooring; elevator. — 

| | Present Uses: Retail, lst, mezzanine, and basement; | 

I | See ss of fice, 2nd floor. | a - | oe



69. 

: EXHIBIT 28 

COMPARABLE SALE #4 
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110 East Main Street 

Date of Sale: February 1984 
Sale Price: $1,350,000 
Sale Document: Warranty Deed 
Recorded: Vol. 5402, p. 96 
Terms of Sale: Cash to Seller 
Grantor: George Maloof 
Grantee: Tenney Plaza Associates . 
Use at Time of Sale: Retail and Office 
Tax Parcel Number: 0709-133-2901-1 
Assessed Value: Land $ 610,000 

. Improvements 620,000 
Total $1,230,000 
(1984 Assessed Value) 

Sale Price as Percent of Assessed Value: 110 percent 
Building Location: Two blocks from City-County Building; one 

block from GEF-I, two blocks from GEF II 
and III; corner lot. 

Frontage: 154 feet on East Main Street 
Lot Size: 174 feet X 132 feet 
Zoning: C-4 . , 
Gross Building Area: 105,600 square feet 
Net Rentable Area: 72,500 square feet 
Type of Construction: Ten-story concrete 
Present Uses: Retail and Office 
Age: Part 51 years; part 54 years
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EXHIBIT 29 

COMPARABLE SALE #5 

, he TOPPIPL PTTL TPT Y EP ER? PAs ore mH ~ nnn a 

ee = renee a VoaV aN $Qf- VV as 
x 4 Wo WV 

eee ee peer ree eee 
Fhe iat me 54 ene r UM dg fort Net ee ht AE ae OW 
fe Te hy ES a : ; AS ea) ees i Fi i 

Thea ba ea ed | ee lveea banter la \ Wr Cea 
Pa aN ep Seto 

Sa Xs SES SN REA 
=. A Se SS AOE: 
pa tg a NO 
hrs te Es Cf Tae . 7 SI Ca - Y ae a cet : o 2 

eee ess set St SR de oe 
oa oH SRR at sr 
oe V 

samme tied Sah ; | le ee 

__|I EA ECE a 
Te ae Th Rt ia: 

Far Wm aceecrpel erated eee Ree sas es oe LRT oemraie 

es Mons aca oes ie sees bee a ek sot : ¥ x ~*~. Fea aa “ 

5-7 North Pinckney Street 
a.k.a. “Center 7" 

Date of Sale: December 31, 1977 
Sale Price: $240,000 
Sale Document: Testimentary Trust by Company Trustees 
Recorded: Volume 1001, p. 272. 
Terms of Sale: Cash to seller 
Grantor: Baskin Robbins 
Grantee: Rifken and Campbell associates, a Wisconsin Partnership. 
Use at Time of Sale: Commercial 
Tax Parcel Number: 0709-133-3002-6 
Assessed Value: Land $140,000 

Improvements 97,600 
Total $237,600 

Sale Price as Percent of Assessed Value: 101 Percent 
Building Location: Three blocks from City-County Building; 

two blocks from GEF-I, three blocks from GEF II and 
III; mid-block. 

Lot Size: 8,712 square feet including 12 foot easement. 
Zoning: C-4 
Gross Building Area: 26,000 square feet



EEE EE eee 

i 8 Rogie ge COMPARABLE SALE #5 SS Eg a 
; | oe | | | | (Continued) - fog Ree coe 

| Net Leasable Area: 20,500 square feet - OS | | ee 
a | Type of Construction: Two-story wood frame mens ae 2 

EL Present Use: Retail first floor; office on upper two floors. — |



OE oe EXHIBIT 30 7 oe A | | a 

| 7 eS ss SCHEDULE OF ADJUSTMENTS gee oe 

| e 5 : Comparable 1. Comparable #2 Comparable #3 _ Comparable #4 - Comparable #5 

| oe “Wolff Kubly | Emporiun Woolworth's | Tenney Bldg. Center 7 ~~ | 

oe | en — 30 N. Carroll 50 E. Mifflin 2 W. Mifflin 110 E. Main 5-7 N. Pinckney 

| Nominal Sale $735,000 «$850, 000 «$596,200 ~ $1,350,000 — $240,000 
Price a On | | wee re . 

Date of Sale 12/78 = = 4/30/78 ~~ 7/31/78 = 2/29/84 12/31/77 

| Terms of Sale Cash to £Cash to- | Subject to | Cash to. Cash to 

| | seller = seller 7/77 mortgage seller | 7 seller | | 

oe | | | SS, 90% in and to a ne 

Amount to | (110,000) (153,000) 65,800 Oe Qe 
‘Adjustment oe SS oa oe Te | — | 

‘Adjusted $625,000 ~—*$697, 000° $662,000 ‘$1,350,000 $240,000 
Sales econ | ee eee | | | Soe | 

| See Appendix D. on me | eo



_ 
j 

i : | B. Most Probable Price : : | | | See : 

J : | a . - Although the comparable sale properties are pre- > | 

: a dominantly mixed use retail/office buildings on Capitol ae 

a os ‘Square, significant differences exist among them. In | ene 

moe choosing adjustment attributes, the appraiser must select 

a me | the salient characteristics that are price-sensitive, such | | | 

q | ‘te as degree of renovation required, planned occupancy at oe | | 

time of sale, accessibility to the subject property, poten- | 

i | | : tial for expansion of existing ‘improvements, and other —s_|. | 

— ss Salient factors. It is therefore necessary to reduce the | 

i - @ifferences to a common ‘denominator or unit within which - a 

i | | : price comparison and patterns can be identified . - Each oa | | S | 

- property will be scored on a point system weighted for oe | 

i . priorities of the investor developers in the current market. SBS - 

~ 2 The total point score for each comparable Sale and the ~| | : 

i 4 subject property can then be related to one another by means oon : 

I oe of a simple linear regression line, which is a form of | 

| | a averaging differences by a means of a least squares fit. eee be a 

5 _ This simple linear regression is a statistical process for a aoe 

| | translating supply characteristics and price histories | | 

i - | | demand into a prediction of price-per-unit behavior in co | | 

1 7 the central Madison market large commercial properties. In oe 

| "addition to providing a predicted price per unit as a central oe 

i | es tendency for the subject property, this process provides a > | 

| a means for estimating the reliability for sale/price predic-_ 

i | S | tions through statistical calculation of the standard error SS | : : 

a | S of the estimate. | | 5 aos me | Oo 7 we



a es Cc. Market Comparison Approach to Probable Price | | ; | 

i ss The first step of market inference was the collec- , | 

: | tion of recent comparable sales. Comparable sales considera- | 

i 2 tions were: - a . : : ees oe 

| | -, Location on Capitol Square in the C-4 Zone | oe 

i Coase - . Used for retail ourpesed at the first floor level _ 

i cP - oo. ‘Location offering maximum visibility and traffic | | 

| oh flow. a | — Bao | | 

| “lee . Little or no on-site parking provided | . a 

i - | a oe Purchased for rehabilitation. _ : | | a 

4 | oe | originally 13 comparables were considered, but the . | 

es list was narrowed to five after a closer inspection. Exhibit | 

i - he 31 provides brief explanations of the elimination of other Us : 

4 tte transactions as comparables. | — = : me | . 

| cee oe o The next step was to adjust the sales prices of the - - 

7 ae | comparables for time and financing. This adjusted price is - | 

| | then divided by the unit of comparison to determine the _ a8 | 

a & adjusted sales price per unit of comparison (Exhibit 32). us oe 

| a ; This unit of comparison was derived by, testing various | | 

- units of measurement to calculate their correlation (R2) with | | 

a a : a price. . As shown in Exhibit 33, building gross square footage 

has the highest correlation coefficient (R“) at 93.9 percent. | 

| } SS Exhibit 34 shows a plotting of the least squares line for | : | : 

7 J the comparable sales. a ROSEN le, ORS 

: . | ee Next, a decision was made as to the price-sensitive 

| G 2 attributes deemed important by a potential buyer and the a . | 

: : | relative significance applied to each (Exhibit 35). Using mole . oe



SE ee EXHIBIT 31 URS | 

§ | “ ELIMINATION OF TRANSACTIONS OF COMPARABLE PROPERTIES a ee es he 

4 Property — | Eliminating Characteristics _ | 

2 435 West Washington | _ Commercial location in primarily | | 

: mos Avenue © ee residential neighborhood. yy 

| ~ 905 University Avenue > Substantial. disimilarity in | 

| | / | a locational attributes and market | | 

i eR SS Soha | : area potential. | oat ee 8 

, 16 North Carroll Street No retail on first floor/not : | 

i ee | | ONDE ES ee Se _ purchased for rehabilitation. 

«4126 Langdon Street | Residential location along lake . 

ij | | | : | ne in a primarily residential area. 

ae 4137 East Wilson Street | Located in marginal commercial / - | 

ae , eed + adndustrial area. a aeoane | , 

5 - 149 East Wilson Street Located in marginal commercial/ — | | , 

) Oe - industrial area. o aoe | 

a 92 Bast Washington =  #$=‘\No retail on first floor, | 
a Avenue ee oe | | oo o | S : | 

i a . : 30 West Mifflin Street — Not purchased for rehabilitation. | |



i ADJUSTED SALES PRICE PER UNIT OF COMPARISON = | 

—ORCMFARABLE SALE PRICE ADZUSTMENTS 

—  Etgmparable = Comparable © Coeparable © Comparable Comparable 

i — Noginal sale price $755,000 = $850,097 062,000 $1,350,000 $280,000 
| Sales price acjusted = $625,000 $887,000. $642,000 $1,780,000 $280,000 Ce doetermg 0 a ee 

ca for time: Lg SELINA Se eS . SR ite op ee eee . 2 ee es - | - oe 
a on fe oS hay SEP oD eg ag ee pe es hat SL I ES Sng ee Ae eee 
Adjusted sale = 525,000 $897,000 = -#662,000 $1,350,000 $280,000, 

Se Beeeeseessss eeecsesesess sesstesssses (Smeeesesss22°  sesssescezcs Pe Bene eee Lo ni ee 

4 Frice persg. ft. 000 EDS HLL ITED ARTE PD es



CORRELATION COEFFICIENTS AND R? OF SALES PRICE = —ss—‘“‘“‘“‘<—C:s*t*™*” 

Building Gross Square Footage = =  .969  —————s« 93, 9% - oe 

Net Square Footage + Gross Square Footage  -.398 15.8% ss 
(Net Square Footage + Gross Square Footage)* = .900—(—i—‘“‘“‘—~*~*=CSBOWNCOHKHSC‘(; Oo 

Number of Floors Excluding Basement 
7 eons auare Festa cet aces a ae 

| (Net Square Footage + Gross Square Footage) = = = a Le a 

- en 

ee



_ GRAPH OF LEAST SQUARES LINE FOR COMPARABLE SALES 

| re 

MR ae eee ae nae aetna seat oece ome seb Senna amber ecm t CS oe 

' 0000-4 = 40000. = 60000. = 80000. = 100000. = 120000.



cree _SCALE POR SCORING COMPARABLES ON IMPORTANT INVESTOR = 
i ee _ CONSIDERATIONS FOR OFFICE-RETAIL SPACE IN MADISON = 

i Cad BONE 

Degree of Renovation | 26 = none or minimal oe ee 72 » t—<itststsSS OK) | 20 = Superficial, no major st—‘i—s : ee eeurah adjusemante 000 oe 

5 = moderate modification to tit Bias | EE eee nn imterior layout 2 sts ts Soe “Gee 

J se see UN Se SI a UA 13 = considerable modification = = = — | 
a OI NE Dag to interior layout 424 

Oe 10 = major modification to. ey 

ss Planned Occupancy =. 26 = fully leased upon purchase  —«*™S eo SBP py cowner/user— Lye EO 
a BORA fe SS hl ee DO ae Major tenant ground floor ~~ 

Bs greater than one-third vacancy _ ees 

p  BKBYP  ttwoeway streets ce eee i Ng 0 + a¢eeasible by four or more 

a ec ohenway streets © 0 

eB = accessible by two one-way it 

BE ee ee accessible by one one-way s| Noe ee 

, Potential for Expansion 26 = capacity for major vertical, : 
d ee (40%) 00 horizontal and interior eo 
ee Ee ah oe es modification | Oe eee 
ee ee 20 = capacity for internal modifi- © 

q ere ee ee RR ee cation and major vertical OP ee 
mn major horizontal modifications, 

Bos Se 5 = restricted to internal modifi- 

modifications © : ee ee 

po 3 = modest potential for internal ss 
[ eee) ee ee eo ee modifications, little or no | Be 8 wa external modification capacity i 10 = minimal potential for both oS 
Z CE OAS DO eR internal and external modifi- 

es Ce ee Cations ORs SO Sy Bee a 

d ON a re



| the designated point system, each comparable property was ea 

i . oS - 4 assigned a total point score (Exhibit 36). Because of the | : : | 

i eee | oe value to land as if vacant, no | adjustment was made for time | : | S 

i | | : . combavatite | #3 ceadeaa : adsu Sane for financing eon : . | : | - 

; : | S These 5 ales ha d favorable f ina ncing terms so an adjus tment: a 5 

was made to incorporate this increment in value attributable 
: 4 5 | . che £lanaciac ; sspendis “ oe : oe : oe . ees 

“ome adjusted selling price per unit of comparison. is. 0 | 

Ds Sad sides Gite deities panic eos mkingin ne 

pests eecticnk uen 

, “5 pokes, daomed GeLawant wards CGaghne Gi renomation eequieed 0 
- planned occupancy at time of sale, accessibility to the 

i fos . subject property '-and potential for expansion | | of : the ex isting Le : | 

improvements. As indicated in Exhibit 35, each attribute was) 
| Ue : | : : further sub Sci Gedo inte Five categories “that were wes foned a” | : a 

OS aa 

geod. BO 
Be average (ag 

mee ee ee es Rabe AB se se ee 
i oe ae . - oS - ee BODE. ae 1g. ‘ ee a oe . A See oo —



ae EXHIBIT 36 OE Ee alte eed 
oe sss WEIGHTED MATRIX FOR COMPARABLE PROPERTIES © > 

as FEATURE G2 Subject = Comp, Cop. Cop, Comp, Comp, 

i — ATTRIEITE WEIGHT = Property «Non i NO 2 NO SN 

i Degree of Renovation «sss HU B00 «13 7 5.20 18 / 6.00 26/1040 17/680 107 4000 

5 Planned Gccupancy = a EO LLG 26 9G 207 360 26 580 17 SS OP SO 

Accessibility 03 13 2 OS 13-7 O68 20 100 1370085 27 1.00 167 O50 : 

Potential for Expansion = 4G 157 6.00) 20:7 8.00 20: / 8.00 15 / 6.00 12/480 12/480 

TOTAL KEISTED SCORE RIS LTS B00 295 IIS 

BELLING PRICE $625,000 $897,000 © $662,000 ($1,750,000 $280,000 

i OUNIT GF COMPARISON = LOG 48,7SS BAH 058002800
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Se numbers were chosen to provide a curvilinear relation, 
: Ship between excellent and poor, and have been. tested by _ ES ee 7 : 

aoe Dilmore and found to be extremely consistent. | ky 

f «= comparable properties and the subject were scored” 

using Dilmore's point system (Exhibit 36). The subject 
: property requires no major structural adjustments for its 

vo") penovation is cogmétic in mature. the subject property 

i Ae no plans to lease the space, the subject property was given . 

| is accessible by two one-way streets and received 213 for 

oe ‘cations to the Penney‘s “improvements are restricted to t—CS 

a - A : in : ernal sod igiec: ions” and limited exter ioe a | ¢ aifi cati ona, 2 t ; oo : : 

; : S . : - “the ‘subs ° ck prop “ r ty was given al 5 forspotent ial for ce | 7 : | ce | 

| expansion. After multiplying the respective scores of the  —™” 

Z weighted score of 16.15. me ee | S - é ce | ee ee ee 

_ appraiser's ability to predict buyer perceptions ina —™S” 

a : | : : _ 2 ie attompes bo sage ee | th eae sayeeced ae consequentiy. S no 

_ = this calculated value is only the initial step in determining = 

9 - | oe oo nS a



i | oe aes one x ee eS ; | . a a : a B4. nes 

the final price estimate. This initial transaction zone must” 

i : | ; be adjusted in light of certain external factors, and then 2 . : 

tested to determine if the most probable selling price © Dees 

i ae ee — estimate would provide an acceptable yield f rom income — ae es | oP i 

| | S when related to | the most probable use, total cost to most x | os 

ssp, External Influences on Most Probable Price oo 

See oes ‘Renovation of a vacant retail store into a viable Oe 

oe acon cictied eebkath crake mepeice wns 2 

E = investor is willing to pay for the property is dependent on 

EE ios Gey pasnins Oe yeotues 
a : : | : : a as : = of 4 potential buyer ae L a | : : | : : | é : - | : eo 

Muse could also impact sales price (e.g.: willingness of the 
Hany to #inance the sale would support the higher end of me 

a ce le Sane cade ce is at eet et 

: Co op eniatt retail on the first floor of the subject building a 

x 7 od padeale ao - uetiacen a t | to choeive wn ladae eo. anane | a :



he cash flow program was run using different price, = 
i | - Sanancing, aia rate of appreciation assumptions to determine © | . : | 

if the aforementioned Most Probable Price is supported by 

i ss pasic yields and risk ratios determined in the investor > - Q 
: | | . 7 7 “Giclee t oak =). : : _ | : : : o : fe = . : | : Aes | es 

| -- and invest $900,000 in capital improvements, for a total = 

a : | oe | are grown at : a 2 percent inflati on rate because of the pe r- ce : i | | . 

$1,280,000 could be obtained. Current financing conditions = 

ee eee 
“yield under these assumptions is 16 percent-an acceptable 

" —~—~—C acceptable to potential lenders. Therefore, the most 8 
iq probable price of $700,000 passes the minimum test of at” 

risk investment for capital gains in a seven-year holding —™S



i ee Ee oe - / ae . | gee | 

_ ss Goint venture with Mutual Benefit are externalities that 8 | 

f - _ could also aff ect sales price. Furthermore, revenues and | - / | 

| expenses provided in this apprisal are estimates. Any  —t—«—S 
i Saas / : “ - disagreement by the buyer will be reflected in his pirehase . 

 wadiag Sendidiad the orcbsitie oe kts 

lS ge g760,000 as the most probable price: <0  ee 

4 B. Test of Preliminary Nost Probable Price Determination 

q : / ee a = ‘Si ne e actual market sales were used for the value : 
tion approuch, ite useful to teat the probable price) 85 

Bo A real estate investment of this proposed magnitude 

a : - 2 | : | : is al wade a ffecte a : by | sedge oe ane Ae sun ing that Be sores oe 

gash flow model’ designed for appraisers. The selected model =~ 

ee a graduate student in Real Estate at the University of = —™” 

"ss after-tax Internal Rate of Return (IRR) for assumed sale”



epg FLOM ANALYSIS RUN A NEAR er ee en yg neve PIS IM ee 

mon a a ee ee ee ee ree PB SAD Be GES ant: Bee 
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se ee am ee ited H1,000" 1,000 “$1,000 hee 41,000 41,000 $1,000, 1000 81,000 8 AROUNT. OF ROH- a bo. 

e INCOME TATES a WW 0 HH 0 0 DEPRECTABLE ASSETS 8420,0" a a re 

= en FROM OPERATIONS = (05,068) 4,72 $18,967 7 $20,864 : $24,038 ‘ $20,888 | $33,021. $37,237 841, SSG $45,922 ne TE . me | a a) Me a ‘s 
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ARE VALUE USING ee Fe oo ee oe SAM BAO & as. et 

eaperntzeD won ANGI TOBA HLARDOGAAT ANSEATAZTS A TREGTT e2ersg04 2,06, 085 AD LOTTE AD NAME UNF He EEE Ec 2 
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ON ay aman FE 
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Son On es eer ee ee Bes PIE SUES Ss > BHIRR, SLE AFTER TEAR 1000 ISR oe 
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Ba Sa eae Te eqannroccauovesorascuaeusuetnuesessstcaccraseenevatsnganaasinneree
cssnanansasarnaqccceesgguqgggagnsqragqqeesQuaneuuentinins He we | Q- ee 

x , : . | ; : a - sun sninnnnnnnnninnnnnsnnn
nannnunannnnninnnnintnso

niannnunnnunminnm ntti o a oe 2 Sage : - & S : 7 * . | a ~ : : : - 

: ae ; Bs intnhniamannnuuininninneirsn
nninnnnnnsnnntmennntitisinei

inmnninnnnnasnnnn aes ene Coe oe oo . a



J APPRAISAL CONCLUSIONS AND LIMITING CONDITIONS = =” 

i oe Hs AL Value Conclusion a | - | oo ees Y 2 eae S wes 

J - oe ae | An appropriate benchmark for the listing and nego. es YS 

S os tiation of the subject property can be derived from oe ae 

q - Ratcliff's "most probable selling price” definition of ne 

i = a noes | es The most probable sélling price is that eS eee | 

i | ae pe | selling price which is most likely to emerge from | ey - | | 

. te / a transaction involving the subject property if TE 

i | | a it were exposed for sale in the current market as De 

2 — ee - for a reasonable time at terms of sale which . | | 

3 2 o : are currently predominant for properties of the ke. : moe 

cas a e To comply with this definition, I have determined aS 

5 aS that sales of commercial buildings with first-floor retail : 

oe space bought by local developer-investors have been either | one 

a ‘ . : for cash or seller financing in the form of land contract. ee 3 | 

F ra, or a second mortgage. However, given Northwestern's favor- | 

i a able bargaining position, seller financing is an unlikely 

4 Tee alternative and a cash transaction is anticipated. Most ae . 

es ; probable selling price is likely to converge at the central : a - 

i tendency of $700,000. The upper limit, $720,000, represents 

a “the maximum transaction price the subject property ean : oe 

q a achieve, and likely would result from externalities such as 

; 2 municipal financing. 2 oe :



i oe & o | I therefore conclude that the most © | a : ee 

_ eee probable selling price on September 8, 1984 - oe BOR eS 

i Ne | : | of the subject property at 1 East Main © | es 4 | : 

-_ oo Street, Known as the J. Cc. Penney Building, | | 

i | cone oe e is $700,000 with an upper limit of $720,000. Gee / - ee 

: B. Certification of Independent Appraisal Judgment es Ee eee) 

i ee I hereby certify that I have no interest, present or” - 

= es contemplated in the property and that neither the employ- . - 

q Wo | ment to make the appraisal “nor ‘the compensation is contin- | | | 

i oes - — gent on the value of the property. I certify that I have so | 

a personally inspected the property and that according to my cae 

i ee oes knowledge and belief, all statements and information in this Soe oe 

ae : report are true and correct, subject to the underlying = = 

i o a assumptions and limiting conditions. ee © 7 oe es 

3 oe Based on the information contained in this report and oe | 

| on my general experience as an appraiser, my opinion is ce 7 | oe 

A vee | that the most probable price, as defined herein, ‘of the - : : ees 

cos i. subject property on September 8, 1984 is | ae - - 

i a ce SEVEN HUNDRED THOUSAND DOLLARS($700,000) — 2 ee ee 
| “ages oo | ae - ) Pa | | | 

a _ cash to seller. a he S Ch ee © : 

i fod : | Se : 4 es = : Lisa B. Richman : OS ee ee oc



5 ee acs es 

oe oe. ee C. Statement of Limiting Conditions | a ee o 

i a oe This appraisal has been made subject to certain ee | peers , & 

J | a ae ‘conditions . caveats, and stipulations, either expressed or m © - 

oe oe implied in the prose as well as the following: | | es 

5 aS aa 1. Contributions of Other Professionals | / a ie S 

OO RS oe ss - Because the budget did not provide for a consulting © 

i we | aes engineer or architect, the appraiser applied limited | : | oe 

I —  Struetural analysis to the problem, and cost estimates eo 

a oe Os must be considered nonprofessional. oe oes 2 oo 

i ee : _, Because no professional surveying services were made 

Ng ei es available, the appraiser assumes no responsibility for es 

i x as 2 : | | o matters concerning the exact size and location of the oo | | 

| ee | site. - ‘he | . | oS - Rs 

d oe | _ No accounting records were available of monthly opera- Bo 

5 ee 2 ting costs or repair investments. Therefore, expenses ~ | be 

ea are estimated to be appropriate for skillful management oe 

5 8 - of the property, but are not represented to be historically . 

woe | based. o | os Oe i 

i Oe, a a Because ‘no legal advice was available, the appraiser: | : S 

q Ss e assumes no responsibility for legal matters. ‘the - ee o 

Hee e a appraiser has assumed that any existing code nonconformi- 

i e oe ties will prevent occupancy of building by a new owner. 

- oes Facts and Forecasting Under Conditions of Uncertainty 

a Ho Ces, Information furnished by other students in:this report, oe 

5 2 a _ while believed to be reliable, is in no gekee goaranteed (5 

RS ; by ahip gupraiae: - 7 : = . : Dee : o a



i OE oe ae 7 Hl Os 

Dy Sale BRS . This appraisal was done as a class exercise with — en 

i es 4 — ‘minimal opportunity to confirm sales or inspect | Og Pee. 

cs mes, other properties. eee A es cone : | 

i ae Oke - eal information furnished regarding property for : 

i 7 sale, rental, financing, or projections of income and - 

‘expense is from sources deemed reliable. No warranty eS re 

i | . . ; or representation is made as to the accuracy thereof, Oe ; | | 

cs a | and it is submitted subject to errors, omissions, _ : Sees 

i ; * eR ae change of price, rental or other conditions, prior . | | a 

— : sale, lease, financing, cr withdrawal without notice. | So 

i ae ee - | oo, Forecasts of effective demand of retail, office, is a8 

5 | - : and apartment space are based on the best available . | 

2 oS tee Be S data concerning the Isthmus and Madison markets. a 7 

i oes «3S Controls of Use of Appraisal “ a 2 2 ee ae 

_ Sone - . Values for various components of the subject parcel : es 

3 es ee and improvements as contained within the report are | noe i 

3 ce a ass valid only when making a summation and are ‘not to be TA ee | 

Q oe 2 used independently for any purpose and must be considered ae 

a S moe os invalid if so used. _ | ce ane - 

| . Possession of this report or any copy thereof carries - . 

a oo mo with it no right of publication, nor may the same be OSA e 

4 caged for any other purpose by anyone without the. a ee / | | | 

eee - previous written consent of the appraiser or the appli-- 7 

i ee os cant, and in any event. only in its entirety. x ee ce oe 

| ae - a 4 Neither all nor any part of the contents of the 

5 | report shall be conveyed to the public through advertising, : 

5 lee public relations, news, sales, or other media without 2 es 

: / ee . ee oe - fe 2S :



Bg the written consent and approval of the author, ~~ Me : 

i ee particularly regarding the valuation conclusions ue oe | 4 “ 

os and the identity of the appraiser, of the firm with = 
i eo, which he is. connected, or any of his associates. © 5 oa
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ee APPENDIX A ——“‘—sSs—s—s—s—SsS 

i 4 SS ee ae - PAIR MARKET VALUE DEFINITION ae ES een | =



AS defined by the Society of Real Estate Appraisers, fair 

i eee es - market value is: oe a aE oe | oe ae 

the most probable price in cash, terms equivalent —s_—=&» : 

i tO CASH, OF in other precisely revealed terms, — Ce 

ee for which the appraised property will sell in a | Le 

SENSE competitive market under all conditions requisite so a 

i oe to a fair sale, with the buyer and seller each oe 

eo me acting prudently, knowledgeably, and for self- Se 

Ue gh interest, and, assuming that neither is under _ Oe : 

i coe Ce es undue duress. | Ea 7 | oa 

we ee | Fundamental assumptions and conditions presumed in this gee a 

; Jee definition are: _ oo PE ON De a a a ee | 

| a | 1. Buyer and seller are motivated by self-interest. RR 

i ee 2. Buyer and seller are well informed and are acting ~ | | 

ce ue prudently. A Es a eee — : 

i OU Eas Ps 3. The property is exposed for a reasonable time on | 

-_ Bo es the open market. _ ee ee an | 

i oe - -4,~)—s« Payment is made in cash, its equivalent, or in noe ss 

| ae ees - specified financing terms. = a eee ts 

eee, “s BL Specified financing, if any, may be the financing  — 

i | 2 | actually in place or on terms generally available . 

: : - ss for the property type in its locale on the effective “ 

a appraisal date. i eh | OS I ott a SE Ege 

i SS ss 6.) The effect, if any, on the amount of market value © es 

eee | - of atypical financing, services, or fees shall be 

gs Clearly and precisely revealed in the appraisal | | 

| ae | : report. | age es : we : ee 

BSS BS —lamerican Institute of Real Estate Appraisers, The ca Le 

2. ss Appraisal of Real Estate, 8th edition (Chicago: American ~~ 

i Oe es Institute of Real Estate Appraisers, 1983), p. 33. Ls os
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cee = | | oS —— DEPARTHENT OF fOITIHESTANTEON hf aby Se se a | Ee SO 
a | or te | | Ses 6 LOCATION TARRATION. —-. oe eg oe . Og ELS 7 | ve ee 

: | - eae ee GETIEIWER 4, 1903 ow we ek | kes pe | | 
oS a . ee * . <* , ro eae oo 7" : . oe ~ Chty Lease | oe SEN oo ee | | 
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ee a - | - | | APPENDIX Cc Souk ce oo one ae ees 

E ee ai ee oo SCENARIOS 1-4 ee ee POR Sone



E ee SCENARIO 1 | AE es i oe 

i ee oe - TOTAL RENOVATION TO OFFICE-RETAIL = = | - 

ee eh a Renovation of entire structure including basement for =. : / 

i ee office and retail use. ~ ) | bah ee | | 

ee) REVENUE UNITS: i ss Boe | 
& x Basement: Sage 2 a | Me : - | | 

: | | Office space (11,408 sq. ft.) | ie es a 

TEESE eS lst Floor: oe ee | | ees ms a a 

Stace ss Retail space (7,281 sq. ft.) : ai | Les 

: «2nd and 3rd Floors: | | OE Se ie ote ae 

2 | aoe Office space (20,043 sq. ft.) | BAe eS BS 

i oe 3. CAPITAL OUTLAYS: oe ee 

AE OR = ae Items required in Scenario 1, excluding | oes ee 

a oe ae costs to rehabilitate and bring up to code: $ 12,000 — | 

ple -b. Costs to rehabilitate and bring up to code: aS - ee | 

q | Basement (12,960 sq. ft. at $42/sq. ft.) §44,320 | 

Pn ss Ast Floor (12,960 sq. ft. at $35/sq. ft.) — 453,600 | 

| Pg ss Qnd and 3rd Floors (25,920 sq. ft. at ss a 

a Se Ee es —  $42/sq. ft.) OL ey «1, 088,640 . 
oS | & Addition of lst Floor bathrooms ($2,500 — Sef 

oes | oP ae Ise _ per fixture X 11 fixtures) ae 27,500 

Ss Oe - Widening of store entrance for handicapped i eee | 

i Cue ees SEE SE access — Ss ee rcs 3.000 

: Pt Capital Outlays: : Ba ee $ 2,129,060 eS | 

Pe ee POTENTIAL ANNUAL INCOME: = = | 

i ee ee ee Retail Units (7,281 sq. ft. NRA at ee Se : eb Be 

, — §B/sq. Et.) CE ei eS $$ 58,248 © 
se ee Office Units (31,451 sq. ft. NRA at oe a Sy eeees 

mo — ee Potential Annual Income: __ ER  $ 357,033 © oS 

- eae 1 month per year retail eS ABSA 

| ee ee 1 month per year office PEGI SB 24,899 

a Ce oe oe Total Vacancy Loss es aoe 5 oe Bee 29,753.



oman RENOVATION TO OFFICE-RETAIL sts 
: (Continued) ee oh 

J A _ 5, PROJECTED ANNUAL EXPENSES: = OE ee 

ape as Operating Expenses (12% of gross rent; tenant eS - 

q | ss pays insurance and utilities; includes Capitol | 

So Square assessment) woes Ss $42,844 

ae s,s Real Estate Taxes ($.80/sq. ft. retail plus PO ao a 

| 5 aoe $1 .10/sq. Et. office) | | | §3,136 | | 

5 Ce ees - | Total Annual ‘Expenses: es gs -95 980 : 

--&s PERMS OF PERMANENT FINANCING: = Ge eee 

Z 5%, 30 year, MC = .1374494 ee ee



SS CENARTO 1 | ee 5 
‘ OPAL RENOVATION TO OFFICE-RETAIL = = 

| |!” s8/sq. ft. retail S250/sq. ft. office| (|®/” ae | ee sa 

5 foes | (7281 sq. ft. © | i? 31,451 sq. ft. a0 on Sg | 

pI F?7Z | . [fash OSS 
7 ee 357,033 ee | 85 a 303,478 eas 

ee Ln ee oe eee O 42,844 ars 

LS | 53,555 _ Bye eS ae 

| 29,753 | Ae ee 
; ee ee ea 53,136 | foe 

i | 3,000. —— ee ey ee Oe 

: | | eR 7 | 189,646 | / 

| J me \°? 20,802. | ge es . ON OS Rah . 

: oe | 208,020 | | ee Foe fh eSB TRL oe 

a SS ed PF 541,269. | See



i _ 8OTAL RENOVATION TO RETAIL-OFFICE-APARTMENTS _ ee 

; PROGRAM ee ee ee 

Soe | Renovation of entire structure, including basement, eee - he 

i oes ss for retail, office, and apartment use. | (Ee Se lg ee | 

"2, REVENUE UNITS: ee ee ee es 
; ae : 8 ei eents: ee ae es Re o a 

oe | | Office space (11,408 sq. ft.) Oye eae - | | 

Os Ast Ploor: = | | re ee ee es 
i ree ae Retail space ( 7,281 sq. ft.) | oh Ae oe 

Qn Floor: - Cen | | SREY | J ee 

oe Eee Office space (11,314 sq. ft.) Seng , 

eee s Brd@ Floor: | ee me | LS on mee | - vee 

eS soe, 8 Rental apartment units (7,856 sq. ft.) oe | 

: oe 3. CAPITAL OUTLAYS: => VAR Oe SO es 

es oa. ‘Items required in Scenario 2, excluding $ 12,000 | oe 

, | — . Gosts to rehabilitate and bring up to IEEE A sd 

oe es eee be. Costs to rehabilitate and bring up to En es 

Poe ss Basement (12,960 sq. ft. at $42/sq. ft.) 544,320 a sphs 

eg es Skene ist Floor (12,960 sq. ft. at $35/sq. ft.) 453,600  — | 

i oe oo 2nd Floor (12,960 sq. ft. at $42/sq. ft.) $544,320 © | 

| USS ee 3rd Floor (12,960 sq. ft. at $40/sq. ft.) 518,400  — 

eee Addition of lst Floor bathrooms $2,500 _ | ee 

a eee per fixture X ll fixtures) = 27,500 © | 

i ee ss Widening of store entrance for handicapped © | 

oo ee a accesS ~~ een ee | - «3, 000 oes 

i —  Ptal Capital Outlays: ee ] $2,103,140 ce 

4 POTENTIAL ANNUAL INCOME: CE os nee 

i ea Retail units (7,281 sq. ft. NRA at $8/sq.ft.)$ 58,248 es 
OF Eice units (22,722 sq. ft. NRA at $9.50/ ee ee 

eo eg. BR 215,859 
a Apartment rental units (7,856 sq. ft. NRA | og 

en at §.90/sq. ft.) eS Oe 8d 848 

i ee A Potential Annual Income: BEN a $: 358,952 ae ree ,



i _—ss— ss POPAL RENOVATION TO RETAIL-OPFICE-APARTMENTS = == site 
5 : ee oe Poa ges (Continued) ee ER ee me as 

a es Vacancy Loss - | ee ee oe oe 

ee month per year retail BSA 
= aS ss Ye month per year office Ss 17,988 ~~ oe 

a a | ne 1 month per year residential = = __ 7,070 — Me aS 

otal Vacancy Loss: = ~~ § 29,912 | 

"PROJECTED ANNUAL EXPENSES: 2 i s—‘“<iCit;étws™ 

i — Qperating Expenses -Retail and Office a | | 
ee " (12% gross rent; tenant pays = , | - 

| insurance and utilities: includes a ee ene | 
; Capitol Square assessment) = = $ 32,892 = | 

ee «Operating Expenses - Residential _ See ase en | 
ee Sas - (35% gross rent) tt 29,696 

a Real Estate Taxes ($.80/sq. ft. ne Pe eo 
etal + $1.10/sq. ft. office gee | 

ee + $1.10/sq. ft. office + 14% oR 
a gross rent residential) - 0,758 

; oo ne Ce Total Annual Expenses: ce De : $113,346 sie 

NES os 6, ‘TERMS OF PERMANENT FINANCING: EN ee : a 

a 13.5%, 30 year, MC = .1374494 0



i _ ss moAL RENOVATION TO RETAIL-OPFICE-APARTMENTS == —te 

oe ae Pb /sa. ft. retail | : IMUso/sq.tt. office | | R/U s. Sea eee | - 

3 ge! | - (7,281 sq. ft. | we 22,722 sq. ft. | [se 7,856 sq. ft. o 

a ae , 358,952 | * Pe 85 | - case 305,109 | 
We Tg ene OIE ae ae — Tene 

f ee ae ea. ae me - 

oo CTR TT ek on Eo : _ 62,588 es 

ees | 29,912 | er ee a 

3 = “sg 000 2 AS ee Fo ee a 

ee ee Se | S 173,815 a 

es que es coe ee vetelecs : Pe ON 
Oe oe oe 

i EC ae Ue bts Be SS ee i 1374494 | 

i Po coe HP® 1 473,85 Se | Gg Ge 

| SE eR a Po 2 103,140 | oe 

-_ SES EE P -629,255 | eA ae



j ei SCENARIO 3 eas ee 2 

a BO MINIMUM RENOVATION TO OFFICE-RETAIL ees ee 

i PROGRAM: ee ee 

" sss Menimum renovation of entire structure, including (Ue 
[ Ng a basement, for office and retail use. | ES oy oss 

2, REVENUE UNITS: ee ee 

, oe Basement: : oe aes a : se ce re ee 

| Os Office space (11,408 sq. ft.) | eh | I 
List Floors | | | - Pg SE ao | | 

, ss Open-air retail space (8,252 sq. ft.) | | POA SS ge hE 

2nd and 3rd floors: = = es | “Se me | & 
ae eae Office space (20,043 sq. ft.) | | - : ee a 

{ BB, CAPITAL OUTLAYS: ee 

ee oe Items required in Scenario 3, excluding Pe ae 

g | OB ees costs to rehabilitate and bring up to code: $ 12,000  — 

aS Be Costs to rehabilitate and bring up to code: me oe 

[ oe ss Basement (12,960 sq. ft. at $17/sq. ft.) (220,320 
ee st Floor (12,960 sq. ft. at $15/sq. ft.) 194,400 es 
ee 2nd and 3rd Floors (25,920 sq. ft. at 00 

3 ee  gayysqe ft.) 0,640 
ees ss  AAditions of lst Floor bathrooms _ ee eae ee 

eo : ($2,500 per fixture X 1l fixtures) | 27,500 | moe 

fp. = sss Widening of store entrance for handicapped ee Eg 

@ — access oe a 3, 00002 
ee ees a ee re ee eR nag eer 

| 4 PELE Bg Total Capital Outlays: $897,860 | 

s,s POTENTIAL ANNUAL INCOME: ee ee 

ff. Retail units (8,252 sq. ft. NRA at pe A aoe e Le oe 
ee. | — - $6.50/sq. Et.) | he ees  §— (3,638 | 

: ea ae Office units (31,451 sq. ft. NRA at | ge : 

{ — §7,50/sq. Ft.) a o 235,883” 

SB Potential Annual Income: = = § 289,521 : 

q : Vacancy Loss| ns COMI DS oR EE A ce De 
| PE ee 1 month per year retail | —  §& 4, 4707 Ae Ss 

Pp month per year office ee Ba 19,657 

4 ee Total Vacancy Loss: | en 2 Oe 2 

pes ae ees ee ee oe ERS Eo oe ge eg ae 

5 a cont ee | . a : Gs



ms igtmum RENOVATION TO OFFICE-RETAIL 0 ——t 
3 (Continued) — - oe ee S | 

d 5, PROJECTED ANNUAL EXPENSES: ee ee eee 

- ao | Operating Expenses (12% gross rent; tenant | PE ee 

Be pays insurance and utilities; includes - 
Bee Capitol Square assessment) B44 

Lae oe Real Estate Taxes ($.80/sq. ft. retail + ee ee 
1 —  $1,10/sq. ft. office) | a 83,1360 

ER ‘Total Annual Expenses: os | Nees $89,879 | 

‘ 6.) TERMS OF PERMANENT FINANCING: | | oe oe 

4 OS 13.5%, 30 year, MC = .1374494 . ee UASE a eee a e |



3 OL SCENARIO 3 a 

= = =—S—é—“iésOC*#*# MINIMUM RENOVATION TO OFFICE-RETAIL 2 ——s—‘“—~s—~™S 

ee Be so/eq.tt. retail | LY so/sq.ft. ofticd {| 7 Ce See 

os | me | ] | {N7U Leg. ft. | “| Me ee ) — | oe 
J | | 8,252 sq. ft.] | . 31,451 sq. ft. N/ oe Ne sees 

| i - | | 289,521. * | | 85 | - ie 246,093. a 

a [>?F ge | ED eee = cee 

a | | | | oa ee | . | - oo 34,743 — | | | 

4 4 Fo “43,428 ! - *e ee nas | | oe 

f es a. oe | . a | Seg ee 

an | - | 24,127 | . . oe aE : oe oe oe ee 

| i | | : 19,301 — | | _ he | - Gai hase age S| - 
% 3 —————— Es a coe mS | foo Sie 

‘4 : ee | es A ee Q 

' as a a Re FFB a 301,956 | : ee 

me eS | ; es P | 404,096 | a on BS nS



i 0 ee Se 

f a ss DEMOLITION AND CONSTRUCTION OF 2 —ies—‘“‘“‘—<—C~ts*s 
a. —REPAIL-OFFICE-APARTMENTS 0 | 

fs. Den a ey eee i | | & | : : 7 Ss ee 

j 2 PROGRAM: : ee ee 

ee ee “Demolition of existing structure. Construction of Oo : 
5 | . Four-story retail, office, apartment building, | fp 

rn aed _ ineluding underground parking for residential units. a 

I 2, REVENUE UNITS: Se ees 
ee om Ast Floor: | Eg EEO aes ee Te Boks ee 

‘ NNR hoa Retail space (9,072 sq. ft.) oo | eR eo ee 
Qn and 3rd Floors: ae a OS | 

ne ss OFEIce space (22,032 sq. ft.) | 
a 4th Ploor: ee en ee S oe 
3 o ss: 10 rental apartment units (10,368 sq. ft. total) Sp 

3, CAPITAL OUTLAYS: ee 
i ss Demolition at $.11/cubic foot 1259 
oe _ 12 parking stalls at $7,000/stall = = 84,000 | 

~ na core = lst Floor (12.960 sq. ft. at $60/sq. ft.) - = 777,600 | 
Ge and 3rd Floors (25,920 sq. ft. at 0 

ao a —- - $60/sq. ft.) / oe 2 - | oe SS — 1,555,200. soi ue 
I Ath £loor (12,960 sq. ft. at $58/sq. ft.) 751,680 

= ~~ Petal Capital Outlays: $8,249,739 ve 

A 4.) POTENTIAL ANNUAL INCOME: 

oa bees - Retail units (9,072 sq. ft. NRA at oe oe Se a Ss / 
@ oe oe  $10/sq. ft.) | Le - eS 90, 7207 os 

[Se es Office units (22,032 sq. ft. NRA at aoe - oe | 
ee He S15/sq. ft.) 0 330,480 a 

eee ae ss Apartment rental units (10,368 sq. ft. | OE es poh 
a es NRA at $1/sq. f£t./month) © 124 41 a 

a 2 ss Potential Annual Income: _ aes ee |  §$ 545,616 Be as 

i ee Vacancy Loss ti sts—‘—s “ie oo es — a a a 7 | 
nL month per year retail © ee  $ 9,072 — oe 

Moe dL month per year office 27,8540 
, 1 month per year residential | 10,368 

q y eee Total Vacancy Loss: Oe PO $ 46,980 — ae



es ss )EMOLTPION AND CONSTRUCTION OF = i 
pes : oe - _RETAIL-—-OFFICE-APARTMENTS | Ns 

| { gs URE ge (Continued) eos de 

i Cee eB. PROJECTED ANNUAL EXPENSES: a ee eee 

— ss @perating Expenses. - Retail and Office == OR ea 
| | (12% gross rent; tenant pays insurance ~ See 

Dk SORE OE and: utilities; includes Capitol Square en ne ee ee | 

— & , assessment) | _ $50,544 © 

I as oe Operating Expenses - Residential | - age oe SS She 

7 | (35% gross rent) _ | oes 43,546 | | 

a a -—sReal Estate Taxes ($.80/sq. ft. retail + OE 
. wee $1.10 sq. ft. office + 14% gross rent =  — | e | 

Peace ae ae residential) es SB ea Hee 56,298 | 

i Se Se Total Annual Expenses: = $150,388 — oe 

I SPERMS OF PERMANENT FINANCING: = ee | 

; 35%, 30 year, MC = .1374494 | ee



s SP ee oe SCENARIO 4 _ en 

_ MOLTTTON AND CONSTRUCTION OF 2 i s—i—its—‘“‘“—s—sts—S 
‘ —  REPATL-OFFICE-APARTMENTS _ BE See 

. ; ee R/U — | 1R/U ) 1. R/0 Sl/sq. ft./ : oes | 
a | $10/sq.ft. retail| || $15/sq. ft. office| || month apartment | © 

. | 70 - 1 [N7U | TIN/v ao 
) Af 9,072 sq. ft.] Uo. 22,032 sq. ft. | 10,368 sq. ft.| 

, £[= |, (& | . [ass OC i fo 545,626 2 | *} a5 463,774 | 

oh : — Pe Ee Se oe oe se | 94,090 | 

woe , : 81,842 _ | ALE EOE Ey a 

chee, | 46,980 _ ea ee A ee 

c | 5,000 | eS Soe See ey Te 
- ee Se we oe oo ~ ce e : 286,105 Oey 

oP 29, 862 __| — | a : Pe 

ee | | 298,620 | gee + | Oo wre 2,081,530 | o 

1 Be ge ss bp 2,380,150 | | ESA E OO ke 

<_< | ee ee PSs oan ae oS DEE Ss 

zt OE ee, PF -869,589 | eee SS



f | ofp a | ae 

f gs oo ‘APPENDIX D IB 

pe COMPARABLE SALES ADJUSTMENTS = Oe



ASH EQUIVALENCY COMPUTATIONS ss 
t.. ae ‘Comparable #1: Wolff Kubly 30 North Carroll Street pe 

~ ss Sale Price: $735,000 | Nes Oe 
i — feash at closing) © oe a ee en 

a GA Fts contributed _ aS nee BE Sa ee 
} to State Historical - 110,000 Se . eee | ee 
oo SOCLT CTY © | | eS Be | Me | 

ss Appraised Value  ———é‘—SG ZS, 000—— ies ee, 
ji (paid by State of | a wag ah Pa | So | | 
Pe | Wisconsin) | % | a oa ee a Oe 

a AS recommended by Dr. James Graaskamp, $625,000 was used as Ba | 

Cash equivalency price. © | Oe ce Eas, 

i tee! Comparable #2: Emporium 50 East Mifflin 2 ee ge 

i ss Estimated annual payments on Es BG 7 
BES wears _ original $940,000 note = $65,200 a ae ees Pen | 

Oa Present value of $65,200 per ee a one LPS 
5 year at 9% ae es oe | Be mee 

65,200) (PVIFA 20 yr. 14%) Se 
: a = (65,200) (7.7861504) = == $507,657. Pee Hay 

- oS ee Premium Paid = balance 654,000. ee ESE ; * le ae 

ge - : = 507,657 = 146,348 es wna 

oe 8%, 10 year, semi-annual, $66,000  __ Heo ae | 
E BNE a interest payments = $2,640 - oes oo ne | 
=  ~— —sppyIFA 20 yr., 9% = 13.007936 — eae | 

(2,640) (13.007936)  § 34,342 oe ee 

a oe - Reversion ; ee Oe | 
66,000) (PVIF) | SAGE UE EE Res ee OE 

= (66,000) (0.4224108) §$ 27,880 | 

3 Lease Premium at 6% | 2,100 ——————sss 
oe a On eg BTL 9IB oe



“ok = | Premiums Paid ees | : Cre fe | “ oe 
i : = - - Loan ee = $146,343 | Ades : oe Oe ee 

co «10 year note ee 

ee Revin 2,691 Sr eS 

i ae Lease premium — 2,100 ae. 
ca a ee os $152,671 oe - oe ae 

J | | Say oes $152,700 | os : | De OS 

$850,000 - $152,700 = $697,300 a 

a DU as - Rounded to $697,000 for cash equivalency. ae | EES | | | 

i oe ae Comparable #3: — Woolworth's (2 West Mifflin Street ~ ‘ | es . 

i oe Saree Price = cash equivalency | eo TA ee Ee Bes a 

q ee oo (due to partnership structure) | a / Poa esl | | ; | oe | 

J - eee | Rounded to $662,000 for cash equivalency. as Ae ea



' er Seg ee 

: ee APPENDIX EO 

ee eee ss SENSITIVITY ANALYSIS > a



| oe Pm ; ; 
. 

Re ES OO ge DS Se : ee Ce oe Sg eS a 

oo | CASH FLOW ANALYSIS RUN E YEAR = sYEAR YEAR YEAR =—sYEAR COVER YEAR ss YEAR sOYEAR rem INPUTS RUM oS § | oe | bo , 3 é ? _ 4 10 Moe a woe y fal Eid a , OSes a ae | oat PURCHASE. AMOLAIT $670,000 Be a | | GROSS POTENTIAL RENT | $289,521 $289,521 $289,521 $209,521 $789,521 $289,521 #789,521 9289,S7t $289,571 9789,521 RECONSTRUCTION 900,000 | | Be es RAO RATE toh a 7 Ot st =< 28 8 st < TOT Cost = #1578000 ro mcm Oss 920,952 02S162 8144781781 NTS SNOT teary 80476 tdaTS te aTS NG > ; | ae EFFECTIVE RENT $260,569 $266,359 $275,085 275,005 275,045 275,005 $275,085 275,085 $275,085 275,005 == NLATION 2 0.001: - 
: ee ge “= OPERATING EXPENSES ee ee ee TAL RATE OF INVESTOR Mt : . REALESTATE TRIES ASSES $5Sj1S8 53,138 HST1TE 855,156 53,156 H53158OS3,INE9ST,ISE STI. a ee ORS a ry we ee ED INCOME «$172,090 170,480 187,166 $187,166 9187,166 987,166 9187,166 9187, 106 187,166 $187,166 = sO TO COST RATIO «= aor |” He . ae fg ste | oo Se ee VE PE oS —RORTBAGE PRINCEPAL 61,758,000, 9g) ‘ - = DEPRECIATION = | $63,333 $43,333 903,383 063,33T— 043,533 H43,3T3 63,333 903,333 0463,333 883,33 TERM IW YEARS w O- po cet 8 tee - INTEREST. | | $122,460 $121,680 9120873 $119,883 108,851 107,719 6116,478 915,112 $113,015 9181,972 YEARLY INTEREST RATE = 9.75% “ ‘ | 8 TANABLE INCOME - ($13,103) (86,833) 63,010 83,950 84,982 bt 87,357 8,720 810,217 st abe | : A | oe Oe es | | se Oe ety oes : CNP RATE FOR Not 10.002 g be | oo + -OEPRECIATION a 63,333 $63,333 $05,333 043,533 $63,360,333 085,333 063,333 0S,3TS 083,333 ; 4 ‘ EE PRINCIPAL PAYENTS = $8005 68,785 89,6427 810,582 911,614 812,786 813,987 915,353 816,850 618,493 TER TAR EQUITY ; | t . = CASH THROW-OFF $42,275 $48,015 $56,701 $56,701 856,701 = 8548, 701 «$54,701 $58,701 $54,701 «$54,701 SISCOUNT RATE 20.000 F, 
2 | - “RESERVES = 001,000 «81,000 81,000 £1,000 «81,000 «#1,000 #1008 8,000 81,000 8 ROUT OF HO SO o 
L | ~ INCOME TAIES 8g $0 $1,505 01,975 2,408 83,057 83,878 0838885109858, 930 -——MEPRECTARLE ASSETS 9430,000 > | Hi ; = CASH FRON OPERATIONS — — OL,225—HA7,O1S 54,198 953,726 953,210 852,004 952,023 851,301 850,592 809,771 | Ln 9 

| + TAY SAVINGS ON OTHER INCOME =»--'“(is86,582 83, 286 $0 o 0 $0 0 © 0 —— ons . : a a = SPEMDABLE CASH AFTER TAT == 847,777 950,282 $54,196 53,726 653,200 852,000 $52,023 SS,SHt 850,597 99,771 | | 80 b : sneccceusceceovcecenevacagauanancencevancnscncacnscncscgnsgnaneccceccesenscnagucanecaneceuecescucnenonevsnesopesansccgesoteccsonascouceusteceveverecoeons a : AJ 

oe on MARKET VALUE USING . OEE | , oo | os ; A | ee ele CAPITALIZED WOE $1,726,897 $1,784,803 $1,871,660 91,871,660 $1,871,660 91,871,660 $1,071,660 91,071,660 91,071,660 $1,871,680 i 4 oo 
os eo Ps | |= RESALE COST @ 62 OF MARKET VALUE $103,414 $167,088 $112,300 912,300 9112,300 8112,300 812,308 #112,300 $112,300 8112,300 | : 5 , * ee = LOR BALANCE | $1,247,995 $1,239,210 $1,229,568 $1,218,986 $1,207,372 61,198,626 91,180,637 1,165,260 81,190,438 St,t7v,9er 7 og | 

Po oe ee) = 0/4 TAL NET WORTH $875,290 $438,505 $529,792 $540,370 951,988 9560,738 578,723 8508,078 — 8410,928 9629,019 oo oe | © 
: fC - CAPITAL GAIN TAL $109,320 $132,878 $160,872 $174,539 $187,205 F1YY,072 $712,839 $225,205 $237,872 9250,559 cseay Se i ea on AFTER TAL RET WORTH $265,966 $305,627 $367,920 $365,836 936,783 9344,062 $368,105 9360,871  9373,058 378,080 pe - | * : . oe : *eenuedennengnaosercncccecventcaconcncucvevevsngnncccceveecenacecccccecesueccguenocvcvesscuasensenesccecensceccsonscescnuccesenoscgogouecsecceeeeeseceees 

; - 

- | ARR, SALE EN OF YEAR 3 er eee ee | ae an ae see Ngee PSS me es ee —OBTIRR, SALE AFTER YEARS 322 : os ERS a | | a | | | OS eS | 
ee oo ATIRR, SALE ENO OF YEARS aR ee ee = LSE Oe oo See a me oe | - —OBTIRR, SLE AFTER YEARS a. a | oe os — 2g ae Oe cee oe 
OP Bee Se we ATTRR, SALE END OF YEAR a oe ee SS SE See Ce gS a ees oe a BTR, SALE AFTER YEAR 7 om | | | ees —— : Loe Buby Gy gat OA es 2 
Cae oop | ATIAR, SALE END OF YEAR 10 on eu : De OES ee | - ns ae Aes Ae ee A ee BTIRR, SALE AFTER YEAR 100 mM | | es | 

| ees | Pe aveensencevgesuenuccusurserssanuasescesensenueoveneencesseuccuuesecocsusosescasussensussesvenuescososossucsossvescssusensnsssosnossvsecreosecnscsecessers : | - | ee ee | a - ET COVER RATIO 132000 OU 1.43 1.43 A ee 1A 1.43 1.43 : woe | Oe a fee - oa : CNeHECUUcecesenauececnueecaatcendgeonccceccecocsceucconeetonseseocanesecevecaneecsccescoenerscecenscuecscecsnesgeveceseseseccceseseucoanesceneecccsnseces . . : ‘



eg | CASHFLOW ANALYSIS RUN YEAR YEAR veR = YEAR EMR YEAR YEAR sYEAR YEAR YER = EWUTS. OW ea SPO 8 oe eo oe ee | 7  RUREHASE ANOINT §——---$720,000 ? | TS oa | GROSS POTENTIAL RENT | | H209/S2T ATHY, SZE $289,521 $289,521 $269,871 $789,821 789,521 $787,521 £709,571 9289,571 RECONSTRUCTION £990,009 PLA ose | + YICANEY. RATE | 10 tt 2s 06UMUUUU n x | OR st st = TOTAL COST =, 620,06" pte. ws Ree :  WACANEY LOSS $270,952 $25,062 HNN ATH $18,476 844TH OTNATH 808,476 808,878 NATE ENTE | - | a Oe EFFECTIVE RENT, $260,509 266,397 9273,085 —9275,005 $275,083 $275,005 275,008 $775,085 4275.05 9275-085 LATION a 
es UPERATING ENPEWSES == SALTAS | UHTES83ETHS 34,703 $34,743 934,743 938,743 938,743 83K,74S 434,703 TA RATE OF INVESTOR = 5 oN . oo ere - REAL ESTATE TARES | $53,136 953,136 $53,136 53,136 $53,135 853,136 953,136 953,136 $53,136 853,138” oes BoP Ss 
pees ne ENED INCOME METZ VONG $178,480 $187,166 $187,165 $187,166 $187,166 $187,165 $187,166 187,166 $187,168 LOAN TO COST RATIO. 80° ee | oe eee cleo ge ee Hn RSS AS RR ORE | Os — MORTEAGE PRINCIPAL — $1,276,060 - oO | Be DEPRECIATION fbb ULL N68 IEE $6 NIT Sb NE $65,111 S66, TEL 866 EIT 868, 1TL 866,011 88 ttt —OTEPMIN- YEARS eo S Oa, (Tt INVEREST $126 360 $125,555 $128,671 $123,701 122,656 921,88 920,105 8118;778 tt 253 HES S38 YEARLY INTEREST RATE 75 | | , . | | | ® TATABLE INCOME , (19,781) ($13,085) (83,616) 182,686) 91,581) 84139 $869 92,277, $3,821 85,517 | : oo a : | | vs | 7 ee | | Oe : CAP RATE FOR MOL 10. 007 ee E a | » > DEPRECIATION | $66,111 SGb,ttL $66,111 66,111 86K, TEE $66,111 806,011 966,001 $86, 8 ee oo See 9 eae = PRINCIPAL PAYRENTS $8,260 $9,065 89,987 110,919 HAN, PBN 13,152 $14,439 65,802 917,386 819,082 «=F TER TAN ECUTTY | Sle | ry oe - | = CASH THROW- OFF | $38,070 $43,860 $52,546 952,546 952,586 $52,546 852,586 852,596 $52,588 852,546 DISCOUNT RATE 20.07. 2. 

| - RESERVES : $1,000 $1,000 $1,000 $1,000 «$1,000 $1,000 61,000 81,000 81,000 —st000 $ AMOUNT OF WOW ne eh @ a § | INCOME TANES gt 0 80 0 0 0 ASS HEHE 82,758 DEPRECIABLE ASSETS $830,000 | ma aS SASH FROM OPERATIONS = 837,078 842,860 951,586 451,588 851,508 951,506 #51, $50,408 909,635 948,708 2 3 o - yee 
| oe : |} / TAK SAVINGS ON OTHER INCORE = 99,091 86,593 tenn $1,323 st 8208 80 0 9 MM | be ee Be | | cee : # SPENDABLE CASH AFTER TAX 46 9b1 HEP ASS 455,558 $52,867 $52,337. $91,753 N51, LL 950,408 0,635 ree | : ve , . : _ Huneneuucavecacavacauecacanacacecanecavenccanecuvancacoavaneacasusccenceassavcuevecocenecocenavecensessuseucncvaconevnevavenevenenesaueneonecoornsneons. . . : - g : 

| RRR VALUE USING Oe LE Ags | a | | ; CAPITALIZED WOE $1,726,099 $1,784,003 91,871,660 #1,871,660 91,871,660 $1,071,660 $1,871,660 $1,871,660 $1,871,660 91,671,600 5 
| Ls RESALE COST @ 62 OF MARKET VALUE $103,618 $107,088 $112,300 $112,300 $112,300 $112,300 $112,300 $112,300 $112,300 812,300 ~ es i = LOAM BALANCE $1,287,740 $1,278,475 $1,266,726 $1,257,807 $1,285,823 $1,232,671 $1,218,236 $1,202,395 $1,165,008 $1,165,927 | m 

| ne | = 0/4 TAL NET WORTH ——-: $835,S4SH3N9,000 $490,638 9501,553 $513,537 974,687 541,123 4555,965 9574,352 $593,433 a 5 
| = CAPITAL GAIN TAK AF E7F $123,987 $153,537 166,76 179,983 $193,205 $206,428 219,650 $232,872 $708,098 | ° , : AFTER TAT NET WORTH | $235,666 $275,053 $337,095 334,792 $333,554 $333,400 338,60 837,318 341,480 347,339 \O —— po *HSUvEDODRGADEOEOEFEDDEECEDOOBEFECONEbeOTOEEcsoNEnHEODESECHEDOcEOEOCCUTOGSONETEDFOROEECEOUsNeODONEEAEOSSRRCOOOOOECAOONOESOROCCODeeNECOEOCECERSSEENOSeeS a “5 oO | {  @TIRR, SALE END OF YEARS ur fel ee Ch eS oe . oe | YR eee 1 GUIRR, SME AFTER YER 3 261 | | ey on | 7 | 

, ——ANTRR, SALE END OF YEAR S 162 S - re ne ee | | a no = . | FIR, SALE AFTER YEARS A ts See 2 | are , | BES | nO Ee ge Sats s gy ! 
| | ATI, SALE END-OF YEAR 7 | 16 | ae Ce od ores © a , : : 'BYIRR, SALE AFTER YEAR 201 | CS SEES Jes Waar hs me | eee ee | 

Pe a oe ‘| ATIRR, SALE END OF YEAR 1@0 16 oe , — - pee ae | oe Pera - ce Meo RITAAR, SALE AFTER YEAR 10 ft | hn oo - Be Sn a | Bo a | | | 
| a | oad _tavounuenevssuuzeanecesonssonessosnseennsnnencensseneenesusssssnssnsaseusenevnceseseenntecsnsseesaesoteearesnnieseoreeneetisennestuannarssseennameen 7 | , eae a wie . 

: , oo Ovecucnaeneuccereuracccucucuasrecenecccssacceusconeceessescescseccescusunveceuseevscsesesovecnausosoouaneseccessccssaccecsonsuevenreenessseeessneoreurees oe =:



E ae “ ow Bs “ ie Sa pe Sort mmm enn ree mans ne wee tee ee Se ce ae nae ie i we cde. ae totes 2 anne ig ee eee ee ner nena eeeirneneeintcoinann diner atte ten : . : , . : ~) . 

. | | on ese) Pe a a Bae Cy RIP SP bes 6 

Bh | ae are GASH FLOW ANALYSIS RUN E YEAR YEAR YEAR i) | a nn 2 2 YEAR: YEAR ss sssS PUTS RUN 1 | | | 3 | oo 7 - | i rae fo 4 3 bg h | 9  .— . pe an ao | me woe thea co CEA SS | ee | | ae PURCHASE ARDUNT $700,000} —  @ , ge gh Teese GROSS POTENTIAL RENT = $289, S2t_ 289,521 $789,521 $289,521 $289,821 $289,521 289,571 £789,521 $289,571 $789,571 RECONSTRUCTION = $900,000 fl | - nae CANE RATE tay au.) US x RT ut $1 St = TOTAL COST = 81,800,000 ff ry po EE = VACANCY LOSS $28,952 $23,162 814,076 $14,476 HNN, A7H 818,476 814,478 818,878 81847818, ATG OO ; Po es poor aS | | © EFFECTIVE RENT $200,569 $266,359 $278,045 $275,045 $275 94S 4275,005 $275,085 $275,085 $275,085 $275, 045 INFLATION 0.00% 9 
a i © DRERATING ENPENSES 8A 143 S34, TAS 834, 76F STN 34743 984,703 438,743 930TH ETS TAR RATE OF INVESTOR = $03 | -° | Be a - REAL ESTATE TAIES H53,136 453,138 55,135 53,156 $53,136 53138 653,138 653,135 853,138 853,138 | oe g | ee: , a NET NCO o $172,890 $178,480 $187,168 $187,166 9167,166 $107,168 $187,168 $187,105 $187,186 $187,168 LOAN TO COST RATIO a0: eee ef es - ee : EBs fs | - MORTEAGE PRINCIPAL $1,280,000 Me a | | s BERRECTATION $88,000 £45,000 $65,000 845,000 868,000 865,000 £65,000 $65,000 845,000 $85,000 TERN IN YEARS 30 . #B | f cae oO UNVEREST. HTH, 200 $178,698 $178,125 $477,472 $176,728 $175,880 «$174,913 173,010 $172,588 8711 YEARLY INTEREST RATE = 14.002 2 | e . 2 TALABLE INCOME = — USTL,S1O) (805,217) (455,959) (885,508) 854,562) (953,710) (952,747) (851,845) (850,388) (948,955) | , a Peas  § 2 ee | conee! - Pe cs | : | eae ae | | CAP RATE FOR MO! 10.00: | oy ‘ rs) DEPRECIATION 485000 $68,000 45,000 45,000 $45,000 $85,000 445,000 845,009 45,000 5,000 tC | op in . oo, + PRINCIRAL PAYRENTS $3,588 $4,090 $4,662 85,315 86,057 = $6,908 = «$7,875 $8,977 810,258 tbs? SCORER TAR EOUITY, | Ss . | | | : CASH THROW-OFF © NG GATS) 6378 STH, S78 4,378 84,3788, 437B 88ST TSCOUNT RATE 20,001 | wee 

oo - RESERVES | | $1,000 $1,000 $1,000 $1,000 61,000,000 #1000 1,009 1000 $1,000 AMOUNT OF WON- | | = fe | | - INCUNE TAKES me $0 80 0 =——t—=«~i $0 40 $0 rae $0 ~DEPRECIABLE ASSETS $430,009 | & Roe Se | + GASH FROM GPERATIONS ST ,OF8) (45,307) $3,378 83,378 83,378 03,378 83,378 83,373 63,378 «83,378 oe ; | a BTA SAVINGS ON OTHER INCOME 835,755 932,009 927,980 $27,853 $27,281 $26,857 «$28,373 «875,822 «975,198 978,478 ee | | 5 ‘ae ak SPEREABLE CASH AFTER TAL _. SUBST $27,301 $31,358 $31,032 $30,660 $30,235 $29,752 «$29,201 «878,572 $27,858 | | © 2 | . reuuceucanecuccurrecucuavecuerceneacauecgcconcenteueunacegcnsennecctaveuaucuanccanececgursouecenaceeuesseecuaeescenanecnecnseeusaveevacusnaceoueccenere . c 

ke | OMDRVET VALUE USING | ane Sage CPS | UMS hoe Ss | a | | w - ; CH LTALITEG NOT. | $4726 899 $1,764,603 61,871,660 $1,871,660 $1,871,660 $1,871,480 $1,871,660 $1,071,660 91,871,060 $1,871,060 oe 
ES eee 7 RESALE COST © 62 OF WAFKET VALUE $103,614 $107,088 $112,300 $112,300 $112,300 $112,300 $117,300 $112,309 $112,300 912,300 a | gO Bo | : = LOR) BAL ANCE | © NRTA 61,272,325 41,267,660 $1,262,345 O14, 256,286 $1,249,378 $1,241,808 $1,232,525 1,272,293 $1,210.62 | | | : , foe | 
Eo Se = B/A TAC NET WORTH W346 873 $405,392 £491,700 $497,015 1503,074 9509,982 $517,856 £576,853 537,067 6548, 734 | Me 
ca os é | UAFTIAL GAIN TAL $03,657 $127,543 $156,872 $189,072 182,872 $195,872 $208,072 $221,872 $234,872 $247,872 : me SE Maas Re Os | | ae 2 AFTER Tht NET WORTH H243,216 $277,049 $334,878 $327,143 $320,202 $314,110 $308,994 $304,981 $302,195 8300,887 | ate e oe . : : TT PLONOOODCOAPUDEELECUELEOELEREEUECOCULEDUEUOULOGUCUCUEEUCEOUEECLEUCECUCHUEGSUONERUEEUUAUEGOCOUSGUEULECESEECELECeEUCeDesurenenencoocenensenenaneanesses Fe oe - 

Ho TING, SALE-END OF YEARS gat ey us Bee | Me ea a | nes / oe oe | : , BiThR, SALE AFTER VEAR 3 420 | | | | | | Ps | | men oe a | 
fei eo | WTR, SALE END OF YEAR S *R Ss | feos | oe | 4 | oe ee ETT, BALE OFTER YEAR'S oe | se a | | eo | po ce 
PO RR, SALE END OF YEAR 7 a oe BLES 2 ue on oe : pe ke fee | RIIFR, SALE AFTER YEAR 7 Mh a a ae cet 4 | | | 

hae TPR, SALE END OF YEAR 10 hm : Oi Sadtg ied INES ee | ae me | | | ee | | UIER, SALE AFTER YEAR 16 | a Tele (Ue a | | | a oS 
ey Rae ey resovsecavdovesnanannonerncvanuanuesnscesscangnosccuannocssesssueasuenssersusensocensuensveavascesnteouavesosnvenssceer tvevoeesetsrenacenstonsavosevees , | os r : | RENT CNTR ATI 098 102 LW 1.02 1.02 1.02 9,02 1,02 | oy | | . TEE RCO EEO EE aed erent . me . :



oe Pe SH FLOW OMMLYSIS RUNDE YER OYERR EMR YEAR VER VEAR yERR YEAR YER INPUTS RUN es | | _ Sa oh a 1 2. 2 3 4 5 6 7 Q 9 10 me eee “ a | oo i | | . a | | oie | | oe | on 7 PURCHASE AMOUNT #700, 000 ngs vs ROSS POTENTIAL RENT $269,521 $298,207 $307,183 $316,367 $325,888 $338,034 $545,705 $354,074 $366,757 $377,759 —==CRECONSTRUCTION —-—=—=#909,000 | Ge a oo - i VACANCY RATE CO AOR st. 5% wt St St RR = TOTAL Cost $1,800,000 a | oS | ee [TRANG LOSS $20 952 425,857 615350 15,819 116,293 816,782 817,285 817,808 818,338 t8,o8e s SS x a (| 7 EFFECTIVE Ret $260,567 #274,350 $291,795 $300,549 —$309,S6b $318,852 $378,418 $338,271 $348,419 $358,871 INFLATION 3008 eae 3 | 7 dE  DPERATINE EXPENSES $34,743 $35,785 936,859 $37,965 $37,108 940,277 $41,485 842,730 S441 845,332 TA RATE OF INVESTOR 1) 3 aS | | ES REAL ESTATE TAKES $53,136 $54,730 $56,372 $50,065 459,805 S61,SPP 463,447 $65,381 HET, 311 869,330 | | 4 | NET INCOME $172,690 $183,835 $198,568 9208521 $210,657 $216,977 $223,486 $230,191 £237,096 $744,209 LOAN TO COST Parr RT oe oad cancers Oe VN ey LE cee fs ee, | ae | Se ie ———NORTEASE PRINCIPAL © $1,789,009  £ a ee: DEPRECIATION oS $65,009 $85,009 = $65,000 $85,009 «= 885,900 | $85,000 $65,900 $65,999 $65,009 $65,099 TERN IW YEARS a on me To awenest © $124,800 424,005 123,132 $122,178 $120,122 $119,968 9118,702 117,312 9195,786 $188,112 VEARLY INTEREST RATE = 9,752 | ep ol : Og ose : : TAXABLE INCORE «ESET, T1O) (85,070) $10,433 $17,348 424,535 $37,008 = 939,788 $47,879 958,310 665,097” ook CB. o | 4 : rs cr ee ae | Oo gE Os | | EE | | CAP RATE FOR NOL 10,002, | e et | | | f+ DEPRECIATION - 65,000 $85,000 485,000 $65,009 $85,000 $45,000 $65,009 845,000 $88,009 855,000 | Mig Sy oe lg PR INCEPAL PAYHENTS 8,158 $8,953 47,826 $10,784 11,835 812,990 914,256 815,806 $17,172 818,888 TER TAL ECUITY | | y os webes CASH THROW $39,752 $50,877 $65,606 $71,563 $77,699 884,019 890,528 997,233 $108,138 stk DISCOUNT RATE 29.09% | Bo oe 
es | RESERVES ouoee $1,000 $1,000 $1,000 $1,000 $1,000 $1,900 81,000 8000800000 $ APOUNT OF woW- : Dg es on ~~ INCOME TALES HO 805,216 88,670 112,267 818,908 «$19,892 $23,937 $28, 15S 632,549 —s=SCEPRECEARLE aSSETS $479,900 So os a 7 . | * CASH FROM OPERATIONS = $38,732 $49,877 $59,390 961,890 $864,432 867,018 $69,635 872,293 $74,983 $77,703 FORBES | gy | old | | oS ‘TAN SAVINGS ON OTHER INCOME = 88,553 82,585 8 80 40 o =o 9 0 | : | 4 | + SPENDABLE CASH AFTER TAX 47,287 $52,462 89,390 $61,090 084,47 $67,018 969,636 872,293 874,983 877,703 ae a . . , ‘eeawoavacunvevevanacenevencenncuanecgncnsvcnceucaesennaceccnancsceausconueccvensnavsuaveuancesuacavenascesevecsensevcoesesucecescessnsevessnenssentens a = ix 

7 | “ARKET VALUE USING | ne wg eS wees ae : | _ | .. * / CAPITALIZED MOL $1,725 BFF 61,838,347 $1,965,644 2,045,213 $2,106,567 92,169,766 $2,234,859 $2,301,905 $2,370,962 97,462,091 te , | | | RESALE COST @ 62 OF WARKET VALUE — #103,614 110,301 $119,137 #122,713 $176,394 $130,188 6134,092S138,14 $142,258 $146,525 5 ” 4 | LOAN BALANCE 41,271,842 $1,262,887 $1,253,063 $1,242,278 $1,230,843 $1,217,483 $1,203,196 $1,187,550 $1,170,379 $1,151,533 a 
| “R/V TAK ET WORTH SSSU,MS 405,158 $613,442 $680,222 $749,733 $822,178 $897,571 $976,281 $1,058,326 $1,144,033 aS 55 ie 

ee ra Ba TAY | 103,687 61374609 $178,301 $202,500 $227,035 251,918 4277,18¢ 302,758 £378,781 355,113 | yg ee. Teg Se | 7 AFTER TAT NET WORTH 247,706 $327,580 $435,141 $477,722 952,698 $570,212 $620,418 $473,482 «$779,585 $789,970 - a | tel . "EECCA TAIT THT rrr sareereeeeseerrocareenerennerneserr entre utenenereeninreennies - Cl 5 a = os 

| | HERR, SALE END OF YEARS == oa | | ae | coe | | a eos ee sg ——£HIRR, SALE AFTER YEAR 3 a ae oe ee Cs, | | | a a | a 7 oe / J ATIRR, SALE END OF YEARS = 8 (EA es Sn Ea SE “! oe a a ad EE | df STIRR, SALE AFTER YEAR 5 ee an Sen G8 Be Ba cS : | a | | “4 “ot | es ATIRR, SALE END OF YEAR 7 er Se | Se a eee ee ace ee os | oy a ee { “TERR, SALE AFTER YEAR 7 ee) OE RSE a Sid ae | Sout eee nee - | oe er ee | OTIRR, SALE END OF YEAR 100 ee ee ee ee Ca a en en pee eS | Ses aoe STIRR, SALE AFTER YEAR 10 om ee Jee, Sued | | | P, | | oo | | es 
eS | | ssaveusocseouenuuenccecnvesonecenetouenvnusevdcenuuensucevuceussesecenosaseuevsveescensuvecsossessstsvorouennecnoceosvenscerseransvazerenseonevasnyesnsncs Leyes: ee oe ee d 

vee | —«d TERT COVER RatrO we 130 1.38 149 S$ te 1.63 168 1,73 a A, | | res ee . Oe 
a oo So: "Peeeevanauseeeroaneecucaueogerenencetscerecseceeercnseeersavaueucensenuceeceeuonecscccneauensvenneauseeenensesucenseseecsaoensenssoeessencveonesncesness a oe . . : ee - we d



pe | CASHFLOW ANALYSIS RUN EYER RAR YER —sYEAR—itséSVEARCs«CSVERCt*«éY YER «OYE sOYEM INPUTS RUN | | | oO bo | oo we | | 1 2 3 4 ‘Ss . 7 8 4 10 | | . Bo eee Ons a NPE A “ oie : | ees . PURCHASE AMOOMT = 9670,0000 | ae es GROSS POTENTIAL RENT $209,521 $298,207 $307,183 $316,367 9375098 335,034 434,703 $358,078 $386,757 $377,759 RECONSTRUCTION «$900,000 ° I oo 8 oo VACANCY RATE | ora a sr st st 52 2 ft & © TOTM COST = 81,570,000 gS oon a = VACANCY LOSS $26,952 023,057 15,358 915,818 816,293 $16,782 917,285 817,808 $18,338 steess | re o f oe 7 EFFECTIVE RENT | #260569 $274,350 $291,793 $300,547 $307,566 $318,852 9320,418 — 9338,271 $300,419 $358,871 INFLATION 3.002 an : Me as cng Bes se SNE Pal ee Sa ne eg ok ) bo  @® Bo Nk e OPERATING EXPENSES SSIS 985,785 56 OSY 937,965 439,108 090,277 $41,885 942,79 84801 845,332 TAR RATE OF ERVESTOR = ons | oF wee | - + REAL ESTATE TAIES $53,156 954,730 $54,372 $58,063 959,805 961,509 863,407 865,351 847,311 889,330 er CS ‘y Ses RE INCOHE © SUZ ONO MHS ASS—11B,568 $208,521 $210,657 8288,977 $273,088 9230,191 $237,096 9748-209 LOmN TO COST RATION = sat , bi ) 
t | UA AS ee pe ee | See Pag a LS | OS SE ——WORTGAGE PRINCIPAL $1,254,000 e ae ae = DEPRECIATION Ns $05,355 $63,353 963,333 $43,333 65,33S 4533S 863,333.04, TIS 883, TTT 883, TERN IN YEARS MG & | 
F EY | | = INTEREST $178,980 $178,502 177,957 $177,338 176,621 9175,808 174,878 $473,816 972,803 $171,217 VEARLY INTEREST RATE =| 04,251 - a © TAIABLE INCOME UOTE H858 OOH) 1942,726) 1934, 186) 929,200 (822,165) 1914,7269 (80,959) 818 $9,659 a <4 t | | | en | Se Os ge Oa bs / a «CAP RATE FOR WOT 10,002 : a SEE * DEPRECIATION | | S6S,STT 463,333 $63,333 $43,353 H43,3NS_— 943,333 843,335 043,333 883,333 $63,333 , oe : aoe | ran ts | | = PRINCIPAL PAYRENTS | SSTSE 43,029 94,370 4,997 85,710 06,823 87,8838, 09,728 $11,180 AFTER TAL eouITY oe RO | © CASH THROW-OFF MANGAN 81,508 618,233 922,190 028,328 838006 Sa ESS «47,060 954,765 861,878 ISCOUNT RATE, 20.00 | a a8 . Ts De He I Ea ee ee ee ee ee pe ot fp 
" es - RESERVES 111000 110005100 1,000 41,000 $1,000,008 81,000 1,001,000 aT OF ba ot aa = INCOME TARES HH 8 gt to. o 9% 90 $500 $4,030 DEPRECIABLE ASSETS = 430,000 S ) : a = CASH FROM OPERATIONS (810,600 $500 915,233 021,190 927,326 33,006 940,188 808,860 853,185 56,089 | BS EES a | Bb . Pos | . + TAT SAVINGS OM GTHER TWCOME = «934,012 $79,001 878,363 610,073 84.49 $1,082 97,383 83, 480 $0 en | | { we : | | | « SPEWOABLE CASH AFTER TAL $24,171 $29,904 936,59 $59,263 841,973 904,778 947,518 950,339 853,05 54,088 | | -. 
a” Veneucueuauecdcgcncncgucccncccguaconcorencncccgoucnaconesevecancognouscsvensvsssonsesevesavoncconensseneceveseegonneeccnecenesseneneoesneeressceceesessece Se 

« , 
| os | a MARKET VALUE USING ONE ge Pee on a | oes any o | | yw - ane CAPITALIZED WOT | 1, 72b,099 $1,058,307 $1,985,504 62,005,213 $2,104,569 $2,169,764 02,234,059 92,301,905 $2,370,962 $2,042,091 moe | 7 
Ee RESALE COST 61 OF WARKET VALE — $103,614 $110,301 919,139 0127,7139126,390  9t90,108 8138.09 $138,010 9102,758 0 8186,S75 | a | os - LOAN BAL ANCE H1,252,689 91,248,820 $1,244,486 91,239,449 01,233,740 91,227,206 91,219,760 $1,218,289 91,201,571 91,190,407 © oe | | | = 8/6 TAL MET WORTH | $370,638 $479,278 9622,059 9683,051 $746,438 $012,360 $881,009 $992,542 $1,077,183 $1,105,159 , | - | | é 7 a ge fae + CAPITAL GAIN TAL 09,32 9142,963—4183,301—4207,187 4231, 368 $255,916 $200,820 306,091 331,701 9387,700 neg EE aa | 7 a oN s AFTER TAL NET. WORTH N26 S12 0336, 783 —8438,798 $475,808 515,067 #956,408 — 9400,188  9648,450 $495,943 9747,379 oe a ee : | | o - a ravoesuenuenuenuanucncennueccuencenseauencenseouencecncenuecneesuesussucncenceestenccesueduenuessoauencescensncesescvenceseasesavsocesussucenseoresestars 

. as - ; | eos oe (ATTRA, SALE END OF YEAR 3 | >) oa ESE eos oa He Sa ciree fs ae an - oe Ss | 
oe eS TTR, SALE AFTER YEARS OY - Soe | or - eo Php et a, . oe | ae a —OATIRR, SALE ENO OF YEARS ag PS os 7 as | | , ; . a oe : ee : | STIR, SALE AFTER YEARS 21 ee | Oe | | : | , 

TR SALE ENO OF YEN im olga Bee , cas | OO ee aoe ee oO ss | oe —BTIRR, SME AFTER YEAR WM | , | ee | | | as ee ae oes 
array SALE EOF YER TO im | tes - yee Z | S Pe : ee ee pS es | BIIRR, SALE AFTER YEAR 10 im ae Os | are a | | | a pg e : ; - Ces ; : | = fo Svnsesensetveneevensonasssconnenvesnscevancesensssensonvsneseannesennesiarscassannensesenesesenseooseeeessesonacsonenonesteevvsees a Re oe oe | ae eS ‘ ae EBT COVER RATIO OS Ot 1.09 11200 1M 1.19 1.23 12% 00 UL | | pecs 

. : . Tanesreancucnuerencenecseccenceacenceuecansueourosesconncoussencenonenusaseaseonesnencencavesuenuasenueccnuesscoceasecsosesusescsuentenecnvecssvceneene . a . . — : . :
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7 oe ey CASH FLOW ANALYSIS RUN E YEAR VER YEAR YEAR VER YER YER YEE YEAR —IWPUTS Ree oars oO 
eo . eos oa . : po Bd 6 2 8 ’ 10 | oe | | Beso: . GROSS. POTENTIAL RENT - SAN SAL $298,207 $507,183 9316367 375,08 4355,430 6545, 703 455,078 866,757 877, RECONSTRUCTION = 8900000 | | 
aa a OWACANCY RATE rT wt gt <.) ot 2 8 Sts TOT. COST $1,620,000 | 9 LS 

ab | ncn tse $76,952 $25,057 $15,388 915,818 086,293 96,702 917,785 917,808 nessa sieess 7 Enc Sob Foe : pegs ie ge EFFECTIVE RENT 260,589 $274,350 9291,795 £300,547 309/566 318852 e378 ATE $338,271 $348,419 = 9358,071 = LATION a in: fear oe OPERATING EXPENSES 84,743 855,785 835,859 937,965 439,108 800,277 841083 $42,730 $44,011 $45,332 TAN RATE OF INVESTOR a . | 
eee ee eee REAL ESTATE TANES HS3,136 $54,730 954,572 $58,063 £59,005 641,597 943,407 865,351 87,3 949,330 - ees | 1 Bop PS MED INCOME — SATEA9018T,035 $190,580 £206,521 $210,657 4218,977 £273,406 920,091 9237,096 9288, 208 ROMEO COST RATIO mw a pe oes ee He ee ON es SES ae —-RORTBABE PRINCIPAL 91,276,000 9a 

po PREC TATION AMG TEE SG tT Abby HTL 6b TNT Gb ATE Abb ATE 8G ETE Seb t 886,001 ott TERN TW YEARS wn.  @ s oe - INTEREST BHM 6184187 9183,420 182,981 9102286 6181, 407 180,408 179,352 S178,100 F178 8TO YEARLY INTEREST RATE || 14.251 . STATARLE TCO TATE HOLN C084 MONT USE ATEY 804,870) 1937, 700) 1830,5000 19756079) UBS 1272 487,115) tare | ee | ey _ | | | ~ oe a one os en coy eee CAP RATE FOR NOT 10.001 — e DEPRECIATION = © SMTEE SGG TET S66 TNT S66 ETT 6b TETSU ETT Ub ETE 6b tHT seb ttt ust aoe 4 | - PRINCIPAL PAYMENTS pfietSe 45,950 HSS ASST $5,091 64,731 87,090 8,788 810088 att tee ATER Tax EouITy oo A . a | = CASH THROW-OFF HTS SAAGD (84,308) 910,427 614,384 922,519 628,839 935,308 882,053 See NSY ase. e7t DISCOUNT RATE a ae ry | ae | - RESERVES 11,000 $1,000 81,008 810001000 $1,000 $1,000 $1,000 81,000,000 $ MOUNT OF WOR po a | “ | INCOME TaES gg o = eo =e wt DEPRECIABLE ASSETS -9430,000 be ae | | = CASH FROM OPERATIONS MOTE SUEY CAS, 303) 69,427 15,30 920,519 927,039 834,308 801053 ntT,9SF 858.357 = : Qe | es oo + TAL SAVINGS ON OTHER INCOME 39,051 633,252 $75,586 972,288 $18,850 815,271 $11,536 $7,638 83,557 9 oe CE ae os | | = SPENDABLE CASH AFTER TAY 422,403 427,979 $33,012 $37,669 40,387 43,110 USCS t8,ceN 81,516 958,387 a . by ~ ; revoneuevevencaucevenccenscavenanencgnncecccneconocscaneccenvonsenrssceecuanscggzseutavcesoaevconeneuccesceecscnestogscnseeseesuocesezenesezevevessesveas : : e nS : aa | : MARKET VALUE USING | © cee oN cea | 7 ° oo | oe me | Nn 
aes CAPTTALITED WOT 1728409 1,058,347 H1,905, 644 42,065,213 $2,106,509 82,169,706 $2,284,059. 62,301,905 62,370,962 $2,442,091 | | A | | : a re ~ RESALE COST @ OU OF MARKET VALE — $105,404 #110,301 —9119,139 £172,713 8176,304 130,18 8154,0N2 e138, 118 $142,250 $146,525 7 ty 
oe. ee = ROME BALANCE ©1712, 91,208,592 61,208,078 $1,270,922 $1,273,031 91,266,300 $1,258,610 $1,249,078 91,250,786 81,228,318 oe | ct : | nue ee = OA TAL MET WORTH = 330,743 8459,055 9582, 426  8443,579 $707,193 973,201 $042,198 6913,967 980,918 $1,067,208 | 7 | c | CAPITAL GATTI aaa 8134080 en78 e008 si8y a9 $224,146 $249,269 $274,707 $900,538 $376,781 -9353,335 Le aa 

ong ATER TA HET WORTH $230,064 $305,401 $407,489 S444, teY—8407,99H  ASZE,OSt — 4567,809 — 8613,431 8862178 8713912 Sos coe 7 nae Bs 5 *asuanauecueeandecanecanueconacoovcnvecnccccccacsuecaseesucecnsocnsceasesenusosscacnacesececcesssesensencoconnsenscenscersqcessnsssensusescensosenesanes : oe eo TT SEED ORES tay oe | es | EEO ee ULE ek eae na eS - ae - BTR, SALE: ATER YEARS Mh wes | : , cr eh eh | ce | : es OATIRR, SME ENDOFYERS = a PEE Ea oh wee a a a ks | oe. RIT, SALE AFTER YEAR 5 es | cay ph ee eee 8 DS eee Bee | ey oe e oe 
ggg Ade BIRR, SALE AFTER YER 7 ta aoe ae ee eee ee OE ee AE er Td SE ATI, SALE ENO OF YER 100 BE gg ee ce BS ees GRU ein eS 
ce —BITIRR, SALE AFTER YEAR 10 rs Oe oes ; oh Se eh as EE tee | ee of oe ‘eennensevnsansvennassonnsnesoneneesrsezeeseusnasvonneoeonnntersnneeresnrsonescoosnneessennnennaeeteunesninneniieneesnenanenaiee Cee ne - ee : ce a DEBT COVERT ts AID RM Bee oR HES ele | 

~: | oo | : : cs | : ne Sa neannecan ca cevesencnaraaveneveveacencencceneaecececscsnencconctanensesessvaneverocscuscsesesenenuscuesseavsvueucesnseosnsuscsesccosecusesesosnneces : , , ms 2 . . ,
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- GSH FLOW ANALYSIS RUN 1 | vEMA YEAR vEM YEAR YER —sOYEMRs«COYEARSSCi(itsCVEM OVER rem UTS RU , H | 
— Cs ene ns | 2 3s bg 7 8 ’ MO eee ee oO ee Po la Leer ae aoe ce | Sag ay ees Sas Pon hoy ae SBT es PURCHASE anOUNIT $670,000 FM [ | GROSS POTENTIAL RENT 8K ATS $324,042 4331,339 —0337,966 344,725 4351,670 9558,652 345,025 $373,102 $380,605 RECONSTRUCTION 110,00 06; 0 aoe { RATE tt <form cost 9,570,000 - fe RACANCY LOSS HST 425,987 98,567 s16e98 917,238,981 817,933 tea 0,657 OM A oe ee ih — a EFFECTIVE RENT: ABBY hTHH2AGATS $514,772 £521,088 $327,487 $354,039 4340,720 $347,580 4354,485 9361,570 weaTIOW tt CS aes E ee ee Ss QPERATING EXPENSES $50,217 $38,901 939,761 840,556 41, TET 842,195 843,039 843,09 988,777— HS 8T3 TAU RATE OF IwvesTON = SE | Bo REALESTATE TATES ——SSS,136 454,197 955,203 958,389 957,518 658,068 859,800 881.037 $62,257 8655020 cos ee ee ee SREP INCRE US ITS $205,675 4219,727—4220,123—9728,408 —9233,1784257,001 9747,598 9287.45 $252,399 = LOWN TO. COST RATIO a os | Bo oe Be gs : eee ee oes SLE Ag ee Hoy ass ey gh _ MORTBAGE PRINCIPAL $1,758,000 c 7 .. ee = DEPRECIATION : RSET 885,35 8465,353 963,335 965,5330863,35T 863,33 843,335 843,338,353 IN YEMRS - | oO. Be = INTEREST. MINT SHO 169,036 S168, ANT H167,765 — H166,998 NE TZE S165, 41 8168,020 $162,707 9161303 YEARLY INTEREST RATE = 13.502. n a Ro | | = TATABLE INCOME UIST BREY 425,894 (912,085) (86,975) 181,726 05,708 09,867 15208 821,378 827,763 eet | 4 - be ? - gs Bae USE See le EN oe oe i Se Soy! CAP RATE FOR fT 10.002 i | 5 f | DEPRECIATION MST MGT NS, SSTH45,3STH45,5SS04T,3TS845,5S3043,T5S 963,33 845,333 OS a ey F. a = PRINCIPAL PAYHENTS (SBOE KO $5001 HS 67F 6 HHS 87,388,303 tN 80,87 AFTER TAL Eoutty | | met | ‘ : ee = CASH THROW-OFF , $21,677 932,231 $46,285 $50,479 $95,162 859,734 048,397 849,11 878,008 «$78,955 «CM ISCOWNT RATE, «= ts«(e eet p | . f. a RESERVES 80001000 000008 000 $1,000 $1,000 $1,000 $1,000 81,008 SOOT OF NON WE oe : A ~ INCOME TATES gg $0 so 80 8081888 64,088 87,823 800,885 13,801 -——CDEPRECIALE ASSETS 9430,0000 nm | oe = CASH FROM OPERATIONS — © H2OE2F 6,251 H4S,285 $49,679 454,162 956,078 158,714 $00,532 942,321 $640 BS o o Po | | + TAT SAVINGS OM OTHER INCOME == $18,010 «813,347 94,023 b3,ane 883 o at $0 o ae 5 : Pa oe = SPENBABLE CASH AFTER TAL $939,659 $44,578 951,307 $53,167 $93,025 56,878 958,718 960,532 982,321 88d 078 7 ys a & ‘ HAE nn imiimenmemnnimeninnmeienineenin ; un S Pose ag a —WARYET VALUE USING | | ees a | ) oe oe | eS ~ | ie : — CAPETALETED OE 1,992,727 $2,056,790 $2,197,287 $2,241,233 $2,286,087 92,331,778 $2,378,414 $2,425,982 $2,474,302 $2,523,997 oe 7 : S fo | | 7 RESALE COST 62 OF MARKET VALUE —SLI7,164 $123,405 $131,837 $138,478 9137,163 —6139,907 8142,7058145,559 StH tT SiSte Se | —o ce ae oS MOM BRLANCE ty 282,118 41,247,708 91,242,704 $1,237,025 $1,250,579 91,223,264 $1,214,960 61,205,535 $1,198,039 $1,102,008 ' rg ro ge eB TA NET WORTH $55, AAT 4685657 £072,746 $009,734 8918,314 9960, 608 $1,070,709 81,078,008 91,131,193 $1109050 fo 8 | RO Boe, Toe —TRAPTTAL GAIN TAK SSH, 779— $184,002 $223,090 $204,018 9268,812 9786, 378 $307,008 $329,418 $351,206 9373,177 3 eke | ® : | 

Me Se | 8 AFTER TAL NET WORTH AS16608 $501,635 999,656 $625,715 $853,202 9882234 9717,940 $745,470 9779,986 9818677 ee a | oe Taeeeucuacuceconscuentenuevuncescauenceaccnrsucusovesneacenconeanensesesusosesencensasuensonesosvaguesuoneacenueuceucanconeencavoneancnncscesesczoseecose ee oa | . os | - 
Po ATR, SALE END OF YES Mt Beg eee ee ee ne eoracee Se ee Ff ae p eR BTIRR, SALE AFIER YEARS St OAS | Bes an cs , a nea 8. Oe, 
3 or (OS egies es ag es OE Se es we | MO rely Oe ATTRA, SALE END OF YEARS mM SEES Sg es - oes ES ee a | , a een oe b oo ee BYIRR, SALE AFTER YEAR SM | | OE | : “ ee fe po g og Eo ee (ATR, SALE ENDO VERT ee pee oe ee ws Sa Pe Be Be ee ~—BEIRR, SALE AFTER YEAR 7 aM [ hoe ee ; me Sas ee Mele ne i | BE - ft SRE EM OF YER IO Me — Be ae ee se le bs Pn aoe —BUIRR, SALE AFTER YEAR 10 Me Be RS os ere ee oe vee i mo : LL oe oS SoS reauconsecuavocnsueaccoecevseusscureonsancagecogncesssgecgescencvgenseccecoesosuouseuencecesuocsesueseesessecoesevseevereessersevsovsevsavvasggveseesees | . oe ed ' ° °o el woe : 
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Dee es | oe CASH FLOW ANALYSIS RUIN) vem EAR EMRE sCYEAR Ss sOYEAR OVER sOYEARSséOYEAR VM INPUTS UM po g a : - Bee 1 2 3 ‘ 5s 6 7 8 y 10 ae ot  @ ; | Ly oa oe ee . a nel MR ee ose LEER Ss ee Ss PURCHASE AMOUNT = 700,000 ag nF : | | GROSS POTENTIAL RENT MSIE ATS 324,002 FSSE,337 337,966 $344,725 951,620 $358,652 £345,825 9373,142 9380,605 RECONSTRUCTION $900,000 ey Ds po A ooo VACANCY RATE sg 2.00 nt Mt st a ot x. = TOT Cost $1,600,000 a | 
a | RAN Bg 4 S3t007 $75,987 1456716008 $17,236 $17,501 17,933 818,201 886879030 eS sucker A fe oe Es —TEFFECTIVE RENT = $206,628 £298,885 $314,772 $321,088 #327,409 $334,059 9340,720 9307,538 8358,485 CASES ATION 
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