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, oP AN APPRAISAL OF THE PROPERTY | 

Po KNOWN AS 

a | DOMINO'S PIZZA AND RENTAL PARKING LOT  —~— | 

Ep ee «#5525 AND 515 UNIVERSITY AVENUE | 

ee MADISON, WISCONSIN = | EE EEE 

0 i 

i eS oo THR ESTATE OF AtPinD BANDING ce fees 

J LANDMARK RESEARCH, INC. 2 ——isS



a (—— 4610 University Avenue, Suite 105, Madison, Wisconsin 53705, 608-233-6400 = 
ee ee | Se ea errr —™ 
SS oa ya Ee lS A ke i r—“ CO BP Ce Seige an oe CO e,,rr—r—“‘(‘“‘“‘“‘“‘i‘i‘i‘“ ‘CS? 

ee ee Fo oe: rrr ts” 
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ft June 1, 1987 ne et” 
ge ECE James A. Graaskamp, Ph.D., SR.EA., CRE = 
ee ee ee fo SORE | ent iaee oo lr rc CA :tsti“‘“‘iCs:C~™S 

fe ee Oe a dean B. Davis, MS. 
— | Mr. Alfred E. Anding, Jrw —==Eum — are = = — 
| AWE. Anding Estate OE he Sse beta Pere as Ln ae og 

| 3900 Monona Drive, Suite 400 
@ | ~~ Monona, Wisconsin, 53716 Cage ee ee me ES SS sg Os 

Pe eee Pep RN gD Peg Ae Meade a gk a aad SEN ip eh LE ag on Ee 

| With this letter we are transmitting our appraisal of the property located at | 
» | 915 and 525 University Avenue in Madison, Wisconsin. The date of the appraisal = = 
Bio’ as of December 25, 1986, the date of death of A.E. Anding, Sr., and the =| 
™ | property interests, as encumbered by certain leases and a code violation on | 
| that «6©date, are owned by S & A Corporation, in which A.E. Anding, Sr. is the — 

|. It should be noted that the subject property is utilized for two separate = © 

m | operations: 1) a carry-out pizza franchise known as Domino's Pizza located in © 
i o|..—C~™”:~Che:=SCOfirst floor of the building at 525 University Avenue with a month-to-month ~— 
~ | residential use on the second floor and 2) a monthly rental parking lot located = © 
am |... at 515 University Avenue. These are considered interim uses for this property © 

| in transition. “Until the University of Wisconsin stabilizes its enrollment | 
= | policy and the success of the student housing planned for the 600 block of ~~ | 
| «* University Avenue is known, the interim uses are currently the most probable | 
@ | uses for the subject property. The parking lot code violation and its effect = © 
@ |. upon Market Value are discussed within this report. ©2000 2 2 2 

m |. Subject to the assumptions used throughout this report and to the limiting 

a conditions contained herein, we have determined that the Market Value of the 
~ |. Subject. property, as defined herein and subject to existing contract rents, as Bp 
— | of December 25, 1986, ist 90 2 Pe BEN Sass 

a NE HUNDRED EIGHTY-FIVE THOUSAND DOLLARS =” og st 

ee ($185,000) ee 

B | mis ‘value “esunes the buyer will obtadn third party institutional financing | 

| With cash to the seller and the buyer will pay the cost to cure the parking lot = 
| code violation which is estimated to be $35,000, ©0000 

™ | Thank you for the opportunity to be of service. Please call if you have © 

| questions, Oe 

SO 7 4. Zh © Sé&e LK Mens ee ee eee 

G | free A. Graaskamp, Ph.D., SREA, CRE =  jj§$“Jean B. Davis 
| «Urban Land Economist =  .—~—<—~——— sé Rel Estate Analyst/Appraiser
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E | I, THE PURPOSE AND DATE OF THE APPRAISAL ae 
Pe | The purpose of this appraisal is to estimate the Fair Market Value of ‘the x 
| defined property interests of the property described herein, as of the | | 

a Lo _- date of death of Alfred E. Anding on December 25, 1986. The property | 
Jf interests, as encumbered, on that date were owned by the S & A Corporation | 

’ Page eke in which A.E. Anding was the sole shareholder. | Wea HE ae ie pe 

| TI, THE DEFINITION OF FAIR MARKET VALUE 

a | Market value is defined according to the Eighth Edition of The Appraisal | 
| Of Real Estate, published by the American Institute of Real Estate | | 

: |. Appraisers with related assumptions as follows: [1] 

ses | _-** The most probable price in cash, terms equivalent to cash, or in ne 
| other precisely revealed terms, for which the appraised property will | | 

a gel] in a competitive market under all conditions requisite to fair | | 
pe gale, with the buyer and seller each acting prudently, knowledgeably, | | 

alee oy eee and for self-interest, and assuming that neither is under undue | | 

"| Fundamental assumptions and conditions presumed in this definition | 
, Oe ee ee 

fo Buyer and seller are motivated by self-interest. = |. 

4 too 8 Buyer and seller are well informed and are acting | 
Bp ee oppudentlys ee 

m | 3. The» property is exposed for a reasonable time on the open | | a market, gE ie 

ee ee eg, “Payment is made in cash, its equivalent, or in specified | | 
ie | oe  Binaneing terms, 

aa aos ee Specified financing, if any, may be the financing | actually | mae 
5 Ss 7 in’ place or on terms generally available for the property | ee 

Ww | type in its locale on the effective appraisal date. = = | 

milo 6. «The ~effect, if any, on the amount of market value of | | 
a es A sss atypical financing, services, or fees shall be clearly and | | 
fn precisely revealed in the appraisal report. = Jf 

@ | 1] American Institute of Real Estate Appraisers, The Appraisal of Real | 
| Estate, Eighth Edition, Chicago, IL, 1983, p. 33. | ||



i ea ee penOceee ranean nese ene 

a | III, DEFINITION OF INTERESTS TO BE APPRAISED = 

4 foe ee The subject property consists of two unique properties. One is” eso 
ee used aS a parking lot at 515 University Avenue and the other is a | os 
fo tWo-Story building at 525 University Avenue with the first floor © | | 

z Sa _ currently leased to Domino's Pizza and tenant parking at the rear 
~ >of the building. (See Exhibit 1 for the general location of the © fo 

po Subject property in Madison.) | as ee rs 

i | ss After analysis of the physical and dynamic attributes of the site | 
fo and its neighborhood, the appraisers have determined that the | © 

ed _ total property should be valued as an assemblage of 515 and 525 | | 
a University Avenue. Plat maps featuring each of the two | uo 

OP ee properties and total assemblage are found in Exhibits 2, 3, and © = | © PB SES Be 8 Se oe re PR ae Se Pa 

| The property is identified by the following legal descriptions | | 
to and tax parcels numbers: PR IS ROS ee ee eee En oe 

1, «525 University Avenue 

e | Lots 1 and 6 of Hass Replat of Lot 3, Block 11, University | 
ee Addition, and of Lots 7 and 8, Ready's Replat of part of | 

a Joo Blook 11, University Addition to the City of Madison, in the = | © 
Pp |hmUmUmUm CIty Madison, Dane County, Wisconsin. 2 Ste ee Pape 

' | Pax Parcel Numbers:  0709-232-1108-4 noe en ee 
4 fo. Bn 0709-232-1113-3 an | 

|} 2, 5 University Avenue” cg 

3 J} Lots 2, 3, 4, and 5, Hass Replat of Lot 3, Block 11, | | 
epee University Addition, and of Lots 7 and 8, Ready's Replat of | re 

fo part of Block 11, University Addition to the City of oe 
: Madison, in the City of Madison, Dane County, Wisconsin. ss] | 

ee Se eas | oe 2 Lot 4, Block 11, University Addition to Madison, in the City CS , 
» | © Of Madison, Dane County, Wisconsin, ©2000 0 7 a 

E | Tax Parcel Numbers: —-0709-232-1105-0 ee si‘“‘<~w 
fn 0709-232-1106-8 fe



a eee ee ee FE Ps: HAW RSE | ce 

j s,s Tax Assessment Data as of January 1,.1986 0000000 

~f.  The: subject’ property is comprised of seven tax parcels. Two | © 
a } parcels underlie the Domino's Pizza property at 525 University | | 

Ss | Avenue and the remaining five parcels compose the rental parking =| | 
fe Jot at 515 University Avenue. A summary of the tax parcels, the | | 
ge PN assessed values as of January 1, 1986, the real estate taxes due Oo 

a in 1987, and the special street improvement assessments are found | 
"fo. in Exhibit 5. The payment schedule for the special street © po 
_ | assessments are also included in Exhibit 5. © - oe ed 

@ ft] © The owner of record of the subject property as of December 25, | © 
a oe 1986, was S & A Corporation of which A.E. Anding, Sr., was the . Dae Bate 
{2 sole stockholder. CER IS EE Eo Ae oe OR Es 

3 Ey Encumbrances fo 

— | The property is owned free and clear of mortgage debt as any fo 
i — @Xxdsting debt is neither assumable or assignable. However, title oe 
— f[ .  is eneunbered by two leases and a serious building code violation oe 
fo for which the owner has been judged guilty, fined, and for which | | 
fo the ~cost) «to cure is estimated to be $35,000 as detailed later Jo 

ao | © As of May 13, 1987, the cost to satisfy the judgement totals” | © 
i — $929.85 for costs, fees, and interest charges. (See Appendix A | © 

= |; for letter to Donald R. Huggett from the City of Madison nee bees 
— fo pegarding the judgement totals.) Sixty parking stalls are leased fp 
@® | on a month-to-month basis and are regarded in the appraisal as a  $$$=| 
a | = Bemporary license and not as an encumbrance on the property. The | | 

tf alleys to the south and the west of the subject property are not | 
{easements on the site as is customary in Madison, but are fully | | : — dedicated public rights of way, 000 

| There is a lease to George Mark Patterson II for "approximately — i 
a a —--- 25.-spercent of the total building area" (as per lease) for a | © 
Ss |  . earry-out pizza franchise known as Domino's. The lease is for | © 
| five years from August 1, 1983 through July 31, 1988 witha five | |. fo year renewal option. The lease provides for the rent to be |. 

A indexed to the change in the Consumer Price Index (CPI) after the | 
fo First) 30 months of operation. A second lease is to the Hansen | 
im | Advertising Company for five years from April 1, 1984 to | | 
, March 631, 1989 The texts for the two leases are provided in  $| | 
epee Appendix Be Pa 

J | IV. THREE YEAR TRANSACTION HISTORY ee 

|. The subject property was assembled in the early 1950s, except for Lots | ee 
a 1. and «6 which were purchased in 1965 by the S & A Corporation. The | 
|. mortgages of record were determined to be satisfied as per = | 

; eee er ee ee ce ES



a | eorrespondence from the attorney shown in Appendix A. Other liens | © 
@ |; which remain will be detailed below. THERE HAVE BEEN NO SALES OR. | — 

| TRANSFERS OF THE SUBJECT PROPERTY WITHIN THE PAST THREE YEARS. |. 

i V. APPRAISAL METHODOLOGY — Re 

4 - The appraisal process seeks, as a conclusion, a defensible benchmark | © 
book Oe - Of value through the application of three approaches: the Cost | © 

— |... Approach, the Market Comparison Approach and the Income Approach. The | | 
' | Cost Approach consists of determining the replacement cost of the land | © 

| to Which 6is) added the cost of duplicating the improvements. The Boon 
{result is reduced by the physical, functional, and locational == | © 

» | obsolescence to arrive at value by the Cost Approach. This approach | 
q ig appropriate only for recently improved real estate. = = ooo 

Jf The) =6Market Comparison Approach consists of identifying sales of fo 
5 ss similar properties and analyzing the market pricing behavior of buyers | | 
| of these properties. The analysis is an orderly process of comparing =| | 

[the attributes of the comparable properties to the attributes of the | 
m | subject property. From the results of this analysis, the most |. | 
i probable price of a transaction involving the subject property can be | 

 fP a inferred. oe ee ee JER i 

a The Income Approach involves discounting the future cash flows | © 
™= | attributable to the subject real estate at a rate of return | | 

{| appropriate to potential investors. Cash inflows and outflows aré- | © 
a | sss estimated from past operating results as well as current market and $= [| 

Ss |  finaneing conditions. | The discounted amount indicates the value of |. 
fo the income characteristics of the subject property. ORES OSE Ss | Ee 8 

Dae DESCREPTION 080 on Pe a og is ate Ee 

tf; ~The subject property as defined in the map in Exhibit 4 has a total | | 
S&S | frontage on University Avenue of approximately 180.345 feet and total = | | 
{depth =to. the Conklin Place alley of 166.35 feet for a total area of ee 

. approximately 30,000 square feet in a nearly rectangular assemblage. | |. 
@ | It is bordered on the west lot line by a dedicated alley 11.5 feet | | 

|. wide connecting University Avenue to Conklin Place, another alley | © 
" which measures 16.5 feet wide, 0 

~The site is virtually level and no soils tests or foundation | | 
a | limitations were provided. A crack in the poured concrete foundation |. 
fi 2 the east side of the existing building suggests a slight problem | | 
@ | regarding the bearing capacity of the existing soils. (See photograph | © 
aS Spee = in Exhibit 7.) ae oe | | - : eres ees oa oe ee 

a Auto access from University Avenue is hampered because University = | 
fo Avenue is a one-way, heavy traffic artery going west with a designated = | 

am | bike lane contiguous to the subject property going east. The bike | | 
P| ———__ dane is demarcated by a concrete curbing which is only slightly raised | 
m | and runs from the old supermarket parking lot on the east to Goeden's | 

| Fish Market on the west. Therefore a car travelling west on | 
‘ _ - University Avenue would have to cross the slight concrete median strip | 
@ | to. enter the private rental parking lot. No parking is allowed along | ~~



[ See ee - ae [DEES ee Son ge 

; | ——s«University Avenue in front of Domino's Pizza. Therefore the primary |. 
) | access to Domino's Pizza is from the Conklin Place alley off Frances | | 

fp ‘Street to the parking area at the rear of the building. A departing | © 
- --- gustomer from Domino's Pizza can only drive east on Conklin Place and | © 

2 {| then turn right on Bassett Street, a one way street. Renters of |. 
~  ~t stalls on the parking lot can exit onto University Avenue to travel | © 
» | west; to travel east they must exit to the east along Johnson Street | | 

d Via «Conklin Place and Bassett Street. Therefore the primary entrance | | 
Ss | to the parking lot is also from the Conklin Place alley via Frances fs 

wee Street. Despite the high traffic volume, the excellent visibility to | © 

D ft _ passing vehicular traffic, and the proximity to the University Avenue | | 
se 6 pedestrian artery, the lack of accessibility makes it difficult to — 

a ek capture any commercial value for the site. _ a eee Oy Pe 

. - — _ Pizza sales from Domino's Pizza are primarily the result of telephone $j 
/ delivery service or from limited walk-in pedestrian traffic. There is | | 
pin no. =6sit-down space provided inside Domino's Pizza to draw pedestrian = | | 

: is For purposes of this appraisal and the need to find comparables sales | © 

= | for two separate property uses, the assemblage has been subdivided | 
a into an eastern portion which is currently used as a monthly rental | © 
{sparking lot, referred to as 515 University Avenue, and a western | | 

oo ss portion, referred to as 525 University Avenue, consisting of Lots 1 [| © 
5 | and) =6 «on. which a two-story commercial structure is located with a — | 

. | si supporting parking area to the rear of the building. The eastern | | 
— {| portion, 515 University Avenue, was formerly the site of a supermarket~ | 
’ | that was destroyed by fire in the late 1960s plus its adjacent parking =| © 

@ | lot. The slab floor of the supermarket and the remaining asphalt of | © 
—  f the- =vold) «parking lot provide a partially paved and nonconforming | © 

‘ ss surface for the rental parking operation. The parking lot does not | | 

oo _ The City of Madison ordinances control parking areas in terms of storm | © 
a water drainage coordinated with paved surfaces, landscaping and proper $| | 
a aa lighting. (See Appendix A for excerpt from the Madison code.) As | 
{reported earlier in Section IV the property owner has already been © Ps. 
@ | judged guilty of several code violations on these matters and the cost. pe 
g fo to cure is a condition of removing the code violation lien to provide | © 
| marketable title presumed in this appraisal. The cost to cure is | © 

; ss estimated to be $590 per stall or $35,400 which is rounded to | | 
a {| $35,000. The cost to cure is taken from cost figures provided by | | 

ou | Marshall and Swift Cost Service as of April 1987 with a range of cost | | 
— | | per space from $590 to $1,100 which includes asphalt paving, striping, = | © 
: ens some lighting, landscaping and drainage. The lower cost is used as a || 
@ |; minimum to meet code requirements. re ae a ee ey 

a _ VWII.BUILDING DESCRIPTION —— | - ee ee. 

mw |... The two story structural concrete building was built in 1913 according | | 
a eS to the records in the assessor's office. The structural floor is | 

m |. eonerete deck and frame, and the exterior walls are finished with face | 
: - brick. The roof is a flat three-ply asphalt mopped roof finished with | 

5 far and) «gravel and is in average condition. The cracks in the | ©.



| ee ee ee Ce ea Ae Se eee oe ee 

a —- gonerete foundation indicate there may have been soil instability at epee 
@ {| some time. The building's mechanical systems consist of gas-fired hot | {| © 

a water heat with central air conditioning for the first floor only. An | 
m | old style freight elevator serves the full basement and the first and $$$ | 
a sone ~-gecond floors. The basement is used by one of the second floor | | 

ee _ tenants as an appliance repair area; it is basically unfinished | 
a | although the floor is tiled and the walls have been painted. A | 
2 basement bathroom is reported to be unused. ee ee eee 

fs The ~building measures 41 feet at both the front and the rear. The | 
8 | | - east side measures 74 feet in length and the west side of the building | © 
: es sis) 64 feet in length. There is a one-story storage area which | © 

fo measures 10 feet by 20 feet at the southeast end of the building | | 
eee adjacent to the parking area. The first floor has a total gross © oe 

a — puilding area 2,803.5 square feet; the basement and the second floor | © 
~ each contains 2,603.5 square feet of gross building area. = | | 

3 i The present first floor improvements including the required furniture | © 
= |} and fixtures were installed by the current tenant, Domino's Pizza in | | 
|: 1983 when their lease commenced. The restaurant portion of the first | | 

ae _ floor appears to be modern and in good condition. The office is | © 
a older, but functional. The back entrance area is in poor condition | 

— | and = is in need of major redecorating. An old bathroom at the rear of | 
| the «first floor is in poor condition. (See Exhibit 6 for a sketch | © 

a showing the layout of the first floor and Exhibit 7 for photographs of — | 
m | the subject property.) 

; | The =~second floor consists of a large room with a makeshift open | © 
@ | kitchen area, a small living room, anda bathroom. The space is | | 

ee currently occupied by musicians, artists, and other tenants. The  $$| 
m | lease was originally with a tenant who planned to install a cookie | © 
2 —- faetory on the second floor, but these plans did not materialize. The | © 
|. current tenants apparently have a relationship with the intended | | 

~ | | lessee and have been allowed to occupy the living area at a lesser $f | 
a rent than had been contracted. (See Exhibit 6 for a sketch of the | | 
Ss | second floor layout.) 

| -—«*VITI.MOST PROBABLE USE AND MOST PROBABLE BUYER 

Jpeg Despite proximity to high traffic and pedestrian flows, the access to | 

2 |. the ~~subject property discourages retail use or commercial office. | | 
"| ‘Therefore, the assemblage would be most likely for the development of | | 
of student housing, possibly with a change in zoning from C2 Commercial | [| 
; {| ss to a) «6~Planned Unit Development (PUD). However, a major student  $#| 
| eondominium: project is planned for the 600 block of University Avenue | | fat. the same time that the University of Wisconsin is trying to reduce | | 

@® | © enrollments. Therefore, redevelopment should be postponed until the | 
2 —-- suecess of the 600 block project is known and University policies have | © 
— f  stabilized. In that context the interim use of monthly rental parking | © 

» | on the vacant portion of the site and the use of the obsolete | | 
a wo - commercial building for a home delivery pizza business are the most | | 
| probable current uses. ee ee ee 

gg LO i = 6 | | | aces ee fe earner — _ ) oe 2 ee py ie



a The: =most probable buyer would be a Madison firm which specializes in | 
» | student housing and multifamily rental development for syndicated | © 
— t  equity investors. Ce EN ae het RESO UNE ne oe 

_ IX, THE VALUATION OF THE SUBJECT PROPERTY | Le oe OG pe ge Per 

a | The appraisal process calls for three independent methodologies which | © 
Bs |; | are the Cost Approach, the Market Comparison Approach, and the Income : 

ee _ Approach to Value to be applied to each subject property where |. 
as hU6flUll appropriate. Since the Cost Approach is not relevant to an older. on 
a po. _ building with certain elements of functional and economic obsolescence | 

fe and the current improvements to the parking lot are nonconforming, the | © 
nm |! - appraisers must rely upon the two remaining approaches to value. The | 
a oe _ Market Comparison and Income Approaches will provide benchmarks of [| © 

© fo. value which most probable buyers will attach to this type of property | | 
Ee in transition, 2 OSA i fal Bey gs fh oa 

— sdTIn «this case, primary reliance should reflect an Income Approach to |. - 
ne ---- Value for this commercial property, BUT that current use is an interim | © 

@m | |. use while investors wait for University enrollment and development | | 
J plans to unfold. THEREFORE, primary reliance must be on the Market | oe 
nage _ Comparison Approach which utilizes comparable market transactions made | 

oe MGR ES in anticipation of a change of use or a deferment of investment | © 
3 vas potential and less reliance must be placed on the Income Approach | 
= | which reflects only current income from the property. For the |. 

meee BaP purposes of this appraisal, the Market Comparison Approach utilizes a- | © 
a , _ -price per point per unit method of comparison and the Income Approach | © 
@ | utilizes a five year forecast of cash flow from interim uses as a | 
— [  pasis. for determining the present value of the income stream and the $$| | 
7 po future reversion value. © an? - oe a ee 

_ | AL Market Comparison Approach 
a The ~Market’ Comparison Approach, based upon the principle of | | 

fo substitution, assumes an informed buyer will pay no more and an | 
5 oe! informed seller will accept no less than the price paid for a | 

i | property of similar utility, given a comparable sales transaction = | | 
eee that fits the criteria used in the definition of Market Value as | | 

. presented in Section II of this report. 0 

ese 4, The Property at 525 University Avenue Known as Domino's = | 
ge ee PE BZB we EB OEE COGS A 

P The sale of 29 commercial properties which have occurred fp 
fF since =§©1984 and which are located along main streets in the | 

@ i... central) «city were found and the properties most comparable | 
a CQ the: «6subject) property were selected, based upon the | | 
fn FOL LOWing criteria: OES Sg nO Pa ge Oe a ee pe 

i ay Built between 1900 and 1930 with two to four = |. 
i Be Ca — levels of developable space. - oes CIM og, oe RES



i by Constructed with heavy duty Masonry walls for = = | 
Me Ge A er Light industrial use. 0 ee 

; oe cc. Purchased for adaptive reuse or continuing |. 
@ | adaptive reuse created by seller, © ee eee ee 

ms | © dy Located along a main thoroughfare near the | | 

a epee gantral city, NUE a 

5 — @e Zoned commercial at the time of sale. = = = J) 

fo Four properties which sold between September 1984 and | 
BR pe _ November 10, 1986 were selected as being most comparable to |. | 
a ce oo _ the subject property. © Comparable Sale No. 1, built in © | eS 
ee ee 1925, and located on the curve of West Gorham Street which __ ae 

ge Le ee re leads into University Avenue had been the home of the | 
* | _ ss publishers of the Progressive Magazine for many years. The | | 

var fe eS ss upstairs was used as two apartments at the time of the |. 
re eee Sale. The property was purchased by the YMCA to be used a 

a social club for persons with special needs. A kitchen | | 
; Was constructed on the first floor to provide meal service | 

fo to the club members. The favorable land contract purchase = | | 
mw |). priee and terms of $135,000 was adjusted to a cash | 
an equivalent price of $120,000, 000000 

as |. Comparable Sale No. 2, built in 1919, had most recently |. 
ae been an Army Navy store and was purchased for cash by = | 
ee _ Research Products Corporation which is headquartered in the #| | 

— foo area for future office expansion. The buyer indicated the © Po 
@ |} building will undergo a complete renovation in the near 
i future. = Although there is a high vehicular traffic count | 

ee er ee in front of this property, there is virtually no pedestrian |. a 
7 traffic in the area, ee 

~ fo Comparable Sale No. 3, built in 1916, had been a furniture eos 
=a | store until the late 1970s. The first two floors of the |  — 
A building were extensively remodeled in 1978 when the store _ fo 
8 |; was converted to a restaurant. The third and fourth floors | 
fe do not conform to the building code requirement regarding Dee 

Misi the proper number of exits to meet code for human es 
a Joo habitation and, therefore, can only be used for storage. = | | 

gm Ge generators such as the Capitol, State Street, the campus | ’ 2 8 aoa domtoun office bulldings; 

ft Comparable Sale No. 4, built in 1926, was a book bindery |. 
a J until its sale in 1985. The buyer converted this old | 

" | Ue Pe Op ese a er Qe ORES ete as gE a os



fo industrial | building into 14 studio apartments, utilizing | _ 
a both the lower and upper levels of the structure. The sale | 
fo involved an exchange and cash; both the buyer and seller | © 

~ foo regarded $80,000 as the cash equivalent price. The OS pO 
i property is located one block off State Street. Bg ee aes 

—  f Salient data about each comparable sale property and a | | 
gift photograph of each are found in Exhibit 8. Amap locating | © 

| es _ the comparable sale properties is found in Exhibit 9. | | 
we pe Although selection criteria establish both the commonality | | 
fo of opportunity and buyer motivation, within the subset of | | 

: to aeceptable properties there are critical differences which fo 
= | eause the price in each case to vary around the mean price || 
— fo per unit. These qualitative differences in important ae 
to property attributes can be recognized with a point scoring — coe po 

Gi _ system. = The critical, price sensitive attributes and the | 
to point scores assigned each attribute to quantify the | | 
[degrees of the variance among the comparable sales are | ae 

i specified for this appraisal in Exhibit 10. The critical |; | 
foo variables, in this case, are the location of the property | fp 

ft in relationship to pedestrian traffic; the income producing | 
a | capabilities of the upper floors at the time of sale; the = | 
fo vpatio of land to the gross area of the first floor of the |. 

— fo puilding (parking potential); the size of the building; and | 
i the intended use at the time of purchase. (i ess—‘—s—sS 

fo The weight to be applied to each critical attribute has | | 
em |. been determined by an computerized algorithm known QPH | 
i which searches for that set of weights which best reduces fo 
r fo the variance in the mean price per square foot per point. op 

pe ee Cg The computer program, QP4, was developed by Gene Dilmore, a =—||s- ee 
i nationally known appraiser, and the program is based upon } 
Pot research from the University of Wisconsin. Through this | | 

fo computerized process, recognition is made of the varying | Oe 
m |. eharacteristics in each property Which disrupt the tendency | EPO lates 
fi; toward sameness in the price per unit expected by the | | 
{market comparison system. The computer output which fo 

fp Oo - indicates. the relative weighted scores for each of the | 
a | comparable sales and the subject property, the mean price ee ee 

: a per. point, and the application of the mean price to the | | 
eg _ SUbject property are shown in Exhibit 11. | oP eee Pe 

fe] ‘The reliability in this pricing model is demonstrated in a ae 
epee DSS es its ability to predict the price of each comparable sale. Pees 

oo» | © As shown in Exhibit 11, a comparison of the predicted price | | 
Bo ee and the actual price of each comparable indicates an | fo 
sf average error of 3.25 percent with a range from 0.9 percent |. 
. | §0.- 6.8 percent. There appears to be arelatively good fit | © 
fi between the predicted price and the actual price for each | | 

" ns 6, a ee re i ee |



» | |. @omparable sale; it can be concluded that the selection and Jf. 
a tf the ~6weighting of the price sensitive factors successfully = | © 
pe one _ reflects buyer pricing behavior for this type of property. | | 
fo The results indicate a value range of $17.83 per square $$$| 

J fo ss foot’ of gross building area (GBA) to a high of $19.51 per | © 
too square foot of GBA. The mean price of $18.67 per square | | 

ces Foot. of GBA is used to value the vacant site at 515 | | 
: University Avenue, 

~ {THE «MARKET COMPARISON APPROACH, THEREFORE, INDICATES THAT | 
fo THE UIMPROVED «6SITE AT 525 UNIVERSITY AVENUE KNOWN AS | po 

F | DOMINO'S PIZZA WITH 4,800 SQUARE FEET OF GBA AND A WEIGHTED | 
Ss | POINT SCORE OF 3.00 HAS AN ESTIMATED MARKET VALUE OF |. 
| Oe $90,000, PLUS OR MINUS $4,000, AS OF DECEMBER 25, 1986. = = | | 

| 2 The Property at 515 University Avenue Used asa Parking Lot = | | 

a ee eee eee A search of the urban Madison area for comparable vacant | | 
“foo sites yielded 12 sales which had been transacted between $= | © 

fo a 1981 and 1986. The four comparable sale properties most | | 
i fo Like =the subject were selected to serve as a benchmark for | © 

wes the = Market Value of the subject site. A premium price was | 
fo paid) by the contiguous property owner for an 8,712 square = | 

fo Foot =6site at the corner of West Gorham Street and North |. 
a Broom Street. The lot has since been cleared of an old - | 
fo pil ding foundation and improved as a surface parking lot. = | © 

J fhe second sale of a 6,159 square foot corner site at | 
to Regent Street and South Orchard Street, was purchased in $| | 

foo 4981 as the site for a fast food franchise. The buyer had _. oe 
: | - £Q spull =the gas tanks from this old gas station site to | © 
Bf peady it. for reuse, 

foo AN assemblage was completed in 1983 of two parcels for a $f 
a J} Botal of 27,589 square feet on the corner of Regent Street = | © 

= oe es and North Mills Street for the construction of a Hardee's | | 
ao |. fast food restaurant. The site has good visibility and | © 
a — geeess) from the two streets, each of which allows two-way | 

ee traffic. © SEES Sy esctgee Dee Sg gen as Be esa 

@ | The fourth comparable site, purchased in 1982, is located |.) 
J pO SE ey on the corner of West Washington Avenue and South Bedford | | 

ft Street. The site has an area of 16,665 square feet and is | | 
p os the site of a new credit union building. == © | oe 

~ ~fooo Phe details of each of the four comparable sale sites are  |- 
,| found in Exhibit 12 and are located on a map found in |



fo Exhibit 13. No adjustment has been made for the year of |. 
; “pee oe es gale. The double digit inflation of the early 1980s had | 

— fo the greatest impact upon the cost to construct and the cost | a 
fo tt Finance new projects; in contrast, the price of vacant |. 

a a eyes See _dand has remained relatively stable in areas of slow or no |. 
| ae cane growth in downtown Madison. Therefore, no adjustment is | © 
a made for the time of sale. ee ee ee ee 

a ee ss With =a limited degree of comparability, it is necessary to | © 
ef adjust for differences between the comparable sales and the | © 
fo gubject =o property for factors apparently influencing fp 

a | investor buyer calculus. These selected attributes and | | pee point scoring system for differentiating among the | po 
eo ) comparable sales and the subject property are provided in | | 

a nee Exhibit 14. The same computer program, QP4, is used to | | 
@ |; solve for the optimum set of weights for the price | © 

en sensitive attributes to produce a pricing algorithm which | 
pa |. best. predicts the actual sale price of each comparable | ~~ 

a gale. If the algorithm closely replicated the prices | 
foo actually paid for the comparable properties, the appraisers | © 

CD Seek eae ee _ then assume it would also anticipate the probable price of = | 
a | the subject property when the subject property is scored | | 

cS | ss With «the same weighted point system The results of this | © 
lap ee _ process are provided in Exhibit 15. In this case a very |. | 
ee ee ee tight distribution is achieved, with the variance between |. 

a Op See Neos _ the predicted price and the actual sales price of one - | | 
fn comparable sale at 1.8 percent and the other three less . |. 

» | = than one percent. The results indicate a value range of | tes 
2 pape es $5.64 per square foot on the low side toa high side of | | 

ou foo $581 per «square foot of land area. The mean price of |. 
| Jo. $5.73 per square foot of land area is used to value the | © 
d parking lot site at 515 University Avenue. ee Se Bas Rea 

to pep ees es THE MARKET COMPARISON APPROACH, THEREFORE, -INDICATES THAT 
fo THE VACANT «SITE LOCATED AT 515 UNIVERSITY AVENUE AND | | 

' [CURRENTLY IN USE AS A PARKING LOT, WITH 23,171 SQUARE FEET | 
sree vege ee OF LAND AREA AND A WEIGHTED POINT SCORE OF 2.0 HAS AN |. 

: (eee ee ESTIMATED =MARKET VALUE OF $133,000, PLUS OR MINUS $2,000, ce ek 

a AS OF DECEMBER 25, 1986. 
vee re ee 

i : B. The Income Approacn 
fo The ~Inecome Approach combines the present value of cash flows to | | 

m | | the equity investor during the project holding period with the | 
a — justified mortgage amount based on property income. The premise | © 

| is) that) «investment value is the sum of the present value of | © 
mili. benefits to the owner plus the original balance to the loan | 
a | since a loan is the present value of all the interest and  $$$| 
= | principal payments due the lender under the financing contract. | - 

, ee ee ee ee ee 

, eG ass ha gh se See eg SP Pye ee BOS Ee a Cn



a | The Income Approach, using the discounted cash flow methodology, | es 
| begins with a determination of revenues and expenses which solve | | 
— ft for net operating income (NOI) during a five year projection | f | 

noe period. In this case, revenues consist of the sum of the | eee 
a ss monthly rents from the parking stalls, the contract rents from ee 

ee — Damnino's Pizza, and the month-to-month rent from the second — a re 
Jf Floor apartment. Also included in the revenues is a contract | | 

; rent =from the Hansen Advertising Companies for an outdoor sign pe 
mt at the «east side of the Domino's building. The revenues and | a 
op expenses projected for 1987 are detailed in Exhibit 16 with of 

a |} extensive footnotes to explain the terms of the leases and the | 
Po assumptions used to forecast the revenues and expenses over the jf. 
[five year holding period. A summary of the five year forecast — en 

fo of revenues and expenses is found in Exhibit 17. An inflation pe 
i — faetor of three percent is used to forecast the increases 
| indexed by the Domino's lease. The following expenses are. also =— |” 

im | inflated at three percent per year: insurance premiums, = | 
q utilities, and maintenance and repairs. Property taxes are | Wh 

| | assumed to increase at five percent per year because of the | | 
tf  inereased shifting of the tax burden from the state to the | | 

q municipalities in the form of decreased aids. Management fees | 
a |; for the building are five percent of effective gross revenue = = | | 

{To convert =the projected NOI to a capitalized value, the | © 
a { ss appraisers have used an after-tax discounted cash flow model —- | 

~ to. galled ATV (After Tax Valuation). ATV was developed by an 
—. | | appraiser, Robert Martin, for appraisers and is marketed by |. | 
i — Valusoft and Micromatix, Ine. The assumptions used to establish |. 
eo | the impact of third party, first mortgage financing, the | | 

aeons Oe ee depreciable base for income tax advantage, and the requirements ~~ | oe 
f for investment performance are provided in Exhibit 18. The debt fp 
q oe gover ratio of 2.0 and the 10 year mortgage term are reflective | fo 
| of this property in transition. ne ee ee ee Bo a 

J ~The ATV. output provided in Exhibit 19 indicates an Income | © 
— Approach Value of $205,621, or $205,000, rounded, for the total oo 

| ~~ site and improvements located at 515-525 University Avenue. The J 
a Pe relationship of the first year NOI to value must be at least “foe 
@ |} 15.8 percent for this underutilized property whose time has not | | 

| vet come ~=because it offers no tax shelter and the after tax | | 
ft dividend to the investor is only nine percent. The value of | | 

A this property to an investor is the return on equity from the | | 
fatter. tax cash flow during the transition period and the EO epee 

e | |. speculative opportunity for a new, more productive use when the od eee 
7 | economic climate is more favorable for multifamily development. | | 

eB ne OE ee TQ ee ee se ofS



a |X. _-- RECONCILIATION OF VALUATION METHODOLOGIES FOR VALUE CONCLUSION = sid 
_ | The Market Comparison Approach, which is the primary indicator of value | 
a for this transition property, suggests a combined Market Value of $223,000 [| © 
p | with $90,000 suggested for the 525 University Avenue parcel known as | 
fs Domino's and $133,000 suggested for the 515 University Avenue parcel | 

@ | currently in use as a parking lot. The Income Approach which capitalizes | ~ 
a the current interim NOI from the two parcels suggests a value of $205,000, | — 

os oe es With primary reliance on the Market Comparison Approach, ‘this value is cep 
a Weighted _ 80 percent in setting the value of the subject property. | © 
Ss |; A. weight of 20 percent is assigned to the Income Approach value. |. 
es _ A synthesized weighted average is calculated as follows: — rn Oe 

i | ss MARKET COMPARISON APPROACH —s—s«$203,000 * 80% = $178,400 | 
— | (Madison area comparable sales) 0 

a INCOME APPROACH =  —S—S*=«& S000 # DOH = _t,OD0 ss seid] 
~ [|  CFive year discounted cash flow) eee oe eee ee | ae 

: TAL ESTIMATED MARKET VALUE $219,400 aesid| 
ne - ee ee : ROUNDED s—sS 20,000 pee fe 

ee Vee 
-— |... suggested by the Market Comparison Approach and the Income Approach must ES 
a | bes reduced by $35,000, the estimated cost to remove the code violation | | 
™ | lien against the subject property. Therefore, the net Market Value is | ~ 

a | -— THEREFORE, THE APPRAISERS CONCLUDE THAT THE MARKET VALUE OF THE SUBJECT | 
{| PROPERTY, AS DEFINED AND AS OF DECEMBER 25, 1986, ENCUMBERED BY CERTAIN | | 

» | CONTRACT RENTS AND SUBJECT TO THE ASSUMPTIONS USED THROUGHOUT THIS REPORT | i -| AND THE LIMITING CONDITIONS CONTAINED HEREIN, IS: 0 

g | assuming third party financing, cash to the seller, and the buyer will pay | | 
i the cost to cure the parking lot code violation estimated to be $35,000, | | 

B | —_ The total value as of December 25, 1986, is allocated between land and | 
| improvements as follows: ee ee ee ee 

Bi Ea $145,000 ($6.00/SF * 30,000 SF less $35,000 | 
Bf cost to cure code violation lien) | | 
Doe ec UMPROVEMENTS 20,000 0 ee 
Bp torat ee $185,000 - 
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| QF LOT 3,BLOCK II, UNIVERSITY ADDITION, AND OF LOTS 7 & 8 READYS REPLAT — 
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. a 2 oe os ent .!5 ; tie  ADOITION. oe woe ; 7 ms 7 © NO oe 

ee 

ee ee 
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| OF LOT 3,BLOCK II, UNIVERSITY ADDITION, AND OF LOTS 7&8 READY'S REPLAT __ = 
| OF PART OF BLOCK Il, UNIVERSITY ADDITION TO THE CITY OF MADISON, 

“ a Ae Seo eg | “SCALE ("s30FEER 2 | a ee ee | - — THEO, PANKOW, Sur | oe vy OE | : ae | oe eee | ne ea Be 

cee no ees 3x nnn ws CO se Flee oe : oe | oe Coa Ce, ry 
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ay ee ee eee 

ee ee eee ee 
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| OF LOT 3, BLOCK II, UNIVERSITY ADDITION, AND OF LOTS 7&8, READY'S REPLAT = ~— 
| OF PART OF BLOCK Il, UNIVERSITY ADDITION TO THE CITY OF. pen I 

So Oe . SNE 3 oy oe es oe - foes} ce OS — GCERORD AUG. 2, 10m Aa oe - ee os nese Ss 

fp et a eget ok 

SB yf es bs Ge } eee so | 
a | a OS re a Pe LOT 4, BLOcK 4 pee . | ee 
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a a ee ee EXMIBIT5 ee 

Sf RY OF 1986 ASSESSMENTS a ss— Cee ae 

a oleae he Se Po es _ SPECIAL STREET IMPROVEMENT ASSESSMENTS = 

SE ee ee a we REAL ESTATE SPECIAL STREET | f es ee ee ee ee ‘TAXES AS OF IMPROVEMENT | f ae TAX PARCEL LAND IMPROVEMENTS TOTAL 2/28/87 ASSESSMENT OO 

| S25 UNIVERSITY AVENUE a PO OE eed ee 

a —0709-232-1108-4 sits ee ee ec ee 
~ | 52 University Avenue $33,000 $57,000» $90,000 $2,559.32, $117.76 isd 
a | opognaza-t13-3 ee 

"|. 538 Conklin Place = $24,800 = $700-=S—s« $25,500 STEN 

A Se TOTALS $57,800 $57,700 $115,500 $3,284.47 $117.76 noe Pe 

a | S15 UNIVERSITY AVENUE ae ee ne 

Re 5 0709=232-1105—0 |} 915 University Avenue $90,300 | $1,200 $91,500 $2,601.99 | — $204.84 Po eee 

621 University Avenue ~ $20,600 ~ $600 | $21,200 = $602.86 $104.12 0 foe 

op _ 923 University Avenue — $20,600 — $600. $21,200 $602.86 $104.12 ee eee 

i © orog-232-1115-9- ee | 534 Conklin Place = $19,900 ss $600 $20,500 «$582.96 tS ee 

i | 070-232-1114 Se 8 oe | --536 Conklin Place = $19,900 ——(—s—s«#$6000 $20,500 = $582.96 

i TOTALS, «$171,300 $3,600 $174,900 $4,973.63 943.08 iT



Qo EXHIBIT 5 (Continued) | 

mf AMEN 
gE OE ote es , s-DUE AS OF fe 

ef EI OE OB ES - DECEMBER 25, 1986 | © 

- foe ORIGINAL = =—s BALANCE DUE AS OF = wweee een nnnnnnennee ef 
| PARCEL NUMBER _ BALANCE DECEMBER 25, 1986 = PRINCIPAL INTEREST | ~ 

a ‘| 0709-232-1108-4 $588.75 NTS 873.59 TOT 

’ —— 0709-232-1105-0 $1,024.20 $768.14 «$8128.03 876.81 | 

"| 0709-232-1106-8 = $520.59 $300.42 ss ss«86HLO7T i (tss«39205 | 

i 0709-232-1107-6 ss $520.59 = $390.42 ss $65607 $39.05 | 

2 | TOTALS = $2,654.13 $1,990.52 8331.76 = $199.08 | 

a a at the end of 1984, each property owner with University Avenue frontage was assessed _ - 
a for street improvements which are treated as a capital improvement. The original | — 

to balance of the assessment is amortized over an eight-year period with 10 percent | | 
| interest on the declining balance. The special assessment will be paid off at the | 

| end of 1991. As of December 25, 1986, a special assessment lien of $1,990.52 | | 
{| remained against the subject property. - OAc Sees we pee



— f  SKETCH OF FIRST AND SECOND FLOOR LAYOUTS ss—i—i‘i*r 
A ee a 525 UNIVERSITY AVENUE = ee a 

ee ee ee eee First Floor. 0 ee ee ee ee re 

| | EEE te ke nr Ve a 

i po ees - oy oe | area isd CS | ee de S 
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EXHIBIT 7 

PHOTOGRAPHS OF SUBJECT PROPERTY : 

LOCATED AT 515-525 UNIVERSITY AVENUE 2 

Two-story concrete 
frame, brick facade 
building with full 
basement located at 525 
University Avenue. 

* First floor leased to 

5 ee G9 » | Domino's Pizza and 

ae ‘ second floor rented as a 

[eli Sd living area. Parking 

es for tenants and 
customers at rear of 

oe ee a building. 

i cane 
| — SS 

| rr 

Western half of parking 
lot at 515 University 
Avenue and building at —— 

525 University Avenue. oe ‘ 

Note Hansen Advertising ae 

sign which contributes to eae 

property's income aes eae 

stream. Also note median) EO ————— le wee 

strip which separates | ee ene F HOHE ns 4 

east bound bus lane from 5 | ee a sg acetal 

west bound University a aa 
Avenue, but which ha a x _—_—_ rh ill a 
extended cut to allow [Remedies ee eee lS = 
ingress and egress from : se i ee ce 

the parking lot to —— aa = 
University Avenue. = a 

23



| 

F 

| Parking area at rear of 

3 Tae 525 University Avenue. 
[i= o Note elevator tower for 

ta”* old style freight 
: Fo ¥ = PP elevator. 

| 

| 

Portion of eastern half | ' 
of parking lot at 515 - : | 

University Avenue . : ire iad 
looking from southeast [i = = 17am. Sos =< 
quadrant of site. Note [HS y mes ala a eel’ Bek 

poor quality of parking Hs - : 2 
lot surface. : 

24



Loudmarle Resear, Tuo 

a. * Looking from University 

ries pe. | Avenue southeast toward 
= a i subject property. Note 

a j parking lot at left and 

= bP moe | | alley at right between 

Sree subject property and 

— M™ Goeden's Fish Market and 

Sea Food Restaurant. 

eT 

' 
| = 

f Lo 
A = Z “ e, go! . 

= x, oy 
. 2 : Arr : y 

i q se ‘2 
\ pra SNF) BPs m eo 

Rear entrance to 525 H ee or ae, 
University Avenue. L = = | \ 

Note face bricks in ; i \ 
need of tuck-pointing. . es i 

: i rN | : ‘ y 

; | > 
oN Se 

| _ | } 
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Loudmork Reseorely, Tae 

> 
av 

bs | 
Freight elevator at rear 

, as of building at 525 
wi University Avenue which 

travels from the 
basement to the second 
floor. Basement is 

| j currently used by one of 

aw the second floor tenants 
| I Pe for a small appliance 

|’ : repair business. 

BS Ly ff 

} i | } i | , 

ij kA 
a. 

co " | 

East side of building 
at 525 University 
Avenue. Note condition 
of brick and the cracks 
which extend into the 
concrete foundation. 
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Londwork Research, Tuo. 

‘ I = 

= Ry 
YT | 

| ry } ie \ad \ Interior of first floor 
I | t= a = of 525 University Avenue 
_ . i NE@leased to Domino's 

= = Pizza. Note lack of 
= sit-down dining area. 

_ 
haa 

Interior of second a 

floor living area at a es 
525 University Avenue oo r ss Y | 
rented to artists and = bl spe —= —- 
musicians. Majority of Mak ~-ge F ha aL 
floor space is an open | fl ee 
area with a small , : \ ce} Mt ie 
living area and La ign Dg 
bathroom at University FiP or q a | m Hi : | 
Avenue end of unit. , ey  eicee 

a a M ed SS 

: —, 7 “qj 

at



EXHIBIT 8 

COMPARABLE SALES FOR DOMINO'S 
AT 525 UNIVERSITY AVENUE 

COMPARABLE SALE NO. 1 

ae f Soee = 
eT 

| = | 
i] [7 

oe a Ws 
st @! 

a “| brine : 

ve ! gee 

a a 
} | 

= 

SS eno 

ADDRESS: 408 West Gorham Street 

SALE DATE: September 16, 1984 

SALE PRICE: $135,000 - Nominal Price 
$120,00 - Cash Equivalent Price 

PRICE PER SF OF 
GROSS BUILDING AREA (GBA): $30.49 - Cash Equivalent Price 

FINANCING: $35,000 down (26%) and interest only at 9 
percent with periodic principal payments 

over 10 years. 

SELLER: Ida S. Stein and Gordon Sinykin 

BUYER: Young Men's Christian Association of 

Metropolitan Madison 

RECORDING DATA: Land Contract, Volume 5999, Page 48, Dane 

County Register of Deeds 
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a : | EXHIBIT 8 (Continued) | | 

| | COMPARABLE SALE NO. 1 (Continued) 

| BUILDING SIZE: 3,936 SF + basement — | 
| | | : First floor = 2,018 SF 

Second floor = 1,918 SF 

a CONSTRUCTION TYPE: Brick walls with wood post and beam framing 

’ YEAR BUILT: 1925 

LOT SIZE: 5,016 SF 

ee (38 feet x 132 feet) 

a FRONTAGE: 38 feet on West Gorham Street 

. ZONING: C2 

ACCESS: Located off West Gorham Street, a one-way 
| street for traffic traveling west, to 

driveway 

| PREVIOUS USE: Progressive Magazine Offices and two 
a | | apartments upstairs 

CURRENT USE: YMCA Off the Square Club for people with 
: special needs. Use for social activities 

: and meal service | 

29 7 : 
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EXHIBIT 8 (Continued) 

COMPARABLE SALE NO. 2 

peor i 

a 

oo - aie | 

—_— ee 

Pe ee bile. | : 1 

t | , ee | 

| ae AY | bs q Yi 

i fe aeons 2 

—=_ ae 

ADDRESS: 949 East Washington Avenue 

SALE DATE: November 10, 1986 

SALE PRICE: $100,000 cash 

PRICE PER SF OF 
GROSS BUILDING AREA (GBA): $15.43 

FINANCING: Cash to the seller 

SELLER: John Hutchinson 

BUYER: Research Products Corporation 

RECORDING DATA: Warranty Deed, Volume 9081, Page 37, Dane 

County Register of Deeds 

BUILDING SIZE: 6,480 SF = basement, First floor = 3,240 SF 
Second floor = 3,240 SF 

CONSTRUCTION TYPE: Concrete block walls with brick facing on 

wood/concrete framing 

YEAR BUILT: 1919 
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EXHIBIT 8 (Continued) | | 

7 | | COMPARABLE SALE NO. 2 (Continued) 

5 LOT SIZE: 10,890 SF : : 
(66 feet x 165 feet) | 

a FRONT AGE: | 66 feet on East Washington Avenue and 165 
feet on Brearly Street | 

ZONING: | | C3L 

ACCESS: Off Brearly Street to parking area 

PREVIOUS USE: - Fontana Army-Navy Store | 

CURRENT USE: Vacant, but buyer’ plans future office 
z | expansion at this location. Buyer's office 
[ headquarters in same area.



EXHIBIT 8 (Continued) 

/ COMPARABLE SALE NO. 3 

mE 

po ke ribs a 
[eae Se 
Raph a he - lO 

: Mees ine Se en. 

“Ss a 0 eee 
co ee Ae ee / ; 
Bee De F } ’ we 

ee | | 

| 

Ma VI 

—_— ies 

se 2 
eae : 

ADDRESS: 117-119 State Street 

SALE DATE: September 6, 1985 

SALE PRICE: $172,000 - nominal price 
$160,000 - cash equivalent price 

PRICE PER SF OF 
GROSS BUILDING AREA (GBA): $10.05 

FINANCING: $15,000 (9.4%) down , assumption of $145,000 
mortgage plus $12,000 payable at 
$1,000/month or accrue interest at 12% plus 
$1,000/month or accrue interest at 12% for 
any unpaid amount. 

SELLER: Julius J. Heifetz 

BUYER: Gus Paraskevoulakos 
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EXHIBIT 8 (Continued) | 

: COMPARABLE SALE NO. 3 (Continued) 

Z RECORDING DATA: _ Land Contract, Volume 7234, Page 13, Dane 

| | County Register of Deeds 

a BUILDING SIZE: os 15,916 SF and basement, First floor = 4,499 

| SF, Mezzanine = 2,419 SF, 3rd floor = 4,499 

Fourth floor = 4,499 SF NOTE: 3rd and 4th | | 

a | floors used for storage only because of fire 

| code. 

J CONSTRUCTION TYPE: Brick walls with wood framing 

YEAR BUILT: 1916 oe 

q LOT SIZE: 4,499 SF [(44 feet x 51.5 feet) + (44 feet x 

50.75 feet) ] | | 

q FRONTAGE: | 44 feet on State Street and 44 feet on 
, Fairchild 

| ZONING: | C4 | 

ACCESS: Bus or walking on State Street which is not 

: open to private vehicles | 

J PREVIOUS USE: Leath Furniture Store and = Bittersweet 

Restaurant / 

a | CURRENT USE: Kosta's Restaurant | | 

33 |



EXHIBIT 8 (Continued) 

COMPARABLE SALE NO. 4 

H 

= . — 

: . Lal: 

Fe g F — 

eo! ‘ , A j 4 = 

ADDRESS: 454 West Gilman Street 

SALE DATE: November 1985 

SALE PRICE: $80,000 - cash equivalent price 

PRICE PER SF OF 
GROSS BUILDING AREA (GBA): $17.48 

FINANCING: Cash and exchanges’ related to seller's 

relocation 

SELLER: Grimm Book Bindery, Inc. 

BUYER: Randall Alexander 

RECORDING DATA: Warranty Deed, Volume 7653, Page 82, Dane 

County Register of Deeds 

BUILDING SIZE: 4,576 SF, Upper level = 2,288 SF 
Lower Level = 2,288 SF 

CONSTRUCTION TYPE: Brick on masonry bearing walls and 

steel/concrete framing 
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aa TO ee Teagan aay 
eee ee ee es 4 | ee On ae Ba ae th a Oe 

i —  EXATBIT 8B (Continued) OSES ps 

fo COMPARABLE SALE NO. 4 (Continued) ee 

wel 2. LOT SIZE: 0s, 3,630 SF (28 feet x 132 feet/122 feet) | © 

Bf Powe: 28 feet on West Gilman and approximately 28 | 
a feet on North Frances Street. ee Oe 

"| ACCESS: OFF West Gilman traveling east only and off | | 
ee ee ee ee ee North Frances traveling in either | © 
Pio direction. No on-site parking. = | 

i CURRENT USE: = = =~ =—«*44 studio apartments ss” Soba eo alee
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0 fo BT to ee ee 

m | SCALE FOR SCORING COMPARABLES ON IMPORTANT INVESTOR/USER i (asi asst (isd 
2 ay CONSIDERATIONS FOR REUSE OF OLDER BUILDINGS OF INDUSTRIAL GRADE = = | eee 

DOMINO'S PIZZA PROPERTY AT 525 UNIVERSITY AVENUE |. 

oe] ARIBIBUTE, «WEIGHT: gee 

| LOCATION = 58S = Located in an established retail | 
mio area with high pedestrian generators. ae 
a Pe EN a Bet OS ees such as Capitol, offices, State St., | | 

eee (SEO a oa Ba «3. = Located within a block of pedestrian | 
7 PS Pe as Ue ES oe generators sy eee ee Pac oss 
BP fe In general area of pedestrian | 
fn generators, but not in main path of | © 

MW | nn Qs Outside of path © of pedestrian | 
HN eS petierstors 0 

4 | AT TIME OF SALE = ~~ — 20% 5 = Finished apartment/retail space — 
Be 3 Partially finished and/or industrial | 

ao | RATIO OF LOT SIZETO Ee ee Oba 
J oy) BURST FLOOR. OF GROSS ee 

m | BUILDING AREA 15H BED 20 

A ae Se es we ee 

er ae GROSS BUILDING AREA ~ es — 50% a 65 ~ < 4,000 SF nope, es BREE ee po 

me ee 3 W000 10,000 SF ee de 

| TIME OF PURCHASE = = 0% ~~ 5 = Purchased for © specific reuse and | © 
fn vaeant at time of possession | oo 

a oe | ps 3. = Purchased for current income from | — © 
mode wee eee eee _ tenants and future reuse 

Z 
= Purchased for future reuse sf



ft MRK COMPARISON VALUATION = (ai asi sss 
3 POINT SCORE ANALYSTS. © | — —__s-FOR DOMINO'S PIZZA PROPERTY AT 525 UNIVERSITY aveNUE = (ai (ssti‘iL 

a Project title: DOMINO'S PIZZA BUILDING AND LAND AT 525 UNIVERSITY AVENUE = || 
ge Pes Unit prices Search interval =5 = Be ee 
a - LOCAT USEAB LOT/B SIZE INTEN Price ee ee 
i oo Prel. wes, 15-2050 1580 0 

° 7 WORM. GORE 3 5B BB B80 
ee 

es ee ee Weighted Matrix —™” ee eo oe } 
0 ss Attribute = LOCATION USEABLE LOT/BLDG SIZE OF INTENDED WtdScr | 

oe fo weights 15 20 AB BO 00 J, 

Oo] stow. contam 37 0.45 5/ 1.00 5/ 0.75 5/250 5/0.00 4.70 3=—Sté«*YSCS 2 en eee 949 E, WASHING 0/ 0.00 1/ 0.20 5/ 0.75 3/ 1.50 1/0.00 2.45 = 2 Jo. ie 419. STATE a, 0.75 1/-0.20 1/ 0.15 1/ 0.50 5/ 0.00 1.60 | ee 

a | 454 W. GILMAN 3/ 0.45 3/ 0.60 3/ 0.45 3/ 1.50 5/0.00 3.00 | 
S | ~~ 525 UNIVERSITY 1/ 0.15 3/ 0.60 5/ 0.75 3/ 1.50 3/0.00 3.00 = = | 

| eee - : Predicted Price Actual price —S=Error”==—s Y Error |” 
9 | «408 W. GORHAM sO H BOL BTOT 

—  f 119 STATE $9096 si 80009 gg 

. > eee $18.67 $17-WB HF gL



Bf 5 vatee Babee Determine tion: Mean Price Per Point Method ee ede - 

a _..-- Dispersion About the Mean: “0 2B 
— | Coefficient of Variation > 4 2 2 0005 

a Nee Value Range Per Unit of Dispersion Ce Loe ees ee eee 

Sp guject Mean = Price i sid 
a Oe ee) Point Ym One Per 
© fo core ssi=i<“<i*~‘i*é‘“‘<Standad = —t—<“<i«*~“‘é‘<SQARE FOCOT—C (sid 

, ens SO oe Deviation) i Boe ess ee ee 

™ | Low Estimate = 3.00 XH 87S | Central Tendency 3.00 ss X)—<“<i«é«<‘H“CNP®_ até‘ BCT 
is ss High Estimate = 3.00 X:tiCiHHUSOCt~*~«<iNYS 

A | es Transaction Zone: Mean Price Per Point Method : Lee oo. fe | 

} ——sLow Estimate = ss (s—<—é«i 85 HTT“ itiCrsti(<té‘é *COOOCOOCOC*~*~*~“‘“‘<‘L;*:*S 
| Central Tendency =——so $89,615 or i is—‘éSS$OOSONON 
G High Estimate =  —_- $93,653 — or  —«* 9H, OOO 
Se ee _ Coefficient of Variation = = =0.05 © wg a 

“| LOcAT USEAB LOT/B SIZE INTEN S.D. Mean | 
m |. Prelim Wts. 20 20 20 20 20 1.685667 5.837456 = | 

| ras # 1 10 20 30 30 8=10 = «3962318 5.778183 
~ | Pass # 2 15 25 20 4O 0  .2804233 6.223278 = J 

— {Pass # 30015 20 1H 50—C—si«iw‘ 2BOH2330 6.223278 

Bo Rea 15 2 20 4O OO  .2804233 6.223278 Fy 

i — — — - is cn — 39 | — —— —— — Ss



q Ae ge ee ae = EXHIBIT 12 ey ee ne Pees 

fn pARABLE SALES sss 
a Joo ROR THE MONTHLY RENTAL PARKING LOT) ee 

fo LOCATED AT 515 UNIVERSITY AVENUE 

s | ADDRESS: ———s—s—Ss—sS—S*=i West Gorham Street tid 

| SALE DATES dune 25, 1986 

ae SELLER: = Max Seay = First Federal Savings and | Bf Moan ee es 

| RECORDED: == Warranty Deed, Volume 8430, Page 1, | 
-_~ AUS EES oe ee Dane County Register of Deeds eo fo 

Bf feet on North Broom Street 

: fe 2ONING Se ee ee es 

| ACCESS: = Located on corner with one-way traffic | 
Sona eo ee - " Cogs on both frontage streets — | cee S es 7 | 

ft buyers! contiguous office building =| 
2 | ASSEMBLAGE REQUIRED: ==S—<«~‘;*‘CS*«STis’:«Site «is Mique im serving the | 

needs «oof captive buyer. Paid premium | © 

| I on ee bo aoquires ee BG | comments: eo ee pe To construct parking lot, the buyers | 

ef were required to remove foundation from | | 
' fo previous building (had burned down) at | 
Be ee a cost of $20,000 and build parking lot | 

| ee ee oe SE eg — for $27,000. — es ee as : fo 

, lL —— —_ a — 10 —— s — a —— Se



a | —  RXKTBIT 12 (Continued) 
Sf COMPARABLE SALENO. 200 

B | woes: oe Je oe - 1234 Regent Street a ed we 

| SALE DATES duly 27, 9B 

bee ee ee Oe BOB OORT BIISR 5 ee Ro 

a | | S o ‘SELLER: a eS ; Hes a : ee . ae Greenfield Enterprises, Ine. : — | ae | - | 7 

— f Dane County Register of Deeds) | 

ee |. FRONTAGE: oe eee . ors | 719.2 “feet on Regent. Street. and 77.8 | | 
a fo feet on South Orchard Street = = | 

G ee “ACCESS: 7 =. Located on corner with one-way traffic = 
on South Orchard Street and two-way [| | 

‘ ee ee ee ee re _ traffic on Regent Street wee 

. | | INTENDED USE: —s—Ssérrchasie as site for Taco John's Fast | 
aE ae OOM a ea a a eS Pa ee 

m |. COMMENTS: = = = = ———sBuyer had) to pull ss gas. tanks and | 

SB oe $20,000 ee



é Jo BTR TT 12: (Continued) ee ee 

ff COMPARABLE SALE NOW 3 

: ADDRESS: Pe 2 ae ‘ 1102 Regent Street ue Os coe bee 

| SALE DATE: = March 1, 1983 and September 24, 1983 | Bie. 2 en ee 

i SALE PRICE/SF OF LOT: $10,N2/SF 

am fo Mary J. Schwoegler (Site 2) | 

| RECORDED: == ss s—(itsé‘“‘;S™SO Warranty De\d, Volume 4850, Page 78, | 
om to and Volume 4263, Page 12, Dane County | | 

0 Register of Deeds 

| FRONTAGE: = 19 feet on North Mills Street and | 
fp 185.15 feet on Regent Street 

ql. ACCESS: ue Located on corner with two-way traffic | 
wp SO Te 8 oe RE _ on both streets. No barriers to access phe As 

a fo INTENDED USE: ONE a oe. Purchased as site for Hardee's fast | ee 
Me Poed eastourant 

a ASSEMBLAGE REQUIRED: -=——<C~*~*~*«S Semi = twO Septic Ned sites. | Me Bite 1 = $270,000 = September 1983 and | © ff Site 2 = $5,000 - March 1983s]



fo COMPARABLE SALE NO. 4 A ee ee 

| SALE DATE: 8 ag nee SS September 28, 1982. - oe . ae oe coe 

5 | SALE PRICE/SF OF LOT: iti‘ OSF ti sssi(i‘isSC*dS 

| | FINANCING: = ssi ash to seller iiti‘“—sé‘~* 

B | SHULER: —  tisconsin Telephone Company = a i tsisdT” 

| BUYER: = Teco Community Credit Union = sd 

i RECORDED:  =——“<ai‘ééw;!;!~!~!~!~O!~~ Warranty Deed, Volume 3880, Page 75, | 
ee | ee ee Dane County Register of Deeds | | a 

se pe 6,665 SP a 
| | FRONTAGE: = ss—s—s—<—s—s—sS set ON Wet Washington Avenue and | 

Po ACCESS Located on corner with two-way traffic a 
Mm fo on both street. No barriers to access | 
iz ee eee ee ee oka entry on South Bedford Street =| 

| INTENDED USE: | oe Ss Purchased as site for Telco Community | 

| COMMENTS: =i isi“‘i‘éi;;”*”” Opiginally planned to remodel existing | 
: fo Duilding, but changed plans and | | 
Bn demolished existing building and built | © 

ee ee ee ee 

" oe SS 3—§ A
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fo SCALE FOR SCORING COMPARABLES ON IMPORTANT INVESTOR/USER | | 
7 CONSIDERATIONS FOR PRICING VACANT SITES J 

; | ATTRIBUTE =—— s—<“‘<‘«~wNEIGHT ti“ (iws”sts~i<‘S™SOSO SCARE fo 

‘ | STREET FRONTAGE = 5% = =#=5 = More than 300 feet of total street | | 
pe eS  Promtage. ep 

3 = Between 175 and 300 feet of total | | 
Bo ee en  gtreet frontage >. Selb te ed os 
a T= Less than 175 feet of total street | © 

IE 8 eS Ppontage oe ep 

| ACCESSIBILITY OF SITE 
S| BL ome vente HH dG = Located on corner site with two-way | | 
Bn traffic on both streets = =f. 

fn 3 Located on corner site with one-way | | 
m | Eraffie on either or both streets | 
ee - = Located. on inside site with one-way | | 
Pe en traffic on frontage street OB Pee 

i |. PURCHASED —i(‘asitsé‘(<isé‘iéi OZ )~=©—©€md%S©hm hess than 10,000 SF eee 
Bf 3 = Between 10,000 to 25,000 SF. ee ee 
Bf 4 More than 25,000 SF ee he Le 

| INTENDED USE BY BUYER 40% = $5 = Purchased as additional space for | _ 

Bw | 3 Purchased for immediate reuse or | | 
fn immediate cash flow and future reuse =| 
PT Purchased for future reuse with no | — 

BT anediate cach Mew to cover olaing bo 
= ee DEN on ee BE ae ce me costs os cae ee Le | eo 

_ | ASSEMBLAGE REQUIRED = 10% ~~ ~=+=5 = Captive buyer--no other property can | | 
: Po gatisfy need of contiguous property | |= | 

3 = Assemblage of two or more parcels | | 
Oe ee I required for buyer's project = = |. 
i fp Qe No )})©)©)0assemblage = required--single | © 
Pe parcels adequate for buyers project | | 

5 en —— 45 ey



| o oe Se - | EXHIBIT Boe ee 

MARKET COMPARISON VALUATION = (a a ssstsi‘<—~*@S 
Bl POINT SCORE ANALYSIS. 0 a FOR PARKING LOT AT 515 UNIVERSITY AVENUE = 

A Project title: VALUATION OF PARKING LOT AT 515 UNIVERSITY AVENUE = = | 
‘Unit prices Search interval Se | ae oe | ae ele 

" es oPrele wt, 5 4B 0 WO Oe 
Molo. ce 321 WGORHA 300 3 5 5 5 $B oe | oe 

tf 49402 REGENT 5 25.3 3 3 $11.42 eee 

hm fe PcSIB UNIVERS 1 1 a 

of eighted Matrix ssiti‘isSY 
f Attribute ss FRONTAGE ACCESSIB SIZE ‘USE INTE ASSEMBLA WtdScr = ssid 

“Initial . OO ee | De oe eg es - le. 

fo weights 20 ee 200 | 20 - 20 20 100° a a fo 

pee eee ee ee ee ee fo weights ee OC — 40 = 10-100 ee a Ae 

Bi tw GORHAM 3/ 0.15 3/ 1.35 5/ 0.00 5/ 2.00 5/0.50 4.00 | 
| 1234 REGENT =—-1/ 0.05 3/ 1.35 5/ 0.00 3/ 1.20 0/ 0.00 2.60 | | 

of 1102 REGENT = 5/7 0.25 5/ 2.25 3/ 0.00 3/ 1.20 3/ 0.30 4.00 | .- i fe mone 3/ 0.15 5/ 2.25 3/ 0.00 3/ 1.20 0/000 3.60 |. 
515 UNIVERSITY 1/ 0.05 1/ 0.45 3/ 0.00 3/ 1.20 3/0.30 2.00 | | 

_ | Mean Price Per Point Method: Predicted vs. Actual Price for Comparables = | 

a | ue Predicted Price = Actual price Error —s%@ Error | 
ef 327 W GORHAM $TTK5 $114 $0008 m | $1234 REGENT  — $7,WH 70317 0018 a @ | (102 REGENT $11.45 | $1142 $0.08 
| 555 W WASHINGTON. = $10.31 $10.50 80.019



. fo EXHIBIT 15 (Continued) 

ti Value Range Determination: Mean Price Per Point Method ee ode - 

ee ‘Mean price per point: — | Lo ($2.86 ee ee ) 

mT Coefficient of Variation : ee O02 ce Cage Ea TR eee 

Bb ee ate ees Per Unit of Dispersion Co , oe ee ee 

|e - Subject oe es Mean eee - Price” eo a 

fe Seore- i is—“‘;OSC‘CStandard ~~ 6 SQUARE FOOT) CU] 
mo Devdation 

i Low Estimate = 200s (iaX:t~=“‘«é«‘S CHD tC tt itd 
_ |. Central Tendency 2.00  X $2.86 2s § $5.73 |) 

o Transaction Zone: Mean Price Per Point Method | aS = : oe eee ap 

a | Number of SQUARE FOOT in subject property: 23171 fo ee ee 

Bt oe Estimate §—-—S«$130,682 «SiS sti‘<ié‘;ésSNZ«@OODs—si<si‘“C;é‘“St*;*;” 
- |} Central ‘Tendency = —s- $132,691 or ——i—i—tststséiS33, OOD 
a eee as ee HES a — Coefficient of Variation — = 0.02 — ae ee pe 

i | Pass # 1 200 300 1030 10. 1523191 2.957705 {|  Pass# 2 15 HO 0 oO 865-6, 485838E-02 2.868084 = | — { Pass # 30 «5 45 sia10s« 336 289E~02 2.863301 assis 

Z | Pass # 4 5 45 0 010s 3336289E-02 2.863301” fan 

" { ane A es a aoe eae NT eo : a _— — | gamma atiepaads pee



i a Coe | 
See eee COMBINED REVENUE AND EXPENSES FOR Lele ; fo 515 ann'525UNEVERSTT eM oe 

E Po CSE) Rent) Per Unit © Rent — oo oe 2 oS or Stalls — | Per Year “fee 

; First Floor - Domino's [1] ~~—=-2,000.~S=«$800.—~S« 809,600 Sti‘: 
| poe | (Includes a minimum of 5 parking stalls) mee. hg oo es Pee 

Second Floor Living Space [2] —=2,400.~—Ss$500~—S—«#$22,50 $6,000 oe 
ii _ Aimeludes 3 ‘parking stelisvoriginal tease) 0 00 ee ee oe oe bee ss Parieing Lot--60 Stalls @ $#5/Stall [3] 60 $2,700 $40.00 $32.00 | S 

e Potential Gross Revetue == ssss—sS~S« BQ ass 

| Less Collection Losses @ 108 [4] 80000 | i Advertising Sign = Hansen Adv. [5] se Boe aod | | 

, ePrective Gross Revenue (HR) war oo 

ig | HOUOE TBE SE aHSe Gs Weeme rem onset | 
i - Management of Parking Lot [7] ———s«gt6200— asi 

oe Utilities-Second Floor Apartment Only [8] = ~——C~SWQs— <sti‘(<ié‘drSttS 

. Meibtonaies & Repairs - Building [101 | a ggg 

Maintenance of Parking Lot [11] | $1380.00 | 

c | ke R.E. Taxes-Bldg-Danino's Pays 1/2 and Landlord Pays 1/2 [12] $1,701 oe | | | | 

m= | RE Taxes-Parking Lot-Landlord Pays All Property Taxes [12] $5,387 toe 
: foe Total Expenses : es : ao : 7 §137300" Aes 

| seme ewes 
Se eee |



— fg tNOTES TO SCHEDULE OF ee ee 
a REVENUES AND EXPENSES 
pe FOR 515 AND 525 UNIVERSITY AVENUE 

i | : ee 1) ‘Domino's rented bulk space. in July of 1983 and spent approximately / ee ues 
» | $50,00 in leasehold improvements, fixtures and equipment before = | 
[opening the pizza restaurant. All trade fixtures, merchandise, = | | 

i |.» supplies and equipment owned by Domino's and installed in the Jj. 
|. premises shall remain the property of Domino's. Therefore, the © ce iy aa 

fe Pes initial net, net rent of $4.80/SF/year for bulk unimproved space, = §§| | 

- | ©. comparable to well-located warehouse space, is considered to be at = = | 
? | os market. The rent is escalated annually at three percent per year to | © 
—  |f|o- pweflect the average annual increase estimated for the Consumer Price | | 

i ee (2) ‘The second floor, a minimally finished open space of 2,400 SF, is —™* ae 
fo gurrently being used as a Greenich Village living area, although the | 

@ |. lease named a bakery as the lessee. The space includes a basic = $§| 
: bathroom, a small separate living roan area and a large all-purpose =| 

fo area that includes a refrigerator and a stove. The bakery signed the | | 
m= | ©. lease at $800 per month, but the current tenants are paying a gross | 
fl rent of $500 per month or $2.50/SF/year. To remodel the second floor | 

om foo. into conventional market rate apartments would require a large = J|o- 

oe dnfusion of capital, 

a ‘| (3).- Rents at $45/month/stall will remain stable in years one and two and L 
| then will move to $50/month/stall in years three, four, and five. =| 
| (4) Collection losses from the various sources of revenue are estimated | 

ee ee to be 10 percent of the annual potential gross revenue. The second | 

— | Floor revenue is at greatest risk, 0000000 

q (5) The Hansen Advertising Company leases space on the eastern side of ssi me 
foo the building for $200 per month. The five year lease expires at the eee ae 

? —  @nd of March in 1989. The rent is assumed to increase to $225 when | | 
{the lease is renewed in 1989 and will remain constant through the | | 

oo BPRS ee, 
DL G65 te mnajectict tee for the tuiding is based upon the 5 percent of es S 
— f . the sun of the revenues from the building including the sign rental = = =| 

Ce (7) The management fee for the parking lot is three stalls per month, At | 
 {[ . $45/month/stall, the fee is $1,620 per year. At $50/month/stall, the | 

i — fee is $1,800 per year,



pe oe Ee POE eas 
fq — eS Se ae me pi gh ea 

q . oe ee ts EXHIBIT 16 (Continued) - ee oo s 

fi — QOTNOTES TO SCHEDULE OF (att (ststi(‘<;wé‘<‘z 
BO REVENUES AND EXPENSES) 
SP FOR 515 AND 525 UNIVERSITY AVENUE i ee ee ‘(continied) te Ee ee 

BP ee a a ee 

. | ae Le eee be 

| (8)-s« Utility expenses for the entire building average $870 to $1,000 per | 
E fo month or approximately $11,000 per year. The landlord pays 7.5 = | 

@ |  pereent of the utilities for the second floor living area or = = | 
fo approximately $70 per month or $840 per year. Utilities are assumed | 
s cb ae — to_ inerease at an average of three percent per year. gE 

| (9) Property and liability insurance cover both the building and the | | 
. | .parking lots. According to the owner, approximately two-thirds of | — 
, i. the cost is for the building and one-third is for liability coverage | | 

| of the parking lot. Insurance costs are assumed to increase at three | 
ey Le oe 2 percent per year. se on 
i | -(10) Maintenance and repairs for the average approximately $750 per year = || 

fo and increase at three percent per year, 2 2 22 ee Pe es 

Bi) an The annual maintenance costs of the parking lot include snow plowing, — oes 
J gweeping and restriping. Snow plowing and sweeping costs average = | | 
oof $1,200 per year. According to the Marshall and Swift Cost Manual fe 

G {os restriping costs $3.00 per stall or a total of $180 per year, = = | 

Ss |; |. Therefore, the total parking lot maintenance costs are estimated to | | 
ft be $1,380 in the first year and are assumed to increase at 3 percent | © 

| (42) Domino's pays one-half of the real estate taxes for the parcel at 525 | 
» |. ‘University Avenue and the landlord pays all the real estate taxes on | 

é BPO See the parking lot. Real estate taxes are estimated to increase at an | 

om | average rate of 5 percent per year. Real estate taxes include = jo 
: Special assessments for street improvements on University Ave. =f | 

cers - — — - 50 ———— ___ $$$ a



fT YEAR FORECAST SER 
fF COMBINED REVENUES AND EXPENSES = i (assti(‘z;i;;w;”w;”:SSd 

- aS oe eae os oe YEAR 1 ‘YEAR 2 YEAR 3 YEAR 4 YEAR 5 de 

BH | tomnors = 99,600 $9,888 $10,185 $10,490 $10,805 | 
= | SECOND FLOOR =—s—S—s~SHO0—é=‘$6z000S'—(ité«< 000-s—“(ié‘ ,000s—‘i‘ HK— <i 
| PARKING STALLS = $32,400 $32,400 = $36,000 = $36,000 $36,000 | 

i GROSS INCOME —S—$48,000 $48,288 += $52,185 $52,490 $52,805 | 
| VACANCY = si its—~—~sé~ BCs— isi HH 8290 = $5,218 = = $85,209 85,280 | 
m | OTHER INCOME = = $2,400 $2,400 $2,625 $2,700 $2,700 = = | 

B | eer. cross income $45,600 $45,859 = $49,591 $49,941 = $50,224 
| PROPERTY TAXES —s>—~—«éS$,OBB.-—S—=C*SHTNHD~—Ss«$7, 815. «$8,205 $8,616 coe ee 

@ = | ~~ MAINTENANCE =——“(itsi‘C~S~SC*«*SY«BNC*«‘KYyCTN «Si $2,260——i«d$32BeCs=“‘ «&“3O7 0 OU0U0U€CUYC 
| MANAGEMENT FEE ——(asi‘<‘éSSIN’:;*é«iBDSC (;tstC«BBNHSC(<si‘ésész‘Ng‘CBHH 
@ | UTILITIES $840 $865 $891 $918 = $945 | 
—@ s| ——s MANAGEMENT-PARKING =—_ $1,620. -—s $1,620. $1,800 ~=—Ss $1,800 Ss $1,800 isd] 
| TOTAL EXPENSES = = $13,200 -$13,678 = -$14,357  -$14,879 -$15,424 0 f 

g NET OPERATING INC. $32,400 $32,181 $35,234 = $35,062. $34,801 ss]



| ASSUMPTIONS USED FOR FIVE YEAR DISCOUNTED CASH FLOW NS So 

fo 5 AND 525 UNIVERSITY AVENUE 

: 4, Equity yield = 12 percent over a five-year projection period. =f 

ess S 2. Tax bracket = 33 percent for both ordinary and capital gains. a Pay 

Be | —_—si3.s Financing at 9.5 percent on a 10-year term based on a debt cover =f 
OP oe ratio of 2.0. | Is PE ee a Pa ee Ee 

Bl 2 Avo Resale at the end. of the five-year projection period assumes the “e 
pF | buyer will price the property for its land value. At $6.00/SF before | 

 { demolition, the resale price is $180,000 for 30,000 SF of land lessa | © 
i selling costs of 4 percent. He es Pe pe 

P| =, Land is valued at $6.00 SF less the capital costs of $35,000 (or $590 | 
, fo per stall, rounded, for 60 stalls) for properly surfacing the lot, _ fo 

2 ape - providing drainage, lighting, and landscaping required to meet City | | 

= | ~~ eode requirements for surface parking lots. The net current land | 
fo value for the total site at 515 and 525 University Avenue iS pe 

a | approximately $145,000, 0 

. iceman | _ | . 2 mo pate os es oe



a [a ee ee EXHIBIT 190 ee a Pee 

fe INCOME APPROACH VALUATION 2 
a ATV DISCOUNTED CASH FLOW FOR SUBJECT PROPERTY Ee Pe 

a Bee eS EO Ugg a EQUITY YIELD RATE =—*'12,00000 |” 
Behe ee Bn OLDING PERIOD” 5 | 
a DOMINO'S AND PARKING LOT-9.5% INTEREST 10 YRS WITH DCR 2.0 = | _LOAN NUMBER 
~ | 515-525 UNIVERSITY AVENUE TEREST RATE 009500 | 

| MADISON, WE LOAN TERM 1000000 | 
| By LANDMARK RESEARCH INC PAYMENTS PER YEAR 12 | 

a ee oe ER SCR & LOAN/VALUE RATIOS 2.00000 | 
op ea es a te ee TA RATE 033000 

| VALUE $205,621. ti (sts=<“‘ ;;*SSS CAPITAL GAINS TAX RATE ~—©—©6 0.33000 | 
| CAFTER TAX YIELD +12,.00000  ———(—— RESALE PRICE = =——(ss—“‘i~‘~Cs™*s«SSBYWCCN’s st 
| OVERALL RATE OOWS757 0 AND ALVES $15,000. | 

"| MORTGAGE CONSTANT 0.159528 DEPRECIATION METHOD 0006000 OSL 
| MORTGAGE VALUE —s—“‘éS#ON;YCBBOWw’WSs—snsi“‘(<ia‘éreeléow#;#;!O.O. © COST RECOVERY PERIOD 060 CC (sti 
| BUILDING VALUE —=s—s«$60,621.—(“<‘<;732SW*”:”:”*”*”*”* NET OPERATING INCOME §=— 932,400, |. 

i | EQUITY VALUE = $101,291, CHANGE IN NOT = = 07410 | | EQUITY DIVIDEND =» 0.1599 ENCOME ADJUSTMENT FACTOR === YR 
EE SELLING COST) =i (issté—‘“‘~;™~=s—SCNCsd ats 

| f ASH FLOW SUMMARY 2 2 2 2 2 2 .,..,.,°,°,°,.,°,°,°.007 a oe ee ey os 

BAR 4000~«OYEAR) «22——:sCOYEAR «3—~C*«*XYEARR:s He sYEAR 5 

Bf x01 $32,400. = $32,181. $35,234. = $35,062. $34,801, 
™ | DEBT SER#1 -$16,200. -$16,200. -$16,200.  -$16,200. -$16,2000.0 

| BICF $16,200. = $15,981. $19,034. = $18,862. «= $18,601, 

i: | NOT «$32,400. = $32,181. = $35,234. = $35,062. = $34,801, 
"| INTEREST 1 = -$9,630. = -$8,978. = -$8,261.. = -$7,473.. 9 -$6,607, 

| DEPREC =—s-=$1, 924. = =$1,924. = -$1,924. = $1,924. -$1,924. 2g oe 
| TAXABLE = $20,845. $21,279. $25,049. $25,665. 9 $26,269. 

| TAXES = —s $6,879. ss $7,022. = $8,266. = $8,469. = $8,669, 

oe ATCF —s«$9321. «$8,959. = $10,768. = $10,393. $9,982, 

| i RESALE PRICE ——«S 180,000. =—s RESALE PRICE =E——S—é—“BSBOOO 
| SELLING COST  =—«~ $200. =—S—=SSELLLLING COST si $7,200, fe 

z | LOAN BALANCE #1 $64,280. | ADJUSTED BASIS © -$195,999, 
Pp PAXABLE GAIN, = $23,199, 

mf LONG TERM GAIN, = $23,199, 
| BEFORE TAX PROCEEDS $108,520. = ~— “ORDINARY TAXES BD ee ee eo oe Pa 

| | TAXES = ————“‘iséi‘s:~™*é«SST «CGY Ss*=<“i«*‘«‘«CCAW@TAL «GAINS TAX = =$7,656.0 
so sOAFTER TAX PROCEEDS «= $116,175. 

MBO SCEQUITY CASH FLOW SUMMARY 

oP nOe | a BIOT 297. a Ee 
fot $9,320, Re ee ee eee 
ft 2 $8,959, lee a ee eee 
3 $10,768, ee ee 

PB $10,393, ae Pe ee ee 
g ft 5 $126,107, CEE a RIP eg oe SORES Be 

o a —— SST 63 Se Popes ee



5 Bp a CO ee 
OV Se — Ce ep 

: [oe CERTIFICATION OF VALUE 

fh We hereby certify that we have no interest, present or contemplated, in ae 

a | the property and that neither the employment to make the appraisal nor the | 
i compensation is “contingent on the value of the property. We certify that we | 

" | +have personally inspected the property and that according to our knowledge and ne 

oe belief, all statements and information in the report are true and correct, | 

| subject to the underlying assumptions and limiting conditions. == sd| 
| oe | Based on the information and subject to the limiting conditions contained - 

B | in this report, it is our opinion that the Market Value encumbered, as defined | 
| herein, of this property as of December 25, 1986, iss sti itsti‘wL:SSCS 

@ | ONE HUNDRED EIGHTY-FIVE THOUSAND DOLLARS = a i sts—(‘<is~—‘~*™SCis 
er ee eee 

‘| assuming cash to the seller and the buyer will pay the cost to cure the parking | _ g | lot code violation estimated to be $35,000, 0 2 ee ee a Poss 

; ee OP 

, ee OS ee a os



c SP ATEMENTS OF GENERAL ASSUMPTIONS AND =i (asi(i‘ e!;S;*é~*rSCSC*™” 
mf LIMITING CONDITIONS — ee ee 

| s,s Information furnished by others in the report, while believed to be | 
. reliable, is in no sense guaranteed by the appraisers. => oe : 

"| + The appraiser assumes no responsibility for legal matters. 8s 

fh . All information furnished ‘regarding property for sale or rent, | | 
ft financing, or projections of income and expenses is from sources | _ 

tf deemed reliable. No warranty or representation is made regarding the | © 

mi-.).—|™Um™m™t™~™C accuracy thereof, and it is submitted subject to errors, omissions, | 

fo Financing, or withdrawal without notice, ©0000 2s 

G |, Al direct and indirect information supplied by the client, agents of | 
" | the client, or the lawyer of the client concerning the subject | 
fe property is assumed to be true and accurate but may be modified by | 

_.. the appraiser as appropriate to the definition of value or purpose of | | 
@ | ~~ the appraisal consistent with other standards specified herein. 8 8 | 

Es EE 7 | ee 

™ {| , The comparable sales data relied upon in the appraisal is believed to | 
mii...) be) from reliable sources. Though all the comparables were examined, | | 
# Jo was not possible to inspect them all in detail. The value | 

mi |... Forecasts of the effective demand for space are based upon the best | _ 
@ | available data concerning the market, but are projected under | © 

[oo 2) gonditions of uncertainty, 
a «Engineering analyses of the subject property were ‘neither provided | 
sd ss for use nor made as a part of this appraisal contract. Any [| 

representation as to the suitability of the property for uses | 
: hah ss Suggested in this analysis is therefore based only on a rudimentary | | 
_ investigation by the appraiser and the value conclusions are subject | 
oy J. t0 said limitations, © ee een pang ag Se ee 

ae Since the projected mathematical models are based on estimates and oe 
to assumptions, which are inherently _ subject to uncertainty and | 
fo. variation depending upon evolving events, we do not represent them as | 
Bs results that will actually be achieved. 

| visualizing the property. These drawings are for illustrative | 
= | purposes only and do not represent an actual survey of the property. be Be 

a ss In this appraisal assignment, the existence of potentially hazardus | 
: fom ee _ material introduced on site or in proximity to the site as a result _ oe 

[> — i — 55 = —_—— = - at oe



: ‘|, STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS (Continued) = | 

| of nearby existing or former uses in the neighborhood, or the | 
| existence of toxic waste or other building materials such as | 

i _. asbestos, formaldehyde insulation, radon, or other materials | 
— fo incorporated in property improvements must be disclosed by the owner | | 
{to the: «vappraiser. The appraiser is not qualified to detect such | 

E | substances nor is he obliged to do so. Nevertheless, the existence | | 
© |, OF potentially hazardous material found on the subject property or in | 
— fo proximity to the site may have an adverse effect on the value and | © 
i |. market price of the property. The property owner or those relying on. op 

{| this appraisal are urged to retain, at their discretion, an expert in ra 
fo this field of hazardous materials. ee ee eee 

E 3. Controls on Use of Appraisal - 

, | «+ Values for various components of the subject parcel as contained | 
t _ within the report are valid only when making a summation and are not | | 
= | to be used independently for any purpose and must be considered | | 

fe invalid if so used. 2” ESS Stel EOIN OE SO a ee 

i. . Possession of the report or any copy thereof does not carry with it | 
fo the right of publication nor may the same be used for any other | | 
» | | purpose by anyone without the previous written consent of the | 
a appraiser or the applicant and, in any event, only in its entirety. | | 

— | «Neither all nor any part of the contents of the report shall be 
i —  eonveyed to the public through advertising, public relations, news, 
@ |; = sales, or other media without the written consent and approval of the | © 

fo author, particularly regarding the valuation conclusions and the | _ 
mi{ | identity of the appraiser, of the firm with which he is connected, or | | 

m | + The report shall not be used in the client's reports or financial | 
a statements or. in any documents filed with any governmental agency, | 
to undess: (1) ~~ prior to making any such reference in any report or |. 

ee ss Statement or any document filed with the Securities and Exchange | 
: | Commission or other governmental agency, the appraiser is allowed to | 
{review the text of such reference to determine the accuracy and | 
| adequacy of such reference to the appraisal report prepared by the | 

Bp |. appraiser; (2) in the appraiser's opinion the proposed reference — is. fee 
tt not untrue or misleading in light of the circumstances under which it | 

ft is made; and (3) written permission has been obtained by the client © fo 
em | from the appraiser for these uses, 9 000000 0 

i . The appraiser shall not be required to give testimony or to attend | © 
— | any) governmental hearing regarding the subject matter of this | © 
Si appraisal without agreement as to additional compensation and without | | 

ft sufficient notice to allow adequate preparation, 2 

» | Contents of this appraisal report are governed by the Bylaws and Regulations of | 
it _ the American Institute of Real Estate Appraisers of the National Association of | © 
oo Pe Realtors.



Bi ~~~ QuateTcaTIONS OF THE APPRAISERS = sis 

Be anes A GRAASKAMP fe 

7 {PROFESSIONAL DESIGNATIONS i issti(‘;SOS;SC*dS 
ele _- SREA, Senior Real Estate Analyst, Society of Real Estate Appraisers ee ee 

BH | ——_ GRE, counselor of Real Estate, American Society of Real Estate Counselors oe 

- _- GPQU, Certified Property Casualty Underwriter, College of Property Underwriters _ fe : 

. | Ph.D, Urban Land Econanics and Risk Management - University of Wisconsin | 

© |. Master of Business Administration, Security Analysis - Marquette University = = | 

a , Chairman, Department of Real Estate and Urban Land Econanics, Del oo be 
[School of Business, University of Wisconsin) 20 

m |. Urban Land Institute Research Fellow 00000 co | 
a |.‘ University of Wisconsin Fellow | ee ee ee ee Oe ee oe 

m | Beta Gamma Sigma 0 0 0 0 0 
a co _ William Kiekhofer Teaching Award (1966) 9000000 
“| Larson Teaching Award (1985) 000 

[| ss Alfred E. Reirnman, Jr. Award - Society of Real Estate Appraisers (1986) = = |. 

@ | Research Committee - Pension Real Estate Association (PREA) = = = J. 
|... Richard T. Ely Real Estate Educator Award from Lambda Alpha wt si siti 

7 oe oes Dr. Graaskamp is the President and founder of Landmark Research, Inc., which i | 
- | ‘Was established in 1968. He is also co-founder of a general contracting firm, = | | 
J a Land development company, and a farm investment corporation. He is formerly = | | 

- {[ . @ member of the Board of Directors and treasurer of the Wisconsin Housing $$| 
: |... ‘Finance Agency. He is currently a member of the Board and Executive Camittee = = | © 
|. Of First Asset Realty Advisors, Inc., a subsidiary of First Bank Minneapolis. = = | 
— | He is the designer and instructor of the Urban Land Institute (ULI) School of | | 

| ss Real Estate Development and the American Bankers Association (ABA) National = j§e| | 
{| .- Sehool of Real Estate Finance. His work includes substantial and varied = = | 
| consulting and valuation assignments such as investment counseling to insurance $| | 
~.{ @ompanies and banks, court testimony as an expert witness and the = |. 

i | ss market/financial analysis of various projects, both nationally and locally, for = | | private and corporate investors and municipalities. Currently is amember of = | 
| Salomon Brothers Real Estate Advisory Board. © pe ee eee ee



i | QUALIFICATIONS OF THE APPRAISERS (Continued) = = = | | 

a eam paves iY 

| Master of Science - Real Estate Appraisal and Investment Analysis- = —«™S - - - 

Master of Arts - Elementary Education - Stanford University ==> ES eT : 

i | Bachelor of Arts - Stanford University (with distinctions) = = | 
| Additional graduated and undergraduate work at Columbia Teachers College and ssi‘iédh;=Ctéti«ws 

j [the University of Wisconsin 

@ | = = appraising Real Property = ss is—‘(<—~*~‘—~*és~wrse TOD et st 

m= | __. Prineiples of Income Property Appraising sss Course 201 ist 

i; |. -——sResidential Valuation = ==-—~Ssé< Former Course VETI) =| 
; | Certified as Assessor I, Department of Revenue, State of Wisconsin | 

_ | Trained in appraisal and investment analysis, Ms. Davis isa partner at == assist 
} Landmark Research, Inc., specializing in tax assessment as assessor inthe | 

z | ss WAllage of Maple Bluff and a representative of owners appealing assessed j= $#$$|{| | 

=. Valuations in other jurisdictions. She also emphasizes market and survey = |; | 
{| pesearch to estimate effective demand for elderly housing, residential = j|—. 

j development, office and retail projects. ee ee eos See 

- ae Her experience includes appraisal of major income properties, rehabilitated Cee eT es





i fo APPENDIX A (Continued) | Se ec ee en ee ae ae 

fn AWOFFICES OS i ID 

fn UGGETT, SCHUMACHER, MORGAN, S.C. —ss—s—<“—issS 

Es RE a Jack R. DeWitt -—=SsHenry J. Handzel, Jr. ©===——S“KarenK.Gruenisen ==) MadisonCenter i issi—si(‘is—<‘iw 
poo ae Donald R. Huggett — William C. Lewis,Jr. | Timm P.Speerschneider - 121 South Pinckney Street _ ee Hs 

Co Pe Duane P. Schumacher. Anthony R. Varda _ ee ee ee Mailing Address: P.O.Box 2509 co 

Ae gag James W. Morgan | Ronald R. Ragatz. eee et et ly Madison, Wisconsin 53701. es 

Pe Bane William F.Nelson  —s Eric A. Farnsworth =. —s— Of Counsel eS (608) 255-8891 - ee ee a 

eR sy John Duncan Varda—s_s.:s«zDaavid E.. Stewart oO A.J.McAndrews Madison West. Se A gS - : . 3 

a Pe 7s  RonaldW. Kuehn  .——sé#Peter A. Peshek James G. Derouin © Suite 120 Teton Wood ts Pe 

Po Jon BP. Axelrod == ss—issé«é@Dcouaglanss L. Fly gt David W. Kruger 6515 Grand Teton Plaza Bs Dee 
pe es John H. Lederer” Richard J. Lewandowski .¢J.Thomas McDermott ===————s Madison, Wisconsin 53719 npn ao - 

Pe or. Jayne K. Kuehn -.. Fred Gants poe ES Eas a (608) 255-8891 ee a : co 

2B Stuart C.Herro. is Paul G. Kent ~ oc Mount Horeb Soa! . ee 7 

et Jean G.Setterholm = = © Howard Goldberg . ee Oo 108 East Main Street | er lea ps. o 

LSPS nS es Michael S. Varda - Margaret M. Baumgartner  —s_—‘ Philip H. Porter “Mt. Horeb, Wisconsin 535720 ae 

ae ee Frederic J. Brouner _ - Margaret A. Satterthwaite = =--:1891-1976 : ce oo (608) 437-3622 fol n oo es oo 

: US ee May 18, 1987 ee ee ge pe: Madison Center ee ee ee ee 

cape Landmark Research, Inc. © ©... Do ESE Son SES oy cae EE bee 

fo 4610 University Avenue, #1050000 pe 
fe Madison, WI 53705 0 ee ee ee 

gS Ret A& EAnding Estate 00 
fg & ACorporation Property)  —“—ssS 
Pe Umiversity Avenue 00 0 oe chet pe 

— | Enclosed please find a letter from City Attorney's Office = = . |. 
fo. showing the interest and other costs allegedly owed the City = | 
fo on the judgment referred to in my April 30, #1987 title Og 
pone Pe opinion. $I assume this monetary item would presumably be ~~ oe [EE eke 

fo veflected in your appraisal. ne 2 fo 

feet Mr. A, E. Anding, dr. (w/enclosure) 0 

QT



7 | (ee 2 oe So Lae oe PED a aan ee bre eee 

Ee APPENDIX A (Continued) ee ee pe 

i Office of the City Attorney 

sf City of Henry A.Gempeler, City Attorney oo  Kity-County Building, Room 401 Ogee 
Ee agen Madison ee Co | ee 29 Martin Luther King, Jr. Boulevard | eer 

pce ete RO a is ne ee | oe . Madison, Wisconsin 53710 ee oe | 

ee ee a me | May 13, 1987 Lora A gts oe SL ge pa 

fo Attorney Don Huggett 
S | 121 8. Pinckney Street ee ee ee ee ee 

fo Madison, WE S3705 
ee ee Re: City of Madison v. S and A Corporation = = — SE Bn oa 

fo Case No. 79FO4380 0 ee ee 

Be. _ Pursuant to our recent conversation regarding the above | es Se eR Dn 
nooo fo matter, please be advised that there is an outstanding 000 

pe forfeiture of $555, including costs and fees. Im addition, | eee ee 

po oF there is interest on the judgment dating back to its date of |... J] 
ao entry on October 12, 1981 of $371.85. This represents a rate © 00 0 fe 
- |... of 12% per annum. There is, in addition, a $3 docketing fee. BE a 

of. Consequently, should it be your client's intention to og ee SAPO ce 
m |... satisfy the judgment, they will need to make one check payable oe Pee Pe 

@ | ©... to the Clerk of Courts in the amount of $555, and a second ~ | eee ees Ce 
fo Check payable to the City Treasurer for $374.85. At the time | ms SS Ta ee 

- | the checks are received, we will send to you a Satisfaction of | = J |. 
fi Sud gem t 

pf Please feel free to contact me if you have any questions = Jf. 

fo regarding this matter, ES ns ag Ee oP ese Pa os 

i ae a AS ee FEY EE Nes OE es (eS oO Five Cuda 

A ee ee | es -s Ren&eF. Rendahl eee Js AE ees Bobs 
ee re ee ee ee oS gg ee “Assistant City Attorney 900000 2 fo 

re re PS te a ae eee | ee RL IS SE SEU OE pe ee & Bee Eee SRI. So | ee a o - BOs ee ee : od See



i ee APPENDIX A (Continued) 2 

fp oS a : OC LAW OFFICES _ CoE SEIS oo Sad SS 

ce a 2 Ry UP cS ee DeWITT, PORTER, —_—/ f Soese gh eS a ES 

: Po ee - WIUGGETT, SCHUMACHER, MORGAN, S.C. eee 

- | - a | = - : ‘Jack R. DeWitt. Henry J. Handeel, Jr. a | . ‘Karen K. Gruenisen | > “Madison Center " a a O - / 2 a Be 
Es oe Donald R. Huggett William C. Lewis, Jr. - Timm P. Speerschneider = —: 1121 South Pinckney Street ae a 

oo ; . ~ Duane P. Schumacher Anthony R. Varda ssw - Ls . Mailing Address: P.O. Box 2509: a at . 

. as : | James W. Morgan — Ronald R.Ragats aon ~ Madison, Wisconsin 53701 ha Oe, 
Z | ao William F. Nelson ——s&Erric. A. Farnsworth Of Counsel (608) 285-8898 Pon ne S 

oe Bs - John Duncan Varda .__—_— David E.. Stewart | AJ. McAndrews Madison West es ie 
op Oe Ronald W. Kuehn —_—_..:séPeter A. Peshek . James G. Derouin Suite 120 Teton Wood OO a Poe. 

| : OS ee Jon P. Axelrod = —dDouglasL.Flygt David W. Kruger 6515 Grand Teton Plaza _ et | op 
Ce es Sg Sa Shs John H. Lederer - Richard J. Lewandowski . =  J.ThomasMcDermott = = Madison, Wisconsin 53719 . Pee 

a _ Be | Jayne K. Kuehn .  FredGants ss Te i (608) 255-8891. | - JU ee, | 

: poe: Stuart C.Herro § .——«éPaul G. Kent — ese oc ee ae _ Mount Horeb a : a odo. : 
ta Jean G. Setterholm ‘Howard Goldberg ye A . - 108 East Main Street oe Bd - 

to - : _ Michael S. Varda - Margaret M. Baumgartner Philip H. Porter its "Mt. Horeb, Wisconsin 53572 a . 
Dg Frederic J. Brouner ss Margaret A. Satterthwaite — : 1891-1976 - (608) 437-3622, \ ples, a ne 

i porn So 4 i April 30, 1987 ee aoe Bare oe _ Madison Center — res 2 pe 

fp Personal Representative of the | 2 2 0 PE Re ee 
| fp Se. Estate of A. E. Anding, Deceased ~~. ee pee ST ee | 
f- So BS Ow Box 6124. aan CON yh ee oo Og i on aa een 

fo anamark Research, Inc, 00 
gy __/ATIN: =Ms. Jean B. Davis 0 ce Os fe 

: re ree | 4610 University Avenue, Suite 105 | AR eae | HO RRTADS OSes 
a. Madison, WI 53705 Se ie ae SE a Dee 

: - a In Re Title to: 5 | a OE Eades e | 6 coe ge ae : 7 | oe Le : Be J oe 

= | a. Lets 1 and 6 of Hass Replat of Lot 3, Block 11, |... 
oe POs oo University Addition, and of Lots 7 and 8, Ready's a po 

“ad Wie gos Replat of part of Block 11, University Addition to |... viata le 
po be i _. the City of Madison, in the City Madison, Dane | ae vote eS oe 

pe County, Wisconsin. | oe ORE SE : Oi eg 

de parcel Nos. 0709-232-1108-40 
: Bo se a Ce - 0709-232-1113-3 | nee ce oe i ce Ce ee 

fd. nets 2, 3, 4, and 5, Hass Replat of Lot 3, Block = |... 
oe BBR ES Dee Sg ll, University Addition, and of Lots 7 and 8, = © ee 
ee — -s Ready's Replat of part of Block 11, University | a er ee ee oe 
Ppp Sale) ou hae Addition to the City of Madison, in the City of | fp 

2 ee eee : _ Madison, Dane County, Wisconsin. = = © | he AE Be Ee en SEP oe 

ce es Parcel Nos. 0709-232-1105-0—es—‘—SC—sS ee ee ee 
a er ee ee nn  0709"232-1106-8 Jo ss SNe Sg ORE OSE MST co eS VS Se ao 

pe Be 0709-232-1107-6 (OE SSN A sg Sa SE | Baga | poo 

fe bet 4, Block 11, University Addition to Madison, in |. 
; ee the City of Madison, Dane County, Wisconsin SEN a Mae a Prk 

| SUR SO o - - Parcel No. 0709-232-1105-2 . oon nS oo - Tg. eee ee



: | ae weg ee Ga I eee Sa es a 

a APPENDIX A (Continued) 

Pe oe a DeWITT, PORTER, HUGGETT, SCHUMACHER & MORGAN, S.C. Rg ee es SPs 

: | oe Mg. Jean B. Davis © oe Dg a an ae 2 | a | pf ped 30, 19870 BEES oe phe, 

ope -——sdDear Mr. Anding and Ms. Davis: _ SRO ae oe eS foo 

| : a — IT Rave examined three abstracts of title, titled as above | pe 
fo keferenced, all of which have been continued from Government | | ,o 

ef Entry to April 1, 1987, at 7:00 a.m. I find title to be in as pee 
ee ee a eee eh os fe i J} 8 & A CORPORATION, A/K/A THE S. & A. CORPORATION, © 3 | _- eS 

Eo Oy es ee a Wisconsin corporation, ee NS cee 
po eine be cy as ee ge SE ee eh Sag et ci agi onan uty Stee fh LEE Ce geo a ge De pe 
| - ne Re DEE ~ as to parcel A; and Soe” as i onreeeas . ree oy ea 

a = § & A CORPORATION, A/K/A THE S. & A. CORPORATION, = ||. 

a {Ol as to parcels B and C; free and clear of all liens, encum- § | | © 
ff  bances and material defects except as follows: tig SE De 

a opi ee 1. At Entry 18 of the most recent abstract continuations to _— - 
foo the above parcels B and C appears a mortgage from The S_ pe oP & 6A 6Corporation to ‘The American Exchange Bank of fe BOP ES ee ae ea Madison, Wisconsin, in the original principal amount of | woe pe 

ee eee $100,000 dated June 28, 1961 and recorded June 30, 1961 a : 
Peg pss ts a | in Volume 978 of Mortgages, page 427 as Document number ~~ | po PORTER T ne oe fo 

m | 2. At Entry 19 of saia continuations appears a mortgage _ ge espe 
é op Bass from The S & A Corporation to The American Exchange Bank ce wan 
tof Madison, Wisconsin, in the original principal amount ORE Oe foo 

EE BR eS Ee Bes — . Of $90,000 dated December 27, 1963 and recorded December _ : . 
ea oe 31, 1963 in Volume 1057 of Mortgages, page 61 as ad Mag coe 

=m tf eS So os oe ae : At Entry 20 of said continuations appears a ‘mortgage so , a to fo from The S & A Corporation to The American Exchange Bank ==  =§+| | BB |]... ef Madison, Wisconsin in the original principal amount PO Be 
foo 8 OF $60,000 dated May 19, 1964 and recorded May 21, 1964 | Pe 
fs i Volume 1069 of Mortgages, page 553 as Document number ees Oe ee pe 1901837. ws ESE SO Sg Ds 

| gt understand the mortgage notes represented by such mortgages 8 |. | a have long since been paid. I will write the Bank and request Pe fo Phat satisfactions be prepared, executed and sent to me, and ~~ © mle, 
we a ga I will record same and advise you when completed. = =. be fe oe
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i Poo APPENDIX A (Continued) _ ES ee ee ee 

; | = ewitT, PORTER, HUGGETT, SCHUMACHER & MORGAN,SC2 

Pk Ba gS _ Mr. Alfred E. Anding, Jr. oR a BR se Bae ST SS oe, fp 
po oo Mg. Jean B. Davis a Soe a oe Bs oy SO es | : ee 3 

Pee April 30, 1987 ee ee PE 

i -[  SUDGMENT. There is abstracted against all three parcels a eS {| 
ap ee Judgment docketed in Volume 28 of Money Judgments, April 26, © | f 

ae 985, page 46 against S & A Corporation for a forfeiture of poe Poe : 

foo. $500 and penalty of $50 and costs of $5 in favor of the City = ~~ | 

to ef Madison, judgment and certificate of conviction, case | f 

i fo umber 79-F0O-4380. I am told this is a 1979 forfeiture based = — |  - 

po on City ordinance §11(3) (h)2a, dealing with surfacing parking ~~ | 7 Og 

Poe -  Jots including surface water drainage, wheel stops and bumper oe Sp : 

. guards) « (attached) wherein the owner consented to judgment | § 

; po against itl if certain improvements to its parking lot were |. § 

foo ott made by April 15, 1980, ee re ee ee ee ee : 

to + OUTSTANDING STREET ASSESSMENTS. According to the City Jj. { 

} .  Preasurer's Office there are street assessments due as to |. | 

fo parcel A in the amount of $367.95, with respect to parcel B Ceo fen ee 

oP dn the amount of $1,290.81, and with respect to parcel Cin © Jo | 

fo the amount of $640.12, pT 

| 986 REAL ESTATE TAXES DEFE RRED. According to the County =  ~— . | 
, fo =. Preasurer's Office, there are deferred as to parcel A 1986 = a | 

: peo ee ee oe Beal estate taxes of $1,701.11, as to parcel B $2,401.87, and |. { 

poo as to parcel C $1,403.42, 

Joo. Phe «feregoing opinion on title does not cover the matters = = jf f 

Joo. whieh may affect the described premises, but which are not = |. 

| —  ghown on the abstract such as: — ee ee er ee ee ee 

ee me (1) Possession of the premises or any part thereof — eae’ Pas 

PUES Peta Pete. py persons other than the owners of record title, = = ~~ | re 

i Poo either under or adverse to such owners; (2) 8.00 

- BOER ES ag Boundary lines of the premises; location of fences © SE IT Gea, Ghat an Pens 

| ge improvements or deficiencies of ground; if there | 
SOP oe he Sees dg any material question on any of these matters,  # © ©. | 

i fo we suggest that a survey be made; (3) Liens based foo 
Pe Be gn unpaid work done or materials furnished on the = = — | | 

(ORS aoe ES oon -- premises within six months prior to the date of the 2 

fo Last «continuation of the abstract; (4) Zoning © Jo 

page ordinances and building restrictions _ of the 2 2 Pee 

i fo unicipality in which the premises are located and =. |. | 

| any orders of the State Department of Industry, = = | | 
Sf Gabor and Human Relations which may affect these Ot ilge ee Pe 

fo premises; (5) If the premises are in a recorded fou 

fe eh Soe ee ae plat, any easements or restrictions incorporated in | ee ee ee eee eee 

tf gaia plat; (6) Financing statements or security = 8 =|. | 
— f agreements, if any, pertaining to personality upon = = =| 

fp the premises; (7) Any actions in Circuit Court in gyre Ope



, | APPENDIX A (Continued) ee De 

e Jo pewrrt, PORTER, HUGGETT, SCHUMACHER & MORGAN, S.C Pe 

Mg. Jean B. Davis. | | pS RE , ee es * oo Pe fo pred 30, ROBT ee ee oe a : AP , a EL Page 4 ) ee ee en ee ae ce Se Pe 

ee ee ee County in which the real estate is located, = = © | - ee ene ta affecting the premises but for which Lis Pendens os eee . ON ae ee it have not been filed; (8) Possible taxes resulting errs one ee om transfers of the premises; (9) Compliance with A ee ISS Sites Su ay - applicable Truth-In-Lending - requirements; — (10) 00 . | ee Se OR a Special assessments or charges if the above- | Sa ee pe 8 
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a APPENDIX B (Continued) > cE 

c ) ce ae ee . | eS | | i rari 102 E BADGER RD. PO BOXA145 MADISON, WISCONSIN y9°11//PHONE (608) 271-7900 So oo | oo Sak 

‘ poe Deu ee DR Ee eo A _ DIVISION OF DELTA OIL PRODUCTS CORP. oo | ee 

Bg Pees AGREEMENT of lease made this, 19th __ ___ day of ily 19_84 by and between | po! ee nee ee eee S& A. Cormoration {Al Anding, Ir.) ane | | as Lessor and . 5 po HANSEN ADVERTISING COMPANIES, as Lessee, WITNESSETH: —«*™” po SE eo - | | 
a po oe ee The Lessor does hereby lease and demise to the Lessee, the entire plot or premises described as follows: uo | 

a pee oss (Southwest side of University Avenue, along the East wall of the building at . he East wall of the building at tid; 

ee 
a cing SC cee SU op pesos for the term of__Five years, beginning on the isto day of Apri) a 19.84 ata ee i a. oe sa and ending on the_ 31 st. day of __ March __. 4g 89 « at the yearly rental - | fpf See sehedule below es _ _ —DOLLARS = = |f 

. Pee with the right to the Lessee to extend this lease from year to year upon the same terme and conditions, it being understood that OD ene this lease shall. automatically renew itself from year to year after the term hereof, the total of such extensions not to exceed 

[ oe eee The Lessee shall have the right to erect, place and maintain advertising sign structures and equipment therefor on the — pe PS a go demised premises and post, paint, illuminate and maintain advertisements.on such structures, and may use the demised premises | po a ae _ for storage purposes. All structures, equipment and materials placed upon the said premises by the Lessee shall always remain yT: SS . EE the personal property of, and may be removed by the Lessee at any time prior to or within a reasonable time after the expiration = de oe of the term hereof or any extension thereof, ee me oO i os ns ae oes mh To Tf at any time (a) the signs or structures of the Lessee on the demised premises shall be or become entirely or partially | an Bee ee _ . Obscured or destroyed; or (b) there be a temporary or permanent diversion of traffic from the street or streets adjacent to, or Po leading to or past, the said premises, or a change in the direction of traffic on such street or streets; or (c) the Lessee be unable _ ae oo 
oo. obtain from the authorities having jurisdiction any necessary permit for the erection or maintenance of such sign or signs (of . - 

ope epecial or standard size, design and construction) as the Lessee may desire to construct or maintain for the purpose of its business; sis oa Do Oe (da) the Lessee be prevented by any present or future law or ordinance, or by the authorities having jurisdiction, from cone . . 2 
OG eye es structing or maintaining on said premises such signs (of special or standard size, design and construction), as the Lessee may so es 

po desire to construct or maintain - then and in such event, at the option of the Lessee, this lease shall terminate on fifteen (15) days’ ee 
Joo notice in writing to the Lessor, by registered mail addressed to him at his address shown below, or such other address as the : 
Po. oe  Lesor may hereafter in writing specify, and the Lessor agrees thereupon to return to the Lessee any rent paidin advance for the : fon, 
Poe ee  . unexpired term; provided, however, that if the conditions described in (a), (b), (c) and (d) hereof, or any of them, shall at any a 

- . _. time temporarily exist, then the Lessee shall at its option, in lieu of such termination of this lease, be entitled to an abatement _ So or Of the rent payable hereunder, for and during the period of the existence of such conditions, or any of them, and to the return of oo Poo . any rent paid in advance for the period of such abatement. pene oe ere 2 ae : - Bo de . WLS UE pats ,....,, The Lessor represents and warrants that They are the Owners ofthe premises above $= — _ pe =. described andhas authority to make this lease and covenants that he will not permit any adjoining premises, owned, or controlled - os 
ae a oe by him, to be used for advertising purposes or permit Lessee's signs to be obstructed. | o ee eg ns | Opes ne 7 yen : It is expressly understood that neither the Lessor nor the Lesseeis bound by any stipulations, representations or agreements . op ere not printed or written in this lease. This lease shal) inure to the benefit of and be binding upon the personal representatives, suc- - - 

fo Censors and assigns of the parties hereto, Ae OM le a coe os Se Apri) 1984 through March of 1986 - $175.00 per month, Z wp oe nn 

SEP Oe Soe Hansen Advertising Companies agrees to remove sign on thirty (30) days notice to remove sign on thirty (30) days notice oe acca : ees , in wri ing ine ent_p operty ia hii on eased Tor purnoses other | ban ad er Sing, uo 

a ce . - HANSEN ADVERTISING COMPANIES oe, LESSOR CL. L, a 2 Ax... 2 yr]. VIL : | cae 
Pes Sa Cg Ay Address Fo __ 7 _ — . 4 . 

i pe - o By TO oY. ee ~~ mr (where checks should be mailed) rae Pe poe



: . EIEIO OOO EE EEE eEEeeooewre——eeeeeeee 

. > . : 

: O07 FER een cee eee ann peer ee Ce see ee eS ee eee , , | 
: . a Pe ee ee eee ee en re eee SOR ene aR eee eae See : , - . . 

Ce + RASS ERS eee Ee ee ese, : os - : es ey Poe | . | 

Z Spee ? | 2 APPENDIX B- (Continued) Si ee ee



Z O)URE oe SG as See APPENDIX B_ (Gontinued) (Se fiers 

7 | E oe | an TABLE OF CONTENTS| Satur eee | - oo Bea : a oe Podge: OTS ees: 

— Se es oe | Article 1 - Description of Premises —Arttele 19. - Eminent Domain cope | eS | - 

ao peers [ne Article 3 “= Rent ne OF - Article 21 - Force Majeure - mo oe a |. 4 | 
[ pee Se oe Article 4 = Right to Extend Term — Artlele 22. - Warranties and & may fp 
P| 4 ae = Article “5 = Use and Occupancy; a : oe Representations — | fs ee | wey oS BOS oe Adjoining Uses by Landtord ee es 

- | Article 6 - Alterations and Sy S Article 23. - Brokerage : oo. eee - rs | oS | 
ee a i oa Sa Improvements — es: ~e OE Commissions ae oes S | 
» | a Dw artiete 7 Maintenance by Landlord  Artlele 24 - Quiet Enjoyment oo : ee 1 ae 

i OL a antiete a = Maintenance by Tenant = s——Stsiéy Temas ee See Le) 
[OS Sees Article 9 = Compliance with Codes  Artlete 25 “= Subordination oe ; : ee 
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| ee sig ed peace 8 ee eee I 

i fo ease, mage ents 2 PLE day of_guly ,--:19.83., by and oN ea ae See ee APO ho eee between. THE ss S_& A CORPORATION, a Wisconsin cor oration __ oo Cm ee M fo 

ee oa: el OAT ‘consideration of the respective performance by the other of all eS dS ie . nee - the following terms, conditions, and covenants during the term of & : weg a foe 
a ae © ee e PTR | this lease and any extension or renewal | thereof, Landlord and ee ms a oe ioe | 

Be Tenant do hereby agree to the following: _ ee ee ee ae Cs 

, ee a DESCRIPTION OF. PREMISES, BS es BOE es a foe 

Boe ee Landlord hereby leases to Tenant the following described property: | Bo | a ee pe ae Approximately_2,000 __ 2,000 square feet of f1 oor space comprising the _ WORE cee i Se eette-spropenty commons ory--kmewn--e8_annroximately tw entyv-five percent = —t™S ees 
eNO ee With Street and ley Mae Oe 525 University avenue, ™S fe ee 

Eo anopted chereIn by reference, together wlth | not less. Ofte a woe 2 qo eee Pe ee than five (5) Cunasslanedd(assigned) spaces of the. parking) Cee? i Lot adjoining the premises for use of Tenant and Its employees, es “fs gustomers, and Invitees, and with the further right to use all of . aS : a ee Sanne? 
7 aye oe BS Se any common areas . and faci Itles, | lf any, appurtenant to. sald On mas 4 de : | 
, eo : ne eee - "property, wlth Landlord and any other tenants and their employees, oe os og mee | 
Me reustemers: and ‘Invitees, all of which | shall be _herelnafter ee OS on ve ee EN le es described as the "premises", — Es eee | LN ao Eee, nee Pe oe Bey 

i the entire parking area as shown In Exhible-—t-ang-TF sald parking: po : Cp spaces are spect leatt+y—assTgned they shall be such spaces as tw : ON beg | 

RS ee TERM, ee OS 8 coe Sos oy eS pes | 

i. : — ee a. ‘The term. of this lease shall be for | five (5 __dyears, ee cay yes ey CS ee subject to ‘Tenant's right to extend the term as hereinafter ee ee : 

Pi 19 83, Provided -thet--the--premtses--ere-—then-deemed--ready-—for ess a : es re oS cs S ets ee - occupancy —as—hereination—defineds-or-it -not-ready-for-oceupancy, : ne oe - L : : es. ee | | a 
epee cy ess ~the-term-shed4--commence- “on-the-dey--Fenan t-shatt-F4-754--cccupy nthe ee ee S ape oe oe _ Prembses-for-the--condue ord t-of- dts bus iness-theretnz-whichever- per hast ceed foe ; - ee os 
fel foes Se Saha e Cecurss—-provideds--hewevery, that Tenant. shall have the right of | ee Coe ge ope oo access to the premises from and after _ululy 15 1983, ve coon ce od ree fC and for the Installation of Fixtures, equipment. ye | ee ae oe ran 

i ehh Seer - | . ae — - TT. Ce —_ ae ana Se SO Pe ee oe
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e APPENDIX B (Continued) ee ee 

fp ny and other additions required by Tenant, however, such access by > foe | cea 
z . Sans | an se — Tenant shall not be the commencement. of the term, re Mae Co 

ae | | deemed ready for occupancy: ==> ee - oe - —f- . one ee 

E de eccrs 1. when Landlord shall have substantially completed any redulred i ae to ee : Improvements, and sit” Er | as OS eo ge ge oe ae of 

F pee oe Il, when a permanent certificate of occupancy, or the equivalent — A I ee Te 
pe thereof, shall have been Issued by the applicable/governmental oe 

| : EG ae ga authorities permitting occupancy of the premises by Jenant, and Pe : | oe 

a pe ; aes Ute when: Landlord shall have’ Installed/ all heat, — alr. STS Sg eo ee De | OP conditioning, electricity, water, and other yfIlity equipment and hao i, | 
po Se connections necessary to service the premiSes and the same are ee eae a 

z aon! was _ operative, and. - aa - a Of a oo a BO Nea ee 2 | 

- BE LPS as - Iv. written notice of the foregoing 1, fl, and 111) shall have been oe Ge a ep : on a - given by Landlord to Tenant. _ ane | on Ph TESS Pea 

on Bene ee Cc. If Tenant must make any Improvements, the premises shall be oa ee Bs pe 

5 ft Haw deemed ready for occupancy: / oli ee a A DR Sg AS Sa Ta gi Phe Pa a] 

Te ee ee 1. when Tenant shall hayé substantially completed sald Improve- _ pe pe 

| Oe TS when a permaneny certificate of occupancy, or the equivalent Oo | oe pe thereof, shall have been issued by the applicable governmental | 
, - wos authorities permYtting occupancy of the premises by Tenant, and = | ee ree 

Pe es tthe when | Landlord shall have Installed all heat, = alr eee gs po 
ey a Poke condition! 9, electricity, water, and other utllity equipment and a Be Tepes 
Ca poe Be oe! connections necessary to service the premises and the same are ee eee of | 

f fp wf days after Tenant ts given access to. Pe od 
| CEP Pee tye premises to make sald Improvements under paragraph 2a. above, = = = | | | 

Po, es d. The lease term shall expire on the date which ts _ os Ee : vals S mp five Cg” years after the date of commencement as _ Pgh eA ee 

Pe the first day of the month, In which case crm shall expire at ES pe T Pe 12200 midnight _an —tay which Is ____years after the last ee ee oo
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i HAS Syke es Ba BOR APPENDIX B_ (Continued) - PE oe EE ES 

e od oo, oo the Tenant -@S provided herein on the _. | day - oe : Oe oe 
8] ts, then for a period of-enfirty (30) days - en pete Pens, ee, _ thereafter, Tenant shall have the opetén of cancelling and , | os | fp ee eee : a terminating this Lease by writtem-fotice, and In the event Tenant _ So iy ve oe Po shall exercise such op Le of termination this Lease shall cease Sue IS {| ee ee os with nelther parey-being Ifable to the other In damages or other-_ CE ee ee : ee OY wise, aadany money deposited hereunder shall be returned In full eS an 

: oT _ ve - oe Be | Subject to any specifle provision of this lease, Tenant shall pay me oo - ee 
SEs ae ey . Landlord annual rent of § 9,600 __during each year of the | ee, ok | oe OE term, payable In advance at Landlord's above address or such other = fe , : ee os place as Landlord may designate In writing, In equal monthly ae 3 eee 

| ee Oe Sgn Installments of $ £00 foe ao upon the first day of each and ae oo = oe ee every month throughout: thet ber W OO) PONENSs Provided that, the rent ee ee fo [SABRE Pe Angreageaby sthe increased grouth of hg econamy apgspoagiple =f i ser rcen crete teres Mr Rg ere OD SES . She 2 - 1 *S. partment of Labor, Bureau of Labor Statistics, consume on : 

i Pt Ss said increase determined annually, and beginning with the thirtieth RE SEEN ae | - (30) month, we o oy Oe Bs Sot es fa RIGHT TO EXTEND TERM, ne ee ee er ee 

Ce Tenant shall have the right and option to extend the term of this ~ De Ee as oe i T % - oe ae ee S Oe lease for___one addl- - | ee od vo! Po omar periods, ese =e which) sha] be oe co ios co fo five (5 years tn duration, and which 
Spee oo _- extenstons shall commence upon the expiration of the original term cn ar f Pee oe ; OF thIS lease on—the—enpination—ot—eny_preceding—entonsion a Poe es Joo fe | ee _ thereefy;—es—the—eese—mey—be, Each extension shall be upon the ——™ oe | oe 

yo. Loe oo ' a same terms, conditions, and covenants of this lease except as oS Cee” oT | 
i ce ve ee ae — Specifically provided otherwise In this paragraph or as modifted Oy EP aoe . | S | a a. : Peet AS ee by the parties In writing. The annual rent during the PASt - - ee el Ls epi | | tensor Sie SAGe PP perhod shall be the sameas the ending rent, ee fo uring the nast year of the pase Ferm) for the first 6months thereof, {- | 
i | SEL ose _ and ghall thereafter increase annually by. the increase in the ,cost .of - 8 a a | | Maa peeradatctnaerammems est Gy amie 
[them pentose temetiing. All rent during ann extension term shall ee a i a Ee: — be pald In advance tn equal monthly Installments In the manner set hee! ee wk ka eR forth In Paragraph 3, above. Tenant shall give Landlord notice of le : ee oe ce cpg ees Its election to extend a term not later than sixty days before the | ae ee aes a - 7 OS eae See : end of the term preceding the extension. a ae oS ts ee oe - > eS : | a 

pee ee ae ye AND OCCUPANCY; ADJOINING USES. Ue ee Pes 

7 fo ae - ogee a a. Tenant shall use the premises as a bakery and carry-out. for ss ge eee eee pep ee oe _ -plzza and related foods and beverages or for any other purpose os POE ee - eo 

z —_—______——. —— ——— , 73 =«O- - SSS — STR RESEG ooo



‘ip Po APPENDIX B (Continued) AS RE ne 

— ees woe Sa permitted under applicable zoning ordinances and restrictive eee eka eee a } 7 | cg ee - €Ovenants. Tenant shall not use the premises for personal habi- — oe Che ee : Og peo ee tation or any unl awful purpose. — : es ESE UE eg a fo 

| wae a “soni BEES wee b. The premises. shall be- open and accessible to Tenant a er ee oo twenty-four hours per day, seven days per week, Including holf= | OP Poo Te ane Cae een ee days. Tenant. shall comply with all. applicable statutes, ordi= — Re es oe os ee ee ee _ Mances, rules and regulations of federal, state and municipal Soe Pe ee oe a _ governments applicable to Tenant's use of the premises, with the © OEE cae : , Ste exception that Tenant shall not be responsible for any capl- Eee aoe | | ’ oe ea 7 ee 7 tal Improvements. oe eS ae s oe ee eS - S fed Ae | ; 

eB Ene oe Bs ce Landlord shall not permit, directly or ‘Indirectly, another - vee | | eee a pee eee Sos Plzza restaurant, store or carry-out, or any adult bookstore OF a oe Pe ee theater, to be operated within five hundred feet of the premise In — Ce ao | . Cpe any bullding owned or controlled by Landlord, — er Ae ao ee ae | 

Be ern ee Improve, or change the premises except ee OL Be i OAD eee a ee aS provided hereln without the written consent of landlord which ee cP oe ee Landlord shall not unreasonably withhold, provided, however, that _ eo eos Se pe ep es ~ the locating and relocating of moveable partitions, telephone, and a ee” eB c oe 7 el Pe 2 electrical outlets, light fixtures, ovens, equipment, and trade oe ee poe fp textures shall not be deemed alterations, tmprovements or changes : Po a ee 
Pe eo to the premises. Such work shal} be done at such time and In such Ne ah ee ee ee ee Manner so that the conduct of such work does not unreasonably | _ | on es oe a ee Se ee Interfere with the use and enjoyment. of adjoining premises, If na Leap 

ee : by Landlord shalt have the right to make alterations or additions oe fp | Ye ae te any bullding In which the premises are located and. to bulld | ne a oe Pe ree a adjoining the same, provided that such work does not unreasonably | ee OR Fe Pa Soe : Pp wee SRE, Interfere with Tenant's use and enjoyment of the premises. ao hla Se, ae ae — 

pf Se oe ea _ MAINTENANCE BY LANDLORD, = ee ee fe | 
p ep es ELS ay Landlord. shall maintain and keep In repair “the foundation, Ce es OS ee | eS es yes _ vateral support, roof, walls, structural parts and all exterlor oe a | mee ee parts of the premises and of any bullding tn which the premises owe aes a ee Ee 2 are located except for Tenant's signs, and the door frames, door crs Ee eke Tee eo Me we 

es ae a themselves. Landlord shall. also replace all damaged glass ee ee a ee oe pe ere eee existing In the Premises at the commencement of the term, ee et 
; fee ake ee PO be. In. the event Landlord shall be required to repair, alter, Oe oe ea Joo 
ee _. remove, reconstruct, or Improve any part of the premises or of any Coleg eee es i fe bud ting In which the premises are located for whatever reason, a hg Pe



1 d foo APPENDIX B (Continued) = a sss—s eee 

. pea es a Sees the same shall be made by Landlord with reasonable dispatch and ee rete ee f oat ar 
| oy | |. a Say with a minimum of Interference to Tenant's business. ee - sas : fo 

G ee ee eee ae | c. Tenant. shall give Landlord prompt notice of any defective Ce re po 

; fo! ee ee condition which Landlord Is required to repair by the terms of | ! PO Pe 

: bin Pore oe eee thts: lease and within fifteen days thereafter Landlord shall start. 7 : ie Pee 
/ f po a ss crepairs and contInue the same with due diligence until completed. | woe oS sk aE . 

| od Bee TE Landlord falls to do so, the same may be made or completed by ees | ee ve eEt 7 7 

! os, OP Oe Tenant and the actual expenses thereof shall be bliled to Landlord — a ee po 
Bee by Tenant and If Landlord falls to pay the same to Tenant within es - wos ) po 

, on OE ag thirty days of billing Tenant may set-off the same against rent | a Loe Sees fete 

fo next falling due until Tenant Is relmbursed In full therefor, If 2 2 2 2 2 2 2 2 2 Fo 
tf by Peason of emergency, repairs become necessary for the preser- Os ee ee 

) i fo vation of the premises or of Tenant's property, Tenant may make = || 
= HP Ee re ~ guch repairs and charge the cost and expense thereof to Landlord, one DOSE ee : oe 

ee | ee 7 provided, however, that In the event of such emergency, Tenant. oe es Bos | oe 

2 a ee ee shall make a reasonable effort te. notify Landlord before | Se ns ee oe | 
ok a oo proceeding with such repairs. | ree ie | ee - Les ae se rs 

eo ee od. In the event any exception on the part of Landlord to maintain OEE INES Ry to 

| Lhe: oS Peta - or make repairs hereunder Is covered by any warranty or guarantee | . fee ts fo 

| i eee ek for the benefit of Landlord, the same shall be exercised by Land- rs oe : 

Pp re for Tenant's benefit at no cost to Tenant. aoe eee wh ee - | - . 

: a Be Eg os tee eae Landlord shall keep and maintain all common areas” used In a Ata a oS fp SS 

Pn conjunction with the premises, Including, but not by way of IIml= ee eee 
a eps Lee - Pe “tation, public restrooms, walkways, parking and landscaped areas, 1 a. oye ot - 

: e i clean, attractive, and acceptable condition at Landlord's 8  f| 

c ES any exten on_of the original term, Landlord shall repaint the ss Soren ie beds ONE 

eee premises at Landlord™s—expense within a reasonable time after | | ae op ee 

— f nottce of any such extension, provided, however, that Landlord |. 

, a fo shall not be obligated to repaint or redecoPute_any equipment, ee ee 

| 5 pes es : Re a ee Bo "MAINTENANCE. BY TENANT.  ——™ es es Se ape A. oe Tee ce mee aa S aoe 

| : EE a a. Tenant shall keep the premises In as good order and condition ee SS ogee pe 
| a | CGE Re Soe ee as when delivered to It, excepting ordinary wear and tear, damage a es a ea 

: a a 3 : by fire, elements, or casualty, or any damage not due to the Aas fp | 
we Pe: — megtigence of Tenant. 7 a - oe ay ee CAE ae nee fo 

| | a Se ee a ees i Bae: oI ea ae - oe ee 

; Be Tenant shall keep the plumbing, heating, lighting, electrical © 22 2 2 fo 

| | OE gs equipment, and ventilating and alr. conditioning equipment in i ee oo po - 

ef oes  repalr, however, replacement thereof, If necessary, shall be the fo oe pe. 

| oP sons obligation of Landlord at Landlord's expense, unless replacement is Bee Ee 
: Pe AP a necessitated by Tenant's negligence or lack of maintenance in which case | Be op 

i ce as BO hagas _ replacement shall be at Tenant's cost. Es Ree en ee ee ae ee ee 

a Se —— - _ — oe me = a ° / 75 . _— _ cee eaeeeeeeeees Je ee



i Se APPENDIX B (Continued) ee 

Se ee SE e. If Tenant erects stgns for the exclusive use of Tenant, Tenant Se coors Ds Be a cen : 
ee nae shall repair and maintain the same In good appearance at Tenant's as ST ee : 

ee 9. COMPLIANCE WITH CODES, WO REE a hae eo Se — &- 

i Ps SO oon All repairs, alterations, additions, or Improvements made wy mo ope : 
of e “ eee Landlord or Tenant shall comply with applicable bullding codes. | ‘ ae How ape lek ; 

Bee 0, TRADE FIXTURE AND SURRENDER OF PREMISES. =~ he 

oe ] PES Pe se AN trade fixtures, merchandise, supplies, and equipment owned by SOR aa : OE | i SA Tenant and Installed In the premises shall remain the property of ee on oe pe 
fo tenant and at the end of the term or any final extension thereof Se epee 

. > fee S 5 7 oe Tenant shall remove. the same and peaceably yleld up the premises | eae . . ij ae 
cee soe ee to Landlord ‘In as good repair and condition as when delivered to op es oes PSs  &| 
i Toe Ne ee tS excepting ordinary wear and tear, damage by fire, elements, or 2 OMe NEO | : ae | 
eps ne ee a : . ; casualty, OP. any damage not due : to the neg! Igence Of Tenant, | 7 | pot . } : ” fe pe | oo 
AR Peo oe oe ge ee provided, however, that Tenant shall repalr any damage to the © oe i PDEs Bee As oa premises caused by ‘the removal of Its property. : ce Eg ae a | a na E 

ee ee oe ee Ope 
pA TENANT'S SIGNS. VEE So ee Ry oe a ve . | 
oD ee ee eee ee ee EE os oe a Soe | i Pa. . SS Seg OR Tenant may Install Its customary and usual display and pole~-type ue CN Ras ste a - ee E 

Bo Oe es a 6. Sfgns on and adjacent to the premises, subject to applicable erie ee es ty 
Pg ces zoning ordinances and restrictive covenants. All signs located on Oo cr is | | 
. oe ee 2h oe os os the premises shall be In good taste so aS not to detract from the | EE Be mee CN E , _ S oe me mo 8 generat appearance of the premises or any. bullding In which any Beak ess - ae - see s | 

eae: So fee Boe part of the premises. are located. The signs, advertisements, PE 
Be es Le 8 notices, logos, | lettering, standard Images, and advertising prace 7 coe | 7 | ff PP BR tlees of the Domino's Pizza, Inc. | advertising Program, as set - | fp torth In Exhibit B, attached, are hereby acknowledged by Landtord | 
HB eS & te be acceptable signage meeting the requirements hereof. _ He 2 “ : oe fo | eae Be ee Te DES EN Se Cee 
Po Pe ig ces (O12. J UTILITY: EQUIPMENT AND SERVICE, ee eee ha Pee 8 ee CE ges gE OU ee a i es OG ae io gel ee 
eps oo Bey a. Landlord. ‘shall furnish the premises with equipment and ee Pe | 

OS nee es Boece lectricity, gas, water,. end - shat++--reptece~the--same--at--Hts-own - OR ee RE Ss oe PRE Se os | ee ee ce a os expenses-44--necessery. 7 f2apy equipment and connect !ons “shath—be of / : Se le ES 2 fo | 
ea ee sufficient capacity to provide for the conduct of Tenant's busl- Pe 
[ . oe wee es ness. and the. comfortable occupancy and use of the. premises and Eg ES a oS i pee ; 
fF Bhat be Rept tn egood operating order by Landlord during Tenant's | EP a -. bustIness hours,/ Land] ora. shall/be lfable and responsible for any a epee 
ee BIE i service Interruptions not caused by force majeure as hereinafter = CN ie eT 

oe mgd es defined. endierd—sheti—provide—seperate—metering—for—at} ut iil ne RE ees 
Se _etes—vsed tn —the—premset—eb—tt5—OxDense—to—hO— OH EORt tha BOR ES se PS



a Le oe APPENDIX B (Continued) ee ee 

E 7 oe oe | b. Tenant shall pay all charges for utIllty services Including _ eee Seo Pe od a 
oe PSs heat, alr conditioning, water, gas, electricity, and telephone _ | oe a hog oc 

a ns co used on the premises by Tenant. Oe - : ; | | ges a —— 

fa MECHANIC'S LIENS, co as Pe NSE ee | ee eed eee 

i : nee Bee Any mechanic's llen filed against the premises for work or mate- Be Beet pe 
ne Sos rials furnished to elther Landlord or Tenant shall be discharged = ee | 

op Bo by such respective party responsible therefor prior to the : CE a | 
7 BP Ba ‘commencement of any légal action to perfect the same. oS RS oe oe eo 

eee 14, ACCESS BY LANDLORD, =” et SORES ne gO Se [ 

i pe | | a a Landlord; at reasonable times and frequency, shall have the | Cap cee is ee 
po right to enter the premises to examine the same, to show them to ee ee 

oo wen | prospective purchasers, mortgagees, or lessees and to make such | ee RB a BS . 
Pe —  repalrs, alterations, Improvements or additions required hereunder ee | * 

- / Ce without the same constituting an eviction of Tenant In whole or Po 
foo | part, Rent shall not abate while any repairs, alterations,  — OE es - 
| a . | Improvements, or additions are being made provided that Landlord oe a BS a - 

a a shal proceed expeditiously with the same and without unreasonable 
| — ; z _ Interference or Interruption to Tenant's use of the premises. ee es eee 

| oe Beh CEOS b. If Tenant shall not have exercised Its right to extend the term | SS BESS ES 
PS within the required time Landlord may post a customary sign On the 

| a og a premises: advertising the property for lease or sale but—me—cten 7 eee oe eae 
2 oo oe _ Shait—be—pested—in_eny_windon_or_deorway of the store portion—of ook el cae ae 

a OO | a Co ee re Oe ES at Be 

Jo AS PAYMENT OF PROPERTY TAXES, coh Ae 

F oe ay Landlord shall promptly pay when due all real property taxes SEES Bn gd 
an special assessments lawfully levied against the premises,-and Open 

- ne Tenant shall pay to Landlord upon invoice therefor one half of said a eee ed Be Poo | eee real estate taxes and said special assessments before their due date. a vi Sa OS ES el | we Sythe age, Si Se a _ b. . Landlord and ‘Tenant shall respectively pay promptly all | [Ng EERO Sole 
fp oo personal property taxes lawfully levied agalnst personal property 

sufi Re of any kind owned by each of them upon or about the premises, = |... os 

i OP ote es _-'16, PERSONAL INJURY AND PROPERTY DAMAGE INSURANCE. == ss—s—s ee Pe 

Joa Tenant shat Indemnify Landlord and save It harmless from and __ ee ee 
a Oy against any and all claims, Ilability, and expense for damages to Ce - oe Ess 

ot oa oe a. any person or property In, on, or about the premises arlsing out ge Ea Ee 
op ey of the acts or neglect of Tenant. Tenant shall procure and keep _ | oe fie a Poo 

to , a — In effect. during the entire term hereof public. liablilty and | — oe = pe 
fe property damage Insurance In which the limits of public Ilablvity © 2 ee 

oT Pee fs 4 shall be$1,000,000.00 combined single limit coverage, and shall : EU eh ee en



i APPENDIX B (Continued) = (a asi (ssts—(<‘i<CSsti‘id 

Z ee hs cause Landlord to be named as an Insured party therein to the. ee eee Te 

ge ne, extent of Its Interest. Oo ee ee ee - CRIS Bg | 

d Landlord shall tndemnify Tenant and save It harmless from and - a ee 

ae es SB against any and all claims, llabllity, and expense for damages to ~ | co Pe 

od ya oe A | 7 any person or property In, on, or about the premises, Including | ee : 

a pes He ee but not by the way of Iimitation any parking area or other common 7 | of 

TP peas, arising out of anyZacts or neglect of Landlord or other | a eG - 
Cees on OSEES ga Es : tenants of Landlord. Landlord shall procure and keep In effect | oe : a _— 

iat Os oa - _ during the entire term hereof public liability and property damage a — fe - 

SF a | hee mae ‘Insurance tn which the ‘limits of public “Vlabl lity shall be. OE Pe 

fo 8 1,900,000.00 of more combined single limit coverage and shall es ae 
a Se oS OSS cause Tenant to be named as an Insured party therein to the extent - - 7 - } 

OES ors of Its Interest. oe BE cs Se eee Cee - - . po 

|. Pe ee POE G. Tenant and Landlord shall each deliver such pollcles or certif-_ ma ee i | 

i ates thereof to the other, and shall also deliver evidence of - oe | | od a | 

: OE | renewals thereof not less than thirty days prior to the expiration ss» hoe a 
ee : Gt such coverage. In default of the obtaining of such required | ce | ere : Be 

, po. ; ee Insurance the other. party at its option, may procure the same for. “ | “ wo a 

fi ce Le a the account of the defaulting party and the cost thereof shal} be ae | oa 

- ee ee Immediately reimbursed to the procuring party by the defaulting oe sa wens ce : 

fo party upon the billing therefor to the defaulting party. ‘In the | eS - oe | wee 

a fo event such debt Is not relmbursed within thirty days of billing, foo 
[oe es the procuring party may offset the amount thereof against. any — ee | oy 

eek een oo ee amounts owing the defaulting party, Including rent, by the © re eh gs 

7 Le SE SE as. procuring party. a oe a oe Ee a STS Se ke SB a : a 

ca ee ee a od, Sald pollctes shall contain a clause that the Insurer wil! not ee © : 

fo anecel or change the Insurance without first giving both parties | pe 

Epo PES tg prior written notice If such a policy ts readily avaliable. Such = Ce | 

Peg ee Sige ES : Insurance may be furnished by elther party under a blanket policy | a ee a 
ee eee ee gg separate policy and shall be Issued by a company licensed to do oe pe | 

Cs REE hls : - busIness In the state In which the premises are located. - og ee ee - a oo | 

pe Landtord shall carry fire and extended coverage Insurance on all — | - fe 
i ee ge of the bulldings and Improvements on the premises In an amount _ | 7 me ce eee 

po equat te at least ninety percent (90%) of the replacement value. Pe es oe pe 

cae ee ee ‘thereof and such Insurance coverage shall be adjusted annually to. | 7 og fp 

i a Dente G ao such ratio. Sald Insurance shall Insure against such hazards as. | eee Oe ye ps, 

ep ee 8 are Included [n a standard extended coverage endorsement and _ © , en 

pc ee Landlord may also carry at Its option additional special extended Ss | | 
a pee ees coverage endorsements. Such Insurance coverage by Landlord shall ee rs ce 

ae me ee exclude Tenant's merchand!se, trade fixtures, furnishings, equip- ee te a - - 

coup —— ee sy ee ment and all other personal property of Tenant but shall name _ - Be 

ee Tenant as an insured for that portion of the value of Improve- — oe ps 

i ees ee ' ments, and any Interest accrued by reason of the financing of the Ses : | -
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i fo TATE OF tATE OF” Da Ban Be ee 

ef COUNTY OF | | | COUNTY, OF 

Pp the forgoing Instrument was st” The forgoing Instrument was — ips es fp 

— Fo acknowledged before me this acknowledged before me this ces Posy t 
OP py = by Paes a | | ee ee | 

. foe fa vo the. oe OEE 0 oy area the — ae cS SE a Se 

ce gag behalf of sald ————“‘—s—SCOin beh F OF Sal oe ee 

JSP Sh oe a eg ON Be Se ae a Sa BEN Sages Se ge — | Pate Po 

i pee ae Notary Publle. 9.) : Notary Publle . mee i a So Ee 

i My Commisston Expires ssi My Commission Expires i si(‘“‘“C;”!!!!!C*r “es
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a [oe Re es ~ same, whether done by Landlord or Tenant, for which Tenant has Pee as pe 
| a - ee ony moe pald tm advance or upon which Tenant Is currently paying, for the | - oe | Oo ms 

| 4. ee Ng - perlod beginning | from the date of the casualty to. the time at o me - Be ee 2 poe Uses which Tenant shall again be. doing business In the premises PR 
ca Le a) prior to the end of the lease term. a ee OE a oe i ie CRS oe 

a 8 DAMAGE TO PREMISES. ESE OES OS NANG RE Jee th ese) ee a 

a ee ee a. In the event the premises or any material portion thereof or Le — 
a PS a a any adjoIning property shall be damaged by fire or other casualty | SS oe 

a op Ge. Sag ase during the term hereof so as to render the premises, Including any Ug oP ope Pas ‘common area, -untenantable, Landlord shall promptly restore the Ben SS pe ae oo same to thelr ‘previous condition, and a Just ‘proportion of the es a fF pent, according to the extent to which the premises and any common Sore Pe weer ee areas have been rendered untenantable, shall. abate, until the ee | | ER as SR ae premises shall have been restored and put In proper condition for ‘ - . fo : |. ee - oe 2 Use and occupancy by ‘Tenant, provided, however, that if the ae . / : | 

a fo damaged premises cannot be made tenantable within 120 days after =  --- © | 
ue | oe foes eS : oS the ‘occurrence of “such ‘damage, Tenant/ may” vern{nate this lease — AS & 7 at 
nae ee forthwith by written notice thereof delivered to innothnce party... Won ie ee 

i “Po es that thirty days following the occurrence of such damage, and any _ | meee eS ope 
a oa oe rent pald In advance of such termination by Tenant shall forthwith ep ee a a 

fp be refunded to It. If any authority having Jurisdiction thereof 
| oo Rees shalt determine that the premises or any bullding of which the | - os ee : ae BR iri teen ot mie ee eels 

eee ee ee _ damage this lease shall terminate at the option of Tenant and any Oe ee oe 
a Te ee ke rent pald In advance of such determination by Tenant shall be Noe Eo ES 

j POPE es ee refunded to It, ake ee ee eee Coen nS od se ee Ses a 

oe ee | a b. Landlord and Tenant hereby release and discharge each other and WE te en ee Jo ee ee ee any employee or representative of each from any liablilty what- EPO Re es 

Sy ee soever hereafter arising from loss, damage, or Injury caused by eo ee ee . po po ee fire or other casualty for which Insurance ‘Is required to be oe ves” | Soe as 
ee ee carried hereunder by the Injured party at the time of such loss, - ar eee vs E fp TE damage, or Injury to the extent of any recovery by the Injured (ss ae 

fo Ce party ‘under such Insurance, provided such Insurance permits a oa a Tee s - fe water oF Ilability and subrogation rights. ee a a eee ee eon 

q de ee dae EMINENT DOMAIN, = ee ee ee 

a oo “ If the whole or any part of the premises or any bullding In which — “Pg ee ee ae 
i Ce es the premises are located, or more than 25% of any parking area - es See Se. ye a 

of a Ee which Is a part of the premises, shall be taken by or conveyed to ee Sn eo - . - Bee oe a any. public authority under the power of eminent domain or by. a ee ee de wo 
to Sug go ws private purchase In lieu thereof, Tenant/may terminate this lease ae oes 

i } forthwith as of the date possession of such premises shall be © po | |. Z “ mo : & ; S : delivered to such condemnor or purchaser and “any vent. paid In ao oe " ; - - oo 

i fs eee ‘the event Tenant/shall not exercise such option, Landlord shall ee ae fo 

; Ob hogs phen , me ne | | wg hie ees ee ee
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| fo immediately make all necessary repairs and Improvements to the |. 
| SEES INRS | premises and any bullding and common areas of which the premises - oe: ss oe fe 7 

: »  |- Bae ee are a@ part to restore the same to a complete architectural unit. | ae . melo 

| i es | of amy part of the premises not taken under power of eminent we ee oe 
a - cone domain, unttec the same terms and conditions hereof, provided that oe Re ES Jo 

Beek e res Bo ea on the rent reservet\hereIn shall be reduced In direct proportion to oe | - . 7 | cs 
i ees es the part of the premtses so taken by eminent domain. Both the fe ee ee cee 

“Ce ce a x o : _ Landlord and Tenant shall “be entitled to proceeds. arising from a | ee - 

| CEP ae BES condemnation or the threat the eof, In accordance with thelr ees ee ae a ee | 

| 2 a ees pective Interests te po—pcomls< md Nothing contained hereIn -— a po 
Bee ee eS oo oghall be deemed or construed to prevent Landlord or Tenant from — | & es oypec* 

| ee eee ee enforcing and prosecuting a clalm for the value of their respec- SESS re = - 

| cue Pe oe re tive Interests In a condemnation proceeding brought against elther oe eee fp : 

| : Spee a under a power of eminent domain, except the Tenant shall only have _ ee rs oe 
- LEP a enh his own claim for condemnation, damages or losses, and shall not ey Pe (ere ee 
OA SRB peeks ee ae fos participate in Landlord's claim. gh - os ao - pa 

Sl In the event the premises or any rights therein shall be levied on Ca acs - — | - 

ee Sg cake oe. by execution or other process of law by a creditor of elther. . j oe oe fine | me 

eb es ae ESS party, or If elther party shall be adjudged bankrupt or Insolvent, Oo bbs SP PS ee 

fi. eda oo. or’ Tf any receiver shall be appointed for the business and ne oe to : 

fo property of elther party, or If any assignment shall be made of = |. J 
ae ooo -. efther party's property for the benefit. of creditors, thereby oe a | ae SS 
i Ee diminishing any right or privilege granted by this lease to the Sn EE ss 
LD RE a uo! other party, then the other party may terminate this lease forth- Op ae 

Nether party hereto shall be required to perform any term, condi- ; - wes Oe Powe a 

| AUR ty thon, or covenant of this lease “during ‘such time performance, mS ee Se es Ee 

fatter the exercise of due diligence to perform, Is delayed of = | | 
ee a oe - prevented by acts of God, civil riots, organized labor disputes, > eee - abe 

- open oe ee, - or governmental restrictions. Nelther party shall be excused from ee CE are 
a eee performing any term, condition, or covenant of this lease because - oo ee eee 

Re Pe ae of any act or omission of such party. | ey a pea es ages eng - ep 

i | 22, WARRANTIES AND REPRESENTATION BY LANDLORD. = 

i he In addition to any other warranties and representations by Land-_ ee oo Sate vi PRR 
Re eee lord contained herein, Landlord expressly warrants and represents = Se es 

| Bee ee et OE Od that the premises are properly zoned and Improved, to permit. : oe ae Bee ns 
ae Oe the use thereof by Tenant for Its purposes stated In this lease, Sogn HONE Pee 

ce Be SS | ie Be | Ge BE rn oe Ee a a ie vey ea ba Oe
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pe that Landlord has ‘not covenanted or agreed with anyone to cee te fp 

| oe ee restrict the use of the premises for Tenant's purposes and Land- | ne oe 

i od a | Be lord knows of no covenants, agreements, or restrictions affecting | So “SPR EDs po 

fo tthe premises which would prohibit or restrict such use by Tenant, = Jo 
p So 2 and pa, ey ee eS : ees ee | 

i SPS ee ltl. that Landlord owns the premises and any bullding of which the oo 
ee emcee ae premises are a part and has the right to lease the premises to HE a ee ak 

; of ae ES 23. BROKERAGE COMMISSIONS. ss JS ys hy Se fp 

25 Minn ee Landlord shall defend, Indemnify, and hold Tenant harmless against | | we ; cts ver ead 

i Po any and all claims of or llabiility for any brokerage commissions — CEES ERE SR RE a De 

- oe or finder's fees related In any way to Tenant's lease of the. 7 ; EP ee 

Po ee EES ee premises or any part thereof, except any brokerage commission Tenant — oe ee: ee - 

- himself may have incurred. os en te a ee fesgn yp Se 

fo a QUIET ENJOYMENT BY TENANT. 00 oe ee pt » 

Te ess once eo Landlord covenants that If Tenant performs all the terms, “ oe SPER Se LPs | 

a pe . .  gonditions, and covenants of thls lease to be performed by Tenant, = eo en 

fo Tenant shall peaceably and quietly hold and enjoy the premises for eg Sp 

a oe. Tenant's purposes for the term hereof without hindrance or Inter es 
i po ee ae ruption 7 oS oe a ae & : a : | fo | 

Jo 85, SUBORDINATION TO LANDLORD'S MORTGAGE AND ATTORNMENT. 2 

i (ek ee Pe ca eo Tenant, at Landlord's request, shall subordinate Tenant's — a [ie ees 

Po terest hereunder In writing to any llen or mortgage now or ~ ee Bee pe 
ee SS hereafter placed on the premises and to ail advances made or re foe. 

ee Bs hereafter to be made upon the security thereof, provided that such fe 

oP ol ‘llenee or mortgagee shall agree In writing that Tenant's rights ee ee ee 

AP es hereunder shall not be diminished In any way because of such len OC 

ep Deke: oe by Im the event the premises are sold by foreclosure or power of | Oo Pe 

bo gale under any llen or mortgage of Landlord, Tenant, at the option foo | 
oo en ee Sage: and request of the purchaser shall attorn to the purchaser and ee eh eS a: pe ce 
PS ge oS _. recognize such purchaser as the Landlord under this lease provided =  —Ss 
CPR ge es that Tenant's rights hereunder shal] be acknowledged and agreed to : pie oe | os 

4 po wetting by such purchaser. _ | BERT BES SE gs es 

fo 26, SALE OF PREMISE BY LANDLORD. Oo NeR ES BO OR tei ee 

i fp ee Pu ee the purchase~< the premises during the terms or any extension of. a ee oe : . ere 

OP con, the term of this leasé;—tenant shall have the option to purchase fe 

fo the premises first, for a perlod Of-thicty days after notice of © fou 

fee 7 ee, such offer Is recelved by Tenant, on the same term nd conditions - Bee ys fee reel eee 

Lo ee | es ee ls ee # : COT Dek fa ES es a ee ee ep oO ae a | Tu ene So Eee ae
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wpa oS oe _ purchase recelved by Landlord even though Tenant does nofe€%Kercise. a cs | 

: ES re - Its option upon a prior offer and the premises 2 not sold. In. a i Se . a 

: - Se oo the event Tenant does not exercise Its optier at any time and the ere oe eee 
a ae (ee ~ premises. are sold to a third par 5 Tenant's ‘option hereunder Pe a m oo 
ae eS pee ees re shall remain. in effect as eC “any written bona. fide offers to : ee : 

i of . ee eee purchase recelved bys ¢h third party. Both Landlord and third eh eee Se cups Bales 
poe ee | ee party purcha ee“shall glve notice of the terms and conditions of Wei RP 
ee eg gee any © fe to purchase received to Tenant within five days of the = ae eee po 

i | 87, ASSIGNMENT AND SUBLEASING BY TENANT. 2 

i pe oe oes ay Anything contained in this lease to the contrary notwith- : oS : ae ee we | 
Peet gee re. standing, Landlord agrees that without its consent, this lease and 2 os oe 
se ee ee ‘the right, title and interest of the Tenant thereunder, may be aie me ere es 

S Jo ce _ assigned by the Tenant to DominogPizza, Inc., a Michigan cOrpO- pe 
po ation, or its designee, provided that said Domings Pizza, Inc, 0 
| shalt execute such documents evidencing its agreement to there; 
OP ees es after keep and perform, or cause to be kept or performed, all of | es eB a 

i | the obligations of the Tenant arising under this lease from and 
a “ley eas ae after the time of such assignment. ne a pS eee 

See a If Tenant falls to pay any rent or other charge due hereunder fp 
as Sa. eae within flfteen days after written notice of such default shall sees a ee po 

; & OE eee Se have been received by Tenant, or If Tenant falls to perform any. oe a : 
Jo Seas oe other term, condition, or covenant of this lease for more than 7 ees ee 

os fo rece thirty days after written notice of such fallure shall have been ee Petey Bales 
ee OE _ recelved by Tenant, unless the cure of such fallure requires more oo PRS | po 

i of ce ee ae than thirty days and Tenant Is dl ligently pursuing such cure, Le oy e 
[oS Sg A See Landlord shall then have the right to pursue any right or remedy oe ao ee 
pe ee to which Landlord ts entitled, under applicable law or this lease, WS a : we epee 

i |. area eee for such fallure. ee : Te Eee ee cp ees pee ae 

| Aye | ee ee — be Landlord shall give written notice to DominosPizza, Inc., a mE Sete ek, ae 

Pe Michigan corporation, (concurrently with the giving of such notice = HO Esher 
i od - { ACES RY te Tenant) of any default by Tenant under the lease and the said | ee ES oo oe fo ce 

Ce a — DomindPizza, Inc. shall have, after the expiration of the. Po eS ee See ne 
Oe ee oe period during which the Tenant may cure such default, an oes | ; fe ee ee ee 

i 4] me aoe - ee or additional fifteen (15) days to cure, at its sole option, any such” oes ae 7 poe 
Co Pe ee default. Se Hope Agen oe a 2 oe i me : oS | — SE po cus 

7 oe oo? he 29, “NON-WAIVER OF DEFAULT. _ | - ns Bo SUSAR nha Bee oe Se ae agg | wel 

i ue ee ou - oo Walver. of any breach of the terms, conditions, or covenants of 2 oo - See ee ; ee 
eee ee te this lease or the nonperformance of the same for any particular _ ae oo ws 7 

; fo EN OS i Os Sh - time shall not be construed as a walver of any. succeeding breach ee co
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Ee — oe of the same or another term, condition, or covenant hereof, and ee eee “a 
Be ee _ the consent, approval, or acqulescence by Landlord or Tenant to a Ee, 
(Oa any breach shall not. walve or render unnecessary such consent or | pe 

e oe approval to or of any subsequent similar breach, 0 Pe 

i fo moe Pn use If Tenant. holds over after termination of this lease, the tenancy en Be EP ee 
po A thereafter shall be from month to month, subject to all terms, | eg 
i ee eee EE eS TE - conditions, and covenants of this lease. — Sa PONS ee Ae etek he 

fo RECORDING OF LEASE, = i ti isis a oe Pe 

wy Bee i oe fons Tenant shall. not record this lease without written consent of DO a oe Pee - Landlord, however, upon the request of either party hereto, the [one 
Pe ee, other party shall Jotn In the execution of a memorandum or so oe ee ee 
Oe called "short form" of this lease for the purposes of recordation no me 

a | ee eee on such form as required for recordation. oe ee rr ne we Pee 

Pe ee 32, ENTIRE AGREEMENT. Ce re os TP i Eid os 0 ae 

i : gS pe ae This lease shall constitute the entire agreement of the parties. _ | oe TS 
ferret and any prior agreement between the parties relating to the ee a oe 

a a premises, whether written or oral, 1s merged herein and shall be- me a re eee 
: pee se ee of no. separate force and effect and this lease shall only be. SRS en ae Me 
ee changed, modified, or discharged by agreement In writing stgned by 0 aoe 
Pee Ug eae = both parties hereto. | Pos ER oe BE ee oe ee ot So - , | 

; fo 33 EXERCISE OF RIGHTS AND NOTICE. ee ee ee eee ee 

‘ cee uae ee The exercise of any right or privilege by a party hereunder shall | : | 8 oben Le 

i fo be made effective by the personal dellvery or by the malting of a | : Ce ty Se written notice of ‘such exercise to ‘the other party unless a | Oe eS a fe | 
a a oa ee = speci fle provision of this lease provided otherwise, Such malling | oes oe Pe 
| or the matiing of any other notice required or permitted under ee 
fo ths lease shall be made by registered or certified United States ee pe 

le Neo set forth above or such other address of which notice has been oh nS | es 
i poe pO oe oo glven In writing, ese es ee eee Cees OUR SELL SEE SS oe / 

Pe This lease shall be governed by, and construed In accordance with —_- Be Be eee eee the laws of the state In which the’ premises are located. If any AG dee Ss 
ot a provision of this lease or the application thereof to any person OR es LP 

a ee ee or circumstance shall, to any extent, be Invalid or unenforceable, ee US 
ap the rematnder of this lease shall not be affected thereby and each
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ee eee provision of the lease shall be valid and enforceable to the 7 fo ae ee ee ee cS fullest extent permitted by law, | a ee ee ; fo 

qi ff 5, BENEFIT OF AGREEMENT, =” ee ee 

Pp) Ce ane : The terms, conditions, and covenants contained In this lease shall a a vee ee eee ee — Snsure to the benefit of and be binding upon the parties hereto, = = fe 
fe tet respective heirs, administrators, executors, representa- _ ne | 

fo WITNESS: WHEREOF, Landlord and Tenant have signed and sealed = ft 

f wpe RM In presence of: ee ee LANDLORD: Soy ONE de Es 4 

The SA Conprghitn 

eae oo mo : oes SS eo _ BE oo By as ee __/}_. i: Oe EN, Poo 

OS es BOG i ee a George MACK PATERSON ! LICK PA IERSON I ee re 

PES Sor i ey Oe ES Sg Ate, Me Sas a tt« MA VE ATUMary 4 ee ee 

i poe oe Be: LANDLORD'S ADJACENT PROPERTY. == sss ee 
po MS GRE ots ae RT In the event Landlord developes the vacant property that Landlord owns = = [| coh DS Gre adjacent to these premises and as a part of the development demolishes said a SEs Be SE ag premises, then Landlord shall offer Tenant equivalent space in the new build-' | ee ee Pe Po ing at the same rent and terms as other tenants in said new building. Land-~ 0 0 0 02 2 fe Jord will reimburse Tenant for 1/120 of Tenant's remodeling expense for each Oe Se BP month left on the 5 year lease and/or 5 year option remaining at the time = ke Epos on hee Sen ‘Tenant moves from said building pursuant to this Paragraph, slates ge RS aS me De ee 

i fo 57, costs oF ENFORCEMENT. col Seg GP oe 
i the losing party shall pay upon demand all costs, charges and expenses —t™” Pe 

ee _ including attorney's fees incurred by the other party inenforcing its 9 00 0 . re obligations under this lease. | Oe wag EE SE Bees CEES gees oe SS Pe OE



| 

1 
| 

5 

5 

i | 

1


	Blank Page



