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———— 4610 University Avenue, Suite 105, Madison, Wisconsin 53705, 608-233-6400

June 1, 1987 :
James A. Graaskamp, Ph.D., S.R.E.A., C.R.E.

Jean B. Davis, M.S.

Mr. Alfred E. Anding, Jr.
A.E. Anding Estate

5900 Monona Drive, Suite 401
Monona, Wisconsin, 53716

Dear Mr. Anding:

With this letter we are transmitting our appraisal of the property located at
515 and 525 University Avenue in Madison, Wisconsin. The date of the appraisal
is 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 date, are owned by S & A Corporation, in which A.E. Anding, Sr. is the
sole stockholder.
It should be noted that the subject property is utilized for two separate
operations: 1) a carry-out pizza franchise known as Domino's Pizza 1located in
the first 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
- at 515 University Avenue. These are considered interim uses for this property
H 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 1s 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.

Subject to the assumptions used throughout this report and to the limiting
conditions contained herein, we have determined that the Market Value of the

subject property, as defined herein and subject to existing contract rents, as
of December 25, 1986, is:

l~ ONE HUNDRED EIGHTY-FIVE THOUSAND DOLLARS
($185,000)

This value assumes the buyer will obtain third party institutional financing
with cash to the seller and the buyer will pay the cost to cure the parking 1lot
’ : code violation which is estimated to be $35,000.

Thank you for the opportunity to be of service. Please call if you have
questions.

FOR LANDMARK RESEARCH, INC.

ll | o7 ,4§j;2az44ééﬂi7f/§;éaﬁﬁi~ 73527.Aﬁ22zv‘¢=v‘

mes A. Graaskamp, Ph.D., SREA, CRE Jean B. Davis
Urban Land Economist Real Estate Analyst/Appraiser
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IT.

THE PURPOSE AND DATE OF THE APPRAISAL

The purpose of this appraisal is to estimate the Fair Market Value of the
defined property interests of the property described herein, as of the
date of death of Alfred E. Anding on December 25, 1986. The property
interests, as encumbered, on that date were owned by the S & A Corporation
in which A.E. Anding was the sole shareholder.

THE DEFINITION OF FAIR MARKET VALUE

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]

The most probable price in cash, terms equivalent to cash, or in
other precisely revealed terms, for which the appraised property will
sell in a competitive market under all conditions requisite to fair
sale, with the buyer and seller each acting prudently, knowledgeably,
and for self-interest, and assuming that neither is under undue
duress.

Fundamental assumptions and conditions presumed in this definition

are
1. Buyer and seller are motivated by self-interest.
2. Buyer and seller are well informed and are acting
prudently.
3. The property is exposed for a reasonable time on the open
market.
y, Payment is made in cash, its equivalent, or in specified

financing terms.

5. Specified financing, if any, may be the financing actually
in place or on terms generally available for the property
type in its locale on the effective appraisal date.

6. The effect, if any, on the amount of market value of
atypical financing, services, or fees shall be clearly and
precisely revealed in the appraisal report.

(1]

American Institute of Real Estate Appraisers, The__Appraisal of _Real
Estate, Eighth Edition, Chicago, IL, 1983, p. 33.
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ITI. DEFINITION OF INTERESTS TO BE APPRAISED

A'

Location of Subject Property

The subject property consists of two unique properties. One 1is
used as a parking lot at 515 University Avenue and the other is a
two-story building at 525 University Avenue with the first floor
currently leased to Domino's Pizza and tenant parking at the rear
of the building. (See Exhibit 1 for the general location of the
subject property in Madison.)

After analysis of the physical and dynamic attributes of the site
and its neighborhood, the appraisers have determined that the
total property should be valued as an assemblage of 515 and 525
University Avenue. Plat maps featuring each of the two

properties and total assemblage are found in Exhibits 2, 3, and
4,

Legal Description

The property 1is identified by the following legal descriptions
and tax parcels numbers:

1. 525 _University Avenue

Lots 1 and 6 of Hass Replat of Lot 3, Block 11, University
Addition, and of Lots 7 and 8, Ready's Replat of part of
Block 11, University Addition to the City of Madison, in the
City Madison, Dane County, Wisconsin.

Tax Parcel Numbers: 0709-232-1108-4
0709-232-1113-3

2. 515_University Avenue

Lots 2, 3, 4, and 5, Hass Replat of Lot 3, Block 11,
University Addition, and of Lots 7 and 8, Ready's Replat of
part of Block 11, University Addition to the City of
Madison, in the City of Madison, Dane County, Wisconsin.

Lot 4, Block 11, University Addition to Madison, in the City
of Madison, Dane County, Wisconsin. ‘

Tax Parcel Numbers: 0709-232-1105-0
0709-232-1106-8
0709-232-1107-6
0709-232-1114=1
0709-232-1105=2
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Tax_Assessment Data as of Japuary 1, 1986

The subject property is comprised of seven tax parcels. Two
parcels underlie the Domino's Pizza property at 525 University
Avenue and the remaining five parcels compose the rental parking
lot at 515 University Avenue. A summary of the tax parcels, the
assessed values as of January 1, 1986, the real estate taxes due
in 1987, and the special street improvement assessments are found
in Exhibit 5. The payment schedule for the special street
assessments are also included in Exhibit 5.

Owner_of Record

The owner of record of the subject property as of December 25,
1986, was S & A Corporation of which A.E. Anding, Sr., was the
sole stockholder.

Encumbrances

The property is owned free and clear of mortgage debt as any
existing debt is neither assumable or assignable. However, title
is encumbered by two leases and a serious building code violation
for which the owner has been judged guilty, fined, and for which
the cost to cure is estimated to be $35,000 as detailed 1later
within the report.

As of May 13, 1987, the cost to satisfy the judgement totals
$929.85 for costs, fees, and interest charges. (See Appendix A
for 1letter to Donald R. Huggett from the City of Madison
regarding the judgement totals.) Sixty parking stalls are leased
on a month-to-month basis and are regarded in the appraisal as a
temporary license and not as an encumbrance on the property. The
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.

There 1is a lease to George Mark Patterson II for T'approximately
25 percent of the total building area" (as per lease) for a
carry-out pizza franchise known as Domino's. The lease is for
five years from August 1, 1983 through July 31, 1988 with a five
year renewal option. The lease provides for the rent to be
indexed to the change in the Consumer Price Index (CPI) after the
first 30 months of operation. A second lease is to the Hansen
Advertising Company for five vyears from April 1, 1984 to
March 31, 1989 The texts for the two leases are provided in
Appendix B.

IV. THREE YEAR TRANSACTION HISTORY

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

correspondence from the attorney shown in Appendix A. Other 1liens
which remain will be detailed below. THERE HAVE BEEN NO SALES OR
TRANSFERS OF THE SUBJECT PROPERTY WITHIN THE PAST THREE YEARS.

APPRAISAL METHODOLOGY

The appraisal process seeks, as a conclusion, a defensible benchmark
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 is added the cost of duplicating the improvements. The
result is reduced by the physical, functional, and locational
obsolescence to arrive at value by the Cost Approach. This approach
is appropriate only for recently improved real estate.

The Market Comparison Approach consists of identifying sales of
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
subject property. From the results of this analysis, the most
probable price of a transaction involving the subject property can be
inferred.

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 are
estimated from past operating results as well as current market and
financing conditions. The discounted amount indicates the value of
the income characteristics of the subject property.

SITE DESCRIPTION

The subject property as defined in the map in Exhibit 4 has a total
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
approximately 30,000 square feet in a nearly rectangular assemblage.
It 1is 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.

The site is wvirtually 1level and no soils tests or foundation
limitations were provided. A crack in the poured concrete foundation
on the east side of the existing building suggests a slight problem
regarding the bearing capacity of the existing soils. (See photograph
in Exhibit 7.)

Auto access from University Avenue is hampered because University
Avenue is a one-way, heavy traffic artery going west with a designated
bike lane contiguous to the subject property going east. The bike
lane is demarcated by a concrete curbing which is only slightly raised
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

4




University Avenue in front of Domino's Pizza. Therefore the primary
access to Domino's Pizza is from the Conklin Place alley off Frances
Street to the parking area at the rear of the building. A departing
customer from Domino's Pizza can only drive east on Conklin Place and
then turn right on Bassett Street, a one way street. Renters of
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
via Conklin Place and Bassett Street. Therefore the primary entrance
to the parking lot is also from the Conklin Place alley via Frances
Street. Despite the high traffic volume, the excellent visibility to
passing vehicular traffic, and the proximity to the University Avenue
pedestrian artery, the lack of accessibility makes it difficult to
capture any commercial value for the site.

Pizza sales from Domino's Pizza are primarily the result of telephone
delivery service or from limited walk-in pedestrian traffic. There is
no sit-down space provided inside Domino's Pizza to draw pedestrian
diners.

For purposes of this appraisal and the need to find comparables sales
for two separate property uses, the assemblage has been subdivided
into an eastern portion which is currently used as a monthly rental
parking lot, referred to as 515 University Avenue, and a western
portion, referred to as 525 University Avenue, consisting of Lots 1
and 6 on which a two-story commercial structure is located with a
‘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
the old parking lot provide a partially paved and nonconforming
surface for the rental parking operation. The parking lot does not
meet Madison code.

The City of Madison ordinances control parking areas in terms of storm
water drainage coordinated with paved surfaces, landscaping and proper
lighting. (See Appendix A for excerpt from the Madison code.) As
reported earlier in Section IV the property owner has already been
judged guilty of several code violations on these matters and the cost
to cure is a condition of removing the code violation lien to provide
marketable title presumed 1in this appraisal. The cost to cure is
estimated to be $590 per stall or $35,400 which is rounded to
$35,000. The cost to cure is taken from cost figures provided by
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,
some lighting, landscaping and drainage. The lower cost is used as a
minimum to meet code requirements.

VII.BUILDING DESCRIPTION

The two story structural concrete building was built in 1913 according
to the records in the assessor's office. The structural floor is
concrete deck and frame, and the exterior walls are finished with face
brick. The roof is a flat three-ply asphalt mopped roof finished with
tar and gravel and is in average condition. The cracks in the
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concrete foundation indicate there may have been soil instability at
some time. The building's mechanical systems consist of gas-fired hot
water heat with central air conditioning for the first floor only. An
old style freight elevator serves the full basement and the first and
second floors. The basement 1is used by one of the second floor
tenants as an appliance repair area; it 1is basically unfinished
although the floor 1is tiled and the walls have been painted. A
basement bathroom is reported to be unused.

The building measures 41 feet at both the front and the rear. The
east side measures T4 feet in length and the west side of the building
is 64 feet in 1length. There is a one-story storage area which
measures 10 feet by 20 feet at the southeast end of the building
adjacent to the parking area. The first floor has a total gross
building area 2,803.5 square feet; the basement and the second floor
each contains 2,603.5 square feet of gross building area.

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
floor appears to be modern and in good condition. The office is
older, but functional. The back entrance area is in poor condition
and 1is 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
showing the layout of the first floor and Exhibit 7 for photographs of
the subject property.)

The second floor consists of a large room with a makeshift open
kitchen area, a small living room, and a bathroom. The space is
currently occupied by musicians, artists, and other tenants. The
lease was originally with a tenant who planned to install a cookie
factory 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
rent than had been contracted. (See Exhibit 6 for a sketch of the
second floor layout.)

MOST PROBABLE USE AND MOST PROBABLE BUYER

Despite proximity to high traffic and pedestrian flows, the access to
the subject property discourages retail use or commercial office.
Therefore, the assemblage would be most likely for the development of
student housing, possibly with a change in zoning from C2 Commercial
to a Planned Unit Development (PUD). However, a major student
condominium  project is planned for the 600 block of University Avenue
at the same time that the University of Wisconsin is trying to reduce
enrollments. Therefore, redevelopment should be postponed until the
success of the 600 block project is known and University policies have
stabilized. In that context the interim use of monthly rental parking
on the vacant portion of the site and the use of the obsolete
commercial building for a home delivery pizza business are the most
probable current uses.
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The most probable buyer would be a Madison firm which specializes in
student housing and multifamily rental development for syndicated
equity investors.

THE VALUATION OF THE SUBJECT PROPERTY

The appraisal process calls for three independent methodologies which
are the Cost Approach, the Market Comparison Approach, and the Income
Approach to Value to be applied to each subject property where
appropriate. Since the Cost Approach is not relevant to an older
building with certain elements of functional and economic obsolescence
and the current improvements to the parking lot are nonconforming, the
appraisers must rely upon the two remaining approaches to value. The
Market Comparison and Income Approaches will provide benchmarks of
value which most probable buyers will attach to this type of property
in transition.

In this case, primary reliance should reflect an Income Approach to
Value for this commercial property, BUT that current use is an interim
use while investors wait for University enrollment and development
plans to wunfold. THEREFORE, primary reliance must be on the Market
Comparison Approach which utilizes comparable market transactions made
in anticipation of a change of use or a deferment of investment
potential and 1less reliance must be placed on the Income Approach
which reflects only current income from the property. For the
purposes of this appraisal, the Market Comparison Approach utilizes &
price per point per unit method of comparison and the Income Approach
utilizes a five vyear forecast of cash flow from interim uses as a
basis for determining the present value of the income stream and the
future reversion value.

A.  Market Comparison Approach

The Market Comparison Approach, based upon the principle of
substitution, assumes an informed buyer will pay no more and an
informed seller will accept no less than the price paid for a
property of similar utility, given a comparable sales transaction
that fits the criteria used in the definition of Market Value as
presented in Section II of this report.

1. The Property _at 525 University Avenue _Known _as__Domino's
Pizza

The sale of 29 commercial properties which have occurred
since 1984 and which are located along main streets in the
central «city were found and the properties most comparable
to the subject property were selected, based upon the
following criteria:

a. Built between 1900 and 1930 with two to four
levels of developable space.




b. Constructed with heavy duty masonry walls for
light industrial use.

c. Purchased for adaptive reuse or continuing
adaptive reuse created by seller.

d. Located along a main thoroughfare near the
central city. :

e. Zoned commercial at the time of sale.

Four properties which sold between September 1984 and
November 10, 1986 were selected as being most comparable to
the subject property. Comparable Sale No. 1, built in
1925, and located on the curve of West Gorham Street which
leads into University Avenue had been the home of the
publishers of the Progressive Magazine for many years. The
upstairs was used as two apartments at the time of the
sale. The property was purchased by the YMCA to be used as
a social club for persons with special needs. A kitchen
was constructed on the first floor to provide meal service
to the club members. The favorable land contract purchase
price and terms of $135,000 was adjusted to a cash
equivalent price of $120,000.

Comparable Sale No. 2, built in 1919, had most recently
been an Army Navy store and was purchased for cash by
Research Products Corporation which is headquartered in the
area for future office expansion. The buyer indicated the
building will undergo a complete renovation in the near
future. Although there is a high vehicular traffic count
in front of this property, there is virtually no pedestrian
traffic in the area.

Comparable Sale No. 3, built in 1916, had been a furniture
store until the late 1970s. The first two floors of the
building were extensively remodeled in 1978 when the store
was converted to a restaurant. The third and fourth floors
do not conform to the building code requirement regarding
the proper number of exits to meet code for human
habitation and, therefore, can only be used for storage.
This property is located near many high pedestrian traffic
generators such as the Capitol, State Street, the campus
and downtown office buildings.

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




industrial building into 14 studio apartments, utilizing
both the lower and upper levels of the structure. The sale
involved an exchange and cash; both the buyer and seller
regarded $80,000 as the cash equivalent price. The
property is located one block off State Street.

Salient data about each comparable sale property and a
photograph of each are found in Exhibit 8. A map locating
the comparable sale properties is found in Exhibit 9.
Although selection criteria establish both the commonality
of opportunity and buyer motivation, within the subset of
acceptable properties there are critical differences which
cause the price in each case to vary around the mean price
per unit. These qualitative differences in important
property attributes can be recognized with a point scoring
system. The critical, price sensitive attributes and the
point scores assigned each attribute to quantify the
degrees of the variance among the comparable sales are
specified for this appraisal in Exhibit 10. The critical
variables, in this case, are the location of the property
in relationship to pedestrian traffic; the income producing
capabilities of the upper floors at the time of sale; the
ratio of land to the gross area of the first floor of the
building (parking potential); the size of the building; and
the intended use at the time of purchase.

The weight to be applied to each critical attribute has

been determined by an computerized algorithm known QP4
which searches for that set of weights which best reduces
the variance in the mean price per square foot per point.
The computer program, QP4, was developed by Gene Dilmore, a
nationally known appraiser, and the program is based upon
research from the University of Wisconsin. Through this
computerized process, recognition is made of the varying
characteristics in each property which disrupt the tendency
toward sameness in the price per unit expected by the
market comparison system. The computer output which
indicates the relative weighted scores for each of the
comparable sales and the subject property, the mean price
per point, and the application of the mean price to the
subject property are shown in Exhibit 11.

The reliability in this pricing model is demonstrated in
its ability to predict the price of each comparable sale.
As shown in Exhibit 11, a comparison of the predicted price
and the actual price of each comparable indicates an
average error of 3.25 percent with a range from 0.9 percent
to 6.8 percent. There appears to be a relatively good fit
between the predicted price and the actual price for each




comparable sale; it can be concluded that the selection and
the weighting of the price sensitive factors successfully
reflects buyer pricing behavior for this type of property.
The results indicate a value range of $17.83 per square
foot of gross building area (GBA) to a high of $19.51 per
square foot of GBA. The mean price of $18.67 per square
foot of GBA 1is wused to value the vacant site at 515
University Avenue.

THE MARKET COMPARISON APPROACH, THEREFORE, INDICATES THAT
THE IMPROVED SITE AT 525 UNIVERSITY AVENUE KNOWN AS
DOMINO'S PIZZA WITH 4,800 SQUARE FEET OF GBA AND A WEIGHTED
POINT SCORE OF 3.00 HAS AN ESTIMATED MARKET VALUE OF
$90,000, PLUS OR MINUS $4,000, AS OF DECEMBER 25, 1986.

The Property at 515 University Avenue Used as_a Parking Lot

A search of the urban Madison area for comparable vacant
sites yielded 12 sales which had been transacted between
1981 and 1986. The four comparable sale properties most
like the subject were selected to serve as a benchmark for
the Market Value of the subject site. A premium price was
paid by the contiguous property owner for an 8,712 square
foot site at the corner of West Gorham Street and North
Broom Street. The lot has since been cleared of an old
building foundation and improved as a surface parking lot.

The second sale of a 6,159 square foot corner site at
Regent Street and South Orchard Street, was purchased in
1981 as the site for a fast food franchise. The buyer had
to pull the gas tanks from this old gas station site to
ready it for reuse.

An assemblage was completed in 1983 of two parcels for a
total of 27,589 square feet on the corner of Regent Street
and North Mills Street for the construction of a Hardee's
fast food restaurant. The site has good visibility and
access from the two streets, each of which allows two-way
traffic.

The fourth comparable site, purchased in 1982, is 1located
on the corner of West Washington Avenue and South Bedford
Street. The site has an area of 16,665 square feet and is
the site of a new credit union building.

The details of each of the four comparable sale sites are
found in Exhibit 12 and are located on a map found in

10




Exhibit 13. No adjustment has been made for the year of
sale. The double digit inflation of the early 1980s had
the greatest impact upon the cost to construct and the cost
to finance new projects; in contrast, the price of vacant
land has remained relatively stable in areas of slow or no
growth in downtown Madison. Therefore, no adjustment is
made for the time of sale.

With a limited degree of comparability, it is necessary to
adjust for differences between the comparable sales and the
subject  property for factors apparently influencing
investor buyer calculus. These selected attributes and
point scoring system for differentiating among the
comparable sales and the subject property are provided in
Exhibit 14. The same computer program, QP4, is used to
solve for the optimum set of weights for the price
sensitive attributes to produce a pricing algorithm which
best predicts the actual sale price of each comparable

sale, If the algorithm closely replicated the prices

actually paid for the comparable properties, the appraisers
then assume it would also anticipate the probable price of
the subject property when the subject property is scored
with the same weighted point system The results of this
process are provided in Exhibit 15. 1In this case a very
tight distribution is achieved, with the variance between
the predicted price and the actual sales price of one

comparable sale at 1.8 percent and the other three less .

than one percent. The results indicate a value range of
$5.64 per square foot on the low side to a high side of
$5.81 per square foot of land area. The mean price of
$5.73 per square foot of land area is used to value the
parking lot site at 515 University Avenue.

THE MARKET COMPARISON APPROACH, THEREFORE, INDICATES THAT
THE VACANT SITE LOCATED AT 515 UNIVERSITY AVENUE AND
CURRENTLY 1IN USE AS A PARKING LOT, WITH 23,171 SQUARE FEET
OF LAND AREA AND A WEIGHTED POINT SCORE OF 2.0 HAS AN
ESTIMATED MARKET VALUE OF $133,000, PLUS OR MINUS $2,000,
AS OF DECEMBER 25, 1986.

The Income Approach

The Income Approach combines the present value of cash flows to
the equity investor during the project holding period with the
Jjustified mortgage amount based on property income. The premise
is that investment value is the sum of the present value of
benefits to the owner plus the original balance to the loan
since a loan is the present value of all the interest and
principal payments due the lender under the financing contract.

1




The Income Approach, using the discounted cash flow methodology,
begins with a determination of revenues and expenses which solve
for net operating income (NOI) during a five year projection
period. In this case, revenues consist of the sum of the
monthly rents from the parking stalls, the contract rents from
Domino's Pizza, and the month-to-month rent from the second
floor apartment. Also included in the revenues is a contract
rent from the Hansen Advertising Companies for an outdoor sign
at the east side of the Domino's building. The revenues and
expenses projected for 1987 are detailed in Exhibit 16 with
extensive footnotes to explain the terms of the leases and the
assumptions wused to forecast the revenues and expenses over the
five year holding period. A summary of the five year forecast
of revenues and expenses is found in Exhibit 17. An inflation
factor of three percent is used to forecast the increases
indexed by the Domino's lease. The following expenses are also
inflated at three ©percent per vyear: insurance premiums,
utilities, and maintenance and repairs. Property taxes are
assumed to increase at five percent per year because of the
increased shifting of the tax burden from the state to the
municipalities 1in the form of decreased aids. Management fees
for the building are five percent of effective gross revenue

To convert the projected NOI to a capitalized value, the
appraisers have used an after-tax discounted cash flow model
called ATV (After Tax Valuation), ATV was developed by an
appraiser, Robert Martin, for appraisers and is marketed by
Valusoft and Micromatix, Inc. The assumptions used to establish
the impact of third party, first mortgage financing, the
depreciable base for income tax advantage, and the requirements
for investment performance are provided in Exhibit 18. The debt
cover ratio of 2.0 and the 10 year mortgage term are reflective
of this property in transition.

The ATV output provided in Exhibit 19 indicates an Income
Approach Value of $205,621, or $205,000, rounded, for the total
site and improvements located at 515-525 University Avenue. The
relationship of the first year NOI to value must be at 1least
15.8 percent for this underutilized property whose time has not
yet come because it offers no tax shelter and the after tax
dividend to the investor is only nine percent. The value of
this property to an investor is the return on equity from the
after tax cash flow during the transition period and the
speculative opportunity for a new, more productive use when the
economic climate is more favorable for multifamily development.

12




RECONCILIATION OF VALUATION METHODOLOGIES FOR VALUE CONCLUSION

The Market Comparison Approach, which is the primary indicator of value
for this transition property, suggests a combined Market Value of $223,000
with $90,000 suggested for the 525 University Avenue parcel known as
Damino's and $133,000 suggested for the 515 University Avenue parcel
currently in use as a parking lot. The Income Approach which capitalizes
the current interim NOI from the two parcels suggests a value of $205,000.

With primary reliance on the Market Comparison Approach, this value is
weighted 80 percent in setting the value of the subject  property.
A weight of 20 percent is assigned to the Income Approach value.
A synthesized weighted average is calculated as follows:

MARKET COMPARISON APPROACH $223,000 * 80% = $178,400
(Madison area comparable sales)
INCOME APPROACH $205,000 * 20% = 41,000
(Five year discounted cash flow)
TOTAL ESTIMATED MARKET VALUE $219,400
ROUNDED $220,000

Since the appraisal presumes a marketable title, the Market Value
suggested Dby the Market Comparison Approach and the Income Approach must
be reduced by $35,000, the estimated cost to remove the code violation
lien against the subject property. Therefore, the net Market Value is
$185,000.

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
AND THE LIMITING CONDITIONS CONTAINED HEREIN, IS:

ONE HUNDRED EIGHTY-FIVE THOUSAND DOLLARS
($185,000)

assuming third party financing, cash to the seller, and the buyer will pay
the cost to cure the parking lot code violation estimated to be $35,000.
The total value as of December 25, 1986, is allocated between land and
improvements as follows:

LAND $145,000 ($6.00/SF * 30,000 SF less $35,000

cost to cure code violation lien)

IMPROVEMENTS  __40,000
TOTAL $185,000

———emma =
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EXHIBITS

FOR

- APPRAISAL OF

DOMINO'S PIZZA AT 525 UNIVERSITY AVENUE

RENTAL PARKING LOT AT 515 UNIVERSITY AVENUE
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EXHIBIT 1

MAP OF CENTRAL MADISON

CAPITOL CONCOURSE AREA-£&
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SUMMARY OF 1986 ASSESSMENTS
AND

EXHIBIT 5

SPECIAL STREET IMPROVEMENT ASSESSMENTS
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REAL ESTATE SPECIAL STREET
TAXES AS OF IMPROVEMENT
TAX PARCEL LAND IMPROVEMENTS TOTAL 2/28/87 ASSESSMENT
525 UNIVERSITY AVENUE

0709-232-1108-4
525 University Avenue $33,000 $57,000 $90,000 $2,559.32 $117.76
0709-232-1113-3
538 Conklin Place $24,800 $700 $25,500 $725.15

_TOTALS $57,800 $57,700 $115,500 $3,284.47 $117.76

515 UNIVERSITY AVENUE

0709-232-1105-0
515 University Avenue $90,300 $1,200 $91,500 $2,601.99 $204,84
0709-232-1106-8
521 University Avenue $20,600 $600 $21,200 $602.86 $104,12
0709-232-1107-6
523 University Avenue $20,600 $600 $21,200 $602, 86 $104.12
0709-232-1115-9 =
534 Conklin Place $19,900 $600 $20,500 $582.96
0709-232-1114-1
536 Conklin Place $19,900 $600 $20,500 $582.96

TOTALS $171,300 $3,600 $174,900 $4,973.63 $413.08
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EXHIBIT 5 (Continued)

- - —— 1 ——— o — - = = - — o —_—— ————— ———— A E e ——————EmEmTESZZSIZZZIozzz=z===z

PAYMENT
DUE AS OF
DECEMBER 25, 1986
ORIGINAL BALANCE DUE AS OF

PARCEL NUMBER BALANCE DECEMBER 25, 1986 PRINCIPAL  INTEREST
0709-232-1108-4 $588.75 41150 $73.59 suL. 17
0709-232-1105-0 $1,024.20 $768. 14 $128.03 $76.81
0709-232-1106-8 $520.59 $390.142 $65.07 $39.05
0709-232-1107-6  $520.59 $390.42 $65.07 $39.05
TOTALS  $2,650.13 $1,990.52 $331.76 $199.08

At the end of 1984, each property owner with University Avenue frontage was assessed
for street improvements which are treated as a capital improvement. The original
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.
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EXHIBIT 6

SKETCH OF FIRST AND SECOND FLOOR LAYOUTS

525 UNIVERSITY AVENUE

First Floor
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EXHIBIT 6 (Continued)

Second Floor
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—  Judusk Rowch, T,

EXHIBIT 7

PHOTOGRAPHS OF SUBJECT PROPERTY
LOCATED AT 515-525 UNIVERSITY AVENUE

Two-story concrete
frame, brick facade
building with full
basement located at 525
University Avenue.
First floor leased to
Domino's Pizza and

BE second floor rented as a
3l Dowmec’s ' L living area. Parking
g for tenants and
customers at rear of
building.

%l DOMINO'S PF *

L R

Western half of parking
lot at 515 University
Avenue and building at
525 University Avenve.
Note Hansen Advertising
sign which contributes to
property's income

stream. Also note median
strip which separates
east bound bus lane from
west bound University e

Avenue, but which has an . “ [l i
extended cut to allow El -»__-',j'f;ﬁi«_‘l'i!_
ingress and egress from EERED . R
the parking lot to e

University Avenue.
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Portion of eastern half
of parking lot at 515
University Avenue
looking from southeast
quadrant of site. Note
poor quality of parking
lot surface.

24

Parking area at rear of
525 University Avenue.
Note elevator tower for
old style freight
elevator.




—  Soudwork Rasarc, Tuo.

Looking from University
Avenue southeast toward
subject property. Note
parking lot at left and
alley at right between
subject property and

| Goeden's Fish Market and
& Sea Food Restaurant.

Rear entrance to 525
University Avenue.
Note face bricks in
need of tuck-pointing.




Freight elevator at rear
of building at 525
University Avenue which
travels from the
basement to the second
floor. Basement is
currently used by one of
the second floor tenants
for a small appliance
repair business.

East side of building
at 525 University
Avenue. Note condition
of brieck and the cracks
which extend into the
concrete foundation.




Interior of second
floor living area at
525 University Avenue
rented to artists and
musicians. Majority of RN
floor space is an open
area with a small
living area and
bathroom at University
Avenue end of unit.

Interior of first floor
of 525 University Avenue
leased to Domino's
Pizza. Note lack of
sit-down dining area.
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EXHIBIT 8

COMPARABLE SALES FOR DOMINO'S
AT 525 UNIVERSITY AVENUE

COMPARABLE SALE NO. 1

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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EXHIBIT 8 (Continued)
COMPARABLE SALE NO. 1 (Continued)

BUILDING SIZE: 3,936 SF + basement
First floor = 2,018 SF
Second floor = 1,918 SF

CONSTRUCTION TYPE: Brick walls with wood post and beam framing

YEAR BUILT: 1925

LOT SIZE: 5,016 SF
(38 feet x 132 feet)

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

apartments upstairs

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

’
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EXHIBIT 8 (Continued)

COMPARABLE SALE NO. 2

ADDRESS:
SALE DATE:
SALE PRICE:

PRICE PER SF OF
GROSS BUILDING AREA (GBA):

FINANCING:
SELLER:
BUYER:

RECORDING DATA:

BUILDING SIZE:

CONSTRUCTION TYPE:

YEAR BUILT:

949 East Washington Avenue

November 10, 1986
$100,000 cash

$15.43

Cash to the seller

John Hutchinson

Research Products Corporation

Warranty Deed, Volume 9081, Page 37, Dane
County Register of Deeds

6,480 SF = basement, First floor = 3,240 SF
Second floor = 3,240 SF

Concrete block walls with brick facing on
wood/concrete framing

1919
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LOT SIZE:

FRONTAGE :

ZONING:
ACCESS:
PREVIOUS USE:
CURRENT USE:

EXHIBIT 8 (Continued)

COMPARABLE SALE NO. 2 (Continued)

10,890 SF
(66 feet x 165 feet)"

66 feet on East Washington Avenue and 165
feet on Brearly Street

C3L

Off Brearly Street to parking area

Fontana Army-Navy Store

Vacant, but buyer plans future office

expansion at this location. Buyer's office
headquarters in same area.
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EXHIBIT 8 (Continued)

~ COMPARABLE SALE NO. 3

Ve

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)

RECORDING DATA: Land Contract, Volume 7234, Page 13, Dane
County Register of Deeds

BUILDING SIZE: 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 U4th
floors used for storage only because of fire

code.

CONSTRUCTION TYPE: Brick walls with wood framing

YEAR BUILT: 1916

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

FRONTAGE : 44 feet on State Street and 44 feet on
Fairchild

ZONING: Ch

ACCESS: Bus or walking on State Street which is not
open to private vehicles

PREVIOUS USE: Leath Furniture Store and Bittersweet
Restaurant ,

CURRENT USE: Kosta's Restaurant
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Raseoncly, Tuo.

EXHIBIT 8

(Continued)

COMPARABLE SALE NO. 4

ADDRESS:
SALE DATE:
SALE PRICE:

PRICE PER SF OF

GROSS BUILDING AREA (GBA):

FINANCING:

SELLER:
BUYER:

RECORDING DATA:

BUILDING SIZE:

CONSTRUCTION TYPE:

454 West Gilman Street

November 1985

$80,000 - cash equivalent price

$17.48

Cash and
relocation

exchanges

Grimm Book Bindery, Inc.
Randall Alexander

Warranty Deed, Volume 7653, Page 82,
County Register of Deeds

4,576 SF, Upper level = 2,288 SF
Lower Level = 2,288 SF
Brick on masonry bearing walls
steel/concrete framing

related to seller's

Dane

and
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EXHIBIT 8 (Continued)
COMPARABLE SALE NO. 4 (Continued)
YEAR BUILT: 1926
LOT SIZE: 3,630 SF (28 feet x 132 feet/122 feet)
FRONTAGE: 28 feet on West Gilman and approximately 28
; feet on North Frances Street
ZONING: c2
ACCESS: Off West Gilman traveling east only and off
- North Frances traveling in either
direction. No on-site parking.
PREVIOUS USE: Book bindery
CURRENT USE: 14 studio apartments
35
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EXHIBIT 10

SCALE FOR SCORING COMPARABLES ON IMPORTANT INVESTOR/USER
- CONSIDERATIONS FOR REUSE OF OLDER BUILDINGS OF INDUSTRIAL GRADE

DOMINO'S_PIZZA PROPERTY AT 525 UNIVERSITY AVENUE

LOCATION

USABLE UPPER FLOORS
AT TIME OF SALE

RATIO OF LOT SIZE TO
FIRST FLOOR OF GROSS
BUILDING AREA

BUILDING SIZE-
GROSS BUILDING AREA

INTENDED USE AT
TIME OF PURCHASE

WEIGHT

15%

20%

15%

50%

0%

— L Ul

— W LUl
Honon

Honn

—wul

37

Outside of path of

SCALE

Located in an established retail
area with high pedestrian generators
such as Capitol, offices, State St.,
and campus

Located within a block of pedestrian
generators :

In general area of
generators,
traffic

pedestrian
but not in main path of

pedestrian
generators

Finished apartment/retail space
Partially finished and/or industrial
Storage only

> 2.0
2.0 - 1.5
< 1.5

< 4,000 SF
4,000 - 10,000 SF
10,000 SF

Purchased for specific reuse and
vacant at time of possession
Purchased for current income from
tenants and future reuse

Purchased for future reuse




EXHIBIT 11

MARKET COMPARISON VALUATION
POINT SCORE ANALYSIS
FOR DOMINO'S PIZZA PROPERTY AT 525 UNIVERSITY AVENUE

l Project title: DOMINO'S PIZZA BUILDING AND LAND AT 525 UNIVERSITY AVENUE
Unit prices Search interval = 5

H LOCAT USEAB LOT/B SIZE INTEN Price

1 Prel. wts. 15 20 15 50 0 -

YOBW. GORE 3 5 5 5 5 $30.49
QY E. WASH O 1 5 3 1 $15.43
M9 STATE 5 1 1 1 $10.05
454 W. GILM 3 $17.48

w
w
w
w U U

525 UNIVERS 1 3 5 3

Weighted Matrix

Attribute LOCATION USEABLE LOT/BLDG SIZE OF INTENDED WtdScr
Initial
weights 20 20 20 20 20 100
Final
weights 15 20 15 50 0 100

408 W, GORHAM 3/ 0.45 5/ 1.00 5/ 0.75 5/ 2.50 5/ 0.00 4.70
949 E. WASHING 0/ 0.00 1/ 0.20 5/ 0.75 3/ 1.50 1/ 0.00 2.45
119 STATE 5/ 0.75 1/ 0.20 1/ 0.15 1/ 0.50 5/ 0.00 1.60
454 w, GILMAN 3/ 0.45 3/ 0.60 3/ 0.45 3/ 1.50 5/ 0.00 3.00
525 UNIVERSITY 1/ 0.15 3/ 0.60 5/ 0.75 3/ 1.50 3/ 0.00 3.00

ww —

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

Predicted Price Actual price Error % Error
408 W. GORHAM $29.25 $30.49 =$1.208 4.1
949 E. WASHINGTON $15.25 $15.43 -$0.18 1.2
119 STATE $9.96 $10.05 -$0.09 0.9
' usy W, GILMAN $18.67 $17.48 $1.19 6.8
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- EXHIBIT 11 (Continued)

Value Range Determination: Mean Price Per Point Method

Mean price per point: $6.22
Dispersion About the Mean: $0.28
Coefficient of Variation : ' 0.05

Value Range Per Unit of Dispersion

Subject - Mean
Point (+/- One
Score Standard
Deviation)
Low Estimate 3.00 X $5.94
Central Tendency 3.00 X $6.22
High Estimate 3.00 X $6.50

Transaction Zone: Mean Price Per Point Method

Number of SQUARE FOOT in subject property: 4800

Low Estimate $85,577 or
Central Tendency $89,615 or
High Estimate $93,653 or

Coefficient of Variation

Price

" u

$86, 000
$90,000
$94,000

= 0.05

Per
SQUARE FOOT

$17.83
$18.67
$19.51

Iterations

LOCAT USEAB LOT/B SIZE INTEN S.D. Mean
Prelim. Wts. 20 20 20 20 20 1.685667 5.837456
Pass # 1 10 20 30 30 10 .3962318 5.778183
Pass # 2 15 25 20 40 0 .2804233 6.223278
Pass # 3 15 20 15 50 0 .2804233 6.223278
Pass # 4 15 25 20 40 0 .280U4233 6.223278
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EXHIBIT 12
COMPARABLE SALES :
FOR THE MONTHLY RENTAL PARKING LOT
- LOCATED AT 515 UNIVERSITY AVENUE

COMPARABLE SALE NO. 1

ADDRESS: 321 West Gorham Street

SALE DATE: June 25, 1986

SALE PRICE: $100,000

SALE PRICE PER SF OF LOT: $11.48

FINANCING: Cash to Seller

SELLER: Max Seay - First Federal Savings and
Loan

BUYER: Firehouse Joint Venture II

RECORDED: Warranty Deed, Volume 8430, Page 1,
Dane County Register of Deeds

LOT SIZE: 8,712 SF

FRONTAGE : 66 feet on West Gorham Street and 132
feet on North Broom Street

ZONING: c2

ACCESS: Located on corner with one-way traffic

INTENDED USE:

ASSEMBLAGE REQUIRED:

COMMENTS:

on both frontage streets

Purchased as parking 1lot to serve
buyers' contiguous office building

. This site 1is wunique in serving the
needs of captive buyer. Paid premium
to acquire.

To construct parking lot, the buyers
were required to remove foundation from
previous building (had burned down) at
a cost of $20,000 and build parking 1lot
for $27,000.
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" EXHIBIT 12 (Continued)

COMPARABLE SALE NO. 2

ADDRESS: 1234 Regent Street

SALE DATE: July 27, 1981

SALE PRICE: $45,000

SALE PRICE/SF OF LOT: $7.31/3F

FINANCING: NA

SELLER: ; Greenfield Enterprises, Inc.

BUYER: ; Kanso, Inc.

RECORDS: Warranty Deed, Volume 2967, Page 3,

Dane County Register of Deeds

LOT SIZE: 6,159 SF
FRONTAGE : 79.2 feet on Regent Street and 77.8
feet on South Orchard Street
ZONING: C3
ACCESS: Located on corner with one-way traffic

on .South Orchard Street and two-way
traffic on Regent Street

Ei

INTENDED USE: - Purchased as site for Taco John's Fast
Food
ASSEMBLAGE REQUIRED: None required
V COMMENTS : : Buyer had to pull gas tanks and
' demolish gas station at a cost of
$20,000
HI 41



ADDRESS:

SALE DATE:

SALE PRICE

SALE PRICE/SF OF LOT:

FINANCING:

SELLER:
BUYER:
RECORDED:
LOT SIZE:
FRONTAGE :
ACCESS:

INTENDED USE:

ASSEMBLAGE REQUIRED:

EXHIBIT 12 -

COMPARABLE

(Continued)

SALE NO. 3

1102 Regent Street

March 1, 1983 and September 24, 1983
$315,000

$11.42/SF

Cash to seller

Klein Dickert Company (Site 1)

Mary J. Schwoegler (Site 2)

Season Four LTD.

Warranty Deed, Volume 4850, Page 78,
and Volume 4263, Page 12, Dane County
Register of Deeds

27,589 SF

149 feet on North Mills Street and
185.15 feet on Regent Street

Located on corner with two-way traffic
on both streets. No barriers to access

Purchased as site for Hardee's fast
food restaurant

Assembled two separately owned sites.
Site 1 = $270,000 - September 1983 and

Site 2 = $45,000 - March 1983
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ADDRESS:

SALE DATE:

SALE PRICE:

SALE PRICE/SF OF LOT:

FINANCING:
SELLER:
BUYER:

RECORDED:

LOT SIZE:
FRONTAGE:

ACCESS:

INTENDED USE:

COMMENTS :

EXHIBIT 12

(Continued)

COMPARABLE SALE NO. 4

43

555 West Washington Avenue
September 28, 1982

$175,000

$10.50/3F

Cash to seller

Wisconsin Telephone Company
Telco Community Credit Union

Warranty Deed, Volume 3880, Page 75,
Dane County Register of Deeds

16,665 SF

99 feet on West Washington Avenue and
165 feet on South Bedford

Located on corner withAtwo—way traffic
on both street. No barriers to access
entry on South Bedford Street

Purchased as site for Telco Community
Credit Office building

Originally planned to remodel existing
building, but changed ©plans and
demolished existing building and built
new
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EXHIBIT 14

SCALE FOR SCORING COMPARABLES ON IMPORTANT INVESTOR/USER
CONSIDERATIONS FOR PRICING VACANT SITES
FOR 515 UNIVERSITY AVENUE

ATTRIBUTE

STREET FRONTAGE

ACCESSIBILITY OF SITE
BY MOTOR VEHICLE

- SIZE OF EACH PARCEL

PURCHASED

INTENDED USE BY BUYER

ASSEMBLAGE REQUIRED

WEIGHT

5%

U5%

0%

40%

10%

—wwu,m

45

SCALE

More than 300 feet of total street
frontage :

Between 175 and 300 feet of total
street frontage ‘
Less than 175 feet of total street
frontage

Located on corner site with ftwo-way
traffic on both streets

Located on corner site with one-way
traffic on either or both streets
Located on inside site with one-way
traffic on frontage street

Less than 10,000 SF
Between 10,000 to 25,000 SF
More than 25,000 SF

Purchased as additional space for
existing commercial property
Purchased for immediate reuse or
immediate cash flow and future reuse
Purchased for future reuse with no
immediate cash flow to cover holding
costs

Captive buyer--no other property can
satisfy need of contiguous property
owner

Assemblage of two or more parcels
required for buyer's project

No assemblage required--single
parcels adequate for buyers project




EXHIBIT 15

MARKET COMPARISON VALUATION

POINT SCORE ANALYSIS

FOR PARKING LOT AT 515 UNIVERSITY AVENUE

Project title: VALUATION OF PARKING LOT AT 515 UNIVERSITY AVENUE

Unit prices Search interval = 5

FRONT ACCES SIZE USE I ASSEM

Prel. wts. 5 45 0 40
321 W GORHA 3
1234 REGENT 1
1102 REGENT

Ul U1l W w

w Ul

555 W WASHI

w w w Ul U,
w w w w um

515 UNIVERS 1 1

10

w o w o

Price

$11.48

$7.31
$11.42
$10.50

Weighted Matrix

Attribute FRONTAGE ACCESSIB
Initial

weights 20 20
Final

weights 5 45

321 W GORHAM 3/ 0.15 3/ 1.35
1234 REGENT 1/ 0.05 3/ 1.35
1102 REGENT 5/ 0.25 5/ 2.25
555 W WASHINGT 3/ 0.15 5/ 2.25
515 UNIVERSITY 1/ 0.05 1/ 0.45

SIZE

20

USE INTE

20
40

5/ 2.00
3/ 1.20
3/ 1.20
3/ 1.20
3/ 1.20

ASSEMBLA WtdScr

20
10

5/ 0.50
0/ 0.00
3/ 0.30
0/ 0.00
3/ 0.30

100
100

4,00
2,60
4,00
3.60
2.00

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

Predicted Price Actual price Error % Error
321 W GORHAM $11.45 $11.48 -$0.03 0.3
1234 REGENT $7.44 $7.31 $0.13 1.8
1102 REGENT $11.45 $11.42 $0.03 0.3
555 W WASHINGTON $10.31 $10.50 -$0.19 0.2
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EXHIBIT 15 . (Continued)

Value Range Determination: Mean Price Per Point Method

Mean price per point: $2.86
Dispersion About the Mean: $0.04
Coefficient of Variation : 0.02

Value Range Per Unit of Dispersion

. Subject Mean Price
Point (+/- One , Per
Score Standard : SQUARE FOOT
Deviation)
Low Estimate 2.00 X $2.82 = $5.64
Central Tendency 2.00 X $2.86 = $5.73
High Estimate 2.00 X $2.91 = $5.81

Transaction Zone: Mean Price Per Point Method

Number of SQUARE FOOT in subject property: 23171

Low Estimate $130,682 or $131,000
Central Tendency $132,691 or $133,000
High Estimate $134,700 or $135,000
Coefficient of Variation = 0.02

Iterations
FRONT ACCES SIZE USE I ASSEM S.D. Mean

Prelim. Wts. 20 20 20 20 20 4337186  3.133607
Pass # 1 20 30 10 30 10 .1523191 2.957705
Pass # 2 15 40 0 40 5 6.485838E-02 2.868084
Pass # 3 5 45 0 40 10 4.336289E-02 2.863301
Pass # 4 5 45 0 40 10 4,.336289E-02 2.863301
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g
l EXHIBIT 16
COMBINED REVENUE AND EXPENSES FOR
l 515 AND 525 UNIVERSITY AVENUE
:==:::::::::::::::::::::::===::==::::::::BEZ::::;;;:;;;:::;;;;::::Z;;Z;i::
l (SF) Rent Per Unit Rent
or Stalls Per Year
l REVENUES
l First Floor - Domino's [1] 2,000 $800 $4.80 $9,600
(Includes a minimum of 5 parking stalls) y
Second Floor Living Space [2] 2,400 $500 $2.50  $6,000
l (Includes 3 parking stalls-original lease)
Parking Lot--60 Stalls € $45/Stall [3] 60 $2,700 $540.00 $32,400
I Potential Gross Revenue : -&75:585_
Less Collection Losses € 10% [4] $4,800
7 Advertising Sign - Hansen Adv. [5] $20‘O ~ $2,400
' Effective Gross Revenue (EGR) _:704-5,_565-
l EXPENSES
Management @ 5% of Effective Gross Revenue from Building [6] $810
H Management of Parking Lot [7] ~ $1,620
Utilities-Second Floor Apartment Only [8] $840
Insurance [9] $712
l Maintenance & Repairs - Building [10] $750
Maintenance of Parking Lot [11] $1,380
l R.E. Taxes-Bldg-Domino's Pays 1/2 and Landlord Pays 1/2 [12] $1,701
R.E Taxes-Parking Lot-Landlord Pays All Property Taxes [12] $5,387
l Total Expenses —$T37,2_00~
l NET OPERATING INCOME (NOI) $32,400
. Gits
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REVENUES
(1)

(2)

(3)

1)

(5)

EXPENSES
(6)

(7

EXHIBIT 16 (Continued)

FOOTNOTES TO SCHEDULE OF
REVENUES AND EXPENSES
FOR 515 AND 525 UNIVERSITY AVENUE

Domino's rented bulk space in July of 1983 and spent approximately
$50,00 in leasehold improvements, fixtures and equipment before
opening the pizza restaurant. All trade fixtures, merchandise,
supplies and equipment owned by Damino's and installed in the
premises shall remain the property of Domino's. Therefore, the
initial net, net rent of $4.80/SF/year for bulk unimproved space,
comparable to well-located warehouse space, is considered to be at
market. The rent is escalated annually at three percent per year to
reflect the average annual increase estimated for the Consumer Price
Index (CPI).

The second floor, a minimally finished open space of 2,400 SF, is
currently 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 room area and a large all-purpose
area that includes a refrigerator and a stove. The bakery signed the
lease at $800 per month, but the current tenants are paying a gross
rent of $500 per month or $2.50/SF/year. To remodel the second floor
into conventional market rate apartments would require a large
infusion of capital.

Rents at $45/month/stall will remain stable in years one and two and
then will move to $50/month/stall in years three, four, and five.

Collection losses from the various sources of revenue are estimated
to be 10 percent of the annual potential gross revenue. The second
floor revenue is at greatest risk.

The Hansen Advertising Company leases space on the eastern side of
the building for $200 per month. The five year lease expires at the
end 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
1991 projection period.

The management fee for the building is based upon the 5 percent of
the sun of the revenues from the building including the sign rental
less 10 percent for collection losses.

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
fee is $1,800 per year.
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EXPENSES

(8)

(9

(10)

(11

(12)

EXHIBIT 16 (Continued)

FOOTNCTES TO SCHEDULE OF
REVENUES AND EXPENSES
FOR 515 AND 525 UNIVERSITY AVENUE
: (Continued)

Utility expenses for the entire building average $870 to $1,000 per
month or approximately $11,000 per year. The landlord pays 7.5
percent of the utilities for the second floor living area or
approximately $70 per month or $840 per year. Utilities are assumed
to increase at an average of three percent per year. ‘

Property and liability insurance cover both the building and the
parking lots. According to the owner, approximately two-thirds of
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
percent per year. ;

Maintenance and repairs for the average approximately $750 per year
and increase at three percent per year.

The annual maintenance costs of the parking lot include snow plowing,
sweeping and restriping. Snow plowing and sweeping costs average
$1,200 per year. According to the Marshall and Swift Cost Manual
restriping costs $3.00 per stall or a total of $180 per year.
Therefore, the total parking lot maintenance costs are estimated to
be $1,380 in the first year and are assumed to increase at 3 percent
per year.

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
the parking lot. Real estate taxes are estimated to increase at an
average rate of 5 percent per year. Real estate taxes include
special assessments for street improvements on University Ave.
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EXHIBIT 17

FIVE YEAR FORECAST
OF COMBINED REVENUES AND EXPENSES
FOR SUBJECT PROPERTY

INCOME AND EXPENSE SUMMARY

YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5

DOMINO'S $9,600 $9, 888 $10,185 $10,490 $10,805
SECOND FLOOR $6,000 $6,000 $6,000 $6,000 $6,000
PARKING STALLS $32,400 $32,400 $36,000 $36,000 $36,000
GROSS INCOME $48,000 - $u8,288 452,185 $52,490 $2,805
VACANCY -$4,800  -$4,829  -45,218  -$5,249  -$5,280
OTHER INCOME $2,400 $2,400 $2,625 $2,700 $2,700
EFF. GROSS INCOME $45, 600 $45, 859 $49,591 $49,941 $50, 224
PROPERTY TAXES $7,088 $7,442 $7,815 $8,205 $8,616
INSURANCE $712 $733 $755 $778 $801
MAINTENANCE $2,130 $2, 194 $2,260 $2,328 $2,397
MANAGEMENT FEE $810 $823 $836 $850 $864
UTILITIES $840 $865 $391 $918 $9U5
MANAGEMENT-PARKING $1,620 $1,620 $1,800 $1,800 $1,800

TOTAL EXPENSES  -$13,200 -$13,678 -$14,357 -$14,879  -$15,u24

NET OPERATING INC.  $32,400  $32,181  $35,234  $35,062  $34,801
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EXHIBIT. 18

ASSUMPTIONS USED FOR FIVE YEAR DISCOUNTED CASH FLOW
FOR VALUATION OF
515 AND 525 UNIVERSITY AVENUE

Equity yield = 12 percent over a five-year projection period.
Tax bracket = 33 percent for both ordinary and capital gains.

Financing at 9.5 percent on a 10-year term based on a debt cover
ratio of 2.0.

Resale at the end of the five-year projection period assumes the
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 less a
selling costs of 4 percent.

Land is valued at $6.00 SF less the capital costs of $35,000 (or $590
per stall, rounded, for 60 stalls) for properly surfacing the lot,
providing drainage, lighting, and landscaping required to meet City
code requirements for surface parking lots. The net current land
value for the total site at 515 and 525 University Avenue is
approximately $145,000.

Straight line depreciation - 31.5 years,
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EXHIBIT 19
INCOME APPROACH VALUATION

ATV DISCOUNTED CASH FLOW FOR SUBJECT PROPERTY

DOMINO'S AND PARKING LOT-9.5% INTEREST 10 YRS WITH DCR 2.0

515-525 UNIVERSITY AVENUE
MADISON , WI

By LANDMARK RESEARCH INC

VALUE $205,621.
AFTER TAX YIELD 12.00000
OVERALL RATE 0.15757
MORTGAGE CONSTANT 0.15528
MORTGAGE VALUE $104,330.
BUILDING VALUE $60,621.
EQUITY VALUE $101,291.
EQUITY DIVIDEND 0.15994

EQUITY YIELD RATE 12.00000

HOLDING PERIOD 5
LOAN NUMBER 1

INTEREST RATE 0.09500
LOAN TERM 10. 00000
PAYMENTS PER YEAR 12
DSCR & LOAN/VALUE RATIOS  2.00000
TAX RATE 0.33000
CAPITAL GAINS TAX RATE 0.33000
RESALE PRICE $180,000.
LAND VALUE $145,000.
DEPRECIATION METHOD SL
COST RECOVERY PERIOD 32
NET OPERATING INCOME $32,400.
CHANGE IN NOI 0.07410
INCOME ADJUSTMENT FACTOR YR
SELLING COST 0.04000

CASH FLOW SUMMARY

YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5

NOI $32,400. $32,181. $35,234. $35,062. $34,801.

DEBT SER#1 -$16,200. -$16,200. -$16,200. -$16,200. -$16,200.

BTCF $16,200. $15,981. $19,034. $18,862. $18,601.

NOI $32,400. $32,181. $35,234, $35,062. $34,801.

INTEREST 1 -$9,630. -$8,978. -$8,261. -$7,473. -$6,607.

DEPREC -$1,924, -$1,924, -$1,924, -$1,924.  -$1,924,

TAXABLE $20,845. $21,279. $25,049. $25,665. $26,269.

TAXES $6,879. $7,022. $8,266. $8,469. $8,669.

ATCF $9,321, $8,959. $10,768. $10,393. $9,932.

RESALE PRICE $180,000. RESALE PRICE $180,000.

SELLING COST -$7,200. SELLING COST -$7,200.

LOAN BALANCE # 1 -$64, 280, ADJUSTED BASIS -$195,999.

TAXABLE GAIN -$23,199,
LONG TERM GAIN -$23,199.

BEFORE TAX PROCEEDS  $108,520. ORDINARY TAXES $0.

TAXES $7,656. CAPITAL GAINS TAX -$7,656.

AFTER TAX PROCEEDS  $116,175.

EQUITY CASH FLOW SUMMARY
YEAR  CASH FLOW

-$101,291.

1 $9,321.
2 $8,959.
3 $10,768.
u
5

o

$10,393.
$126,107.
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CERTIFICATION OF VALUE

We hereby ¢ertify that we have no interest, present or contemplated, in
the property and that neither the employment to make the appraisal nor the
compensation is contingent on the value of the property. We certify that we
have personally inspected the property and that accdrding to our knowledge and
belief, all statements and information in the report are true and correct,
subject to the underlying assumptions and limiting conditions.

Based on the information and subject to the limiting conditions contained
in this report, it is our opinion that the Market Value encumbered, as defined

herein, of this property as of December 25, 1986, is:

ONE HUNDRED EIGHTY-FIVE THOUSAND DOLLARS
($185,000)

assuming cash to the seller and the buyer will pay the cost to cure the parking
lot code violation estimated to be $35,000.

: & reeatanys/ S

#mes A. Graaskamp, Ph.D., SREA,”CRE

AL e

é}één B. Davis, Real Estate Appraiser/Analyst

J@w /, /1587

Déte
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- STATEMENTS OF GENERAL ASSUMPTIONS AND
LIMITING CONDITIONS

1. Contributions of Other Professionals

. Information furnished by others in the report, while believed to be
reliable, is in no sense guaranteed by the appraisers.

The appraiser assumes no responsibility for legal matters.

All information furnished regarding property for sale or rent,
financing, or projections of income and expenses is from sources
deemed reliable. No warranty or representation is made regarding the
accuracy thereof, and it is submitted subject to errors, omissions,
change of price, rental or other conditions, prior sale, lease,
financing, or withdrawal without notice.

All direct and indirect information supplied by the client, agents of
the client, or the lawyer of the client concerning the subject
property 1is 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.

2. Facts and Forecasts Under Conditions of Uncertainty

The comparable sales data relied upon in the appraisal is believed to
be from reliable sources. Though all the comparables were examined,
it was not possible to inspect them all in detail. The value
conclusions are subject to the accuracy of said data.

‘ Forecasts of the effective demand for space are based upon the best
available data concerning the market, but are projected under
conditions of uncertainty.

v Engineering analyses of the subject property were neither provided
for use nor made as a part of this appraisal contract. Any
representation as to the suitability of the property for uses
suggested in this analysis is therefore based only on a rudimentary
investigation by the appraiser and the value conclusions are subject
to said limitations.

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

. Sketches in the report are included to assist the reader in
visualizing the property. These drawings are for illustrative
purposes only and do not represent an actual survey of the property.

. In this appraisal assignment, the existence of potentially hazardous
material introduced on site or in proximity to the site as a result
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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
asbestos, formaldehyde insulation, radon, or other materials
incorporated in property improvements must be disclosed by the owner
to the appraiser. The appraiser is not qualified to detect such
substances nor is he obliged to do so. Nevertheless, the existence
of potentially hazardous material found on the subject property or in
proximity to the site may have an adverse effect on the value and
market price of the property. The property owner or those relying on
this appraisal are urged to retain, at their discretion, an expert in
this field of hazardous materials.

3. Controls on Use of Appraisal

Values for various components of the subject parcel as contained
within the report are valid only when making a summation and are not
to be wused independently for any purpose and must be considered
invalid if so used.

Possession of the report or any copy thereof does not carry with it
the right of publication nor may the same be used for any other
purpose by anyone without the previous written consent of the
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
conveyed to the public through advertising, public relations, news,
sales, or other media without the written consent and approval of the
author, particularly regarding the valuation conclusions and the
identity of the appraiser, of the firm with which he is connected, or
any of his associates.

The report shall not be used in the client's reports or financial
statements or in any documents filed with any governmental agency,
unless: (1) prior to making any such reference in any report or
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
appraiser; (2) in the appraiser's opinion the proposed reference is
not untrue or misleading in light of the circumstances under which it
is made; and (3) written permission has been obtained by the client
from the appraiser for these uses.

The appraiser shall not be required to give testimony or to attend
any governmental hearing regarding the subject matter of this
appraisal without agreement as to additional compensation and without

sufficient notice to allow adequate preparation.

Contents of this appraisal report are governed by the Bylaws and Regulations of
the American Institute of Real Estate Appraisers of the National Association of

Realtors.
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QUALIFICATIONS OF THE APPRAISERS

JAMES A. GRAASKAMP

PROFESSIONAL DESIGNATIONS
SREA, Senior Real Estate Analyst, Society of Real Estate Appraisers
CRE, Counselor of Real Estate, American Society of Real Estate Counselors
CPCU, Certified Property Casualty Underwriter, College of Property Underwriters

EDUCATION
Ph.D., Urban Land Econamics and Risk Management - University of Wisconsin
Master of Business Administration, Security Analysis - Marquette University
Bachelor of Arts - Rollins College ’ k

ACADEMIC AND PROFESSIONAL HONORS

Chairman, Department of Real Estate and Urban Land Econamics,
School of Business, University of Wisconsin

Urban Land Institute Research Fellow

University of Wisconsin Fellow

Omicron Delta Kappa

Lambda Alpha - Ely Chapter

Beta Gamma Sigma

William Kiekhofer Teaching Award (1966)

Larson Teaching Award (1985)

Alfred E. Reimman, Jr. Award - Society of Real Estate Appraisers (1986)

Urban Land Institute Trustee

Research Committee - Pension Real Estate Association (PREA)

Richard T. Ely Real Estate Educator Award from Lambda Alpha

Homer Hoyt Foundation Fellow

PROFESSIONAL EXPERIENCE

Dr. Graaskamp is the President and founder of Landmark Research, Inc., which
was established in 1968. He is also co-founder of a general contracting firm,
a land development company, and a farm investment corporation. He is formerly
a member of the Board of Directors and treasurer of the Wisconsin Housing
Finance Agency. He is currently a member of the Board and Executive Committee
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
Real Estate Development and the American Bankers Association (ABA) National
School of Real Estate Finance. His work includes substantial and varied
consulting and valuation assigmnments such as investment counseling to insurance
companies and banks, court testimony as an expert witness and the
market/financial analysis of various projects, both nationally and locally, for
private and corporate investors and municipalities. Currently is a member of
Salamon Brothers Real Estate Advisory Board.

57



QUALIFICATIONS OF THE APPRAISERS (Continued)

JEAN B. DAVIS
EDUCATION

Master of Science - Real Estate Appraisal and Investment Analysis -
University of Wisconsin

Master of Arts - Elementary Education - Stanford University
Bachelor of Arts - Stanford University (with distinctions)

Additional graduated and undergraduate work at Columbia Teachers College and
the University of Wisconsin

PROFESSIONAL EDUCATION

Society of Real Estate Appraisers
Appraising Real Property : Course 101
Principles of Income Property Appraising Course 201

American Institute of Real Estate Appraisers
Residential Valuation (Formerly Course VIII)

Certified as Assessor I, Department of Revenue, State of Wisconsin

PROFESSIONAL EXPERIENCE

Trained in appraisal and investment analysis, Ms. Davis is a partner at
Landmark Research, Inc., specializing in tax assessment as assessor in the
Village of Maple Bluff and a representative of owners appealing assessed
valuations in other jurisdictions. She also emphasizes market and survey
research to estimate effective demand for elderly housing, residential
development, office and retail projects.

Her experience includes appraisal of major income properties, rehabilitated
older commercial properties, and residential properties.
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APPENDIX A

LETTERS FROM ATTORNEY FOR THE ESTATE

DONALD R. HUGGETT

REGARDING LEGAL DESCRIPTIONS, ENCUMBRANCES AND CODE VIOLATIONS
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APPENDIX A (Continued)

LAW OFFICES
DeWITT, PORTER,

Jack R. DeWitt
Donald R. Huggett
Duane P. Sch her-

HUGGETT, SCHUMACHER, MORGAN, S.C.

Henry J. Handzel, Jr.

- William C. Lewis, Jr.

Anthony R. Varda

James W. Morgan
William F. Nelson
John Duncan Varda
Ronald W. Kuehn
Jon P. Axelrod
John H. Lederer
Jayne K. Kuehn
Stuart C. Herro
Jean G. Setterholm
Michael S. Varda
Frederic J. Brouner

May 18, 198

Ms. Jean B.
Landmark Re

4610 University Avenue, #105

Madison, WI

Ronald R. Ragats

Eric A. Farnsworth

David E. Stewart

Peter A. Peshek

Douglas L. Flygt

Richard J. Lewandowski
Fred Gants

Paul G. Kent

Howard Goldberg
Margaret M. Baumgartner
Margaret A. Satterthwaite

7

Davis
search, Inc.

53705

Re: A & E Anding Estate
S & A Corporation Property

Univer

Dear Jean:

sity Avenue

Karen K. Gruenisen
Timm P. Speerschneider

Of Counsel
A.J. McAndrews
James G. Derouin
David W. Kruger
J. Thomas McDermott

Philip H. Porter
1891-1976

Madison Center
121 South Pinckney Street
Mailing Address: P.O. Box 2509
Madison, Wisconsin 53701
(608) 255-8891

Madison West
Suite 120 Teton Wood
8515 Grand Teton Plaza
Madison, Wisconsin 53719
(608) 255-8891

Mount Horeb
108 East Main Street :
Mt. Horeb, Wisconsin 53572
(608) 437-3622

Madison Center

Enclosed please find a letter from City Attorney's Office
showing the interest and other costs allegedly owed the City
on the judgment referred to in my April 30, 1987 title
I assume this monetary item would presumably be

opinion.

reflected in your appraisal.

Yours very truly,

d R. Huggett

D sn
Enclosure

cc: Mr. A. E. Anding, Jr. (w/enclosure)
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APPENDIX A (Continued)

Office of the City Attorney

City of Henry A. Gempeler, City Attorney City-County Building, Room 401

Madison 210 Martin Luther King, Jr. Boulevard

) Madison, Wisconsin 53710

| 608 266 4511
oo

May 13, 1987

Attorney Don Huggett
121 S. Pinckney Street
Madison, WI 53703

Re: City of Madison v. S and A Corporation
Case No. 79F04380

Dear Mr. Huggett:

Pursuant to our recent conversation regarding the above
matter, please be advised that there is an outstanding
forfeiture of $555, including costs and fees. In addition,
there is interest on the judgment dating back to its date of
entry on October 12, 1981 of $371.85. This represents a rate
of 12% per annum. There is, in addition, a $3 docketing fee.

Consequently, should it be your client's intention to
satisfy the judgment, they will need to make one check payable
to the Clerk of Courts in the amount of $555, and a second
check payable to the City Treasurer for $374.85. At the time
the checks are received, we will send to you a Satisfaction of
Judgment.

Please feel free to contact me if you have any questions

regarding this matter.
Very/;ruly yopxz7 W

ah
Assistant City Attorney

RFR:sob
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Jack R. DeWitt
Donald R. Huggett

APPENDIX A (Continued)

LAW OFFICES
DeWITT, PORTER,
HUGGETT, SCHUMACHER, MORGAN, S.C.

Henry J. Handzel, Jr.
William C. Lewis, Jr.

Duane P. Sch h
James W. Morgan
William F. Nelson
John Duncan Varda
Ronald W. Kuehn
Jon P. Axelrod
John H. Lederer
Jayne K. Kuehn
Stuart C. Herro
Jean G. Setterholm
Michael 8. Varda

Anth R. Varda
Ronald R. Ragats

Eric A. Farnsworth
David E. Stewart

Peter A. Peshek
Douglas L. Flygt
Richard J. Lewandowski
Fred Gants

Paul G. Kent

Howard Goldberg
Margaret M. Baumgartner

Karen K. Gruenisen

Timm P. Speerschneider

Of Counsel
A.J. McAndrews
James G. Derouin
David W. Kruger
J. Thomas McD

Madison Center
121 South Pinckney Street
Mailing Address: P.O. Box 2509
Madison, Wisconsin 53701
(608) 255-8891

Madison West
Suite 120 Teton Wood
6515 Grand Teton Plaza
Madi Wi in 53719

Philip H. Porter

(608) 255-8891
Mount Horeb
108 East Main Street
M¢t. Horeb, Wisconsin 53572

Frederic J. Brouner

April 30, 1987

Estate of A. E.
P. O. Box 6124
Madison, WI

//ATTN: Ms. Jean
4610 University
Madison, WI

In Re Title to:

University

Parcel Nos.

B. Lots 2, 3,

Parcel Nos.

Parcel No.

Margaret A. Satterthwaite

1891-1976 (608) 437-3622 \

Madison Center

Mr. Alfred E. Anding, Jr.
Personal Representative of the

Anding, Deceased

53716

Landmark Research, Inc.

B. Davis
Avenue, Suite 105

53705

A. Iots 1 and 6 of Hass Replat of Lot 3, Block 11,

Addition, and of Lots 7 and 8, Ready's

Replat of part of Block 11, University Addition to
the City of Madison,
County, Wisconsin.

in the city Madison, Dane

0709-232-1108-4
0709-232-1113-3

4, and 5, Hass Replat of Lot 3, Block

11, University Addition, and of Lots 7 and 8,
Ready's Replat of part of Block 11, University
Addition to the cCity of Madison, in the City of
Madison, Dane County, Wisconsin.

0709-232~-1105-0
0709-232-1106-8
0709-232-1107-6
0709-232-1114-1

c. Lot 4, Block 11, University Addition to Madison, in
the City of Madison, Dane County, Wisconsin

0709-232-1105-2
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APPENDIX A (Continued)

DeWITT, PORTER, HUGGETT, SCHUMACHER & MORGAN, S.C

Mr. Alfred E. Anding, Jr.
Ms. Jean B. Davis

April 30, 1987

Page 2

Dear Mr. Anding and Ms. Davis:

I have examined three abstracts of title, titled as above
referenced, all of which have been continued from Government
Entry to April 1, 1987, at 7:00 a.m. I find title to be in

S & A CORPORATION, A/K/A THE S. & A. CORPORATION,
a Wisconsin corporation,

as to parcel A; and

THE S & A CORPORATION, A/K/A THE S. & A. CORPORATION,
a Wisconsin corporation

as to parcels B and C; free and clear of all liens, encum-
brances and material defects except as follows:

UN. MOR' A .

1. At Entry 18 of the most recent abstract continuations to
the above parcels B and C appears a mortgage from The S
& A Corporation to The American Exchange Bank of
Madison, Wisconsin, in the original principal amount of
$100,000 dated June 28, 1961 and recorded June 30, 1961
in Volume 978 of Mortgages, page 427 as Document number
1027687.

2. At Entry 19 of said continuations appears a mortgage
from The S & A Corporation to The American Exchange Bank
of Madison, Wisconsin, in the original principal amount
of $90,000 dated December 27, 1963 and recorded December
31, 1963 in Volume 1057 of Mortgages, page 61 as
Document number 1091168.

3. At Entry 20 of said continuations appears a mortgage
from The S & A Corporation to The American Exchange Bank
of Madison, Wisconsin in the original principal amount
of $60,000 dated May 19, 1964 and recorded May 21, 1964
in Volume 1069 of Mortgages, page 553 as Document number
1101837.

I understand the mortgage notes represented by such mortgages
have long since been paid. I will write the Bank and request
that satisfactions be prepared, executed and sent to me, and
I will record same and advise you when completed.
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APPENDIX A (Continued)

DeWITT, PORTER, HUGGETT, SCHUMACHER & MORGAN, S.C.

Mr. Alfred E. Anding, Jr.
Ms. Jean B. Davis

April 30, 1987

Page 3

. There is abstracted against all three parcels a
judgment docketed in Volume 28 of Money Judgments, April 26,
1985, page 46 against S & A Corporation for a forfeiture of
$500 and penalty of $50 and costs of $5 in favor of the City
of Madison, judgment and certificate of conviction, case
number 79-FO0-4380. I am told this is a 1979 forfeiture based
on City ordinance §11(3) (h)2a, dealing with surfacing parking
lots including surface water drainage, wheel stops and bumper
guards (attached) wherein the owner consented to judgment
against it if certain improvements to its parking lot were
not made by April 15, 1980.

OUTSTANDING STREET ASSESSMENTS. According to the City
Treasurer's Office there are street assessments due as to
parcel A in the amount of $367.95, with respect to parcel B
in the amount of $1,290.81, and with respect to parcel C in
the amount of $640.11.

986 AL ESTAT XES DEFERRED. According to the County
Treasurer's Office, there are deferred as to parcel A 1986
real estate taxes of $1,701.11, as to parcel B $2,401.87, and
as to parcel C $1,403.41.

The foregoing opinion on title does not cover the matters
which may affect the described premises, but which are not
shown on the abstract such as:

(1) Possession of the premises or any part thereof
by persons other than the owners of record title,
either under or adverse to such owners:; (2)
Boundary lines of the premises; location of fences
or improvements or deficiencies of ground; if there
is any material question on any of these matters,
we suggest that a survey be made; (3) Liens based
on unpaid work done or materials furnished on the
premises within six months prior to the date of the
last continuation of the abstract; (4) 2Zoning
ordinances and building restrictions of the
municipality in which the premises are located and
any orders of the State Department of Industry,
Tabor and Human Relations which may affect these
premises; (5) If the premises are in a recorded
plat, any easements or restrictions incorporated in
said plat; (6) Financing statements or security
agreements, if any, pertaining to personality upon
the premises; (7) Any actions in Circuit Court in
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APPENDIX A (Continued)

DﬁVﬂ?}PORTER,HUGGETT,SCHLMﬂACHER&WWORGAN,SC.

Mr. Alfred E. Anding, Jr.
Ms. Jean B. Davis

April 30, 1987

Page 4

the County in which the real estate is locateq,
affecting the premises but for which Lis Pendens
have not been filed; (8) Possible taxes resulting
from transfers of the premises; (9) Compliance with
applicable Truth-In-Lending requirements; (10)
Special assessments or charges if the above-
described real estate is located outside the city
of Madison. Special assessments for real estate s
located within the City of Madison are covered only
to the date of the Status Register as stated in the
last abstract certificate.

This Opinion is based solely upon matters appearing in the
Abstract of Title to these premises. Sections 893.15 and
706.09, Wisconsin Statutes, have been relied upon in the
preparation of this Opinion.

Respectfully submitted,
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APPENDIX A (Continued)

Sec. 28.11(3)(g)

Tless the district . regulations provide otherwise, off-street

icle parking is permitted in the following yards:

A rear yard.

A side yard not adjoining a street.

A side yard adjoining a street, inctuding the extension of a
street side lot line, but only on one paved or graveled drive-

way existing prior to April 1, 1978, not excceding twenty (20)

»: " feet in width, and for not more than two (2) vehicles parked
%. not nearer than three (3) feet to a side or rear lot line.

A front yard, but only on one paved or graveled driveway not
exceeding twenty (20) feet in width and for not more than two
(2) vehicles parked not nearer than five (5) feet to a front
property line or three (3) feet to a side lot line.

gegardless of the provi.sions of Paragraph 1, the Plan Commission may
ernit off-street vehicle parking in any yard of a residential
B¥CS development where the overall housing plan and design for such
o “]'dg'veloﬂﬂe"t» in the judgment of the Plan Commission, is sub-
‘",‘antiall)’ improved thereby, as compured to where off-street parking
i{s limited by Paragraph 1, and where sole access from such develop-
t is to local and collector streets. In this paragraph,
W3 meubstantially improved'' means a substantial increase in the value
of the property. Such permission shall be yranted only after
“groceeding under Section 28.12(10). No such permission shall be
ﬂ_’.’xanted_ for.any residential developmept which is adjacent‘ to either
ue g public right-of-way or other residences unless sufficient and
svitable screening is provided so as to prevent, to as great a
degree 3s practicable, direct view of such off-street parking arzas
<from such adjacent areas. (Am. by Ord. 7223, 1-29-81)
2 and Maintenance.
e and closed Parking Spaces. Accessory off-street parking
ces located on the same lot as occupicd by the use served may be
a to the sky or enclosed in a building. Accessory off-streect
rking spaces located elsewhere than on the sam: lot occupied by
the use shall ‘be open to the sky, cxcept when an of(-site storage
garage or parKing structure is approved for such required accessory
king.
] Sgrfacing. ALL open off-street parking arcas, except a parking
space accessory to a single-family dwelling, shall be improved
with a bituminous or Portland cement concrete pavement or
paving brick surface in accordance with City of Madison
standards and specifications. Such parking areas shall be so
graded and drained as to dispose of all surface water. Such
parking areas shall also be so arranged and marked to provide
for orderly and safe parking und storage of vehicles, and shall
be so improved with wheel stops or bumper guards to prevent
encroachment into adjacent lots or public ways. (Amn. by Ord.
5800, 3-28-77)

23 - 122a ; Rev. 11/15/86
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APPENDIX B

LEASES WITH GEORGE MACK PATTERSON II FOR DOMINO'S PIZZA

AND

HANSEN ADVERTISING COMPANY
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APPENDIX B (Continued)

Hansen ADVERTISING COMPANIES

102 E. BADGER RD. PO BOX 4343 MADISON, WISCONSIN U‘I/I‘HONE, (608) 2717900

DIVISION OF DELTA OIL PRODUCTS CORP.

LEASE NO._1682

AGREEMENT of lease made this 19th day of July .19 84 , by and between
S &4 Carparation (A1 Anding, Jr.) as Lessor and

HANSEN ADVERTISING COMPANIES, as Lessee, WITNESSETH:

The Lessor does hereby lease and demise to the Lessee, the entire plot or premises described as follows:

——Southwest side of Imiversity Avenue, along the East wall of the building at
525 I3 iy s :

7

in the city of Madison

for the term of __Five years, beginning on the —_1at. day of Apri] . l‘!—Bh —
and ending on the___ 318t day of March . 19 89 » at the yearly rental
of e below DOLLARS
(8. ) payable in equal __monthly installments at the office of the Lessee
with the right to the Lessee to extend this lease from Yoar to year upon the same terms and conditions, it being understood tha:
this lease shall automatically renew itself from year to year after the term hereof, the total of such extensi not to d
3 years.
The Lessee shall have the right to erect, place and maintain advertising sign structures and equipment therefor on the
demisedpremises and post, paint, {llumi and maintain adverti on such structures, and may use the demised premises

for storage purposes. All structures, equipment and materials placed upon the said premises by the Lessee shall always remain
the personal property of, and may be removed by the Lessee at any time prior to or within a reasonable time after the expiration
of the term hereof or any extension thereof.

If at any time (a) the signs or structures of the Lessee on the demised premises shall be or become entirely or partially
obscured or destroyed; or (b) there be a temporary or permanent diversion of traffic from the street or streets adjacent to, or
leading to or past, the said premises, or a change in the direction of traffic on such street or streets; or (c) the Lossee be unable
to obtain from the authorities having jurisdiction any necessary permit for the erection or i of such sign or signs (of
special or standard size, designand tion) as thel may desire to construct or maintainfor the purpose of its business;
or (d) the Lessee be prevented by any present or future law or ordinance, or by the authorities having jurisdiction, from con-
structing or maintaining on saidp i such signs (of special or standard size, d ign and truction), as the 1 may so
desire to construct or maintain - then and in such event, at the option of the Lesses, this lease shall terminate on fifteen (15) days'
notice in writing to the Lessor, by registered mail addressed to him at his address shown below, or such other address as the
Lessor mayhereafter in writing specify, and the Lessor agrees thereuponto return to the Lessee any rentpaidin advance for the
unexpired term; provided, however, that if the conditions described in (a), (b), (c) and (d) hereof, or any of them, shall at any
time temporarily exist, then the Lessee shall at its option, in lieu of such termination of this lease, be entitled to an abatement
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
any rent paid in advance for the period of such abatement,

The Lessor represents and warrants that _THEy are the _OWNET'S of the premises above
described andhas authority to make this lease and covenants thathe will not permit any adjoining premises, owned, or controlled
by him, to be used for advertising purposes or permit Lessee's signs to be obstructed.

It is expressly understood that neither the Lessornorthe Lesseeis bound by any stipulations, repr | or agr
not printed or written in this lease. This lease shall inure to the benefit of and be binding upon the personal representatives, suc-
cessors and assigns of the parties hereto, =
1 = $175.00 per month,

April 1986 through March of 1989 = $200 per month

igi i e8 to remove sign on thirty (30) days notice

in writing in even

+ s
oxr-gold SXeepi-under condemmation

HANSEN ADVERTISING COMPANIES LESSOR

By‘w K'F‘ Address
’7/»0///

(where checks should be mailed)
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APPENDIX B (Continued)

LEASE AGREEMENT

/ X
LEASE, made this_2 #day of uly , 1983 , by and “‘,‘G\‘
between_ THE S _& A CORPORATION, a Wisconsin corporation

(Landlord) of Madison, Wisconsin

and___ George Mack Patterson IT
(Tenant) of _ champaidn, Illinois

In consideration of the respective performance by the other of all
the following terms, bondltlons, and covenants during the term of
this lease and any extension or renewal thereof, Landlord and
Tenant do hereby agree to the followling:

1. DESCRIPTION OF PREMISES.

Landlord hereby leases to Tenant the following descrlbed property:

Approximately 2,000 square feet of floor space comprising —tie
entire--property-o - =k V=88 __ann i - nt

~(25%) of the huilding

with street and clty address of 525 University Avenue,

Madison, Wisconsin ’
more particularly described ln(&iﬁﬂjﬂj—_A::zttached heréto and <::\
adopted hereln by reference, together with not less
than_ five (5) Cunas&Lgn.d}(asslqned) spaces of the parking
lot adjoining the premlises for use of Tenant and Its employees,
customers, and Invitees, and with the further right to use all of
any common areas . and facllitles, If any, appurtenant to sald
.property, with Landlord and any other tenants and their employees,
customers and ‘Invitees, all of which  shall be herelnafter
described as the "premises",

La—th O\ Attt arl 1 B = i et hal.l i
s -5 2 P +

& 4 gme -y .

f sald parking
ssigned they shall be such spaces as

the entlire parking area as shown In Ex
spaces are specl

2, TERM,

a. The term of this lease shall be for five (5 Dyears,
subJect to Tenant's right to extend the term as herelnafter
described. The term shall commence on August 1

’

19_83 , ﬂMﬂerhhﬁ-tha£-~ehe-—prem+&es-qhqr-&hwwr—deemed—-ﬂeedy--ﬁor
o@@upon&y-as-*uHuH4wHQAH=q&&ﬁL»eér-e¢-44L4ubb-#oady-#&x%«mu@upa»ey,
-bhe—eerm-sha44-¢ommene&-en-the—1Hn~4%ﬂen&-sha+*-44fsi-vecuor-&he
prmnFse&-fof—1énrﬁeonéueb-eg;g«gﬁgr::hnes&-thefe+n7-vwﬂ1*nn~n~-¥&3e
CCCUrS r~ provided,-~hewevery, -Lhat Tenant shall have the right of
access to the premises from and after July 15 ,1983 ,
for such purposes and for the Installation of flxtures, equlipment
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and other additlons requlred bvaenaht, however, such access by
Tenant shall not be the commencement of the term.

»- 161 & B KO L A\ ats the.premlses shall ba
¥ P r e

deemed ready for occupancy:

1. when Landlord shall have substantially completed any regdulred
Improvements, and

Il. when a permanent tertiflicate of occupancy, or the/equivalent
thereof, shall have been Issued by the applicable/governmental
authoritles permitting occupancy of the premises by ffenant, and
e, when - Landlord shall have Installed
conditloning, electriclty, water, and other

all heat, alr
I1lty equipment and
connections necessary to service the prem|fes and the same are

operative, and

Iv. written notlice of the foregoing 1, /i1, and 111 shall have been

glven by Landlord to Tenant,

c. If Tenant must make any | rovements, the premises shall be

deemed ready for occupancy:
hav,

. when Tenant shall substantially completed sald Improve-

ments, and

1, certificate of occupancy, or the equivalent

(RIS when andlord shall have Installed all heat, alr
electriclity, water, and other utllity equipment and
S necessary to service the premises and the same are

operatixX¥e, or

condlitlionl
connect!

days after Tenant 'Is glven access to

t/ie premises to make sald improvements under paragraph 2a. above,

v hever e tnos ,
d. The lease term shall explre on the date which Is
five (G ) years after the date of commencement as

hereinabove deflined
the first day of the month, In which
12:00 midnight lch Is years after the last

oftho-month ln whilch thae ¢torm s$hall commamea

m shall explre at
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Ot or—aRy—roason—the—premi-ses—anre—not reedy—for—occupancy

the Tenant as provided herelin on the, A,—"“’;f:’
of ,19 » then for a perlod o rty (30) days
thereafter, Tenant shall have the of cancelling and

terminating this Lease by writt
shall exerclise such op

n

otice, and In the event Tenant
of termination this Lease shall cease
beling liable to the other in damages or other-
any money deposited hereunder shall be returned In full

with nelther p
wise,

3. RENT,

SubjJect to any specific prévlslon of thls lease, Tenant shall pay
Landlord annual rent of $ 9,600 during each year of the
term, payable In advance at Landlord's above address or such other
place as Landlord may deslignate In writing, In equal monthly
Instaliments of § upon the first day of each and
every month ngegggeaésiw% déglhﬁgﬂiﬁieéerwwiwthe rg’gt
ek PR HIreRRs0. 2 She IRSERASsd, Bruth,Qf he, econgny 'apg Rosgible
s 18, B RO0%Y, O 2RRI SIS OF, 3, c03¢, of Tiving indey, belna'
«S. D partment of Lagof, Bureau of Labor Statlstlcsi cgnsuTe
nrice i§3e¥7"3§iigﬁif*ﬁf§.'cityL§$€§§§if”Eg?'2§I*ﬂﬁﬁﬁﬁ‘Eozgu&ZIs,
Galendar-month.

-

said increase determined annually, and beginning with the thirtieth
(30) month. .
4, RIGHT TO EXTEND TERM.

Tenant shall have the right and optlon to extend the term of this

lease for one C 1 ) addl-
tional perlods, saoh- of- which shall be

five C S ) years In duration, and which
extensions shall commence upon the expiration of the original term
of this 1lease trhe—enp-t-ratton—eof—any—p 84--Ag—entonston

ruN .
ot

cove—may—pen, Each extension shall be upon the
same terms, conditions, and covenants of this lease except as
specifically provided otherwlse In this paragraph or as modified
by the parties In writing. The ahnual rent during the %&5&%
%225«%50%*-’3&’%9&?3%-825%99-EEEH-’-’E-EK‘?-EE'-"S-EE-EE?“GJ‘PM&E,;
%gring the last year of thé base ferm, for the Tirst 6 moq;hgkghgggpf,

SNV ITeT YTt R ey o, —and—the

hall thereafter increase a t se the of

ewkngas provided in Riragrapn three (3) apove.. 29r00d—to—by
&he—pa*%+og—4*v-n+&+nq. All rent during aay extension term shali

be pald In advance in equal monthly Instaliments In the manner set
forth In Paragraph 3, above, Tenant shall glve Landlord notlce of
Its election to extend a term not later than sixty days before the
end of the term preceding the extension.

e £
e reor,—ey

5. USE AND OCCUPANCY; ADJOINING USES.

a. Tenant shall use the premlses as a bakery and carry-out for
plzza and related foods and beverages or for any other purpose

73




APPENDIX B (Continued)

permitted under applicable zoning ordinances and restrictive
covenants. Tenant shall not use the premlses for personal habl-
tation or any unlawful purpose.

b. The premises shall be open. and accesslible to Tenant
twenty-four hours per day, seven days per week, Including holi-
days, Tenant shall comply with all applicable statutes, ordi-
nances, rules and regulations of federal, state and municlipal
governments appllicable to Tenant's use of the premises, with the
sole exception that Tenant shall not be responsible for any capl-
tal Improvements,

c. Landlord shall not permit, directly or Indlirectly, another
plzza restaurant, store or carry-out, or any adult bookstore or
theater, to be operated within flve hundred feet of the premise In
any bullding owned or controlled by Landlord.

6. ALTERATIONS AND IMPRODVEMENTS.

a. Tenant shall not alter, Improve, or change the premises except
as provided hereln without the written consent of landlord which
landlord shall not unreasonably withhold, provided, however, that
the locating and relocating of moveable partitions, telephone, and
electrical outlets, 1light fixtures, ovens, equipment, and trade
fixtures shall not be deemed alterations, Improvements or changes
to the premises. Such work shall be done at such time and In such
manner so that the conduct of such work does not unreasonably
Interfere with the use and enjoyment of adJolining premises, |If
any, by other tenants of Landlord.

b. Landlord shall have the right to make alteratlions or additions
to any bullding In which the premises are located and to bulild
adjJolining the same, provided that such work does not unreasonably

Interfere with Tenant's use and enjoyment of the premises, )

7. MAINTENANCE BY LANDLORD.,

a. Landlord shall maintaln and keep In repalr the foundat lon,
lateral support, roof, walls, structural parts and all exterior
parts of the premlises and of any bullding In which the premlses
are located except for Tenant's signs, and the door frames, door
checks, and windows which are an. integral part of the premises
themselves, Landlord shall also replace all damaged glass
exlsting In the premises at the commencement of the term.

b. In the event Landlord shall be required to repalr, alter,
remove, reconstruct, or Improve any part of the premlses or of any
bullding In which the premises are located for whatever reason,
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the same shall be made by Landlord with reasonable dispatch and
with a minimum of Interference to Tenant's business.

c. Tenant shall glive Landlord prompt notlce of any defectlive
condition which Landlord Is required to repalr by the terms of
thls lease and within flifteen days thereafter Landlord shall start
repalrs and contlnue the same with due dlllgeﬁcc until completed.
1f Landlord falls to do so, the same may be made or completed by
Tenant and the actual expenses thereof shall be billed to Landlord
by Tenant and If Landlord falls to pay the same to Tenant within
thirty days of billing Tenant may set-off the same against rent
next falllng due untll Tenant Is reimbursed In full therefor. |If
by reason of emergency, repalrs become necessary for the preser-
vation of the premises or of Tenant's property, Tenant may make
such repalrs and charge the cost and expense thereof to Landlord,
provided, however, that In the event of such emergency, Tenant
shall make a reasonable effort to notlfy Landlord before
proceeding with such repairs.

d. In the event any exception on the part of Landlord to maintaln
or make repalrs hereunder |s covered by any warranty or guarantee
for the beneflt of Landlord, the same shall be exerclsed by Land-
lord for Tenant's beneflit at no cost to Tenant.

e. Landlord shall keep and maintalin all common areas used In
conjunction with the premises, Including, but not by way of liml-
tation, public restrooms, walkways, parking and landscaped areas,
In a clean, attractive, and acceptable condition at Landlord's

expense.

any exten term, Landlord shall repaint the

premises at Landlord pense within a reasonable time after
notlce of any such extension, however, that Landliord

shall not be oblligated to repaint or redeco any equlipment,

8

a. Tenant shall keep the premises In as good order and conditlon

. MAINTENANCE BY TENANT,

as when dellivered to It, excepting ordinary wear and tear, damage
by filre, elements, or casualty, or any damage not due to the
neglligence of Tenant,

b. Tenant shall keep the plumbing, heating, llighting, electrical
equlipment, and ventllating and alr conditioning equipment In
repalr, however, replacement thereof, |f necessary, shall be the
obllgation of Landlord at Landlord's expense, unless replacement is

necessitated by Tenant's negligence or lack of maintenance in which case

replacement shall be at Tenant's cost.
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c. If Tenant erects signs for the exclusive use of Tenant, Tenant
shall repair and maintaln the same In good appearance at Tenant's
.expense,

9. COMPLIANCE WITH CODES.

All repalrs, alteratlions, additlions, or Improvements made by

Landlord or Tenant shall comply with applicable bullding codes.
10, TRADE FIXTURE AND SURRENDER OF PREMISES.

All trade flxtures, merchandise, supplles, and equipment owned by
Tenant and installed In the premises shall remaln the property of
Tenant and at the end of the term or any final extension thereof
Tenant shall remove the same and peaceably yleld up the premlises
to Landlord In as good repalr and condition as when delivered to
It, excepting ordinary wear and tear, damage by fire, elements, or
casualty, or any damage not due to the negligence of Tenant,
provided, however, that Tenant shall repalr any damage to the
premlses caused by ‘the removal of Its property.

11, TENANT'S SIGNS,

Tenant may Install Its customary and usual display and pole-type
slgns on and adjacent to the premises, subject to applicable
zoning ordinances and restrictive covenants. All sligns located on
the premises shall be In good taste so as not to detract from the
general appearance of the premises or any bullding In which any
part of the premises are located. The signs, advertlisements,
notices, logos, lettering, standard Images, and advertising prac-
tices of the Domino's Pizza, Inc. advertising program, as set
forth In Exhibit B, attached, are hereby acknowledged by Landlord

to be acceptable signage meeting the requlrements hereof.
12, _UTILITY EQUIPMENT AND SERVICE.

a. Landlord shall furnish the premises with equlipment and
connectlons for all utilities Including heat, alr conditlioning,
electricity, gas, water, -end--shati--replece-the--same- -at--lts-own
euaense7-44-¢wcosecry£?£gﬂg ﬁgﬁ?gﬁiﬁggesa %%nnectlons‘&h&fk-be of
sufficlent capacity to provide for the conduct of Tenant's busi-
ness and the comfortable occupancy and use of the premlises and
shall be kept lnfgood gferatlng order by Landlord during Tenant's

business hours,/ Landlord shall/be 1lable and responsible for any
service Interruptions not caused by force majeure as herelnafter

deflined. andtord—ahall ’_-:.'ga- 8 O-D-B-EBL Ot .--l..; £ o0l ut L) -
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b. Tenant shall pay all charges for utlllity services Including
heat, alr conditloning, water, gas, electricity, and telephone
used on the premises by Tenant.

13. MECHANIC'S LIENS,

Any mechanic's llen flled against the premises for work or mate-

rlals furnished to elther Landlord or Tenant shall be discharged

by such respective party responsible therefor prior to the
commencement of any légal action to perfect the same.

14, ACCESS BY LANDLORD.

a. Landlord, at reasonable times and frequency, shall have the
right to enter the premises to examine the same, to show them to
prospective purchasers, mortgagees, or lessees and to make such
repalrs, alterations, Improvements or additlions required hereunder
without the same constituting an eviction of Tenant In whole or In
part. Rent shall not abate while any repalrs, alterations,
Improvements, or additlons are being made provided that Landlord
shall proceed expeditiously with the same and without unreasonable
Interference or Interruption to Tenant's use of the premises.

b, If Tenant shall not have exerclsed Its right to extend the term
within the required time Landlord may post a customary sign on the
premises advertising the property for lease or sale L e n 1]

ehall bo-—posted AWl Rd oW 0 —-doorwar—of tha cteora mare | o r 3
L 4 4 P

the—promises.

15. PAYMENT OF PROPERTY TAXES.

a. Landlord shall promptly pay when due all real property taxes

and speclal assessments lawfully levied agalnst the premises ..ang

Tenant shall pay to Landlord upon invoice therefor one half of said

real estate taxes and said special assessments before their due date
b. Landlord and Tenant shall respectively pay promptly all

personal property taxes lawfully levied agalnst personal property
of any kind owned by each of them upon or about the premlses;

16. PERSONAL INJURY AND PROPERTY DAMAGE INSURANCE.

a. Tenant shall Indemnify Landlord and save It harmless from and
agalnst any and all claims, llability, and expense for damages to
any person or property In, on, or about the premlses arlising out
of the acts or neglect of Tenant. Tenant shall procure and keep
In effect durlng the entire terh hereof public 1llabllity and
property damage Insurance In which the 1imits of public 1lablllity
shall be$1,000,000.00 combined single 1imit coverage, and shall
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cause Landlord to be named as an Insured party thereln to the
extent of its Interest,

b. Landlord shall Indemnlfy Tenant and save It harmless from and
agalnst any and all claims, 1lablility, and expense for damages to
any person or property in, on, or about the premises, Including
but not by the way of 1lmL%a&£on gny parking area or other common
areas, arising out of any/%ctga%r neglect of Landlord or other
tenants of Landlord. Landlord shall procure and keep In effect
during the entire term hereof public llablility and property damage
Insurance In which the 1limits of public 1lablility shall be
$1,000,000.00 or more combined single 1limit -coverage and shall
cause Tenant to be named as an Insured party therelin to the extent
of Its Interest.

¢. Tenant and Landlord shall each dellver such policles or certl|f-
lcates thereof to the other, and shall also delliver evidence of
renewals thereof not less than thirty days prior to the explration
‘of such coverage. In default of the obtalning of such required
Insurance the other party at Its option, may procure the same for
the account of the defaulting party and the cost thereof shall be
fmmedliately reimbursed to the procuring party by the defaulting
party upon the billing therefor to the defaulting party. In the
event such debt |s not relmbursed within thirty days of billing,
the procuring party may offset the amount thereof against any
amounts owlng the defaulting party, Including rent, by the
procuring party.

d. Sald policles shall contaln a clause that the Iinsurer will not
cancel or change the Insurance without first glving both partles
prior written notlice |f such a policy |s readlly avallable. Such
Insurance may be furnished by elther party under a blanket pollcy
or separate policy and shall be Issued by a company licensed to do
business In the state In which the premises are located.

17. PREMISES INSURANCE.

Landlord shall carry flre and extended coverage Insurance on all
of the bulldings and Improvements on the premises In an amount
equal to at least ninety percent (90%) of the replacement value
thereof and such Insurance coverage shall be adJusted annually to
such ratlo. Sald Insurance shall Insure agalnst such hazards as
are Included In a standard extended coverage endorsement and
Landlord may also carry at Its option additional speclal extended
coverage endorsements. Such Insurance coverage by Landlord shall
exclude Tenant's merchandise, trade fixtures, furnishings, equlip-
ment and all other personal property of Tenant but shall name
Tenant as an Insured for that portion of the value of Improve-
ments, and any Interest accrued by reason of the financing of the
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STATE OF

COUNTY OF

The forgolng instrument was

acknowledged before me this
day of , 19

by
the
of
a

on behalf of sald

B —

Notary Publlc

—————

My Commisslion Explres

STATE OF

COUNTY. OF

The forgoing Instrument was

acknowledged before me this
day of , 19

by
the
of
a

on behalf of sald

————

Notary Publlc

My Commission Explres
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same, whether done by Landlord or Tenant, for which Tenant has
pald In advance or upon which Tenant Is currently paying, for the
period beginning from the date of the casualty to the time at
which Tenant shall agaln be dolng business In the premises |f
prior to the end of the lease term,

18. DAMAGE TO PREMISES.

a. In the event the premlses or any material portion thereof or
any adjolning property shall be damaged by fire or other casualty
during the term hereof so as to render the premises, Including any
common area, untenantable, Landlord shall promptly restore the
same to their previous conditlon, and a Just proportion of the
rent, according to the extent to which the premises and any common
areas have been rendered untenantable, shall abate, untlil the
premises shall have been restored and put In proper condition for
use ahd occupancy by Tenant, provided, however, that If the
damaged premises cannot be made tenantable within 120 days after
the occurrence of such damage, Tenanefmay %ermL ate thls lease
forthwith by written notlice thereof dellvered to --andtor - other g?{tress
that thirty days following the occurrence of such damage, and any
rent palid In advance of such termination by Tenant shall forthwith
be refunded to It. 1f any authority having Jurlsdiction thereof
shall determine that the premises or any bullding of which the
premises are a part should be demolished and removed because of
damage thlis lease shall termlnate at the option of Tenant and any
rent pald In advance of such determination by Tenant shall be
refunded to It,

b. Landlord and Tenant hereby release and discharge each other and
any employee or representative of each from any llabllity what-
soever hereafter arlising from loss, damage, or Injury caused by
flre or other casualty for which Insurance Is required to be
carrled<hereunder by the Injured party at the time of such losi,
damage, or InjJury to the extent of any recovery by the Injured
party under such Insurance, provided such Insurance permits a
walver of llabllity and subrogation rights.

19. EMINENT DOMAIN.

If the whole or any part of the premises or any bullding In which
the premises are located, or more than 25% of any parklng area
which Is a part of the premlses, shall be taken by or conveyed to
any public authority under the power of eminent domain or by
private purchase In 1lieu thereof, Tenant/m§§ Lerm?nate this lease
forthwith as of the date possession of such premises shall be
dellvered to such condemnor or purchaser and any rent pald In
adVance, as of sggthgélggéy date shall be refunded to Tenant. In
the event Tenant/shall not exerclise such option, Landlord shall
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Immediately make all necessary repalrs and Improvements to the
premlises and any bullding and common areas of which the premises
are a part to restore the same to a complete architectural unlit,

T - PR TX TN W - LWy -3 3t T3 TP N "V G P |
Trerrt—sterr—hove -t - -4 P

part of the premises not taken under power of eminent
the same terms and conditlions hereof, provided that
ereln shall be reduced In direct proportion to
the part of the prem $ SO taken by eminent domaln, Both the
Landlord and Tenant shall entitled to proceeds arising from
f, In accordance with thelr
Mthing contained herelin

shall be deemed or construed to prevent Landlord or Tenant from

condemnation or the threat the

enforcing and prosecuting a clalm for the value of thelr respec-
tive Interests In a condemnation proceeding brought agalinst elther

under a power of emlinent domain, except the Tenant shall only have
his own claim for condemnation, damages or losses, and shall not
participate in Landlord's claim,

20. BANKRUPTCY.

In the event the premises or any rights therein shall be levied on
by executlon or other process of law by a creditor of elther
party, or If either party shall be adjudged bankrupt or Insolvent,
or' If any recelver shall be appointed for the business and
property of elther party, or If any assignment shall be made of
elther party's property for the benefit of creditors, thereby
diminishing any right or privilege granted by this lease to the
other party, then the other Barty may terminate this lease forth-
with,

21. FORCE MAJEURE.

Neither party hereto shall be required to perform any term, condi=-
tion, or covenant of this 1lease during such time performance,
after the exerclse of due dilligence to perform, Is delayed or
prevented by acts of God, clivil riots, organlzed labor disputes,
or governmental restrictions, Nelther party shall be excused from
performing any term, condition, or covenant of this lease because
of any act or omlsslion of such party,.

22, WARRANTIES AND REPRESENTATION BY LANDLORD.

In additlon to any other warranties and representations by Land-
lord contalned herein, Landlord expressly warrants and represents
to Tenant:

I. that the premises are properly zoned and Improved, to permit

the use thereof by Tenant for Its purposes stated In this lease,
and
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Il. that Landlord has not covenanted or agreed with anyone to
restrict the use of the premises for Tenant's burposes and Land-
lord knows of no covenants, agreements, or restrictlions affecting
the premises which would prohliblt or restrict such use by Tenant,
and

111, that Landlord owns the premises and any bullding of which the
premises are a part and has the right to lease the premises to
Tenant,

23, BROKERAGE COMMISSIONS.

Landlord shall defend, Indemnify, and hold Tenant harmless agalnst
any and all clalms of or llabllity for any brokerage commissions
or finder's fees related In any way to Tenant's lease of the
premlses or any part thereof, except any brokerage.commission Tenant
himself may have incurred.

24, QUIET ENJOYMENT BY -TENANT.

Landlord covenants that If Tenant performs all the terms,
conditlions, and covenants of this lease to be performed by Tenant,
Tenant shall peaceably and quletly hold and enjoy the premises for
Tenant's purposes for the term hereof without hindrance or Inter-
ruptlion,

25, SUBORDINATION TO LANDLORD'S MORTGAGE AND ATTORNMENT.

a. Tenant, at Landlord's request, shall subordinate Tenant's
Interest hereunder In writing to any llen or mortgage now or
hereafter placed on the pfemlses and to all advances made or
hereafter to be made upon the securlty thereof, provided that such
llenee or mortgagee shall agree In writing that Tenant's rights
hereunder shall not be diminished In any way because of such llien
or mortgage,

b. In the event the premises are sold by foreclosure or power of
sale under any llen or mortgage of Landlord, Tenant, at the option
and request of the purchaser shall attorn to the purchaser and
recognlze such purchaser as the Landlord under this lease provided
that Tenant's rlights hereunder shall be acknowledged and agreed to
In writing by such purchaser.

26. SALE OF PREMISE BY LANDLORD.

the 7
the term of thils ant shall have the optlon to purchase
the premlises flrst, for a perlod ©

lease,
ty days after notlce of
such offer Is recelved by Tenant, on the same te conditlons
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purchase recelved by Landlord even though Tenant does no

Its optlon upon a prior offer and the premlises not sold. In

the event Tenant does not exerclise Its op at any time and the
premises are sold to a third pa Tenant's optlon hereunder
shall remaln In effect as any wrlitten bona flide offers to
ch third party. Both Landlord and third

shall glve notlce of the terms and conditlons of

purchase received b

party purcha

27. ASSIGNMENT AND SUBLEASING BY TENANT,

a. Anything contained in this lease to the contrary notwith-
stahding, Landlord agrees that without its consent, this lease and
the right, title and interest of the Tenant thereunder, may be
assigned by the Tenant to Domino%Pizza, Inc., a Hichigan corpo-
ration, or its designee, provided that said DominosPizza, Inc.
shall execute such documerits evidencing its agreement to there-
after keep and perform, or cause to be kept or performed, all of
the obligations of the Tenant arising under this lease from and
after the time of such assignment.

28, DEFAULT OF TENANT,

a. If Tenant falls to pay any rent or other charge due hereunder
within fifteen days after written notice of such default shall
have been recelved by Tenant, or If Tenant falls to perform any
other term, condition, or covenant of this lease for more than
thirty days after written notice of such Fallure shall have been
recelved by Tenant, unless the cure of such fallure requires more
than thirty days and Tenant Is diligently pursuing such cure,
Landlord shall then have the right to pursue any right or remedy
to which Landlord |s entitled, under applicable law or this lease,
for such fallure. /

b. Landlord shall give written notice to Dominq}Pizza, Inc., a
Michigan corporation, (concurrently with the giving of such notice
to Tenant) of any default by Tenant under the lease and the said
Domin&hPizza, Inc. shall have, after the expiration of the

period during which the Tenant may cure such default, an
additional fifteen (15) days to cure, at its sole option, any such
default.

29, NON-WAIVER OF DEFAULT.
Walver of any breach of the terms, conditions, or covenants of

this lease or the nonperformance of the same for any particular
time shall not be construed as a walver of any succeeding breach
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of the same or another term, conditlon, or covenant hereof, and
the consent, approval, or acqulescence by Landlord or'Tenant to
any breach shall not walve or render unnecessary such consent or
approval to orkof any subsequent similar breach.

30. HOLDING OVER.

If Tenant holds over after termination of this lease, the tenancy
thereafter shall be from month to month, subject to all terms,
conditions, and covenants of this lease.

31. RECORDING OF LEASE,

Tenant shall not record this lease without written consent of
Landlord, however, upon the request of elther party hereto, the
other party shall Jolin In the execution of a memorandum or so
called "short form" of this lease for the purposes of recordatlon
In such form as requlired for recordation.

32, ENTIRE AGREEMENT,

This lease shall constltute the entire agreement of the parties
hereto and any prlor agreement between the parties relating to the
premises, whether written or oral, is merged hereln and shall be
of no separate force and effect and this lease shall only be
changed, modifled, or dlscharged by agreement In writing sligned by
both partles hereto.

33. EXERCISE OF RIGHTS AND NOTICE.

The exerclise of any right or privilege by a party hereunder shall
be made effective by the personal dellvery or by the malling of a
written notice of such exercise to the other party unless a
speciflic provision of this lease provided otherwise, Such malling
or the malling of any other notlce required or permitted under
this lease shall be made by registered or certlfled United States
mall, postage prepald, addressed to the other party at Its address

set forth above or such other address of which notlice has been
glven In writing.

34, APPLICABLE LAW,

This ‘lease shall be governed by, and construed In accordance with
the laws of the state In which the premises are located. If any
provislon of thils lease or the application thereof to any person
or clrcumstance shall, to any extent, be Invalld or unenforceable,
the remalinder of this lease shall not be affected thereby and each
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provision of the lease shall be valid and enforceable to the
fullest extent permitted by law,

35. BENEFIT OF AGREEMENT.

The terms, conditlons, and covenants contained In this lease shall
Insure to the beneflit of and be binding upon the partles hereto,
thelr respective helrs, adminlistrators, executors, representa-
tives, successors and assigns,

IN WITNESS WHEREOF, Landlord and Tenant have signed and sealed
this lease as of the day and year flrst above written.

In presence of: LANDLORD:

The S+A C'oz;pmiLm

TENANT ¢

George MACK PATierson !

By:

36. LANDLORD'S ADJACENT PROPERTY.

In the event Landlord developes the vacant property that Landlord owns
adjacent to these premises and as a part of the development demolishes said
premises, then Landlord shall offer Tenant equivalent space in the new build-
ing at the same rent and terms as other tenants in said new building. Land-
lord will reimburse Tenant for 1/120 of Tenant's remodeling expense for each
month left on the 5 year lease and/or 5 year option remaining at the time
Tenant moves from said building pursuant to this paragraph.

37. COSTS OF ENFORCEMENT.

The losing party shall pay upon demand all costs, charges and expenses
including attorney's fees incurred by the other party in enforcing its
obligations under this lease.
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