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July 30, 1993

Rodney F. Knight

Deputy Corporation Counsel

Office of the Corporation Counsel
Room 419, City-County Building

210 Martin Luther King, Jr. Boulevard
Madison, WI 53709

RE: APPRAISAL OF THE PROPERTY LOCATED AT 105 WEST DOTY STREET IN THE CITY
OF MADISON, COUNTY OF DANE, AND STATE OF WISCONSIN

Dear Mr. Knight:

Enclosed is the appraisal of the property known as the 105 West Doty
Apartments, a three-story wood frame, brick exterior apartment building
located at 105 West Doty Street in Madison, Wisconsin. This property
consists of an older apartment building originally constructed in 1914 as
six one-bedroom units, but currently rented as five units consisting of one
three-bedroom unit and four one-bedroom units.

This appraisal was prepared in accordance with the Uniform Standards
of Professional Appraisal Practice and the Code of Professional Ethics and
Standards of Professional Appraisal Practice of the Appraisal Institute.

This appraisal was completed for the purpose of estimating the market
value of the subject property as of July 31, 1992. The property rights
appraised with respect to the 105 West Doty Apartments constitute the fee
simple estate. &g;W

This appraisal was authorized by the office of the Corporation Counsel
pursuant to a letter of understanding dated March 5 1993. This appraisal
is intended to function as part of the process i determlnlng the award for
damages resulting from the condemnation of thlsfproperty for the new Dane
County Jall.rwm Based on a personal 1nspectybn of the above property
(subseuent LG theeffective-—aate " FT—theE appratsat) and giving
consideration to the data, research, analyses, and conclusions set forth
in the following report, it is our opinion that the market value of the fee
simple interest in the property known as the 105 West Doty Apartments and
located at 105 West Doty Street, in Madison, Wisconsin, as of July 31, 1992
is:

ONE HUNDRED SEVENTY-EIGHT THOUSAND DOLLARS
($178,000)

assuming cash to the seller and reasonable exposure time of one year or
less.




Mr. Rodney F. Knight
July 30, 1993
Page Two

This estimate of value includes all personal property such as
appliances that are customarily included in an apartment sale.

The appraisal report includes this letter of transmittal, a report
section which describes the property and the processes by which it was
analyzed, exhibits which help explain, illustrate, and support the analysis
and conclusions reached herein, and a listing of the assumptions and
limiting conditions to which the appraisal is subject. This report also
contains appendices which include background information on area and
neighborhood analyses, zoning codes, market data, maps and photographs to
acquaint the reader with the location of the subject property and the
Madison downtown apartment market.

We appreciate the opportunity to be of service and we are available
to answer any questions with respect to this report.

FOR LANDMARK RESEARCH, INC.

o B Mo

Jé&an B. Davis, President
Landmark Research, Inc.
Wisconsin Certified General Appraiser #372

Dean JP. La / MAI
Realty Advisors, Inc.
Wisconsin Certified General Appraiser #209
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Property Identification:

Purpose of Appraisal:

Property Rights Appraised:

Use of Appraisal:

Effective Date of Value
Estimate:

Date of Report:

Jele of ji}ﬁ;}@{ﬁé a
Building Description:

Size of Improvements:

SUMMARY OF SALIENT FACTS AND CONCILUSIONS

105 West Doty Apartments
105 West Doty Street
Madison, Wisconsin

Estimate the fair market value of the fee
simple interest in the above property.

Fee simple interest in real property and any
personal property which is customarily
included in apartment property transactions.

Determine amount of compensation due to
titled property owner as of the effective
date of the appraisal for the property
rights acquired by Dane County for the
construction of the Dane County Jail.

July 31, 1992. This is a retroactive
value estimate.

July 30, 1993

pril %, 1992
Three-story structure with brick exterior
and flat roof built in 1914, according to
assessment records. The building consists
of three full stories, and a full basement
with foundation walls of poured concrete.
There are a total of five rental units as
currently 1leased: one (1) three-bedroom
apartment on the first floor, one (1) one-
bedroom apartment with 1living room and
dining room, and one (1) one-bedroom
apartment with living room on each of the
second and third floors. The two (2) units
with dining rooms could be classified as
two-bedroom apartments if the dining room is
used as a bedroom.

Based upon exterior measurements provided by
Perion & Associates and assessment records,
the gross building area is 5,800 square
feet, or 1,450 square feet per floor.
Excluding the basement, the gross finished
building area is approximately 4,350 square
feet; with three bays included, the
approximate finished area is 4,386 square
feet. The net living area is approximately
3,300 square feet, based upon estimates made
by the appraisers using Perion Appraisal and
assessment file floor plan sketches.
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Site Description:

Zoning:

Real Estate Assessment:

Real Estate Taxes:

Utilities:

Easements:

Flood Plain:

Occupancy as of 7/31/92:

Units Sizes:

SUMMARY OF SALIENT FACTS AND CONCLUSIONS (Continued)

According to City of Madison assessment
records, the rectangular-shaped parcel has
33 feet of frontage along West Doty Street
with a depth of 132 feet which equates to
4,356 square feet. The site improvements
include a planter at the front of the
building, concrete sidewalks on either side
of the building, and an unlandscaped rear
yard currently in weeds.

The property is 1located within the C2,
General Commercial =zoning district. The
current use is considered a conditional use
within this 2zoning classification and is
non-conforming in the sense it does not meet
current bulk (size) regulations. The
subject property is 1located within the
Downtown Fire District, but outside of the
Capitol Fire Limits.

The 1991 and 1992 real estate assessments,
as of January 1, were as follows:

1991 1992
Land $ 80,000 $ 80,000
Improvements $125,000 $135,500
$205,000 $215,500

1991 real estate taxes, payable in 1992,
were $6,836.89.

The subject site 1is improved with all
typical utilities.

No apparent adverse easements.

According to City of Madison records, the
subject property is not located in a flood
plain.

It is assumed that all five units are
occupied as of 7/31/92. As of December,
1991, according to the relocation
consultant, all five units were occupied.

The five apartment units range in net living
area from a 410 square foot one (1) bedroom
apartment with a living room to a 713 square
foot one (1) bedroom apartment with a dining
room and a living room, and a 1,053 square
foot three (3) bedroom apartment with a
living room on the first floor which is
really the combination of two apartments.

2




SUMMARY OF SALIENT FACTS AND CONCLUSIONS (Continued)

Rent Structure: According to the relocation consultant, as
of December, 1991, contract rents which
included utilities ranged from $335 per
month for the smaller one (1) bedroom units
to $455 per month for the larger one (1)
bedroom units to $600 per month for the
three bedroom unit. The annual contract
rental income was $26,160.

Highest and Best Use Continue existing use as an apartment
as of 7/31/92: building.

Indicated Value Via The
Sales Comparison Approach: $178,000

Indicated Value Via The
Income Capitalization
Approach: $180,000

Final Value Estimate $178,000
as of 7/31/92:




SCOPE OF THE APPRATISAL

An appraisal involves a comprehensive program of research and analysis

in the application of the valuation process to the subject property.

General steps in the valuation process include:

Definition of the valuation problem.

Preliminary analysis, and data selection and collection.
Highest and best use analysis.

Land valuation - land as if vacant (if applicable).
Application of valuation methodologies.

Reconciliation of value indications and rendering of a final
value estimate

Reporting of analysis and estimated value.

Specific research and analysis completed as a part of this appraisal

include the following:

1.

As of April 29, 1992, the appraisers reviewed the Perion and
Associates, Inc. appraisal of the subject property dated October
23, 1991 (the "Perion Appraisal"). The appraisers inspected the
property on April 3, 1992. The description of the site and
improvements is from both the appraisers’ site inspection, as
well as descriptive information contained within the Perion
Appraisal and from assessment records. Due to the Dane County
Jail Site demolition proceedings which took place subsequently,
the improvements did not exist as of the 1993 date of this
report.

Original blueprints of the improvements were not provided.

Regional and city descriptions are based on information assembled
from various sources and contained in the files of Landmark
Research, Inc. and Realty Advisors, Inc. The description and
analysis of the neighborhood and the relevant office and
apartment market areas are based on a physical inspection of the
area and interviews with professionals such as city officials,
area property managers, 1local developers, local real estate
investors, and real estate brokers.

In estimating the value of the subject property, we considered
the applicability of the Cost Approach, Sales Comparison
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Approach, and Income Approach to the subject property. A
description and definition of each of the valuation approaches
is presented in the Valuation section of this report.

5. As part of the valuation process, we collected and analyzed
market data. The data sources used include files maintained at
the office of Landmark Research and Realty Advisors, Inc.,
published sources, interviews with assessors, assessment files
on the subject property and comparable sale properties, and
discussions with area property owners and managers, principals
involved in sales transactions, city officials, mortgage brokers
and others.

6. We reconciled the final value estimate(s) after analyzing the
results of the valuation approaches discussed above, as
applicable, with consideration given to the quality of data and
reliability of each approach as it relates to the subject
property.

Current appraisal standards, as set forth in the Uniform Standards of
Professional Appraisal Practice ("USPAP") and the Code of Professional
Ethics and Standards of Professional Practice of the Appraisal Institute
require appraisers to have the knowledge and experience to complete an
assignment competently. Alternatively, an appraiser is required to
disclose the lack of knowledge and/or experience to the client before
accepting the assignment. 1In addition, the appraiser must take all steps
necessary or appropriate to complete the assignment competently, and
describe in the report the lack of knowledge and/or experience and the
steps taken to complete the assignment competently.

The appraisers of the subject property have extensive experience in
appraising and analyzing office and apartment properties and, therefore,
meet the competency provision of USPAP as required by the Appraisal

Institute and the State of Wisconsin Certification and Licensing

Regulations.




PURPOSE OF APPRATISAL

The purpose of this appraisal is to estimate the fair market value of
the fee simple interest in the subject property as of July 31, 1992. This

is a retroactive value estimate.

DEFINITION OF MARKET VALUE
The term Market Value, as used in this report, is the definition
established under the Financial Institutions Reform, Recovery and
Endorsement Act of 1989 (FIRREA). This definition of market value is:

The most probable price which a property should bring in a
competitive and open market under all conditions requisite to a
fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue
stimulus. Implicit in this definition is the consummation of a
sale as of a specified date and the passing of title from seller
to buyer under conditions whereby:

1. Buyer and seller are typically motivated;

2. Both parties are well-informed or well
advised, and acting in what they consider
their own best interests;

3. A reasonable time is allowed for exposure in
the open market;

4, Payment is made in terms of cash in U.S.
dollars or in terms of financial
arrangements comparable thereto; and

5. The price represents the normal
consideration for the  property sold
unaffected by special or creative financing
or sales concessions granted by anyone
associated with the sale.'

This definition is held by the Appraisal Institute to be compatible

1 Federal Register, vol. 55, no. 163, August 22, 1990,
pages 34228 and 34229; also quoted in the introduction
to the Standards of Professional Appraisal Practice of
the Appraisal Institute.
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with the commonly used definition published in The Dictionary of Real
Estate Appraisal (Second Edition).

Market value is a statement of probable price under the conditions
presumed by the definition. One of conditions of the value conclusion
contained in this definition is that the probable price would be obtainable
after a reasonable exposure time. For this type of property in downtown
Madison a reasonable exposure time is presumed to be one year or less.
Further, the period of market exposure is assumed to have already occurred

prior to the effective date of this report.

PROPERTY RIGHTS APPRAISED

The opinion of fair market value expressed in this report is the value
of the fee simple estate. "The fee simple estate is an absolute ownership
unencumbered by any other interest for the estate, subject only to the four
powers of government. The four powers of government include eminent
domain, taxation, police power, and escheat."?

Personal property such as stoves and refrigerators customarily are
included in the sale of multi-family residential properties and will be
included in this estimate of value. In this case, some of the
refrigerators and stoves are obsolete and at the end of their economic

lives.

USE OF THE APPRAISAL
This appraisal is to assist in the determination of the amount of

compensation due to the titled property owner as of July 31, 1992 for the

2 The American Institute of Real Estate Appraisers, The
Dictionary of Real Estate, Second Edition.




property or rights subsequently acquired by Dane County under the
provisions of the Wisconsin Statutes for condemnation proceedings involved

in the construction of the Dane County Jail.

IDENTIFICATION OF THE PROPERTY

The appraised property, referred to as the 105 West Doty Apartments,
consists of a three story building with a full basement. The apartment
building, constructed in 1914 according to assessment records, is of wood
frame construction with a brick exterior and a wood frame tar and gravel
built-up flat roof. The building has an estimated gross building area of
4,350 square feet, as taken from assessment records and the Perion
Appraisal. The property is situated on a rectangular-shaped 4,356 square
foot parcel located along West Doty Street, just southwest of South Carroll
Street. The property is approximately one block south of The Capitol
Square. A plat map identifying the subject site is found in Exhibit 1.

The property’s address is 105 West Doty Street, and it is referenced
by Tax Parcel Number 0709-242-1002-7. The legal description of the
property is as follows:

The Northeast 1/2 of Lot Five (5), Block Seventy-one (71),
in the City of Madison, Dane County, Wisconsin, according
to the Doty Trustee and Pritchette Plats of the City of

Madison, and being known as Lot Nine (9), of said Block,
Doty Plat of said City.




EXHIBIT 1

LOCATION OF SUBJECT PROPERTY ON PLAT MAP
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HISTORY OF THE PROPERTY

Given the complexity and non-market nature of many of the transfers
of the subject property, a history of the transfers of property interests
for the last ten years has been researched and the results summarized in
Exhibit 2. The original land contract between David N. Johnson and John
E. Gresens, dated July 31, 1981, the purchase price of $215,500 for the
real estate and personal property (which includes "no less than 6 ranges
and 6 refrigerators, whether built-in or not") was to be paid in full by
August 1, 1982.. Apparently the land contract was rewritten or renewed
because the warranty deed dated October 31, 1983 states that "This deed
given pursuant to that certain land contract dated the 30th day of
September, 1982, which land contract is unrecorded". The transfer fee on
the October 31, 1983 warranty deed indicates a total price of $185,000 for
the real estate. No mention is made whether personal property (not subject
to the transfer fee) also transferred with the sale.

In April, 1991 John E. Gresens appealed the 1991 property assessment
of $230,000 because the property was in foreclosure with Anchor Savings and
Loan (now known as AnchorBank) with $182,000 due Anchor in delinquent first
and second mortgages, with $11,000 real estate taxes in arrears, and a
brokerage fee of $12,000 or a total of $205,000 needed to cash out of the.
property. The 1991 assessment was reduced to $205,000 based upon the
property owner'’s appeal. Coincidentally, the property owner was apparently
in divorce proceedings with a quit claim deed dated April 3, 1991 for the
property from Cynthia Latzig-Gresens to John Gresens recorded April 25,
1991. Although the transfer was exempt from the transfer fee, the value
of the real estate was shown at $225,000.

On July 16, 1991 a Judgment of Foreclosure was rendered with Anchor

10




Tt

EXHIBIT 2
105 WEST DOTY APARTMENTS
RECORD OF TRANSFERS OF PROPERTY INTERESTS OVER LAST TEN YEARS
1981 THROUGH 1991 :

. MORTGAGE/
: e R ¥ : MORTGAGOR/ MORTGAGEE/ . : PURCHASE
TYPE OF DOCUMENT . ‘DATE. OF GRANTOR/ GRANTEE/ RECORDING VOLUME PAGE TRANSFER PRICE/OTHER
DOCUMENT NUMRER \ DOCUMENT VENDOR/ETC. VENDEE/ETC. DATE NO. NO. FEE CONSTDERATION
Unrecorded N/A 1/31/81 David N. John E. N/A N/A  N/A N/A $215,000 ol
Land Contract -Closing Date Johnson y  Gresens Down Pavment= $ 30,000 td
) : N : Balance on LC=$185,000 Q
(@]
Multi-Family 1808574 10/24/83 John E. Anchor 10/25/83 5048 16 N/A $153,600 ;U
Mortgage Gresens . s&lL .
30 Year O
Warranty 1809015 10/31/83 David N. John E. 11/11/83 5101 18 $555.00 $185,000 o
Deed Johnson Gresens . N? personal property listed w3
=K
Quit Claim 1809016 10/31/83 Robert Grant & John E. 11/11/83 5101 19 Exempt N/A e3] =
Deed Jack B. Kibbe Gresens ‘ H 4 w0
\ : 0 < b
Consumer 2122909 " 1/9/89 . John E. Anchor 1/11/89 12402 58 N/A $17,500 © o o o
R.E. Mortgage {2nd) Gresens S&lL (Vol. 10546, P. 52, dated 9/27/87 L % E
is also a mortgage between Gresen and | o] o
Anchor for $17,500, recorded 9/1/87) e o5 ] he
Mortgage 2168038 9/13/89 "John E. Gresens Christina 10/19/89 13447 91 N/A $45,000 S a ) =
3rd ‘. Washington O 3 8 [¥)
=0
f 3] s}
Quit Claim 22587927 4/3/91 Cynthis John E. 1 4/25/91 18757 59 Exempt N/A < %
Deed Latzig-Gresens Gresens -
. L
-
Judgment of 2294681 10/9/91 Anchor S&L (=1
Foreclosure (Poreclosure vs. Louis G. 10/9/91 16892 52 Exempt $180,000 -4
and Sale 7/16/91) John E. Gresens Fortis (Highest and only bid) 3
(Sale 9/24/91) : td
el
Energy Efficiency 2296380 10/17/91 DILHR Doty Street 10/21/91 16948 16 N/A Purchaser must notify DILHR of demolition ley]
Standards Waiver Safety & Bldg. Div. Associates of rental units within two years of waiver 42}
Agreement g
Satisfaction of 2296381 10/18/91 Louis G. Anchor 10/21/91 16948 17 N/A $17,500
Mortgage Fortis S&lL
Satisfaction of 2296382 10/18/91 Louis G. Anchor 10/21/91 16948 18 N/A $153,600
Mortgage Fortis S&L
Warranty 2296380 10/18/91 Louis €. Doty Street 10/21/91 16948 15 $€46.50 $215,500
Deed ~ Fortis Associates :




Savings and Loan Association as the plaintiff and John E. Gresens et. al.
as the defendants and on the September 24, 1991, after due advertising, the
mortgaged premises were sold to Louis G. Fortis, the highest and only
bidder, for $180,000. The Judgment of Foreclosure and Sale was signed by
Lt. R. Dreifke for Sheriff Richard F. Raemisch on October 9, 1991.

Louis G. Fortis sold the subject property to the Doty Street
Associates for $215,500 via a Warranty Deed, dated October 18, 1991, nine
days after the Judgment of Foreclosure was signed. No personal property
value was recorded on either of the Transfer Returns involving Louis Fortis
as dgrantee or grantor. On the same date Louis Fortis signed two
Satisfaction of Mortgage documents to satisfy the two Anchor Savings and
Loan mortgages of $153,600 and $17,500 (total = $171,100) he had purchased
with the subject property.

It is a matter of public record that on October 3, 1991, the Dane
County Board accepted the City of Madison’s recommendation to use Block 71
as the site for the proposed Dane County Jail. Therefore the property was
under the "cloud of eminent domain" at the time of sale and there was no

exposure of the property on the open market.

AREA AND NEIGHBORHOOD ANALYSES SUMMARY

The two main objectives of the area and neighborhood analyses are: 1)
to acquaint the reader with both the attributes of the general and local
area, and 2) to analyze the general and local data related to the four
forces which influence property values -- social (demographics), economic,
government, and environmental. This analysis will provide the basis for
the value conclusions reached later in this report.

Although the client, the Dane County Corporate Counsel, is familiar

with the Madison area, current appraisal standards require assignments not
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be so limited in scope that the resulting appraisal would be misleading or
confusing to the client, users of the report, or the public. Further,
appraisals need to contain sufficient information to enable those relying
on the report to understand it properly.

For the reader 1less familiar to the area, the more detailed
information is found in Appendix A and the main points of the area and

neighborhood analysis are summarized below.

AREA ANALYSIS SUMMARY

- Dane County and the City of Madison have experienced
population increases of 13.5 percent and 12.1 percent
respectively, from 1980 to 1990, and the population is
projected to continue increasing in the future. The
highest concentration of the population is in the 18
to 44 year age group.

- Although Madison area’s employment is concentrated
primarily within the government and education sectors,
there are also large private service and manufacturing
employers. This has resulted in the stability of the
area’s unemployment figures, which are lower than the
national averages. The Madison area typically has the
lowest unemployment rate in the state with only 2.1
percent of the work force unemployed in 1993.

- Government forces help foster an environment which is
generally desirable as a residential and/or a
commercial location in Madison.

- The Madison area is well served by transportation
systems utilities, and educational institutions. The
area’s quality of llfe is enhanced by its proximity to
area lakes, parks, and several cultural opportunities.

NEIGHBORHOOD ANALYSIS SUMMARY

- The subject property is a part of the neighborhood
known as the Capitol Square, or simply the Square,
which is the heart of downtown Madison.

- The Square was regarded as Madison’s prlmary retail
district 25 - 30 years ago, but this use is almost
extinct and now the Square has the highest
concentration of office development in the city and
region with an inventory of approximately 3.8 million
square feet.

13
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The primary types of office uses that remain in the
downtown area include government, uses that are
related to government (e.g., 1lobbyists, attorneys,
trade groups, etc.), financial institutions, and
tenants involved in the investment services industry
(e.g., real estate professionals, stock brokers, and
investment advisors).

The downtown Square area also has a sizable
residential component. The demand for apartment units
in the downtown apartment market has continued to be
strong for students, downtown employees, and some
retired persons. Vacancy in the area for both the
older and the newer apartments have been minimal. As
more tenants seek privacy, there has been a shift in
demand to smaller single or double occupancy
apartments.

Although a decrease in U.W. enrollment is occurring,
the only units experiencing some vacancy are those on
the far east side of the isthmus and larger, poorly
maintained units in the downtown area. Shared
apartments are less popular. Some concessions are
reported to have been offered to newer, more expensive
student housing near the campus.

Typically only the area on the outer-ring of the
Square has a residential orientation; however, Jerome
Mullins has assembled a large portion of the East
Mifflin Street block across the street from the
Capitol Building and is reportedly planning to develop
a luxury condominium project on the site. Although
the project has been under consideration for several
years, there is no evidence of imminent construction.

The Square neighborhood is basically 100% built up,
with only a few vacant sites available for
developnment. This means that any sort of major
development in the area would need to involve land
assemblage and the demolition of existing buildings.

One of the major factors associated with the Square
neighborhood is its "unfriendliness" to the
automobile. Traffic circulation through and around
the Square neighborhood is difficult at best. Past
city planning policies intentionally made automobile
circulation and parking more difficult in the Square
neighborhood in order to discourage the use of the
automobile downtown. Traffic counts around the inner
and outer rings of the Square from 1982/1983 to 1991
had remained virtually the same over those time
periods.

In addition, parking in the neighborhood of the Square
is difficult, given the lack of on-street parking and
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high demand placed on parking facilities by virtue of
the high concentration of office space. The State of
Wisconsin, which is a major office user in this area,
tends to build or own major buildings without meeting
Class A office market standards for on site parking.
Also many Class B and C office buildings have no on-
site parking.

APARTMENT MARKET ANALYSIS

Population Data and Housing Characteristics

1990 Census data provides information about potential customers for
the subject property such as the number of persons residing in the area,
their ages, their preference to own or to rent housing, number of persons
per household, rate of change in population, and the number of families
with children. Census data also indicates the age and value of the current
housing stock.

The 105 West Doty Apartments are located within Census Tract 17 which
extends from Broom Street on southwest to Blair Street on the northeast,
and from Lake Monona on the southeast to the edge of Tract 16.01 and Lake
Mendota on the northwest as shown in Exhibit 3. Relevant characteristics
of this census tract are presented as Exhibits 4 and 5. In addition, our
market research included interviews with area apartment managers, owners,
city officials, and real estate brokers to understand the profile of the
tenant attracted to the downtown area.

Population characteristics for the subject Census Tract 17 are
summarized in Exhibit 4. The total population for the census tract
represents 3.1% of the City of Madison’s total population for 1990. The
median age of 25.7 years is reflective of this area’s younger population.
Exhibit g&also notes that almost half (46.6%) of the population in the
tract is between 18 to 24 years of age. In addition, over 80% (81.4%) of

the population is between 18 and 44 years of age.
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The next most significant group represented would be classified as
retirees or persons 65 years of age or older, who comprise 11.3% of the
tract’s population.

Given the boundaries of the tract, which includes éome of the denser
student housing districts oriented to the University of Wisconsin, this
younger population would be expected. In addition, younger professionals
working downtown or wishing to maintain in closer proxim