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| AN APPRAISAL OF | ee EL 
eS - | ce | | — | | | 

0 FIVE WAREHOUSE PROPERTIES = ee eee 

7 (LOCATED AT cee oe | 

a , 2201 DARWIN ROAD — | 
2223 DARWIN ROAD a 

mefe | 2601 SEIFERTH ROAD ee oe fp 
625 MAYFAIR AVENUE | 

— 2955-57 PACKERS AVENUE oe, 

a; AS OF - | 
B ek, | 

| «JANUARY 1, 1985 | nr | 

C | | a PREPARED FOR cs US - 

5 } MADISON REAL ESTATE INVESTMENT FUND oe 

5 ne ee 

5 ; | PREPARED BY | ee - ae 
m | Oo REPS as of 

: | ce LANDMARK RESEARCH, INC. © | oo 

JAMES A. GRAASKAMP, PH.D., SREA, CRE 
| : JEAN B, DAVIS 

4 Te = ) = ——s ; — Te
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| . oe sa 
_ dames A. Graaskamp, Ph.D, S.R.EA., CRE. Fa 

ae | a Jean B. Davis, M.S. | 
| | | | | | it 

| January 25, 1985 7 ! | | | 

| Messrs. Gordon and Greg Rice | Oe | a | 
- - . . ‘ 

= Executive Management, Inc. : an | 
i. 2 * 

: os . . 

| 6000 Gisholt Drive | | | | 

| Madison, WI 53708 a | | wee . 

g Gentlemen: | | | | 

. . s e 
: 

: 

| Enclosed are the individual appraisals and the package value of ; 

"ae five warehouse properties located at: | / 

| - | | , 2201 Darwin Road - | | | 

0 | | 2223 Darwin Road | 

- | | 2601 Seiferth Road : | OT 

a | 625 Mayfair Avenue , | vo ? 

A 2955-57 Packers Avenue | | we 

: o . oo . | ° * 2 ” , d 

no For each of the above properties we have established fair | 

a. | market value as of January 1, 1985, assuming cash to the a , 
e o . o e e 2 e . 

seller, and subject to the assumptions and limiting conditions. 

| — noted throughout the report. | | oe , | 

a? e . e , , . 

|. The appraisers have inspected each property and have no vested : 
* . . e : . . . 

| interest, present or future, in the properties owned by the | 
. o . ' 

. 

eS | Madison Real Estate Investment Fund (MREIF) except, of the 
cae. . S . ; 

374,204 total MREIF shares outstanding as of January 10, 1985, | | 
- , . ° 2 . 

| James A. Graaskamp owns 60 shares and Jean B. Davis owns 100 | 
| . . . . ° : 

| shares. This ownership position pre-dates any appraisal a a 

i | assignment by six or more years. — | |



oo se . | | 

B Messrs. Gordon and Greg Rice a rs 

fi Page Two : | a | : | 

| January 25, 19 85 : - | | | | p | 

Market values as of January 1, 1985, of the properties subject | ol 

_ to existing leases, but sold for cash are as follows: | : | 

6 } oo ae 2201 DARWIN ROAD. : ane | 
7 | TWO HUNDRED TWENTY THOUSAND DOLLARS | | | fo | 

” | . ($220,000) | | | | | 

_— a 2223 DARWIN ROAD | uae ts ee S| 
| ONE HUNDRED EIGHTY THOUSAND DOLLARS | . 

= pe Be — ($180,000) | oo a | 

a | - 2601 SEIFERTH ROAD oe | ol | 
: | | TWO HUNDRED EIGHTY THOUSAND DOLLARS 7 | | | 

. | oo ($280,000) | ee } | 

| 625 MAYFAIR AVENUE Tsp ee pee [ie 
6 | | - TWO HUNDRED FIFTY THOUSAND DOLLARS | | 

|; ($250,000) p 

} 2955 AND 2957 PACKERS AVENUE _ | ne 
| TWO HUNDRED NINETY THOUSAND DOLLARS © | | 

| | a - , ($290,000) | | - 

If the above properties are sold as a package, the efficiency | | 

of a single transaction and rapid deployment of the net | 

ol proceeds for the seller justify a discount greater than any | | 

vo premium a buyer might pay for acquisition economies and | 

| portfolio risk reduction, Therefore, the appraisers have — | | 

- coneluded that the package price for combined sale of the above | 
«five properties as of January 1, 1985, should be: / Po 

g ONE MILLION ONE HUNDRED SIXTY THOUSAND DOLLARS = = — | 

|. es ($1,160,000) | Soe tt ee 

with cash to the seller, but subject to existing lease terms. | |



; Messrs. Gordon and Greg Rice | | | | 

| Page Three | a | 
| January 25, 1985 | aaa | | _ 

e | The appraisers note that the market value for the warehouse 
property at 2601 Seiferth Road is $72,000 below the 1984 | 

' assessed value of $352,000, suggesting the opportunity for : 

review and possible appeal by MREIF. oe ; | | J 

_ We are pleased to have been of service, and we remain available | 
to answer any specific questions you may have regarding this | | 
report. | | | | | 

a FOR LANDMARK. RESEARCH, INC. : | ef 

a | ares Graaskamp, Ph.D., SRE, CRE | | 
, Urban Nand Economist | | | | 

‘dean B. Davis - | 7 | 
? , Real Estate Appraiser/Analyst a 

| Enclosures | | oe | 

b,c a



A ee 7 Oo be Se ee Bo : oe. | | | 

5 - | | ‘TABLE OF CONTENTS | he | : 

a | oe | a | PAGE | os 

. | LIST OF EXHIBITS... ee ee ee Cee ee ee ee ak Uf FE 

5 | LIST OF APPENDICES... ++ see Cee eee ee eee VED fo | 

| T INTRODUCTION. ee eee eee ee ee eee ee OT 1) } 

g | A. Issue for Which Appraisal is Required ... . 1 a ! 

_ | B. Definition of Interests to be Appraised : — 1 | 

s | Cy “Definition of Fair Market Value ...+ees 2 | : 

po De Industrial Properties £0 be Appraised . . . . | 3 | 

| Ee Format of the Report ; . oe ee eo ge ae 3 | . | 

an II MADISON INDUSTRIAL WAREHOUSE MARKET « « « « © © ¢ 6 | 

& 7 A. Comparable Rental and Sales Warehouse © a | : oo , | 

oe | | Properties «s+ 6 ee ee ee eee we es 6 | | 

tT B. Analysis of Madison Warehouse Market ....se 8 | | 

| C. Use of Consumer Price Index as” | - | | 

5 to Inflation Proxy «+ + +s ee 100 | : 

/ D. Investor Requirements a we ee 10 pee 

III APPRAISAL OF 2201 DARWIN ROAD . «1 ee eee ee 20 | | 2 

& | oe A. Site Description and Analysis wo oo eee 20 re 

B. Building Description and Analysis eee eee 22 | es 

a | C. Lease Description and Analysis oe to tee 29 / 

. : —D. Operating Expenses, Reimbursements, and | | | | 

| Appraisal Assumptions « «se ee « ee | 

- : OE. Financing Description and Analysis . oa gee 34 fp 

0 a F. Capital Budget Assumptions for Discounted - | | fo 

- ae . Cash Flow Approach to Value ee 40 fp



pa 
|  & 

5 ‘TABLE OF CONTENTS (Continued) = oes = 

- oe ag a PAGE | 

| | —G. Discounted Cash Flow Value Conclusion .««-e-- 43 7 } | 

G | HH. Market Comparison Approach Application | | | | 

: and ConclusionS .« « « « « « « « «© « « « # « * 44 | PY 

0 - I. Cost Approach Input Assumptions Ce ga | | 

. ~ and Conclusions e* e © ee ee @ # e 8 8 oe . » @ 52 . 3 

, og Je Reconciliation of Three Approaches | . | | : | | 

8 : | and Conclusion of Subject Property Value arn | : ” 

wf if Sold Individually . . . «2 «© «© «© © «© «© «© «~©653 | 

q IV APPRAISAL OF 2223 DARWIN ROAD ... « tees » « 63 | pes 3 

a moe A, Site Description and Analysis ....- . a 6 3 fT 

| a B. Building Description and Analysis .....-+ 68 © | | 

a | | C. Lease Description and Analysis . .. «s+ ee . TO a 

, Po D. Operating Expenses, Reimbursements, and | | , 

& | Appraisal Assumptions . . « « «© « «© «© «© «© # « 73 fo 

| 7 ) FE, Financing Description and Analysis . ++ ee TA fp 

a | :  F, Capital Budget Assumptions for Discounted | - | | 
7 | Cash Flow Approach to Value .. + « « «© « « » 74 | 

5 . Ge Discounted Cash Flow Value Conclusion .... . 81 to | 

| -H. Market Comparison Approach Application .... 90 | 

g | | I. Cost Approach Input Assumptions _ . | oe oo fo 
| and Conclusions . « « «© «© © © © «© © ee ww 91 ae 

a | J. Reconciliation of Three Approaches | | Foe | 7 

and Conclusion of Subject Property Value | | | 

5 | if Sold Individually... e+e ee ee eee 92 ; 

e | - a | — vi a | ns ee



i ee ne oy aan ST 

f TABLE OF CONTENTS (Continued) Do ee bod 

a | OC eas le os PAGE | | 

| | V APPRAISAL OF 2601 SEIFERTH ROAD eee wea a » 102 ft 

4 CS A. Site Description and Analysis , oe - « 102 / | 

fe | B. Building Description and Analysis ...... 106 | | 

B : | C. Lease Description and Analysis ‘ ee es oy 110 . : | 

| oo De Operating Expenses, Reimbursements, and cm a 

| — | Appraisal Assumptions ee ee eee ee ee TTT 

yo ss,” Financing Description and Analysis... +++ 120 fT 

g oo F, Capital Budget Assumptions for Discounted _ | 

ae | Cash Flow Approach to Value .. .« se ee ee 121 oe 

G _ . G. Discounted Cash Flow Value Conclusion oe ye. (124 | oe | 

He Market Comparison Approach Application . os © 125 — J | 

. a I. Cost Approach Input Assumptions . - oe : | | | : 

| we and Conclusions « + «+ « «+ «© «ee ee es - 134 a 

8 | J. Reconciliation of Three Approaches | | | p 

| | | and Conclusion of Subject Property Value | ; 

5 so | if Sold Individually . pose ee eee te es 135 | 

2 VI APPRAISAL OF 625 MAYFAIR AVENUE soe te to 2 1A7 oe | 

a on A. Site Description and Analysis . «© «+ « « « i, “147 | of 

4 B. Building Description and Analysis «++ e+ 149 | | 

a | C, Lease Description and Analysis ee ee ee 8 | 

a a : D. Operating Expenses, Reimbursements, and | : | pot 

| - Appraisal Assumptions . . © «© «© + © © © © ee 160 Cees 

Ee Financing Description and Analysis : . . coe 161 : ‘er 

" 7 | | F, Capital Budget Assumptions for Discounted . | 

8 men a Cash Flow Approach to Value «6 + ee ee ee 165 / 

| - GY Discounted Cash Flow Value Conclusion .. ay 168 | an 

a | ee H. Market Comparison Approach Application . e ee) 6183 | :



| , ; 

ly . a wey “oe a - ft 

if ee TABLE OF CONTENTS (Continued) ye 

a| | ee - oes PAGE bee 

fo I. Cost Approach Input Assumptions | a oe 

- and Conclusions «. « + « «© © + © #© © ee ees 1 86 ph. 

d vod - | Je Reconciliation of Three Approaches | ; | | . 
| | and Conclusion of Subject Property Value | do 

G a if Sold Individually ce eee ee ee es 187 | po 

|-YIT. APPRAISAL OF 2955 AND 2957 PACKERS AVENUE . ~~ 199 _ a 

a / A. ~ Site Description and Analysis ee , » 199 | 7 

9 BS Building Description and Analysis .. oe ee 20300 . 

- os CC, Lease Description and Analysis. . . : wee 211 | | 

g | et OD, Operating Expenses, | Reimbursements, and _ | 

| Appraisal Assumptions ee 226 | 

e po EW Financing Description and Analysis . gow 227 | Me | | 

| | | F. Capital Budget Assumptions for Discounted - 7 | 

& Cash Flow Approach to Value . +... - os . 228 ft 

se G. Discounted Cash Flow Value Conclusion .... 232 pS 

a oe oe H. The Market Comparison Approach . to ‘ es ~ 244 | a 

| I, The Cost Approach a see ee ew we ww ww | 2G . pS 

“ | J. Reconciliation of Three Approaches | - | ft 

7 and Conclusion of Subject Property Value | | 

6 ee if Sold Individually «ss + + eee eee. © 248 0 | 

ty VIII WAREHOUSE PACKAGE SALE VALUE... ee eee eee 2530 a 

_ | STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS . te OTT ee oe 

G CERTIFICATION OF VALUE... 1. eee eee ee ee ee 

5 QUALIFICATIONS OF THE APPRAISERS... 1. ee ee eee 275 | 

- APPENDICES se ee ee ee ees er ae 

a aa = —— viii- nee anne reeewee Fo



Oo ee | | _ | 
g | — cae Koen, [uo - ) ) ) ay eas 

. COR See eee | . 

a | | LIST OF EXHIBITS | a 

| EXHIBIT | | ne | | _ : a PAGE fo 

ee II=1 Summary of Market Rent Comparables for. a a 

fo | Industrial Warehouse Properties in the | | _ 

q - Madison Area * © ee e e @ ¢ ee © © we ew ew eel 12 

| - II-2 Location of Rental Comparables of Warehouses ae Joes 
A aa in the Madison Area . « « «© +» «© © © «© © @ we 13 | 

| II-3 Summary of Comparable Sales of Steel/Masonry | poo 
~ an Industrial Warehouses in the Madison Area | | | | 

f from 1979 - 1984 Including Photographs .... 14 ; 

. II-4 Location of Comparable Sales of WarehouseS ~~ fo 
8 | in the Madison Area . « « « © « «© © «© © «© « « * 18 | | 

|  IIe5 Change in the Consumer Price Index (CPI) on en 

g | | for the Past Five Years ® ° ‘ e ® e e s ® s . e 19 a .



aaa | | 

a a _ LIST OF EXHIBITS (Continued) = ee 

. - ESHIBIT © ve tg PAGE =——i(iztltsSY 

--«TII-1 = Location of 2201 Darwin Road” Be of 
a | Warehouse Property 8 « . e e e « e * e« . e ° 2i | | 

TIit-2 Sketch of Building Layout on the Site - | fo 
/ and Zoning Map e e . * € ? s ° e ® a @ e 9 e e 9 23 : i 

f ITI-3 Photographs of Subject Property ce et ee ew 27 | | 

- | III-4 Summary of Property Data and Current Lease | | : 

| | a Data for 2201 Darwin Road . .....«« e « « « 39 | 

S — -TII-5 Schedule of Revenues and Expenses from | | a 

3 | | January 1, 1985, through December 31, 1989, to 

| | with Detailed Footnotes . « « «6 « «© « « «© «© © « 35 | , 

m | —S_s«TII-6 Assumptions Used in Discounted Cash © a | 

Flow Valuation @ @ * 8 @ oe « «© «© « «© # @ e * 5 | . : 

_  III-7 Computer Output of Discounted Cash a ve , 

| | Flow Analysis ee s e.e s e e e ie 8 e e s e e e 46 . | oS 

III-8 Scale for Scoring Comparable Sales Based WN | 
9 ce Upon Price Sensitive Attributes . . « « « «© « » 54 ; 

| -TIT-9 Most Probable Price Computation Using Mean | | | P| 
@ | Price per Point Equation Method . .«. « « « « « «+ 55 a | : 

- III-10 Cost Approach Assumptions Used for Marshall | P| 
. - Valuation Service for 2201 Darwin Road « - + + 59 a | 

' - TII-11 Computer Output for Cost Approach to Value | fp 

g | a for 2201 Darwin Road ee © @ ee 8 . 8 * « e ee 61 
|



| _ aL | | | | | | G — Lidl Reod, Tu - 

' - LIST OF EXHIBITS (Continued) _ ss ee - 

s EXHIBIT Ee lo wg EE es os PAGE fo 

om | Iv-1 Location of 2223 Darwin Road sts a SO pee 

| Warehouse Property . o ee e« 8 . ee oe e e « e 6 , 6 4 : 

i | IV-2 Sketch of Building Layout on the Site | 

| | and Zoning Map ee 8 ee 8 ee let lt wl. . . 66 | ! 

a . IV-3 Photographs of Subject Property .. «ees . . 69 | | 4 

—_ | IV—4 Summary of Property Data and Current Lease oe of ; 

, | | Data for 2223 Darwin Road « « « « «© «© © © @ @ 71 oo 

| IV=5 Schedule of Revenues and Expenses from | | 
a : January 1, 1985, through December 31, 1989, | : 

BS) with Detailed Footnotes . . 1. 2. 6 ee «© «© «© © «~~ 75 | 

» | | IV-6 Assumptions Used in Discounted : | | | 

z : Cash Flow Analysis ¢ a. e . e e . & e e e @ . @ e 83 ' oo 

on  IV-7 Computer Output for Discounted | , es 
a Po | Cash Flow AnalysiS . « « « «© © © «© © © © © ow 84 ee 

. Iv-8 Scale for Scoring Comparable Sales | | | | : 
8 Based Upon Price Sensitive Attributes ..... 93. ; 

- -Tv-9 Most Probable Price Computation Using Mean | on 
a Price per Point Equation Method . . « « « « « « 94 = 

IV-10 Cost Approach Assumptions Used for Marshall 

* | Valuation Service for 2223 Darwin Road .... 98 | ; 

IV-11 Computer Output for Cost Approach to Value pe p 
. for 2223 Darwin Road « « « «6 «6 © «© © © ew oe 100 of 

i — : ) xi — — — ps



E : | LIST OF EXHIBITS © a 7 fo 

§ EXHIBIT OO | : | oe PAGE | | 

- -Ye1 ~~ Location of 2601 Seiferth Road a |e 
| Warehouse Property * @¢ e# ee #@ e e e © e #© ee @ @ 103 oo 

e oe V-2 Sketch of Building Layout on the Site - | | fe : 
— and Zoning Map e @ «© © © «© © © © © © © © © © @ 104 | 

a | V=-3 Photographs of Subject Property... ee «© @ @©)6=6107 of 

_ | yas Summary of Property Data and Current | | oe 7 | 
, | Lease Data for 2601 Seiferth Road. ....-e.. 4112 : | 

oe ae V-5 Schedule of Revenues and Expenses from an | 
| January 1, 1985, through December 31, 1989, nn 

; | | | with Detailed Footnotes .. .« . © 8 @© @e e # 8 e 115 

= --V=6 ~~ Assumptions Used in Discounted | Be | 
a | | Cash Flow Valuation « «ee + 6 © © © oe we we 126 | 

oe | V-7 Computer Output of Discounted | eS Jf 
a 7 | Cash Flow Analysis. © e «© © © © © © © «© © © © © 127 | : 7 

ae en ee Scale for Scoring Comparable Sales Based | | - 
g | Upon Price Sensitive Attributes . . 2. 6 «ee + 136 } 

cos S V-9 #£=Most Probable Price Computation Using Mean | - | - 
fs Price per Point Equation Method . « « « »« » « « 137 i 

aan V-10 Cost Approach Assumptions Used for Marshall | | 
- Valuation Service for 2601 Seiferth Road .. . Tat | 

2 | V-11 Computer Output for Cost Approach to Value. Oo moa 
| | | | for 2601 Seiferth Road . « « « «+ © «© ew we we ew 143 fp 

i — _ . — xil a . -



f | LIST OF EXHIBITS (Continued) | - | 

: EXHIBIT Bee Oe | PAGE to | 

« - VI-1 Location of Emmer-Madison Warehouse at | | ° : | 

625 Mayfair Avenue eo. o ee @ e e e oe *. ee « e 148 | | 

| : VIe2 Sketch of Building Layout on the Site ee fo 

| and Zoning Map « ee ee ee oe we ee we we we ©) =6150 | 

a oa  VI-3 Photographs of Subject Property . « .« « « « « »« 154 | - | 

_ oe VI-4 Summary of Property Data and Current Lease | | | 

, | Data for Emmer-—Madison Warehouse at i | | 
| | 625 Mayfair Avenue «se 6 ee ee ee we we ee 158 | 

al. —yI-5 Schedule of Revenues and Expenses from | | 
| a January 1, 1985, through December 31, 1989, | | 

oe with Detailed Footnotes . . « « « « © « e «© @ + 162 | a | 

, fo VI-6 Assumptions Used in Discounted Oe | , | 
. a Cash Flow Valuation e e eo s ® e e ® - e e . «6 * 170 | | 

ZT | VI-7 Computer Output of Discounted | | | a | | 

) - Cash Flow Analysis Using Contract Rents . ... 171 fT 

| VI-8 Computer Output of Discounted Cash Flow | | 7 

| | Analysis Using Market Rents . «. « « « « + oe eo © 177 fo | 

; VI-9 Scale for Scoring Comparable Sales Based - od | 

4 | | Upon Price Sensitive Attributes . . . . « « « « 188 | | 

- VI-10 Most Probable Price Computation Using Mean oe | 

f Price per Point Equation Method . ....« +e. 189 — | 

| | VI-11 Cost Approach Assumptions Used for Marshall ee 

, Valuation Service for Emmer-Madison Warehouse | | 

9g a at 625 Mayfair Avenue . . «© © « «© © «© © «© © © @ 193 | ft | 

| VI-12 Computer Output for Cost Approach to Value a a 
| for Emmer-Madison Warehouse at | | : | fe 

} a 625 Mayfair Avenue -@ e e e e e e oe e e e ° oe 195 

i 7 ce fe Se Oe eo | a PT 

[ =a — —— xiii— —___ —_— |



| FF eo T,. | | | . 

' Po LIST OF EXHIBITS (Continued) oo ee 

5 EXHIBIT - Oo pag 

oe VII-1 Location of 2955-57 Packers Avenue a fp 
op | Warehouse and Garage Properties . . . « « « « « 200 7 

a | VII-2 Sketch of Building Layout on the Site | | Pe 
fo and Zoning Map . 2. 1. « © © ww © ww ew ew ew we ew 20 ' 

a | VItT-3 Photographs of Subject Properties eo 8 - ee © «© 207 oo - 

| | VII-4 ‘Summary of Property Data and Current Lease | - a 

, | Data for 2955 and 2957 Packers Avenue « » « « » 212 | Jo 

|. VII-5 Schedule of Revenues and Expenses from | , | os 

; | | January 1, 1985, through December 31, 1992, | | | ; 

a | with Detailed Footnotes . . 2. 6 «4+ « «e+ ee « 217 | 

» |  —s*VII-6 Assumptions Used in Discounted oe | a ee 
| Cash Flow Valuation . ..« « « «© « «© «© «© © «© e «© 233 | 

| | VII-7 Computer Output of Discounted | a | 

a , - Cash Flow Analysis .« «6 6 6 ee 6 ee ee ee 235 | 

a . _ VII-8 Cost Approach Assumptions Used for | a | fo 

¢ | Marshall Valuation Service for | : a ft 
a Garage at 2957 Packers Avenue « « « « « © © © « 249° a 

| VII-9 Computer Output for Cost Approach to Value , | | | | | 

a | for 2957 Packers Avenue » « « « + «© «© © © © © © SOT |



| a on | LIST OF EXHIBITS (Continued) oe | 

I | EXHIBIT eee ne PAGE os 

| VIII-1 Portfolio of Five Warehouse Properties - rs 
1 a a Schedule of Net Operating Income from | a | 

G | oo January 1, 1985, Through December 31, 1992 .. 258 pe 

- VIII-2 Test of Investor (Buyer) Returns at | | | 

i | $1,225,000 Acquisition Price Using VALTEST .. 259 | | 

od VIII-3 Test of Investor (Buyer) Returns at | | | | | , 

I | $1,125,000 Acquisition Price Using VALTEST .. 263 | 

| VIII-4 Test of Investor (Buyer) Returns at | | 
5 : «$1,160,000 Acquisition Price Using VALTEST .. 267 -



_ pe on - | a G — edlicie Ritow, Tw - — 

a | | | | LIST OF APPENDICES | ne oe 

f ) APPENDIX | | a | - PAGE fp 

- |. A Income Approach to Value - The Discounted © a . Pe 
| - Cash Flow Methodology .« « « « « «+ «© © © © e@ «© « OTT . , 

g | B Market Comparison Approach to Value... - ee) OT9 ; 

7 C Cost Approach to Value ... «6 «+ 6 « «© «© « « 283 fo 

| D Potential Comparable Sales of Industrial | ee 
J | Warehouses in the Madison Area - 1979-1984 .. 291 oe 

fo ED Permitted Uses for M-1 and C3L Zoning . . « « « 292 | | 

fo F = Summary of Existing Non-assumable Mortgages : 

, | a for Properties at 2201 Darwin Road, , . | 

df | | 2223 Darwin Road, 2601 Seiferth Road, ee | 
I | . and 625 Mayfair Road « e « «© e «© e s © 8» ¢« «@ ° 303 | Se 

: | Gg Summary of Property and Lease Data for the 
“- Package of Five Warehouse Properties , 

co Appraised in this Report .. +... ee eee + 304 pe 

e — xvi; : :



a fo | Oo oe = oe 

2 a | ) oes a oe oo be 

J ee oT, INTRODUCTION, = | 

: A, Issue for Which Appraisal_is_Required of 

i | - The issue for which this appraisal is required is the ; 

i -- - possible sale and liquidation of a portfolio of five industrial | 

| _ warehouse buildings located in Madison, Wisconsin, as a package to 

I sale, Each property will be appraised individually for its most - — 

Wd probable sales price and then a package price will be set for a | 

1 possible sale of the five properties as a single purchase, po 

} allowing for. a reduction in opportunity costs and transaction | 

~ | risks ‘for. the seller and the possibility of a more stabilized po 

i, "income risk position for the buyer. The appraisals will serve - | 

as a benchmark for the Board of Directors representing the best en 

: | interests of the shareholders in the Madison Real Estate | 

a | Investment Fund and as a guide to perspective purchasers as to 

- | the investment characteristics of the subject property. | : | | 

i ee B. Definition of Interests to be Appraised eh eh Ps 

| a The title of each subject property is encumbered with | 

| certain existing leases and financing agreements, and it is an — | 

a ; assumption of the appraisers that. these contracts and | : 

| encumbrances would be sold with the property as of the pe 

i appraisal date, January 1, 1985, to the degree assignable. In | - | 

g | certain instances other minor easements on title have been } 

| _ presumed and identified where necessary by the appraiser to. : 

| i oe facilitate “delineation of one adjoining property from another. = =| =.



= op Pe 8 | | | , | 

2 Individual property descriptions will identify where interior SS 

{| improvements, such as small office partitioning or HVAC | 

7 ne equipment, would remain the property of the tenant. oe ce 7 ‘| | | 

q : ss“ CG,» Definition of Fair Market Value Pewee ecoee (ox 

| | A current definition of market value [1] which is used for Dares bee 

i this appraisal ist ee / Be | es Jo 

- The most probable price in cash, terms equivalent to | oe 
[ | cash, or in other precisely revealed terms, for which | oo | 

| : | the appraised property will sell in a competitive . 
| market under all conditions requisite to fair sale, - 

a a with the buyer and seller each acting prudently, | 
| knowledgeably, and for self-interest, and assuming | | 

| _ that neither is under undue duress. a | oe | a 

eG ohn oes Fundamental assumptions and conditions presumed in : 
this definition are . eo | ae | a | 

5 i | 1. Buyer and seller are motivated by self-interest. ee | pe 

po 2. Buyer and seller are well informed and are acting | : | 

| | prudently. | | ee | po 

a 3. The- property is exposed for a reasonable time on . | | 

f ne the open market. SE | OS | 

, 4, Payment is made in cash, its equivalent, or in | 
| specified financing terms. Oo os 

5 S. Specified financing, if any, may be the financing _ yo 
| actually in place or on terms generally available | 

i | | for the property type in its locale on the — oo 
= a _ effective appraisal date. | | : | |. 

to. | 6. The effect, if any, on the amount of market value > | pes 

| a of atypical financing, services, or fees shall be _ fe 

ee clearly and precisely revealed in the appraisal a 

5 coe | report. — Cee ; ao a SO | 

| | [1] - American Institute of Real Estate Appraisers, | | a | 

OO The Appraisal of Real Estate, 8th Edition, (Chicago: _ | SASS 
| American Institute of Real Estate Appraisers, 1983), © | po



. i OD Industrial Properties to be Appraised 7 - | 

| “ The industrial properties subject to this appraisal are po 

, mol engineered, prefabricated steel structures primarily suited for | 

| warehousing, wholesaling, and light industrial uses built on | 

raised concrete platforms and sited on adequate, accessible | | 

i sites. They dan be initially identified as follows by address fo | 

, and by section within this appraisal, with further legal 

; | descriptions detailed within the appropriate appraisal section: _ | 

| do 4. 2201 Darwin Road - Warehouse Property - Section Til a” | 

J a fa Madison, WI 7 - - | | | ? 

| 2, 2223 Darwin Road - Warehouse Property -~ Section IV fT 

| we Madison, WI | | | | og : eS, 

| - 3. 2601 Seiferth Road - Warehouse Property - Section V / | 

fe Madison, WI oe | | | 

d | | 4, Emmer-Madison Property - Section VI ee | = ; | 

| 625 Mayfair Avenue a oe - | —— | 

i : | Madison, WI ee | ) | ; | 

an 5. Packers Avenue Warehouse Buildings - Section VII | | 

oe 2955 & 2957 Packers Avenue | | a | 

a | | Madison, WI | ; ce oe | a | 

| fo : | Ee Format of the Report Oe | / ; 

- Since each “subject property, except for 2957 Packers | | 

1 a Avenue, is of. steel construction and used primarily for | | | 

8 oo storage, either in single or multiple tenancy, the first | 

section of the appraisal will provide a general analysis of the ep es 

a _ Madison market for industrial warehouses as it is relevant to ft 

oe the general characteristics of ‘the subject properties. This | cE 

4 | section of analysis will serve as demand and supply analysis od



i | background for each of the individual properties to be | | | 

ss appraised in the following sections in order to avoid a 

i | | unnecessary repetition. Madison market rents discussed in this - 

| | section are adjusted to fit the location and characteristics of = 

t yo the individual properties where appropriate, | | oe | a Y 

i a | Each property will be analyzed using a discounted cash flow |. - 

valuation report for primary valuation, a market comparison | | a 

q approach as a secondary valuation method, and a national cost — ‘oo 

| service, Marshall Valuation Service, as 7 stylized cost | 

i a approach which is a further check on value. A basic explanation a 

i of each approach is included in Appendix A, B, and C, which are | | | | oo 

: then referenced as explanation for each valuation component fp 

q |. provided for each property. A description of the various | . | 

| potential comparable sale properties considered are included in | io 

G _ Appendix D = and are referenced if and when applied to each of | 

q | the subject properties. Appendix E defines permitted uses in M1 | 

| 2 and C3L zoning areas and in Appendix F the existing mortgages ; 

i ee for each of the subject properties is summarized. Appendix G is | 

- | a summary of the pertinent property and lease data for the | pS 

q package of five warehouse properties appraised in this report. os 

. , Each subject property then has its own section in the | - 

b | report, identified by Roman numeral = and consisting of the | | 

I following components: - | a a - - pe



, ee ee 
ae Pp ff ty _ | 
= eee eee oo | a 7 

i fo A. Site Description and Analysis oe oe oe 

oT B. Building Improvement Description and Analysis | | 

| | 7 C. Lease Description and Analysis | | | 

Bt DD. Operating Expenses, Reimbursements, and | _ 

| ~ Appraisal Assumptions Tee _ — , re a 

| a | E. Financing Description and Analysis a | oe 

|  F, Assumptions Underlying Discounted Cash Flow Approach fo 

i G. Discounted Cash Flow Detail and Conclusions | a | 

| | H. Market Comparison Approach Application and Conclusion yo 

| | I. Cost Approach Input Assumptions and Conclusions 

i : Jd. Reconciliation of Three Approaches and Conclusion : - 
of Subject Property Value if Sold Individually a 

: | Following completion of the individual valuation of each 7 

a subject property, the final section of the report will discuss 

i | pricing considerations relevant to sale of a small package of 

an the five industrial properties from the standpoint of buyer and | 

i | seller. Those elements discussed will be the basis for the po 

« appraisers! judgment as to a package price for all five of the oe : 

, subject properties. oe | |
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lg) aS 
i” | | II, MADISON INDUSTRIAL WAREHOUSE MARKET © ns 

i q ee A. Comparable Rental_and Sales Warehouse Properties Be So 

J The market for wholesale and light industrial warehouses in p 7 

dg Madison is clearly subdivided by location and consistently _ - | 

le stable in terms of rent/cost relationships. The appraisers used oe 

- a rental comparables | (Exhibit II-1) and sales comparables a 

G | (Exhibit II-3) from three areas: the airport zone, the far east | 

- side, and the southcentral side of Madison. The location of the — | 

a rental comparables are shown. in Exhibit II-2 and the sales | of 

J | comparables are located on a map in Exhibit  II-4, es 

| | 1. The airport zone is an area northeast of First Street. |. 

é ony ands generally flanking the major routes to the airport, | | 

a | os Pennsylvania and Packers Avenues on the northwest, and pe 

4 | - Highway 51 and East Washington Avenue on the southeast. a 

| 7 Warehouses in this” area serve tenants and owners ; | - 

g : | distributing to the state hinterland via the highway ae | 

i | | network or the airport. Much of the space is used for |. 

oo | agri-industry, specifically bulk storage of seeds, ae | 

i 7 | “chemicals, processed food products, and other bulk | 
| oe | storage. | oo | . 7 | | ey oo | | 

E 2, The east Side locations serve light manufacturing and | 

i ve ‘distribution of commercial products as opposed to po 

| - | | seasonal _ agriculture warehousing. Many of the - | 
Z | : ~ oa . 7 me | A



ee . o i 

i | | industrial warehouses are owner-occupied and combine | 

nd office with storage use. There is about an even split - | 

i if | regarding lessor-lessee responsibility for the payment 

oS of real estate taxes which should be reflected in the | “poe 

i a nominal rental rate. a | a 

I cose 3. The southcentral district has many more small buildings | | 

Sp to house local service companies which require the fo 

| Beltline Highway to reach residential markets on | ~ 

| | - Madison's west side. Rents tend to be higher because oe 

i ss spaces) are smaller, tenants bid for alternatives, a 

5 a spaces. turn over more frequently requiring greater | | 

- a | allowances for vacancy, and many were custom-built for 

a } : tenants long since departed along Watson Road, Stewart | 

- | Avenue, and related streets. a | . 1 : 

q | The engineered steel building with long, clear Span, | . 

a | insulated steel wall and roof patterns, space heaters, and {- | 

i | small office areas are easily built to suit for $12 to $15 per | - 

i | square foot of GBA, including the cost of land, so that owners | | 

| | with stable needs can build their own facilities if rents rise | 

f A too quickly on the limited supply of rentable area. Currently, | —— 

an it appears that rents and investment values have lagged ft 

i . construction costs except for long-term agricultural - surplus =. 

2 leases. The classic buy/lease trade off analysis constrains fe 

| | over-building. Only the owner-occupied service/distribution 7 a



oS warehouse structures tend to offer more. decorative masonry, | -: 

architectural entrances, and fenestration, as well as finished a Jo 

i office and display space, ee oo | | oe 

| | The financing used in comparable sales transactions has Zo 

a a - been provided by several local Madison life insurance companies | oo 

i - or by land contracts which wrapped around existing financing. A | | - 

= | «List of sales from which comparables were chosen for each of | os 

i | the subject. properties is provided in Appendix D. 7 ; | | | , 

| : While the building components may be similar, each building yo 

i has a specific set of attributes to distinguish it from ‘the po 

fl others. Therefore, application of the market comparison | 

| ‘approach to value involved the following steps: (1) selection | : 

a . _ of comparables on the basis of structure type, (2) conversion fo 

| of the nominal price to cash price per square foot, and then pe 

a - (3) search for an explanation of the differences among | | - 

| | 7 properties compared by means of a price per point per square 

- | foot : formula. (See Ap pendix B for more detailed explanation of — | 

i market comparison valuation methodology). os oe - 

i BB, Analysis of Madison Warehouse Market _ ces 7 | 

— No direct adjustment to price was made for time because the | fhe 

A , Madison market, while steady, has not | experienced Significant . - 

od growth in industrial and wholesale employment since the mid- —



E 1970s. County Business Patterns 1982-= Wisconsin [1], page 36, | 

oe: Table 2, indicated total employment in the wholesale trade Le 

i category in the Spring of 19 82 was 6,893 persons as opposed to | 

, | | 6,436 persons in the Fall of 1977 for Dane County [2]. By the 

: | same token, County Business Patterns 1982 - Wisconsin, page 3k | 

i | Table 2, indicated 18,431 persons in manufacturing of all types. - | 

| in Mareh of 1983 as compared to 18,987 persons in September of | | 

j - . 1977 as reported by the Dane County Department of Industry in - 

{| the Dane__County__ Economic Profile. Nor is there a great po 

i / distinction between the M-1 and C3 zoning categories, Although | 

i --C43L «has somewhat more limited permissable uses, it is 

| primarily characteristic of the southcentral market for po 

a } commercial services. (See Appendix E for permitted uses.) | fe 
Po Since more than one-third of the County's jobs are in | | 

a government, expansion in government service | has had little - a | 

5 a impact on the need for ‘supportive warehousing. Completion of a 

- the interstate system led to the closing of several chain store | | | 

i | distribution facilities in the late '70s since the Madison : = 

| market then could be served by semi-truck from Chicago and 

i Milwaukee. | - “ | 7 oe oan fe 

i [1] County Business Patterns 1982 - Wisconsin, , United States Sh | 
| Department of Commerce, Bureau of the Census, Table 2, © a 

e page 34, Dane County Economic Profile, 1978. a . | 

| [2] Dane County Economic Profile, 1978. a



E ; sys Use of Consumer Price Index as Inflation Proxy - fo 

& oo Although space requirements have increased slightly, | |. . 

i t rents have advanced steadily due to the practice of adjusting oe 

2 base rents with the Consumer Price Index (CPI), Leases advance fo 

i from 50 to 100 percent of the annual change in the cpt, | | 

landlords tend to prefer the CPI for Small Metro Areas in the . \ | 

| Northcentral States as presented in Exhibit TIi-5. The past two” ee 

i years of controlled inflation indicate an average annual change | 

in the CPI of 4 percent, and this 4 percent will be used in | | 

a estimating revenue increases as well as appreciation in land fe 

i | costs and inflation of nonlabor or utility operating costs. In | - 

-_ short, rents can be expected to rise because of inflation 

a po adjustments rather than any sudden imbalance of demand in | 

= excess of supply. | 7 | | | oe | pos 

be Ds Investor Requirements he Ps a 

A | Not only demand/supply pressures from the standpoint of the 

| tenant must be considered, but the appraiser must also consider — - 

i | demand on: ‘the most probable buyers of warehouse properties. | | 

a Steel warehouses lack the glamour of office buildings or the i 

en 7 traditional appeal of apartment structures where over supply 

a and under | supply “influence property owners. Investors in pe | 

ee industrial warehouses have expected steady cash income in terms | Lo 

R of 9 to 11. percent © on cash “investment, conservative _ . | | 

- loan-to-value ratios, and some tax shelter benefits. At one = |



Seay $$$ | 

| : | time, industrial buildings offered shorter, useful. lives than _ pe | 

: | apartments and major~ buildings so that straight-line | : 

a depreciation still provided 4 or 5 percent annual depreciation. of : 

| { That investment advantage has been lost since all real os | 

A ss properties must use an 18 year useful life at minimum. . a 

: | Moreover, in 1985-86, investors anticipate further loss in bax _ | be 

| | shelter benefits to real estate so that cash dividends will | 

i become more important ‘as the major source of return, pushing / 7 | 

; | cash income requirements to 11 or 12 percent, Knowledgeable _ | | 

a | investors continue to. purchase warehouse properties because the | 

| e ratio of net income to the cost to acquire still | represents a | ; | 

i favorable spread relative to available debt service constants. oO 

! po The number of appropriate properties available for ‘investment 

| in Madison is limited for. lack of economic growth, the | 

i | equilibrium of lease/buy factors, and the convertibility of | | 

|. owner-occupied buildings to storage as small businesses expire | : 

a in times of recession. Oo So | - |



E me es ee Pe oa SO EXHIBIT 11-1 | | - - : ' 
- Oo - | oa | a Oo SUMMARY OF MARKET RENT | | *: | | . oe i | | oe a _ COMPARABLES FOR INDUSTRIAL Oo : | | | | a : | | | WAREHOUSE PROPERTIES IN | oe a | a | | a . | | CE MADISON AREA . oe ae ae oe | - | 

| se eeeeenneeeeee se sneneeseseseeeneeesssescseennnscenaceccassnensnscsesceesenensnecemecnscconsnconecececsesessaeenenneessensennenaeesnscunennnenenensscs22000ceennesennenesscacssenesesenecesseennneencnnccuccceeencueeeneccececeeneeennnceeeeee. | . . TOTAL SIZE . RESPONS iBILCITY . i | TYPE OF YEAR OF LEASED NO. AND TYPE OF ANNUAL ANNUAL RENTAL FOR FAYMENT == PROVISION FOR ANNUAL . | | oe LOCATION CONSTRUCTION BUILT SPACE OFFICE WAREHOUSE LOADING DOCKS RENT RATE/SF/YEAR UTILITIES OF R.E. TAXES _ ADJUSTMENT OF RENT REMARKS | 

cD 2009 S. Stoughton Rd. Steel | ( 25000 ~ 0 25000 10 ground level $68750 $2.75, tenant Owner — ~ * 4% with pass tnrough of Ross Menard, 12/22/84 | ~ No | | od _ taxes above base year Has 10 showroom/office distribution warehouses 

(2D 4625 Femrite Steel /Masonry “16250 4 0 16250 13-ground level 40560 | 2.50 ) tenant owner es | Mrs. Tom Cramer, owner's wife, 12/12/84 a 

fd) 2823 Index Rd. Steel 10800 .800 10000 3-ground level 29700 2.75-2.90 : cenant owner - 2-3 to 5 yr. lease, year 2-5 rent John Pinger, leasing agent, 12/13/84 | ‘ana ran | | | | 2~dock level | = .  Unereases to $2.90/sq.ft.; | | wees , : | | | | increase in r.e. tax is passed | . 
| a | th | oT ce pier through over base year : | | : 

i CB) 901 Watson Steel 1966 25000 — mo - 3-dock level whsé-S2.90/sqi ft./yr. | tenant/owner tenant, owner Most are annual leases, Vern Miller, leasing agent, 12/12/84 a Nala | Peg off~$4.00/sq.ft. /yt- | | owner-sewer/water >. | negotiable each year | 

y OS 2402 Advance Rd. Steel 1983 10000 Oo 10000 1-ground level 24000 2.40 owner owner” Lease term negotiable Mrs. Jean Stewart, owner, 12/13/84 | 
[ an 3220 Commercial Ave Masonry | 7100 4300 5800  4-ground level _ 12000: 1.69-2.03 tenant owner - Second year increase to $14400 Delores Warren, Lakewood Realty; | 4 oe ag ely | | | — | (asking) or $2.03/SF | Owner is listing bldg. for $135000, | 

i 7 oe | | a second mtg.; 12/12/84 oe | 

oF 36 Corry St. a 9600 ~ 200 = 9400 14400 . 1.50 tenant tenant Only a two year lease Robert Keller, leasing agent, 12/13/84; . ee 7 7 . : | described as "junky" | 

a (x 1115 ONeill _ Masonry/ 1965 “13832: 2766 11066 . 2-ground level 11880 | “1.19 } | owner | owner ° Month to month lease | Mrs.Jean Stewart. former owner, 12/84 . ee Steel : | (for WHSE) | | | 
fey) 4622 Femrite Brick/ 1964 17312 ; 3000 14312 3-ground level 62400 a 3.60 ) tenant owner Looe _ Al Bachmann, owner, 11/16/84. 

i , a _ Steel 1970 coe a | Owner occupies 2500 SF | 
fi eo 4609 Femrite = —sSteel_— | 1973 6000 1200 4800 1-ground level 13800 © 2.30. tenant tenant - Month to month lease Robert Keller, former owner, 12/13/84 - 

6.) 615 Mayfair oc. Steel 1978 = 12150 © 0 12150 2-dock level 23085 1.90 tenant tenant EE Se UN , _ Paul Easton, American Family Ins.- a E Ves ye : } a . | - - _ tenant (now owner) oe 

mw £)-33929 Watson Brick 1979 «| «14684 «S98 —=—s«i 3086 42526 \ 2.92 tenant tenant Ten year lease with two-5 yr. Sohn Pinger, leasing agent, 12/17/84 __ . ee | Ce NO} ae | | mo Options with cost of living | | 5 | an , | | ) a | increase | os, a , 

| | . | | 
. , | no
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i wa | | a ee oe EXHIBIT 11-3 | oe | | a a | 

a | a | | - SUMMARY OF COMPARABLE SALES | | | | | . 
i | | | , | | OF STEEL/MASONRY INDUSTRIAL . : : | | 

| | oe | WAREHOUSES - MADISON AREA | 

| | | | | a 1979 - 1984 | | | | 

. sassssssccssssssssscsasssssessssrssssssssssssssssssssssssssssssssesssscecesssssssssesssscscsssesccesssesessssses
sssssssesesesssssssseseseessessesssccssssseesesreseceerscesesseesecseceasececesssseseesesesescecseeesseseccesees

eseseesse= 

} | APPROXIMATE > : | 
- COMPAR- | CASH PRICE GROSS OFFICE ~ LAND/ Coe | : 

oO ABLE | NOMINAL CASH PER SF BUILDING — AREA LAND BUILDING BUILDING : Lo Ps YEAR : | | | | 
7 SALE NO. | LOCATION ZONING SALE DATE SALE PRICE SALE PRICE OF GBA. -—s- AREA (GBA) TOGBA SIZE -— RATIO HEIGHT MECHANICALS BUILT -  GRANTOR/GRANTEE REMARKS | | | | 

i | | oe | | | we oe | - Gas heaters | | Now used for light manufacturing | 
4 1115 Oneill Ave M1 06/27/84 $210,000 $200 ,000 $14 45 13,82 | 15% = s- 43, 914 3.17 < 15! AC in office : 1965 Stewart/Decker 7 ‘ Single tenant at sale | | 

| | | | | | Shae . a | Gas heaters 1964 & Steele et al, Inc. | Small offices plus storage | 
2 4622 Femrite C3L 02/29/84 $325,000 $301,000 $17.38 =: 17,312 208 = 52, 160 3.01 < 15! AC in office... 1970 © Bachman Bldg. Partnership Multi tenant | 

| OO 7 Pte ah | Gas heaters | 7 , 
: 3 4609 Femrite — C3L 09/09/83 $125 ,500 $120,000. $20.00 ~ 6,000 20% 20,211 3.40 < 15! AC in office. 1973. Keller/Bentley Single tenant at sale 

| — 615 Mayfair Ave M1 08/31/83 $198,000 $198,000 | $16.30 : 12,150 Of - 59,377 | 4 89 > 20! Gas heaters 4978 MREIF/American Family Ins. Single tenant at sale : 

| | | - | | Unheated at Heat and office added after 
7 - | 5 3103 Watford Way M1 06/30/82 $220,000 — $209 ,000 $14.94 , 14,000 10% 26 , 942 1.92 > 20! time of sale. 1970 Daniels/ Rasmussen purchase - Vacant at time of sale 

| | oo . | | a - - Gas heaters, AC in - Face brick stucco office - 
6 - 929 Watson Road M1 07/19/79 $345 ,000 $345 ,000 $23.50 - 14,688 48 57,935. 3.94 > 20! office, sprinklered 1979 Decker/Wieden Excellent condition - Single tenant 

i | | 7 | | 14 | | | | ee



EXHIBIT 11-3 (Continued) 

PHOTOGRAPHS OF COMPARABLE SALES OF 
INDUSTRIAL WAREHOUSES IN MADISON AREA 

1979 - 1984 
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COMPARABLE SALE NO. 4 
615 Mayfair Avenue 
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| AS OF a CHANGE 1. AS OF oO CHANGE AS OF 
| FEB sCINDEX = =——sSXEN': INDEX 4 JUNE INDEX IN INDEX = J OCT INDEX IN INDEX 

| 1979 111.8 NZA $1979 «116.8 N/A $1979 121.29 N/A m 
1980 126.4 13.18 {| 1980 131.9 12.9% t 1980 135.1  —-: 10.8% om: 

_. 1981s: 139.7 10.5 1981 182.3 7.90 1981 | 145.9 8.0. me 
o 1982 449.1 6.7 1982 «155.2 9.1 co 1982 155.9 6.9 o | 

1983 =: 155.8 AS 1 1983 158.3. 2.0 yo 1983 — 161.1 33 _ 
1984 «16.205 AQ 1984 164.7 4.0 1984 167.2. 3.8 _ 
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fo IIT. APPRAISAL OF 2201 DARWIN ROAD open 

AL Site Description and Analysis = fo 

a | The subject property is located at 2201 ‘Darwin Road and } | 

| consists of 0.9 acres or 39,043 square Feet of land known as 

i Parcel 1 of Lot 1, Certified Survey Map 827, Volume 4, page ay, ee - 

a . Dane County, "Wisconsin: a locational map is shown in Exhibit - | , | 

| . III-1. The warehouse site is shielded from an old farmhouse to ; | 

a | the: west by a hedge grove of brush and small trees. It slopes | | | 

| 7 downward from Darwin Road to the rear lot line, providing — too | 

e adequate drainage of paved surfaces to the south and then to | - 

5 | the railway ditches to the east. The subject site shares a 60 | 

- foot wide apron onto Darwin Road with the property to the east of 

A | at: 2223 Darwin Road and with the property to the south of the | : a , 

rear lot line at 2955-57 Packers Avenue. The great majority of fT 

a _ the site has © bituminous paving in fair condition. | - | - | 

: | oe Darwin Road runs east-west for little more than a block, oe Ses] 

_ linking to International Drive on the east, close to the main | 

A Madison air passenger terminal and air cargo facility. On the ane 

| west it links to Packers Avenue; a right turn on Packers Avenue - ao | 

i - would provide trucks with 2 bypass route on Packers Avenue and to | 

- | County Highway CV to Interstate 90-94 and Highway 51, = an P| 

i i important north-south state highway route. A left turn onto : : 

A 7 Packers Avenue leads to a ten-minute connection on Highway 113 : - 

| to Madison's east side and downtown business routes, as well as a 

x —___—— 20 ae _ ee ff]
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i | the Highway 30 connecter to Milwaukee, In short, the warehouse 7 4 

ae is well located for those tenants who require convenient access | oan 

a - to the state hinterland. - | | | Ce 

| | The property is zoned M1 (see Appendix E for permitted. | 

u | uses) and subject to half an easement ‘on the east lot - line to Po 

| the benefit of a warehouse property facing 2955 Packers Avenue. to f 

i ‘The building is located to the far south end of the lot and fo 

A eo currently features a loading dock which requires use of the oe 

| adjacent property, currently. owned by the same owner of = the 

a subject property. However, to consider sale of the property as - a 

a separate unit, borders of the site would have to be respected | a 

and «the individual garage door/loading dock accessible to the = |_— 

A | south would have to be relocated to the eastern edge of the Coe 

fo building and a “sidewalk ramp for wheelchair access would be 

E | ' | reversed to slope downward to the north to ‘serve both existing - 

entrances. The site is served by City of Madison water, sewer, | 

0 gas, police, and fire. (See Exhibit III-2 for site plan ‘and — 

5 | zoning map.) oe ces oe a | 

alo! | B. Building Description and Analysis et ape 
a | | (See Exhibit III-3 for photographs of subject property) | ne 

/ mon Improvements. to the above site consist of an engineered | ae 

o 7 steel warehouse, built in 1977, which is 80 feet wide, — with a - 

fi - center ridge beam and columns down the center of its 175 foot | es 

ot east-west length, or 14,000 square feet of gross building area hoe
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" (GBA). Light = steel I-beam construction for wall and ceiling | of : 

- _ purlines are welded to construction grade I-beam structural | a 

 bents. Steel siding has 1-1/2 inch fiberglass batts with | 7 

reflective aluminum surface, and interior walls are lined with | : 

E enameled steel to a height of 7 feet. The 14,000, square foot | 

a building has a clear Stacking area to an average height of 15 | fo 

7 — feet, and is allocated to three tenants. The west end of the a 

A . building which neagures 100 feet in length and 80 feet in depth fo 

_ - totalling 8,000 square feet, is leased to Delta Storage; the 

- eastern 6,000 square feet is divided at the ridge line into two Se 

» | 3,000 square. foot units. The demising walls, provided by the | an 

| | landlord, are one hour rated dry wall on wood stud to the roof. | 

| beans. All sections | are sprinklered with pipes on structural | | / “ | 

By bents to avoid conflicts with stacked pallets and to direct | - 

C | / water onto partitions. = 7 2 a 7 . — 

- - The southeast quadrant is leased to a wine wholesaler, | 

oe | Amboise Cellars, and the northeast quadrant is leased to a |. 7 

: trucking company, Murphy Motor Freight Lines, Ine. Each tenant | | 

| : has small enclosed office spaces with dropped ceilings and | - 

— electric baseboard heating. ‘Amboise Cellars provided their | . pees es 

: } own office improvements and Murphy Motor Freight Lines, Inc., | 

eee is amortizing the cost of the office improvements”) and extra | Bo 

| dock doors. over “the term of their five-year lease. Each ~~ aks 

: |. | quadrant is heated by a gas-fired radiant heating trough hung. | ;



| from the ceiling to a height of approximately 12 feet above the a 

floor ; the radiant heating is augmented for Mur phy and Delta by fp 

E gas fired space heaters. Murphy Motors has provided a window - 

| | air conditioning unit for office space. The landlord has vee 

a | provided a small half bath with toilet, wash bowl, and hot | | | 

fs water heater for each tenant. A ‘drinking fountain-chiller is | | 

‘| wall hung in each leased space. ‘Each tenant is separately 

g | metered for gas and electricity and pays their pro rata share. | | 

a - for water and sewer. Storage of agricultural chemicals in the ft 

| Delta Storage section has required: improved ventilation fans a - 

| | and exhaust systems in. the. two. smaller sections of the _ 

; building. oe . - fee | ae | | | | os 

A loading dock door will need to be installed on the east | 

fs wall of Amboise Cellar to make this space accessible to trucks | | 

G es within the property line. ‘As noted in the site description, © | - 

= currently there is a ramp providing handicap access on the east © 7 - 

| end of the building sloping south, which would need to be ~~ | oo 

- rebuilt sloping north, if it is to_ continue to serve access | pe 

. - doors to Murphy's and Amboise Cellar. A cost allowance of | 

a | $2,000 £0 perform these adjustments will be applied to market | / 7 

| value of the property as is. (See Exhibit III-2 for sketch of — | _ 8 

| | building layout.) a ea | rs - : 7 :
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EXHIBIT Wts3 

PHOTOGRAPHS OF SUBJECT PROPERTY 

AT 2201 DARWIN ROAD 
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North side of 2201 Darwin Road with docks for Murphy Motor 

Freight at east end and Delta Storage at west end of warehouse. 

Note rail for handicapped ramp attached to east wall. 
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Northeast corner of Murphy Motor Freight Lines 
at 2201 Darwin Road. Note insulation, 

wall finish, and dock doors. 
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at 2201 Darwin Road for storage of agricultural 

chemicals. Note sprinklers, radiant heating and interior finish. 
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| | -G,s«Lease Deseription_and Analysis | ten 

| a The subject property is currently leased and occupied by a | | 

a vs three . tenants, Delta Storage, a warehousing operation, Mur phy | | * 

I - Motors, a trucking/transfer operation, and Amboise Cellars, a | | 

| wine wholesaler, Their leases are summarized in Exhibit III-4. oo p - 

. | ‘It should be noted that the standard lease form used by ‘MREIF a 

- to has been customized for each tenant. For purposes of valuation, | ae 

R | the appraiser has taken contract rents to be the basis for | 

' | appraisal to the end of the existing ‘lease term and then | 

| modified the rents to anticipated market rents at the time of ; - - 

bs : renewal, as demonstrated in proforma forecasts and footnotes in | | 

Exhibit III-5. Key factors to be noted ares — fe 

i : 1.  Amboise Cellars of Wisconsin pays. a market | base | | | - 

as | rent of. $2.50 per square foot of GBA as of 1984, / | 7 

a cs | but the rent is subject to an annual adjustment | | | 

. - based upon the change in the CPI. As of January 1, ef 

a 1985, the rent is assumed to increase by 4 percent Og vee prrey 

A : to $2.60 per “square foot. (See Exhibit II-5 for | |. 

} OPT changes.) as a / | oe 

a Re Murphy Motors! rent of $5 per square foot of GBA | Oo wo 

' | = | includes a base. rental rate of $2.50 per square | | - 

n — foot of GBA and $2.50 per square foot of GBA to © a | ae 

a peer amortize tenant improvements, which include multi- nee a 

2 oe - dock doors and office areas, over the five-year ot



, a - EXHIBIT ITI-4 | | 

, Se -- SUBJECT PROPERTY DATA oe oe 

pe ADDRESS: | 2201 Darwin Road | | | : oe | 

f 7 ZONING : . Oa M1 a ) ls , | 

j | LAND AREA: | | 39,053 square feet, or 0.90 acres i | | | 

=| | BUILDING | Oo Ce fT 
_ CONSTRUCTION TYPE: Pre-engineered steel Oo | | | 

i TYPE OF HEATING: —s«Gas-f'iired radiant heating trough and gas-fired fp 

do | | | ‘suspended heaters with electric baseboard in office | 

: | | - area. OO | | | 

YEAR BUILT: 1977 ee Be PT 

é BUILDING SIZE: Warehouse: 13,400 SF | ft | 
| | Offices: — 600 (Estimated from blueprints) | 

| TOTAL 14,000 SF o aE fo 

7  LAND/BUILDING RATIO: 2:79 | ! oo | J} | 

i Se Se SOOTENANT DATA - CURRENT LEASES si itsti(‘“‘sé‘é*dCC*‘*d 

e | LESSEENO.1  ~—~—~—_ Delta Storage | — | 

8 | SQUARE FEET LEASED: 8,000 ~~ BE ee oes an oe 

~ | LEASE TERM: / | | oe | a ; 

G 1984 ANNUAL RENT: = $14,796 | | 

| 1984 ANNUAL ES ee ee 
a - RENT/SQUARE FOOT: $1685 | | os 

| ESCALATOR IN LEASE: Annual renewal of lease = en 

| | UTILITIES: a Tenant pays all water, sewer, gas, electricity, a oe 

Sate oS | air conditioning, and power and any other utility Po 

de oe | services. 7 | | | 

f | INSURANCE: ss Lessor procures and maintains fire and extended : 
ea - i insurance for not less than 80 percent of insurable _ 

a / oe value and a loss of rental policy. Premiums for fire ; 

a Oo | insurance and extended coverage are reimbursed by the | 

, a tenant. Tenant carries and pays preniums for public | 

g — — — 30 — : —



a REPAIRS AND MAINTENANCE: Tenant shall maintain, replace, and keep demised a 
, oe a a prenises in good repair at its own expense. qo 

i REAL ESTATE TAXES: | Tenant pays pro rate of all real estate taxes. Bes ea ons 

LESSEE NO. 2: | Murphy Motors es | | | 

, SQUARE FEET LEASED: 3,000 Ty BEATS fp 

; LEASE TERM: ‘Five years from July 1, 1983, to June 30, 1988 | 

a PRESENT ANNUAL RENT: $15,000 a oo | 

| PRESENT ANNUAL ce Dee | | 
. -RENT/SQUARE FOOT: | $5.00—-Includes $2.50 per square foot for leased space z 

- | | and $2.50 per square foot to amortize tenant © | | 
Pee Lee improvements, provided by the landlord, over the | 

. a | | | five-year lease tern. | | 

™ | ESCALATOR: None Se eS oe ee 

a EXPENSES tt” Ss oe | 
| 7 UTILITIES : ee - Tenant pays all water, sewer, gas, electricity, 

A ok , air conditioning, and power and any other utility | 

de | Sele | services. — a | ; a ee 

Al INSURANCE: Lessor procures and maintains fire and extended —— 

; . | insurance for not less than 80 percent of insurable | | 

. | | value and a loss of rental policy. Tenant carries and | “os 

f pays preniums for public liability insurance. | fo 

| REPAIRS AND MAINTENANCE: Tenant shall maintain, replace, and keep demised | rene 
f es | Oo prenises in good repair at its own expense. ee 

REAL ESTATE TAXES: — Tenant pays increase in real estate taxes over base ' 

. a oo : year of 1982, payable in 1983. - | de 

. ‘LESSEE NO. 3: - Amboise Cellar 7 | 

ros SQUARE FEET LEASED: «3,000 i (<tsti‘is™S OSE ASE Cae | 

ql -. LEASE TERM: ‘Three years from December 1, 1983, a | 

SO | to November 30, 1986. oe | | 

A PRESENT ANNUAL RENT: $7,500 (November 1984) 

|) PRESENT ANNUAL es oo oo es 
f RENT/SQUARE FOOT: = $2.50 (November 1984) 28 oe | 

a ee | | | oe - Oo



bop fo Ff | | | | 

| - | | - EXHIBIT [11-4 (Continued) | oe 

i | | ESCALATOR: - Based on change in CPI, but not to exceed 6 percent of 
5 | _ annual increase. aan | oe 

| EXPENSES — SO , a en 

i | UTILITIES: oe | Tenant pays all water, sewer, gas, electricity, | 
| | | air conditioning, and power and any other utility | | | 

: a | services. | oe | | | 

| INSURANCE: Lessor procures and maintains fire and extended | | 
| | | os insurance for not less than 80 percent of insurable Z 

f | : value and a loss of rental policy. Tenant annually ae 

| , , - reimburses landlord prorata for normal fire and | . 
ee | extended coverage insurance premiums, Tenant carries 7 

s aa | : and pays preniums for public liability insurance. | | 

| REPAIRS AND MAINTENANCE: Tenant shall maintain, replace, and keep the demised we 
. | | | premises in good repair at its own expense. | | 

| | REAL ESTATE TAXES: Lessor pays annual bill. No pass through to tenant. 

a | | oO AS REPORTED BY MREIF~ | : | 

| os | 2201 DARWIN ROAD | | an | po 

i 1983: REVENUE: © os a | $39 ,081 7 | | 7 

a 1983 EXPENSES: sates 7 ee Joo 

ssUtilities = ss «198 oe ree | ; 
A Repairs and — a ae | | | | 

Maintenance — 1 ,O40 en 
J Real Estate Taxes 5,004 — po . fo 

s Management Fees 1,954 | | ae 
é Leasing Fees 4,527 7 | - a 

. oo Insurance 26 T | a 

g | 1983 NET OPERATING INCOME $29,042. oo |



a | ; | lease. The rent will be set. at market rate of | 

| a $3.15 per square foot when the lease terminates on 

i a June 30, 1988. = 7 : — oe . _ ft 

; } 3. Delta Storage Company pays a triple net rent of _ . 8 | 

: | $1.85 per square Foot of GBA which is estimated to - od 

a a be slightly below current market rent. On the | ; 

oe a first renewal date of April 1, 1985, the lease will | fp 

a So be renegotiated with a pass through of real estate _ | o 

- : tax increases after the base year of. 1984 and © | 

2 | reimbursement of fire. and extended coverage oo of = 

a oe premiums for a market rent of $2.70 per square foot | | | 

op of GBA. Market rent is assumed to be $2.60 per - | 

i ' | | square foot of GBA as of January 1, 1985, with a 4 | fo 

. a : percent escalator as of April 1, 1985. | | 

ie oe D. Operating Expenses, Reimbursements, — | 
| | and Appraisal Assumptions = 7 pe 

| ss For’: «the landlord the basic expenses are real estate taxes, _ | 

5 insurance, leasing expenses, management fees, and long-term | 

| a structural maintenance of the paved parking surfaces and | | : 

yo | exterior and structural frame of the building. There are minor | | | 

e a ‘utility costs for vacancy periods. Although current leases vary , | 

as to tenant reimbursements, as previously noted, it is assumed | | 

i | that tenant leases which are open for. renegotiation will * . 

| | eventually move toward a net lease basis where the tenant pays a | a



a : increases from the base year in real estate taxes and insurance oof 

- a while continuing to pay separately metered electric, gas, | oe, 

E sewer, and janitorial ‘costs. Landlord maintenance includes SNOW 

_ - plowing of parking lot while tenants shovel walks and entry | 

fi yo steps. For purposes of valuation, the transition from custom | | 

‘ | leasing to a standardized leasing format is detailed in the — | ae 

a footnotes to Exhibit III-5, the five-year pro forma for the fo 

x | subject property. Oe - | | | oe | | | 

. ese ae E. Financing Description and Analysis | 

; oe - Existing financing on the subject property is nonassumable 1. 

| according to the mortgage note to the Wisconsin Life Insurance | - - 

| Company. Therefore, any purchaser would have to acquire new | | 

s | financing, and current terms available for this type of yo 

a property would require an interest rate of 13.25 percent on a> Z - 

loan amortized over a 25-year term, but ballooning in seven | | 

a | years. Cost to originate would not exceed one percent of the | . 

| - ‘loan and the maximum balance would be determined by a debt fe 

g _ cover ratio (DCR) of approximately 1.3 based on first year — po 

a | oh normalized net income. These terms are currently quoted by Mr. pe 

3 Donsing at American Family Life Insurance Company in Madison, 

a | Wisconsin, However, © in the case of 2201 Darwin Road, rents | ) , oe 

op remaining under the existing lease to Mur phy Motors Freight | } 

i to Company exaggerate long-term capacity to carry mortgage debt — 

| due to amortization of tenant improvements. Therefore, a new ; a



.—hL[/Bs eee Heese Hemwmemiimimme &itmwtim HE HH & 2 l= 

: ee - 7 | WAREHOUSE AT 2201 DARWIN ROAD | | ay 
| | | | oe 

| - SCHEDULE OF REVENUES AND EXPENSES FROM JANUARY 1, 1985, THROUGH DECEMBER 31, 1989 _ — | a 7 

| SREDEESSes eee eesssssrasssaessaessseseTlsesea sees anes sesesesseessseessscesceeesssseeeeeeeEEOEeeeeeeeeoeeeee | a 

| | a | | GBA 1985 | | OO ee a = 
| be | LEASED BASE | a oy 

: | | (SF) RENT 1985 1986 1987 1988 1989 | OO 

— | | - : a rn a 
Se aT : Ss. | | | | s 

Potential Gross Rent | | nt - | Oo | | | oe et | 
| | ) | . a | | =. 

Amboise Cellars of Wisconsin, Ine. [1] 3,000 | 2.60 7,800 8,112 8,436. 8,774 9,125 | a 
| Murphy Motor Freight Lines, Ine. [2] | 3,000 2.50 7,500 7,500 7,500 8,475 9, 840 EERE 
| | Murphy Motor Freight Lines, Inc. [3] 2.50 7,500 7,500 7,500 3,750 —. 0 | | 

: Delta Storage, Inc. [4] | | __8,900 2.70 ~19,900 22,260 ~235140 24,080 25.4040 

Subtotal _ . oo 14,000. | $42,700 $45,372 $46,576 $45,079 $44,005 | 

- | | Le | . | a | | . a >< 

Reimbursables _ no ae | an | | eS 

| Ww Real Estate Taxes [5] _ , ae | BOR — 288 305 NT BK 7 
—— Insurance [6] | oo | 660 687 __ 114 844  ___.983 — 

| Total Potential Gross Revenue _— | | | $44,254 $46,347 «= $47,595 $46,334 $45,424 | a 

| «| Less: Vacancy @ 3.6% [1] | Ee ee (1,593) (1,668) = (1,713) (1,668) = (1,635) 

ne EFFECTIVE GROSS REVENUE ve a $42,661 $44,679 $45 ,882 $44,666 $43,789 | 
— | | 7 | : , 

| | EXPENSES pores 7 Oe | | | - aa | | 

| Utilities [8] Oo OO | 2098 216 225 23H MB 
: | ' Repairs and Maintenance [9] | = 4400 1,512 1,632  1,764— 1,905 
po - Management [10] | 2,133 — 2,234 = § 2,294 2,233 2,189 | 

Leasing Fee [11] 1,706 1,787 1,835 1,787 1,752 | 

oe Insurance [12] | | | _-840  __874  _...909 945 __..983 

b | Subtotal: Expenses Before Real Estate Taxes | $$ 6,287 ~=—s $ «6,623 $ 6,895 $ 6,963 $7,072 — : 

SO Real Estate Taxes [13]. | Oo 6103 6470 64858 1428690 14105 

; Total Expenses $12,390 $13,093 = $13,753 $14,232 0 S1HAT7T 

| . NET OPERATING INCOME | | 7 | $30,271 $31,586. $32,129 $30,434 $29,012



a | | EXHIBIT I11-5 (Continued) OO | 

al OO - 2201 DARWIN ROAD | fe 

i oe FOOTNOTES TO SCHEDULE OF REVENUES AND EXPENSES a | | 

i — . [1] Amboise Cellars of Wisconsin, Inc.'s three-year lease | 

— | - -began December 1, 1983, with a base rent of $2.50 per | po 

| ce square foot with annual increases to be based upon : | 

A changes in the CPI from October to December of the , , | 

| | following year. The increase in the CPI of approximately | - 

a a | 4 percent from October 1983 to December 1984 results in a 
Sf os base rent of $2.60 per square foot for December 1, 1984. 

g ae An annual increase of 4 percent is used for each Jo 

succeeding year. Office space was provided by the tenant. 1 

i [2] Murphy Motor Freight Lines, Inc.'s five-year lease began | | 

| July 1, 1983, at a fixed annual rate of $15,000, or a 

ee $5 per square foot, One half of the rent included the | 

a | amortization of improvements provided by the lessor upon | a 

| Co occupancy; the improvements included five docks with | fo 

| | bumpers and two offices. The base rent of $2.50 per | | | 

| - square foot remains constant through July 30, 1988, It | , 

a nae — is assumed the market rent in 1985 would have been $2.75 ee 

per square foot given the preferred location of the | | 

| loading docks compared to the Amboise Cellars portion of to 

a fo the warehouse renting for $2.60 per square foot as of to 

| CS January 1, 1985. Therefore, in 3.5 years, when the © T 

od ss existing lease expires, the rent would be renegotiated ) | 

i ss based upon a $2.75 per square foot market rent in 19 85, | | 

with a 4 percent increase per year, or ($2.75 x 1.04%° ) to 
| , $3.15 per square foot rent in 1988. In 1988 the rent | dt 

| : would be fixed at $3,750, or one-half of $7,500 from | a 

fl «January 1, 1988, to June 30, 1988, and would be increased 

| to one-half (3,000 SF x $3.15), or $4,725 for a total fo 

ao | 1988 rent of $8,475. In 1989 the rent would be $3.15 per | 

a | square foot times 1.04, or $3.28 per square foot, or. | | 

. : : - $9,840. | 7 : ae a — | 

: [4] Delta Storage has a year-to-year lease commencing on | ; 

po April 1 to March 31 of the following year at a contract | 

| . rate of $1.85 per.square foot. Given the preferred Soe 

| eae location of the loading docks, but discounted for the © 

a we larger amount of space leased by Delta Storage, the > -" 

/ oe market rent as of January 1, 1985, is $2.60 per square | | 

: | foot. The rent is increased to $2.70 per square foot as 

i — ——— — — 36 — ne ae



| _ ope 
| | 

a EXHIBIT 111-5 (Continued) nee eae 

a | of April 1, 1985, to March 31, 1986, and increases Oo } oo 

P | i annually 4 percent thereafter. | | , Oe os 

- | Projected revenues for Delta Storages' 8,000 square feet oe 

Gi ne are as follows: , | : | eg a | | | 

A “BASIS FOR—~=—*=é“‘Sé;S*;*”;CRENTARSC*~*#*™!”~”*~C;RPRAI
SALC:O|©6 Of 

RENTAL RATE. = «DATE —sRATE REVENUE -—«&REVENUES to 
nner 

. | _ . | : | 

E | | Current lease 1/1/85 - 3/31/85 $1.85 o $ 3,700 - | Oo | 

| Market rate > 4/1/85 - 12/31/85 $2.70 16,200 ~ = 

a 1985 REVENUE — | en Te as $19, 900 | 

a New lease rate 1/1/86 - 3/31/86 $2.70 $5,400. os fo 

| ‘4% increase 4/1/86 - 12/31/86 $2.81 16,860 to 

a 1986 REVENUE : | $22 , 260 oe 

| | a Indexed rate 1/1/87 - 3/31/87 $2.81  $ 5,620 | | 
a 7 4% increase 4/1/87 - 12/31/87 $2.92 17,520 | 

fore AS sao | 
| Indexed rate 1/1/88 - 3/31/88 $2.92 $5,840 ae | | 

a a 4% increase 4/1/88 = 12/31/88 $3.04  _18,240 | | 

P] 0 g988 REVEWE $2 BD 

wees Indexed rate —«- 1/1/89 - 3/31/89 $3.04 $ 6,080 | 7 

, 4% increase = - 4/1/89 - 12/31/89 $3.16 18,960 oe oe, 

a | 1989 REVENUE — Bs $25,040 a 

[5] Based upon the current lease which ends on March 31, po 
| 1985, Delta Storage pays for all real estate taxes | : 

a | prorated on the amount of space leased. The real estate ee 

{ taxes due in 1985, based upon 1984 assessments of | 

fo $240,000, mill rate of 0.0254305, and 57.143 percent of 

J the space is $3,487. But it is assumed that a buyer | | .



me | 

a Jo a EXHIBIT 111-5 (Continued) ae | } 

q a would renegotiate the lease as of April 1, 1985, with | po 

, | market rent at $2.70 and the tenant paying only increases | 

- | .. in real estate taxes with 1984 as the base year. | | oe 

| Therefore Delta Storage would reimburse only 25 percent © | | 

B a of the total prorated tax bill, or $872 in 1985. Murphy | 

\- Motors pays increases in the real estate tax over the | 

. 1982 real estate taxes payable in 1983. The increase 

i 7 from 1983 to 1984 and payable in 1985 is $103. Murphy's i 

| / prorated share of increase is 21.43 percent, or $22. a p 
| Amboise Cellars does not pay any of the real estate tax | | 

| | | or increases in real estate taxes. After 1985 increases | 

| —— in real estate taxes are paid in additional rent by Delta . 

3 | -—-. Storage and Murphy Motor Freight which together rent } 

| 78.57 percent of the space. In 1987 after the | vee | | 

a oe termination of the Amboise Cellar lease, it is assumed : 

the tenant will pay his prorated share of increases in | 

Jd the real estate tax, payable in 1988. The estimate of — | oe 

a real estate tax reimbursables are as follows: | a 

{ | | | TAX INCREASE  _-- — 7 | INCREASE OR 

co TOTAL FROM DELTA - MURPHY AMBOISE TAX DUE — 

| YEAR TAXES PREV IOUS SHARE SHARE © SHARE AS : 

Z| PAYABLE DUE YEAR ~~  57.143% = 21 43% 21 43% REIMBURSABLE | | 

| | | | | | 

i 1985 $6,103 $103 | $872 = $22 O- $895 | po 

| 1986 6,470 — — 367 | 2l0 78 0 288 fo 

1987 ~—ti«é 8588 388 220 88 0 305 p 
a | 1988 - 7,209 «A | 235 88 $88 AA po 

| | — 1989 7,705 © 436— . 250 933°C 93 436 oo 

5 | | prnneemnestmamesrnarnnisrets A . | 

, [6] Only Delta Storage and Amboise Cellars pay, as additional to 

| | | rent, property insurance premiums, When Murphy Motor — : 

f | : | Freight Lines renegotiates its lease on July 1, 1988, it 7 | 

, | | is assumed the insurance premiums will be included as a 

| | additional rent. Insurance premiums increase at 4 percent | 

| | per year. The insurance premium reimbursements are as pe 

5 ; follows: oy a oe |



a or EXHIBIT H1I-5 (Continued) le pe 

x ns AMOUNT OF ~~ DELTA MURPHY AMBOISE TOTAL > 

g YEAR INSURANCE  #£SHARE SHARE SHARE ~~ REIM- a | 

See PAYABLE PREMIUMS 57.143% 21.43% 21.43% BURSABLES _ 

a Po 1985 — -$840—“(ts:sCS HBO 0 ~~ «$180 $660 Z 

fp | 1986 | 87H  —s«d4ON 0 187 | 687 Po 

; | 1987 909 519 0 195 714 

Bi 198895 5H $101 203 guy | 
— 1989 983 562 211 210 983 1. 

[7] It is assumed that 6,000 square feet will be vacant every , 
| three years for three months; the vacancy loss each year a 

a So is 3.6 percent of potential gross. (6,000/3 years/14,000 / 

| = x 3/12 = 3.6 percent) oe Bos os : | 

a | [8] The lessor pays utility charges for outside lighting and - 
to heat building when vacant. Utilities are assumed to | | : 

| increase at 4 percent per year. an | oe | 

3 | EQ] Repairs and maintenance are assumed to be $0.10 per po 
oe square foot and increase at 8 percent per year. , 

é [10] Management fees are 5 percent of effective gross revenue. ‘ae 

of | [11] Leasing fees are 4 percent of effective gross revenue. | fe 

[12] Insurance is assumed to be $0.06 per square foot and the | 7 

| - premiums are passed through to the tenants as additional 

| rent as described in footnote number 6. Insurance | 

5 7 premiums increase 4 percent annually. po 

wo | [13] Real estate taxes are based upon the 1984 assessment of | | 

e a $240,000 and 1984 mill rate of 0.0254305 and are assumed ; 

=| to increase at 6 percent per year. The increases are | 

oo 7 passed through to the tenants the following year as | | | 

5 - additional rent as described in footnote number 5. © | 7



a ‘mortgage has been sized by the DCR to rental income anticipated fay 

| in year five. — | wee ae | oe | a oe 

i | a OF Capital Budget Assumptions for - | | 
| — _ Discounted Cash Flow Approach to Value oe oes 

i oo ‘The income approach, using the discounted cash © Flow ee Pe 

x | methodology, is detailed in Appendix A. Essential parameters p 

} 7 for discounted cash flow valuation beyond revenues, expenses, 

I and financing are the value assigned TO vacant land, reserves ; oN 

en for replacement, equity dividend required by investors, tax of. 

i depreciation limits, and a formula For anticipated resale price fo 

" at the end of an assumed projection period. The appraiser ‘has | | 

| | ehosén ‘to utilize a five-year projection period. The Following | 

8 ; values have been assigned to these capital budget assumptions: — 

wos : 4. Although land value cannot be considered separate : 

5 | | | from total | value, for purposes of income | tax | | : | 

" a treatment the subject parcel has a market supported | an 

| a | value of $1.10 per square foot which, multiplied | 

a | «times its area of 39,053. square feet, suggests a | | 

a ss dand value of approximately $43,000. | re | 

c | mo SS Qe Reserves from replacement of capital items in the | 

Sas oo future have been set at 2 percent of cash throw off | 

i po | - available for distribution, and these reserves have to | 

i a | - a been segregated to a sinking fund for reinvestment - | ee 

fp ata 9 percent tax exempt rate. The accumulated © a 

i wl TE te Ee oe oe : ae 

fl —— <= —— 40 | ——— -



G | , reserve is included as” part of the net worth _ | 

- a realized on resale of the property, but does reduce | 

j | -eash available for distribution as an equity | Peace 

f dividend to the buyer, oe 

, oe 3. The equity dividend rate required in the first year | | 

" —_ | of the investment by the most probable buyers is 

11.25 percent, equivalent to a tax exempt rate | - 

i | because of available depreciation shelter, but the 7 | 

dividend is anticipated to increase with time. ft 

a ‘Typically, equity dividends are about 200 basis © | ; 

§ a a 7 points below interest rates because the equity a | | 

: a ae investor enjoys the benefit of loan amortization, | oe - 

| pO tax shelter, and property appreciation in addition . | | 

| to dividends. _ ens — - - | | 

i | a 4, Tax shelter for property income is based on | | | 

® — - straight-line depreciation of 100 percent of the | | . | 

oe | value of the building improvements over a term of _ | 

i ces 18 years, assuming the most probable buyer is ina / | 

| HO percent marginal income tax bracket, either as a | po 

E | “ small corporation or as a sophisticated individual _ . | | 

, | investor already enjoying some degree of tax | | ; oe 

| | a - shelter investment income. wore! So oo | bo pe 

i | o 5. The final . source of | return to the most probable — | coe 

| buyer is the increased net worth realized upon sale ot



a wo of the property at the end of a proposed five-year | | | o 

fo : investment period. To estimate that value, the fp 

a a appraiser has | chosen to multiply net operating | | , 

_ | | 7 income in the fifth year by a factor of 8.3333, a - 

i — - computation : comparable tO capitalization at a | | | 

j | | factor of.0.1200, a ratio of income to : price for | a 

, - Lee Madison industrial properties that is reasonably oe 

i | - constant, unless there are severe upsets to oe 

_ | | financial | markets, and the income tax law in the fe 

G ae interim. | aa ane Oo | Ce 

§ a 6. Each of the above items define the ultimate cash | 

Of | ; throw off to the investor from all sources. These _ fo 

f , | must be discounted at a minimum threshold rate of | 

. | / return from all sources of 16 percent after taxes . | 

d | to justify the business and financial risks p 

f — ineurred. This is | ‘the | minimum equity rate po 

: | currently. reported as typical of managed real | | 

§ | | estate funds and used as a purchasing benchmark by - ) | 

| Madison investors in a stable investment industrial = pot 

a } | | building market. The present value of all benefits | - | os 

i to the equity position discounted at 16 percent, if | | : 

held for five years and sold at the assumed price p 

a Ss oe a. when added to the: original mortgage balance, equals © Ss ee ;



i a the market value of the subject property using | thes | - 

| | income approach. | one - | 

fp - G. Discounted Cash Flow Value Conclusion fo 

a - The assumptions used in the discounted cash flow model are 

| found in Exhibit III-6. The discounted after tax value of the | | : 

§ ; subject property, if | held for five years, is $221,751, or oe 

5 7 $222,000 rounded, using a minimum 16 percent / discount actor | | - 

‘| gor all the benefits to the equity position. (See Exhibit _ oe 

, III-7, line 39.) Ie the property were purchased at this price, 

- to the investor would enjoy a conservative risk position reflected . , | 

a | : by: (1) a cash breakeven ratio or default point | as “shown in | a 

q | Exhibit III-7, line 42, of less than 82 percent, (2) a payback oo : 

| of 63 percent of the initial equity investment of $60,000 by po 

8 i the | end of — the fifth year prior Lo ‘pesale: and (3) cash i; 

; dividends of 11 percent or better each year. | | Oe of 

3 } | | The discounted after tax value of $222,000 is supported by | 

3 oe the more simplistic back door method used to solve for the | | 

~ justified investment or initial cost, using the net operating _ | 

B yo income in year five and the financing and investment parameters fo 

} - previously described, but excluding tax shelter benefits. As . | 

i _ indicated in Exhibit III-7, | Report Section 1, the justified fe 

f | investment or initial cost suggested is $221 ,692 of which | . 

epee initial cash equity is $59,511, or $60,000 rounded, with an | 

f | | original mortgage balance of $162,180, or $162,000 rounded. | | ; | 

f — = | Sa 437 — | os 2



EE _EEE————OESES>EEEE__E_ OOOO 

i - ‘Therefore, the value conclusion from the income approach of cs | 

| $222,000, adjusted for the $2,000 cost to cure entrances to a 

| -Amboise Cellars section of the warehouse is $220,000, or $15.71 - 

fo per square Foot of GBA.  ~— | oe | | | - 

ft | H. Market Comparison Approach | fo 

J | oe _ Application and Conclusions _ | fp 

fo A market comparison methodology using gross building square o 

z footage and price per square foot is detailed in “Appendix B. a : - 

fe As noted in the Madison market analysis in Section II, most | po 

i transactions for general purpose steel buildings occur on _ the 

g south and southeast side of Madison to house local commercial | ~ 

~ operations. As a result, there are a limited number of 

i directly comparable warehouse sales in the vicinity of the : 

- Madison airport. o ne . Bo | OTs 

i - six comparable sales were selected from the array provided : 

- | in Appendix D, specifically these engineered steel buildings: a | 

J COMPARABLE sles CASH PRICE/. | 

a | SALE NO. -— ADDRESS | SF OF GBA | | 

I a -----~--~-----~~--------~--------
-- === = ne | | 

- . 1 1115 Oneill Avenue = $1445 eS fp 

q & 2 (4622 Femrite Drive — | $17.38 | | | | 

e 3 4607 Femrite Drive $20.00. a | i, 

i cn 4 : 615 Mayfair Road | $16.30 - ane | 

i : “ — 5 3103 Watford Way | $14,904 - | | 

= | ; (unheated) a a — = | 

1 Se | 6 —~—«929 ~ Watson Avenue $23.50 ae - fe |
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i | EXHIBIT I11-7 | | | , 

| ee _ COMPUTER OUTPUT OF oe | 
: , oc DISCOUNTED CASH FLOW ANALYSIS | ves 

| | PRO FORMA © | | | To 

i INVESTMENT ANALYSIS OF | } 

7 - 2201 DARWIN RD. | | 

g | : a 7 FOR | | | | 

as as | | | a HRELP | co 

i : REF ORT SECTION NUMBER 1 | PAGE 1 fo 

on  # GROSS RENT  € 45991, # RATE OF GROWTH OF GROSS RENT 9.0079 
| : # EXPENSES = $768. +* RATE GF GROWTH GF EXPENSES 0.0300 fo 

} | eR E TAXES #& 8881. * RATE OF GROWTH OF R E TAXES 0.0600 © Y 
| ; * INCOME TAX RATE 6.4000 PROJECT VALUE GROWTH TYPE 2,0600 po 

| * VACANCY RATE 0.0340 YORKING CAPITAL LOAN RATE = 0.1400 : 
EQUITY DISCOUNT 0.14600  EXTRAGROINARY EXPENSES § $ b. | 

i | RESALE COST 0.0400 REINVESTMENT RATE GG, 006 | 
- UKG CAPITAL RSs o. CAPITAL RESER INTEREST RATE O.0700 — | 

| ear ar INVESTOR TAX CLASS G6 OWNERSHIP FUR od | 
: | INITIAL COST $ 221692. INITIAL EQUITY REQUIRED 3 SP5tt. | ed 

a ALL “#° VALUES ARE AVERAGE AMOUNTS FOR HOLDING PERIOD. OF 5 YRS. po 
5 | OENETIAL COST DERIVED THROUGH BACKBOOR TYPE 2 USING 1 AURTGAGES



| — Sees he 
q : ne ee EXHIBIT I11-7 (Continued) | | | 

| | | PRO UF ORMA | | fp 

| Be INVESTHENT ANALYSIS OF a | : 

1 | | | 2201 DARWIN RD. _ 

; | oo ae HRELF fp 

| REPORT SECTION HUA BER 3 7 PAGE 1 | 

' i CASH FLOW ANALYSIS | ar , | 

: SaEEESESSEERSTeass - 1985 1984 198? 1988 1999 

ig | 1 GROSS RENT 44954, 46547. 47595. 46334. 45424, 

j A | 2 LESS VACANCY | | 1593, 1648. i714. 1468. 1845. | 

: Ce 3 LESS REAL ESTAE TAKES $103. 469. B57. 7267. F705. 

| | 4 LESS EXPENSES aa é287. 623, 6895. 6963. 7072, oe 

& 5 NET LMCOME ee, — -B027t. «34586. 32129. 30434. 9 29072, 

é LESS DEPRECIATION 7 Fee, O07, 9927, 9927, 9927, | 

| ? LESS INTEREST FATS —BtaaP. 24515. 21171. | 21010. © 20826. ca 

} _— 8 TAXABLE INCOWE | ~1093, 346. 1031. -503.  -1742. 

. 3 PLUS DEPRECIATION | 9927, 9927, 9927, 9927, 9907. | 

i LESS PRINCIPAL FATS «Bao. tou4. 1145. i307. 1491. es 

| {1 CASH THROW-OFF | 7954, 9270, 9813. 818. 6675. — 

| 12 LESS INCOME TAXES © a. 136. 0 402, oO. 0. ; 

| 13 LESS RESERVES | 159, 183. 188. 142. 134, | 

. +4 «CASH FROM OFERATIONS i 77945, Brae, 9212, 7955, 654i. | 

6 15 WORKING CAPITAL LOAN = = © oa 0. Oe Oo. - 

) | 46 ULSTRIBUTABLE CASH AFTER TAX 7795, BP 4e, 9212. 7955. 54. | 

ee 1? TAX SAVINGS ON OTHER INCOHE ~ 437. G. OG. BOT. bf? 

G | 78 SPENDABLE CASH AFTER TAXES g23u. g7q9, 0 2td, Bisé. #255. | 

3 MARKET YALUE & REVERSION oe Bn 

CASH FLOW ANALYSIS | | wh | | | 

i : | ggggEaseeSsenssess a 1985 +986 1997 1988 1989 | : 

| 49 END OF YEAR MARKET VALUE - 1989 8 | | 241764, | 

| | 29 LESS RESALE COST | 10090, 10529. 16710. 10145. 9471, | 

an 24 LESS LOAN BALANCES : 161300. 160276. 199151. 157845. 15éd54. 

I | | 22 «= FLUS CUM. CASH RESERVES: 459, 356. 576. F90. 995. a 

. | 43 BEFORE TAX NET WORTH g1025. 92749. 98458. $4418. 76735. © | 

of | 24 CAPITAL GAIN (IF SOLD) «0407. «0 50853. «4125. | 414PO. © 60039. - 

I | : 25 CAPITAL GAINS TAX aga4, Bigé. 10420. 9838. 9606. 

en BR OM INTHUM PREF. TAR 0. oO.) 0. 0. Q. | 

27 INCOHE TAX OM EXCESS DEP. oO. 0. Qa. 0. Q. 

8 - 2g TOTAL TAX ON SALE 4B64, Bigé. 10420. gg38, 96046. | | 

= | 29 AFTER TAX WET WORTH 7o1é0. 84613. 88038. 76580. 67129. |
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' } - EXHIBIT 111-7 (Continued) | | | 

| i - | CP ae So 2201 Darwin Road | | | 7 

} | | BEFORE TAX RATIO ANALYSIS - | 

; — CASH FLOW ANALYSIS : a po 

ip gcassscsstssecesss : 1785 1386 1B 1988 1989 | 

; : | «3G oO RETURN OM HET WORTH B/4 TAX O.4952 G57) O.4673 0.04928 -0.0346 | 

| | 31 CHANGE IN NET WORTH B/4 TAX 21513. 1725. S709. -12040. 7483. ' 

9) OGRIG EQUITY CASH RTNB/4 TAX = 0.1337) O.155B 0.7649 0.1564 UAT es Pe 

| a | — $3 GRIG EWUTIT PAYHACK B/4 TAX 6913S? O.0874 0.4544 G.570/ G.7032 

yo 34 8/4 TAX FRESENT VALUE «SABES. 244854, 245291. 234424. 226418. oo 

i 1 . AFTER TAX RATIO ANALYSIS oe | ey RS 

6 | CASH FLOW ANALYSIS a | 

| SEE EEeESTESSSSSESS | 1985 i98é 198? 1988 1989 | | 

35 RETURN ON NET WORTH AFR TAX «= 004781 00.2285) 0.1474 0 -0,0875 -U 0286 

a 24 CHANGE IN NET WORTH AFR TAX 146649, 8452. 3425. -11458. -?451. : 

| 37 ORIG EQUITY CASH RTNAFR TAX 0.1383 0.1504 6.1548 9.1371 0.1220 | 

| *& 39 ORIG EQUITY PAYBACK AFR TAA 0.1383 0.2887 0.4435 U.»uddd 0.7025 

J a * 39 AFTER TAX PRESENT VALUE | 944933, 239808. 238252. 228627. 221751. 

po CASH FLOW ANALYSIS | | | | 

| (0 «saan 5RERSERRSSS= 1785 1984 198? 1988 1969 

a - 40 SET INCOWE-SARKET VALUE REG O,1200 0.1200 9.1200 6.7200  G. 7200 | 

aoe | 4d LENDER BONUS INTEREST RATE 6.9000 9.0000 9.0006 0.0000 9.0000 ) — 

 *& 42 DEFAULT RATIO 9.7843 G./640 6.7578 6.7858 6.5746



ee eee - | oe 

i | : EXHIBIT H11-7 (Continued) | | 

Oo PRO FORMHWA | | po 

agar 23-7 | me i as ym te yo | . : 

7 . TNYESTHENT ANALYSIS UF | 

| | | rane «2201 DARWIN RE. | | 

i | ) | FOR a | | - 

g ce ee EE a | | —_ | 
: a REPORT SECTION HUMBER 2 PAGE 1 - 

/ we ETS BTM MRT AMT ES SSSR RTH SRA TCT SSS SERS STS 

: Bo | | £ORFONENT SUa ae aAR YT | | | 

a TETLE POT. BEGIN USEFUL GEFR | 

a foo | fEFR USE LIFE METHOD Cast SCH 

| LANE | 6.09 9 46, ne: 43000. 6 | 

5 | — BUTLDING 1,00 4 18. 2 $  i78672. 6 | 

‘ | | GR TB ABE UB UR AAR YO ey 

np ol | TITLE [NTR BEGIN END TERA ORIG PET | 

| Coe, RATE YR. YR. BALC © VALUE oT 

5 | MORTGAGE G.1325 1 7 25° $ 162180. 0.732. a 

q / 

: 

. 

. 

.
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] | . | | EXHIBIT [11-7 (Continued) : | ! | 

a OE . 2201 Darwin Road © | 

i os REF ORT SECTION NUMBER 9 | PAGE 1 

HEFRECIATION SCHEDULE FOR BUILDING op 

i - - INITIAL COST 178692, — aoe | - | | | | 

DEPRECIATION AETHOD 2 PERCENT HEP RECIABLE 1.9090 | : 

5 USEFUL LIFE 48, BEGINNING YEAR 1 | | | 

| AWNHAL CUMULATIVE CUMULATIVE © _ 

| | YR TEP. STR. LINE ACCELERATED EXCESS : | | 

| 2 9927, 19855. 8 0. a | | | 

- | | | S 9927, 29782, | 0. Oe a 

| a oe — & F827, ag447. 0. 0. dee po 

ee REPORT SECTION HUMABER 8 PAGE 1 | 

1 ee ss HORTGAGE AMORTIZATION SCHEDULE FUR AURTGAGE | | me 

MORTGAGE ANDUNT 162180. TERM | 24 ee a 
: «INTEREST RATE 6.1325 MORTGAGE FACTOR 6.01746701 

' a PERIOU PAYMENT 7859.72  FAYMENTS FER TEAR 42 | 7 . 

on BONUS INTEREST 6.9000 TYPE G GREATER THAR © 8. | 

5 | | ANNUAL INTEREST PRINCIPAL «BONUS INT | 7 | 

| YR FAYHENT FAYHENT FAYMENT BALANCE FAYHENT | | - 

= | { 22317. 214397. 980. 161300. 0. | 

i mae 2 BREE. | 21913. 1004. 160296. | | | 

- 3 22a. ODT I. 1145, (5975t. OG. | | 

| ee 8 | 4 22317. 21010. 1307. 157845. oO. | 
j | 5 22317. 20826. 1491. 156554, oO. | | 

g 50 + 

, | oe |



7 oe | | EXHIBIT I11-7 (Continued) | SP 

: en ee MRCAP COMPUTER INPUT FILE ~ | | a | 

i - | ss 15 AREIFA.1 a 

: | | | 1,2201 BARWIN RD., MREIF : | fo 
| | | | — 10,1985,0,1,1.0,5,14000 | | | 

| 6 20,5,1,1.3,.1125,5,5 | | 
I | oe 100,.16..40,.09 | — 

: | a 101,9,8.5333.0,2 | . wa Bd 
- 7 102,.14,1,.04,0 | | 

= | | Do 103,.02,0,.07,0 — | | OO 
i oo | 40,44254, 46347,47595,46334,45424 | 7 | 

| | 60,.056,% | - : | a 7 
— | | 70,6103,.06,+% | | | | 

q 7 | 80,6287 ,6623,6895,6763, 7072 | | es 
| -  206,1,LAND . : ee 

| | | 201, 1, 45000,0,0 | | Be fp 
i Po 7 202,1,1,40,4 | | os co : 

ane — -200,2, BUILDING | | 7 | ; | 

| , | | | 201,2,1.6,1.9,2 | | | | me 
| 202,2,1,18,3 | | | | 

[ 300,1,M0RTGAGE | | } 
| eo | | $01,7,1.0,.1325,0,25 | - | | 

fp $02,721 2,167,9 co : | 
g | a | 6460.7 | | 7 , | 

_ 403,39 | | | | | 
999,99 | = | | 

g | «Ready os - a ; pees 

q __ . — 5] -



a : The subject property is most like the warehouse at 615 | | 

" Mayfair Road, which sold for a cash price of $16.30 per square | ae 

= | foot of GBA and the warehouse at 3103 Watford Way, which sold a ee 

a for a cash price of $14.94 per square Foot of GBA. The market | 

| - comparison model indicates a range in property values from — | | 

e | : $15.06 per square foot to $17.16 per: square foot of gross } 

} building area adjusted for specific differences listed in 7 | 

i Exhibit III-8. When applied to the 14,000 square Feet of gross | 

| _ building area of the subject property, these convert to a range - - 

oS of values from $211,000 to $240,000, with a central tendency of | i 

| $241,000. The appraiser believes that, with ‘the exception of | a 

the 615 Mayfair Road and the unheated 3103 Watford Way ft 

i 7 buildings, the other properties have tor interior office | 

i _ finish and preferred commercial locations SO the low to central | 

estimate between $211,000 and $226,000 is appropriate. ‘The | 

| | value conclusion from the market. comparison approach is | - 

| $218,000, or $15.57 per square foot of GBA with the adjustment fp 

i - for the cost to cure the ‘entrances to. Amboise- Cellars. See | a 

fl Exhibit III-9 for computer output of market comparison method. | — 

; | I. Cost Approach Input Assumptions and Conclusions | pee 

m | _ The Marshall Valuation Service was applied to the subject 7 / 

i a property, subject to general assumptions in Appendix C, and the ao : 

| calculator cost assumptions provided in Exhibit III-10. The 1. 
4 oe ° SEE nO & a |



i computer analysis produced by the service is | provided in | - : 

/ Exhibit III-11. The extras for dock doors, partitioning, | | 

Z } bathroom “fixtures, and modified handicapped ramp should be | - a 

noted. The conclusion or indicated value by the cost. approach noe 

i is $244,000, or $17.43 per square foot of GBA. Traditionally, | | 7 

, 7 the cost approach is regarded as the upper end of the value and | | 

| does not reflect economic influences of market rent levels, the | 

{ | S cost of money, or tax factors. This method serves as a check on | 

| the possibility that buyers would prefer to build new as aids 

i 4 substitute for the purchase of an existing property. en an en 

i S od. Reconciliation of Three Approaches and Conclusion ee 
fp _ +of Subject Property Value if Sold Individually — | 

f po ‘The ‘income approach, which is the primary indicator of 

- ‘value for this type of building, suggested a value of $220,000. | 

q re The market approach indicated a basic price closer to $218,000, fe 

| 2 - while the cost approach indicated an upper range of $244,000. | 

4 Given the shortage of adequate sales of steel warehouses in the - 

| | immediate area of the subject property, primary ‘reliance | fo | 

- | remains with the investment approach and with the market , a 

| a approach as a secondary check on value. The appraiser concludes os | 

a | that market value as of January 1, 1985, is $220,000, with cash oe 

i : to the seller, or $15.71 per square foot of GBA. | re a :



a EXHIBIT III-8 On A 

5 | | - §CALE FOR SCORING COMPARABLE SALES | rs oe 
a a BASED UPON PRICE SENSITIVE ATTRIBUTES © | 

i ATTRIBUTE = ~~—~— WEIGHT SCORE Ses pee 

i | AGE “ 106 5 After 1977 | fe 
| a eek 3. 1970 - 1977 

: ce : oe 4 Before 1970 - : | 

‘BUILDING HEIGHT = 10% 5 Greater than 18 feet , 
oe Se : 3 12 to 18 feet | 

i | - | | 4 Less than 12 feet oe | : 

i RATIO OF OFFICE-DISPLAY DUR Se So - ee 
TO GROSS AREA 208 5 20% 7 | 

fp oS 3B 15% = 204 a 
, | | | | an Less than 15% - | 

RATIO OF LAND TO of a | a 
} GROSS BUILDING AREA 10%. OS Greater than 3.4 po 

po | | | a 3 2.5 to 3.4 — | | 

1 | | —— | , | 4 Less than 2.5 : | 

" | LOCATION IN MADISON 25% 5 South central 
" | fn 3 Airport | | 

I | oo | oe 1 East 7 | | 

i - ACCESS/VISIBILITY - | ETE ee eS | 
™ {|  =$TO MAIN HIGHWAY = 15% — 5 Accessibility/visibility 

| | | a | a wes to four-lane highway Oo 

, - | 3. °®,.On two-lane thoroughfare | - 

ce - oe oe 1 On back service road | , 

| | MECHANICALS 10% 5 Heated, insulated, _ fe 

| a | | a | sprinklered | | | 

| | | Oo a 3 Heated, insulated | oe 

, oo : a fs Heated only | | | 

es, | on Oo 0 Unheated a | | | | 

§ — 3 — sy a aan =



i | ~ Londwionle, Kena, Tw. oe ane | 

i fo ; EXHIBIT 111-9 | rs fp 

A «HOST PROBABLE PRICE COMPUTATION USING MEAN PRICE PER POINT EQUATION METHOD — pe 

a Number of sales = a Subject: 2201 DARWIN | 7 | | | 

8 Subject Size = — 14000 ao | | | a 7 ee ie 

i ee | SUBJECT © COMPARABLE SALES -- POINT SCORES = | ot 

i | | : 7 - i 8 3 4 5 6 |. 

ye $ PRICE/SQ.FT.--? ta 14.45 17.38 20.00 16.30 14.94 23.50 | 

J FACTORS WEIGHTS oe : at en 

i PAGE 10 a po 

ae | 2 BUILDING = 10 og d Po a HGS rn 
j to HEIGHT ce ee Oe : | , _ 
eS 3 OFF.-DIS- 20 Po BB 4 po 4 i 

FLAY/GROSS AREA - | | 
| 4 LAND/BLUG i093 3 3. 8§ 5 1 5 | 

: - AREA | | | | | . | 
5 QUADRANT 25 3 3 Po SS Sf 

| 6 ACCESS & wa 3 3 3 4 4 1. 
~~ | — YESTBILITY | | | a | 

| 7 WECHANI- 10 5 i 3 3 9 5 
i CALS | oo Be | : o 

i a 100 Oe ee eee ee ee fp



| 
| 

cote woul lu 

i ae a EXHIBIT 111-9 (Continued) oe ee 

i | a | oe 2201 Darwin Road : a | | 

i FACTORS x WEIGHTS SUBJECT COMPARABLE SALES nae | 

: 7 | | | | a 1 2 3 4 8 BY 

I 1 | | 30 10 10 30 50 30 50 ft 

i | 2 | | | 30 10 10 10 JQ a 20 - 

| 3 | — 20 60 100 100 80 20 20° | 

i Poh : 30 30 30 50 50 10 so | 

, 5 | 75 7S 25 255 425 125 7 

i : bo os 15 48 0 4G a5 45 415 45 | 

; 7 OO —  Q 30 30 30 3 0—t~“‘<CD 50 | 

~~ | UlUlUlUBBRUU Gg oO)” do 4g oe 9 0 | | 

i Pee Oo oF o 0 Oo O- 0 0] 

| 10 | 9 0 o 0 Q 0 0 ; 

_ TOTAL SCORE | 250 230 250 290 270 250 340 eae



fi a 7 EXHIBIT 111-9 (Continued) = a 

oT oe ey | oe 2201 Darwin Road | oo a a 

a , CALCULATION OF MOST PROBABLE PRICE i re 
in USING MEAN FRICE PER POINT EQUATION METHOD ae a | 
{ | ae | eee : PRICE PER | | oo 

, | ~ | ADJUSTED SQ.FT. oe . 
- COMPARABLE SELLING WEIGHTED WEIGHTED = 

5 _ SALE. PRICE FER = POINT POINT 7 | po 
ae NUMBER SQ.FT. SCORE SCORE 7 os 

i | oe to 14,45 230 .0628261 | os } 
| | | 2 47,38 250 06952 - | fy 

_ | BO | 20 290 .0689655 oP pe 

i | a 16.3 270 .0603704 OG 52% | 
= | | 5 14.94 250 05976 | coe | 

a | 6 | 23.5 360 07 Pa 8 | a 

| ae 8 os 0 .00001 00 . / | 
oo. | en 2 os 0 00001 £00 | | 
‘ | | 10 0 00001 £00 | | / 
| | a oe | aca - wae | ae 

od | | a | surge | BPO | | | 

| | Central Tendency (Heands | | oe | | Gy a | 

qs A, | | ee 5867198 ab et” fo 
| | The mean price per square foot per point (x) = crrre reer nnn- = 40644555 a 

i a Wheres a | | | De | a | | | “sy | | 

a | x | | x (x-x) CHK) n n-7 | | 

me | 000 0628261 0644533 -.001627 .0000026 — bo 5 . ; - 
‘| 06952 0644533 .0050667 .0000257 | | pf 

| 0689655 «0644533 10045122 .0000204 | 
m_ oer ee 20603704 20644533 ~.004083 -000016/ . | | | 

7 | | 05976 0644533 -.004693 .0000220 Jaga | | } 
0652778 0644533 .0008245 .0000007 , | oo fo 

po ne 0644533 0 OO  — | | 
j 0 0644533 ie oO - a - fe 
| oO 0644533 8 0 | oe | ee 

fo og 0644533 re fave Seal 

q - Cee te SS Eg Ae ce  ,0000881 : a | dee



i ) | 

A OC | EXHIBIT 111-9 (Continued) re 

[ _ 7 2201 Darwin Road | | | : | 

i | | | Ce eS ra Cx we) a | | , 
7 Dispersion about the mean = the square root of ------- = 9041966 © | 

i | 
a oe : An ~ TO 4 BOY [& 7 | | | 

a fo Therefore, © : | | | | | 

- The Value Range is 3: 60644593 +/- 0041966 | . ; 

i | op 0602567 to 0686499 ee , 

a Since the subject“s point score is: os 6250 - : | | - 

: oo Sore x Value) = == sO SQUARE FOOT | a : - 
. / a s é, 4 orig . a, / | | . . 

| gee . a - eo | oa 4 | 

| 250° | 0602567 15.06 yore : fp 

7 250 | | 60644595 1b. Pe | fp 

3 | ) | le pb Re es , fo | 7 | | 
35 ~ : . . . : “s a: $5 . / , ‘ . 

. 250 . : 20686499 17.74 i ae I 

i | Since the square footage of subject is: | 14000 . | fp 

i | It follows thats | ee | a | | 

; | $/SQ.FT x AREA = Estimated Value : | 

| - a Oe | | Aleve? | ale sos 
i | tow Estimate 1.06 KO 14900 = 210840 or 211000 i 

Central Tendency 76.11 MO 14006 = feud 4G or 224000 ae 
: 3 / Z | ' - A Bd, ie | | oe 

= High Estimate | 17.16 2 KO 14000 = 240240 or 6240000 a 

i ee meee NS TER 2dr -



S 

' | a | EXHIBIT I11-10 ae | a 

| | | Computerized Service based on | | | | 

i f. | MARSHALL AND SWIFT VALUATION SERVICE | , : , | aa 

~ | 4) cosrestimateror___Gordon and Greg Rice po Pent pipiepeee ner omemmmeeneenere naam -roeeenera oo 

2) property owneR ss MRETFO pri 7. TEP nem Reecess be 

i 3) ADDRESS. 2201 Darwin Road i be TT STS: ae aes std - 

- | 4) SURVEYED BY _ Graaskamp poo ccc ties ok espeprt: islet 
: : / t Loe . vy ie ae ee. ene . ~ ac caine 

5) DATE oF SURVEY. 1/1/85. | OSU Te lpr ast uy 

- 6) REGION: | Western CLIMATE: () extrene | | Stee tl en pane memati 2 | 

im a @ Central 2 Moderate a Plo a PTD ap oy - 
| Eastern 3 Mild mo | po 

, 7) OCCUPANCY CODE | 391 | (Refer to back of Form) Po tor bet er Ek IL =! a 

8) CONSTRUCTION CLASS: | | | | . boo Te ee oo oo rticu 
| A Fireproof Structural Steel Frame S$ Steel Frame-Storage fo SE : sprssice TOS LES tpn 

| B Reinforced Concrete Frame | | Oo poe “Set octitr ; 

ia C Masonry Bearing Walls ) = be SSS — aosauen See toe | 
: -.D Wood or Steel Framed Exterior Walls | Po pine wee | Ire = = js aoe. 723 | 

/ 9) LOCAL MULTIPLIER 103 | en been ven boner snrenn Yoon armen anne - 

- os (Refer to Section 99, Marshall Valuation Service) | , peormoritbetiomre E pec re | | 
, | : ; ) _ (IIIT | 

49) cost RANK: . : | : pom : * 7 Tho +218 a cet ten “oe cia ge : 

J Low 3 Above Average bo... TOUTE DOPE | 

| @) Average 4 High | 7 Lov LULL id | 

11) TOTALFLOOR AREA © 14,000 _. | | A | | 

| 12) SHAPE or PERIMETER ._ Boe oe | | ee ee Sat cea ne ee etme | 

1 2 3 | 4 - oe 
| Acoroximetaly  Sugntly leveguiee very | | | ee | va 

. Sauare — Irregular Irregular | . | | | Oo 

[J | r ry} E A , | | ve cea us tcaslanpens momeere soto one ee ccc ne ee eats a ne | 

i 13) NUMBER OFSTORIES | ae a mo : | 
14) AVERAGE STORY HEIGHT 7 | 18) HEATING, COOLING & VENTILATION: | . 

| oe 9 | . | 1 Elec. (Cable, Panel/Baseboard) 12 Steam, with Boiler | | 

15) EFFECTIVE AGE nents ait 20 Elec. Wall Heaters 13. Steam, without Boiler _ | - 

16) CONDITION: @ on Be 3 ForceedAir | 14 Air Cond. Hot/Chilled Water 
1 Worn Out» Good a — 4 — Floor Furnace 15 AirCond.Warm/Cooled Air | 

2 Badly Worn 5  V. Good oe | 5 Gas Steam Radiator — 16 Package Heating/Cooling | 

nn 3. Average 6 Excellent 7 6 Gravity Furnace | 17 Heat Pump 

| | a7 extertor WALL: ; | q ieinetie Vented | 13 cvaborats Cooling | : 

Masonry Walls | Wood or Steel Framed Walls 9 Ho us ef Radi e rigerated Cooling | oo 

| 1 Adobe Block 22. Aluminum Siding | lot Water, Radiant 20 Ventilation | , 

| «2 Brick, Block Back-Up ———s«24~—Ss Asbestos Siding | C10) Space Heat, Gas. 21 Wall Furnace — | 

i | 3 Common — 25 ~~ Asbestos Shingles 11 Space reat, Steam 

, | 4 . Cavity 26 Shingles 19) ELEVATORS : S 
, | ! ~ Sq. Ft. Served 

| 5 Face Brick (Add) 27° Shakes | | Th eee a ; 

6 Concrete Block 28 ~~ Stucco on Wire/Paper 20) SPRINKLERS 14,000... Sq. Ft. ; 

a 7 Concrete, Reinforced 29 on Sheathing 21) TOTAL | | | 

 d 8 Concrete, Tilt-Up | 30 Wood Siding on Paper — - BASEMENT O ._. _ Sa. Ft. | | 

_ 9 Stn, Ashlar Veneer, Block 31. on Sheathing 1 Unfinished 5 Uti . 2 

de 10 Stone, Rubble 32. Veneer, Common Brick | ntinisne | ty Le 
| 14 Pilaster | 33 Face Brick | 2 Finished — | 6 Resident Units | 

7 12 Bond Beams 34 Stone a 3 Parking | 7 Display | - 

| 13. Insulation (Add) 35 Used Brick — 4 Storage | 8 OOffice | | 

oe Curtain Walls | 36. Siding, Vinyl Surface | | Oo 7 | a } 

14 Concrete, Precast : 37 Hardboard | a So | pe 

-— 15. Concrete/Glass Panels 38 Textured Plywood a | | 

| 16 Metal/Glass Panels 39s Board/Batten Box Frame | MISCELLANEOUS COST , | . 

17 Staintess Steel/Glass 40 Log, Rustic 7 vee | . 

_— ~ 18 Bronze and Glass | (41) Insulation (Add) _ | : | | 

. 49 ~~ Stone Panels | ood or Stee! Skeleton Frames : LAN: $43,000 Land | oe 

i | 21 set een ameee 23 Sanne Penal . SIT: ee, Site Improvements — : | 
| ue, Clay | andwich Panels ee : . a . ) | | 

| : 22 = Facing Tile (Act) Corr. Steel on Steel Frame PHY: nn nee Physical Depreciation a 

| . 4 on Wood Frame | | FUN: = Functional Depreciation | 

po oo oe 46 Transite . | oe 3. | | 
, oe 47 Siding, Post/Girder Frame LOC: ee Locational Depreciation | foe 

| fo | | = 48 Sheathing (Add) Exc: ss Insurance Exclusions | a 

| a FORM #99 © 1979- MARSHALL AND SWIFT PUBLICATION CO. - PRINTED IN U.S.A. | as |



ote Si lw. Ol” , : | 
) ee eee 

} 

' weg oy | : EXHIBIT 111-10 (Continued) | | | | | 

. | | |  Mezzanines 7 Commercial and Institutional Buitt-ins - 

| oe (Sq. Ft. of Mezzanines) 
| . | (Total Sq. Ft. of Building Area) ey 

 MZM: an. ume. Display a UW: 0 =. w--.. .. Bank Equipment | | 

™ MZB: a Office | | - (counters, vault doors, etc.) | 

| MZC: | ... ...torage | = an UX: woe} we dail Equipment > | BS a 

| M20: oo... Open | mee | _ (cell blocks, locking devices, etc.) of 

| ae . | . UY: Hn ----— Hospital Equipment (Groups II and It) 

ws | | Balconies a 7 UAA: ._... «nee Hospital Pneumatic Conveyor System : 

| | | (Sq. Ft. of Balconies) | UAB: LL um. College Commons Kitchen Equipment - 

| BCA: | Bn Apartment Exterior | . VAC:. . —_..... .. Science Building Laboratory Equipment —s | 

i BCD: ete Auditorium - | | | | Bank Vauits | : 

= BCC: Simeone Church, | ae (Sq. Ft. of Vault Area) , 

BCT: - ome = Theater . . | — UAD: 2 | +. . Money . . 

| | / Docks | | UAG: __......—-..... --. Record Storage | | | 

i | — (Sq. Ft. of Dock Area) - | | Stages & Permanent Fixtures | | | 

| OLR: tmp nm ve Loading with Roof ce a Oo (Sq. Ft. of Stage Area) / 

OLW: _ cra um. Loading without Roof | WAH: _______..._ _--___... Live Performance | | 

DOs: a, eee Shipping a UAJ: _______._..----_ Motion Picture Only po 

| por: 14,000... Dock Height Floors | ~ «UAK: _.__...-_-_--.--- Speaker's Platform | 

nm . | Oo 7 , oo High Rise Apartment Miscellaneous Poo 

me Parking Lots ae | Number of Units) ae - 

7 | (Sq. Ft. of Parking) | . APP: _....._.... .. -_Appliance Allowance (er ter # of apart. units] 

Zz pas. 15,000... Paving Asphalt | QAM: Wall Air Conditioning (# of units) — | ss 

_ PCO: |. ss anne Paving, Concrete | 7 Barns and Sheds | 

- |} UG: Paving Lot Lighting (Sq. Ft. of Area Served] | a (Sq. Ft. of Loft) | 

ot BUM: —. Parking Bumpers (Lin. Ft.) | ce LOF: --... . ......._ « Lofts for Barns or Sheds 

a . | 2 | ADDITIONS an : | 

| ADD TO (SUPerstructure, BASement, EXTra (Depreciated), MiSceilaneous (Not Depreciated)) | | 

os | | | BRIEF DESCRIPTIONS ee (+ or-) COST - 

EXT Dock Doors i ee 8 5,400 

i EXT Partitioning: ee $= 5880 

EXT, Bathroom Fixtures $29,450 

| EXT =; Handicapped Ramp ee $1,000 

. - | Pee | REMARKS | | | | 

a REM: : ee ee eet ane et en nae we a oe , ve mee _ . Cicer tinraninge Loan es a gud aww “eaten: manana antenna 

REM: eee neni et et a eee - Ce CLUS JL ee ee PO 

zt REM: es ee es ee. we 

| | OCCUPANCY CODES , . - | 

300 coartment (High Rise) 316 Dairy & Milking Barn 336 Laundromat So 357 Commons : 399 Shed, Cattle | : 

301 Armory” 317 Dairy Sales Building — 337 Library | ~ 358 Gyrinasium ' 400 Shed, Hay | | | / 

| 302 4uditorium 318 Department Store 338 Loft | 359 Lecture Hall 403 Shower Building | 

e 303 = tomobile Showroom 319 Discount Store 339 Lumber Stce., Horizontal 360 Library 378 Stabie | 

304 Sank | 320 Dispensary | 390 LumberStge.. Vertical = 361 Manuai Arts Storage, Equipment | 

— - 984 Sarber Shop 393 Dormitories (Labor) 340 Market | 362 Multi-Purpose | torage, Materia! | | 

305 Sarn : — 321 Dormitory — 341 Medica! Office 363 Physical Education — Storage, Potatoor | 

396 Sarn, Hog | 322 Fire Station | 342 Mortuary 364 Science _ Vegetables | — 

397 Barn, Sheep 323 Fraternal Building ~ (343 Motel — 365 Entire Elementary 379 Theater, | | - 

" |) 398 Barn, Fruit Packing 324 Fraternity House —s«—s—s« 944 “Of fice Building | 366 Entire Secondary Stage Presentation | 

| 306 Zowling Alley 325 Garage, Service - 345 Parking Structure. | : 380 Theater, Motion Pictur 

. 3994 Cabins (Transient Labor) 326 Garage, Storage 388 Parking Structure, School, College 383 Tobacco Barn | | 

908 Church with 327 Governmental Building Underground 367 Arts & Crafts 404 Utility Building, Farm | 

a | Sunday School —-——-328_ Hangar, Storage - 346 Post Office 368 Classroom ts 381 Veterinary Hospital — 

oe . 309 Crurch without a 329 Hangar, Maintenance 347 Poultry House 369 Commons | 382 Warehouse : | a . 

. Sunday School a & Office | i 348 Rectory 370 Gymnasium os 386 Warehouse, Mini 

310 Citv Club | 330 Home for the Elcerly 349 Restaurant, Drive-in 371 Lecture Hall 387 Warehouse, Transit | 

z 311 Clubhouse . : 331 Hospital 350 Restaurant, Table Serv. 372 Library De | | 7 

\ 312 Coldwater Flat 332 Hotel | 353 Setail Store 373 Manual Arts | . | | 

‘| 313 Convalescent Hospital 402 Hotels, Resort | a 374 Multi-Purpose | | 6 

314 Country Club 334 industrial, Manuf. | School, Elem. & Sec. | 375 Physical Education | | pe, 

— 31§ Creamery & Milk 392 Industrial, Engineering 355 Arts & crafts 376 Science 
| . 

Process 335 Jail . 356 Ciassroom | 377 Entire College oe | 

— © 1979 — Coores of this form may be purchasec from MARSHALL and Swi T PUBLICATION COMPANY. | | | 

| ee bk BM Bay MAINT Fae Ae one Cal fre 2 OPTED ES ner pad AE AO Cal fore se me mere a8 alee cae .



' sa pe oe ore re ena Tne EL ER . 

OR fa | 

: oes “Ay As MAEDA) IS PAIANTI OLA Pe 
: ; 

i | | | EXHIBIT I11-11 | | | 

ss oT CL TT MA Pre (“ ir P3973 y = p> i “ me 7% : : . . : 

COST ESTIMATE FUR: GORDON & GREG RICE , | : 

mm gomoecm oe nce mie” 

i a PROPERTY GYUNERs ARE TF | | | 
 ANTERESS. 99601 TARUIN &OAE 

a 

ABURESS: oa LAR ; if Wau : / : . 

Mipmbipe YE Tod fim 4SM AN * - 
oo } 

| SURVETEG BY: GRAASKARF | | | 

MATE fc ehyire: i oo . / |. 

a DATE GF SURVEY: T/1/85 | | | 

e907 Str Te y ane i ae 

, 

: 

| ,  PESURTPTION: | oe | . 

‘ sce we such gee seus coos vue sem wre sum mae cous sun sum mtu tem tne te ate cee tee sam fue stn fo ote sun fees ceca cen Sent cm cum sate cet er Sane sent same sate ston see oth amp coe me ener me seee iy coun tay cay ay came cam tare cay tom map came eum eat cag Su RCN, TY 

. 
oo | ? / : 

am rcik Aare ¥ aa oT RS t ie a ge Et Tie ye £ zigt , 
, 

i GECUFANCYs MATERIAL STORAGE BUILDING : ; 

, , “trp ADI - . 44 ot et 7 * ome ye et le , “bj c 1 mye mo pepimay 4 tite F so}. sk oS 3 , i : 

 FLGUR AREA: 14,009 Square Feet AVERAGE STURY HELGHT: 17.0 beet | 

ce mi Ae ® Ghee doo oo. . ECEOCTTUE ARE a 

PLasss 3 Steel , 7 RFRECT IVE abe: 4 Tears 

f . “i ft + Mee sas 7 Ps ce ace : , : ; Strays) § TOPO ad 4 * o . 

q | COST RANK: 2.9 Average | BURG LP LGN: 4.0 bood | | | 

i . peas Tee is ret cee ore, Poet : % ; fra FT * £3 er, P og , 

. NUMBER OF StURLeSs 7.4¥- | COS? Aan Ura Otas 

. . . ro ws - rc mt “e £9 "¢ go “, } 2 
‘ 

. 

, | | RATEREUR WALL: | | 

- . Coe . oe Do a ee : . . wy Se we NE : : . - 

} 
PeguLGbiOt. «a ncunancen ne ne uenes iQU A : 

: 

; . 
a “es tg wm : C le pen cme E cg oh oo . at ae oh “fe Ae 

Corrugated Steel, ,stuel rrane.. iva , 

; . ee agTtT MO Aan Ofitli TAfe- 

| HEATING AND LUULUAG: | | 

: : : : PP ce pum aa , ee es , / 

i 
wile Habe aw we wen ene pills st 

: 

= oe miriece| ATILOKES 
- 

| QTHES FEATURES: 7 a 

: fan a de tees ES ey n 4: 44 “44 2 ea.e Cnot | 

| | | Sprankiers servang P4,900 bquare FaeL | 

L 
. : 

. . . r* a ~, ee ‘3 * Se : . | , 

| oo : UGS cast PUPAL | 

” . 1s oem te eu sre we - — es et Eee ORR tet et. te ee eee nm i ae ee ee ns eee TONE OUD ce FUE bee EE mee ye rene cone ceah wh rete maw Gene cine fee eer 8200 tee ou om beet feb ah 64th wee Cane cet 500 ee Fees ee ed . : 

& , fA ib F ge oT oe iT Sey oo pee c + . ‘ 44 Mev : a4 “4% p43 “SEL 

; ' wes a. STRUCTURE wig i : . t PeVOY Vie tad mide ald | 

f : - : fe et 
ne a me rman mcm mm nse 

. 

, a tyre TT creed . =. . 

| | | | AuugaGi unos , | | | | 

. Tt os - : *y te an oe _ : : wood oe me ~ 4s rao eae 

Poe. Heignd ry uot 122 @ 2 8s ee ae BR Pa te . i ail Pag GUY : 

\ : : TriTar Cpe ge rgiic tient COST A fan ja 2s "Pw a kt 

, POPAL SHPERSTRUC TURE Dils i awaana i Pasay bab wee GO! . 

- i , 
a ee he Ok _ ——_ “= von ae se oe oe ae Co a ae tO ~— —_ ce een ee fae ~~ 1 ee eee nee te eee HOE rah Shee weRe Cote Gene eee eee Cote a0nk 86th ee Fee te Gh, See anh A Sa nee eee 390m ORD nee ten come fee 
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i | | | . | EXHIBIT JIi-11) | a | 

| | fe _ COMPUTER OUTPUT FOR COST APPROACH TO VALUE 7 | os fp 

Z | ne FOR 2201 DARWIN ROAD. | | } 

COST ESTIMATE FOR: GORDON & GREG RICE | a fp 

i PROPERTY GWAER: AREF | | 

” | ADDRESS: 2204 TARWIN ROAD a | | , | 

SURVEYED BY: GRAASKANF | Po) | | po 

i 7 MATE OF SURVEY: 1/1/85 | | | 

| — DESCRIPTIONS | | oe | | 

J oe OCCUPANCY: MATERIAL STORAGE BUILDING | | So | | : 

| oe FLOGR AREA: 14,000 Square Feet AVERAGE STORY HEIGHT: 17.9 Feet | of 

es CLASS: 5 Steel oe EFFECTIVE aGks 7 Tears | 

; | | COST RANK: 2.0 Average CUADLTION: 4.0 Good © | | | 

NUMBER OF STORIES: 1.0 COST as GF s O1/85_ 

| | | a EXTERIOR WALL: _ | oo | | 

‘ : , —Tnsulab iO. oe we cee ew me eens 1G04 . 

| | | Corrugated Steel,Steel Frame... 1004 | | 

| | | HEATING AND COOLING: | | a | | 

i | : Soace Heat. ee ee ue ne eae neuen s ue » THOR . | | : : 

- oe | | OTHER FEATURES: : | - | 

| Sorinkiers Serving 14,900 Square Feet | 

z ae ; | | | UNITS COST TOTAL | 

5  *BASIC STRUCTURE COST: | 44,000 15.23 219,247 

| | AUDITIONS: | fe | | : - 

| Tock Height Floorsensaceneeaee 74,009 7.19 15,4900 | 

q - — -TUTAL SUPERSTRUCTURE COST cena «£4 O00 16.34 223,361 | | 

oe On eee 

an ZATRAS: | | wo 

a | Paving ASDhalteswcunncuceunnes 13,009 1.48 26,700 | | 

| © PGCK BOURS | a = | | oy 400 | 

a | PARTITIONING | : | | 3.8% : | | 

| | BATHROOM FIXTURES | a 7,450. po 

| HANDICAPPED RAF .- | | | 4,000 po 

: REPLACEMENT cost HEU. wane ewe nee : 271,071 : od 

5 | LESS DEPRECIATION: | a | | | no 

a Physical and Functionalsccaces 2b. 0AP FO ABAD | 

: Oo —PERRECTATED COST... ween eee nee 7 | | 200,607 | . 

: Cstinated Land Ualuleeeewneanue 
| 43 009 ‘ , 

| a INDICATED VALUE BY COST APFRUACH: | £45,607 wo | 

f | ROUNDED TO NEAREST $1,000 | : 244,000 | 

: Cost Pata by MARSHALL and SWIFT | | | | | 

i ano | 61 |



A | — EXHIBIT Ttl-11 (Continued) — : po 

oe | | DATA: — | | | ee 

a | 4:GORDON & GREG RICE ~ | | | | | | 

| 2sHRE LF | | 

| —_ 322201 DARWIN ROAD | | eae a So | 

4 | — 4sGRAASKANF cae ae | | 

oo | Sst 41/85 | | - | 

| D8 ea te e210 | | a | | | 

5 S . F294 a | | 

| a eGo | | | 

= | an 921.03 ee | : | 7 a | 

ne 1082 | | ee aes a 

r | 11314000. a re 7 | | os 

a me 421300 | a | 7 

_ | tae] | | | , | , 

i | | | asi? | a ae eS 

| | i527 > | ce | on ; 

a | 634 | : | | : 

os | 17247 44 a Ue, | oO | | | 

= | - 18:10. | | | } 

| | 1930 | | | | | 

: 20214000 ae | oe | | | 

i | 212000 | | | vee | 

oo COST REFINEMENTS: | | - ce | od 

; oa LAN: 43000 © a | | 

| | | (OF : 14600 — a - 

yi Bo | PAS 2 15000 | | | | ns 

ce | ADDITIONS: | | | | a me 

a . | ds EXTHBGCK BOORS | | $ 5400 | oe | 

- | Ba EXTIPARTITIONING $ §,889 See | 

fo | oF: EXTsBATHROOM FIXTURES | $F, 450 Be bos 

a | ay EXTIHANDICAPPED RAMP § 1,000 — 

B a 62



A — cimmenata ——— a 

: IV. APPRAISAL OF 2223 DARWIN ROAD | | | 

a oe A. Site Description and Analysis - woe 

i oo The subject property, located at 2223 Darwin Road, consists - | | : 

: | - of | 0.919 icresy SOF 40,035 square feet of land, further | , oe 

| described as Parcel 2 of Lot 1, Certified Survey Map 827, | | 

i | ‘Volume 4, page WY a locational nap is shown in Exhibit IV-1. | / - 

| ‘This warehouse sik a “ebutte a Chicago, Milwaukee, Seo gaa . | 

i | Pacific Railroad line on its eastern border. It slopes - 

5 southeasterly from Darwin Road on which it enjoys 248.44 — feet - —— 

| oe of frontage. The lot shares a 60 foot apron onto Darwin Road | 

i pe with a similar parcel, known as 2201 Darwin Road, to the > west. | 

The subject property “is approximately 175 feet deep, on the | 

: average, to a ‘south lot line. It is subject to a 10 foot public dt 

S| sanitary sewer easement nicking the northwest corner to serve 

i | adjacent Parcel 1. It is further subject to a 30 foot joint — | 

. driveway easement shared equally with Parcel 1 to the benefit , | 

— | of Lot 2, Certified Survey Maps 827, Volume 4, page 44, which | 

i —— lies to the south of the subject property. It is further ee 

; eS subject to a 60 foot utility easement paralleling the railroad | : | 

i _ track. The - single track does | not provide a side track | fo! 

i | opportunity for the benefit of this parcel. The parcel is zoned . 

to M1 (see Appendix EE for permitted uses and Exhibit [V-2 for a 

a -- goning map.) ee 7 SE alee | | we
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| The property ‘is currently improved with an 80 foot by 150 / 

a — foot warehouse structure located to the far south end of the | | - 

: site. The remainder of the site has bituminous paving in fair — fo 

{o condition. Exceptions to the paving consist of clumps of | : 

: saplings along the eastern border and grassy strips ‘on the | os 

oe north lot line as an access barrier to Darwin Road, An | vont 

o | additional grassy area exists on the northeast corner for snow | - 

g | storage plowed from the paved areas. (See Exhibit IV-2 for site | 

| oe plan.) CS a Be | | | | J frees 

a | | The site © has | strong ‘linkages to preferred highway truck | 7 | 

_ | routes and air cargo activities. ‘Darwin Road runs east-west | oa 

0 | for little more than a block, linking to International Drive on , 

i “the east, close to the main Madison air passenger terminal and | 

} air cargo facility. On the west it links LO Packers Avenue; a | | 

c right turn would provide trucks with a bypass route on Packers oe ; 

a Avenue and County Highway CV to Interstate 90-94 and Highway | 

5 s 51, an important north-south state highway route, A left turn | | | 

" onto Packers Avenue leads to a ten-minute connection on Highway | - 

~ 113 to Madison's east side and downtown business routes, aS po 

a | | well as the Highway 30 connector to Milwaukee. In short, the - haa 

| warehouse is well located for those tenants who require fo 

a J convenient access to the state hinterland. (See Exhibit IvV-1 7 — 

5 / for linkages.) - | - | oo ae - | : . : 

7 S % | - | a a : S - oe fee
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ee OB, Building Description and Analysis | hs 
a oe oy (See Exhibit IV-3 for photographs) _ oo | - - 

oo | The 12,000 square foot building has clear stacking area to 2 

I an average height of 15 feet. The space is heated by four gas- | ee 

f fired suspended | space heaters and sprinklered with pipes Po 

we attached below structural bents and ridge. beam. “Space is fo 

2 lighted with single strip fluorescents running midway between fe 

| bents. The ‘landlord has provided a small half-bath with = | 

i toilet, washbowl, hot water heater, and drinking fountain. | 

a Rough-ins| are in place for a second bathroom should the space - 

J | be subdivided for two tenants. | - | | . 

A a Exterior metal panels are well maintained. The enclosed 

3 | - space is occupied by a single user operating a public warehouse | | 

if for agricultural chemicals. Access is limited to two dock 7 | 

. overhead 8 foot by 8 foot doors, one of which has air-lock | 

a bumpers, There is also a personnel door adjacent to each of the 

g | docks, “serviced by metal grate stairs, but without wheelchair | 

| | ramp. In addition, there is a fire-door emergency exit in the : | 

east and west walks so the building could be subdivided into _ 

_ — equal halves for two tenants. There is no partitioned office 

i space. A sketch of the building layout ‘on the site is shown in : os 

Exhibit IV-2,. ; an 7 x Be - - | - ae
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EXHIBIT IV-3 

PHOTOGRAPHS OF SUBJECT PROPERTY AT 2223 DARWIN ROAD 
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North side of 2223 Darwin Road. Note location of 
two dock doors and two personnel doors which makes 

division of building to suit two tenants feasible. 
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Interior space leased by single tenant, Delta Storage, at 2223 Darwin 

Road for storage of agricultural chemicals. Note suspended gas-fired space 

heaters. Interior finish similar to Delta Storage space at 2201 Darwin Road. 
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— Lease Description and Analysis Y / | Peo 

| | | All 12,000 square feet of the subject property is currently _ fp 

leased and occupied by one tenant, Delta Storage, Ince, which © 

| : has main offices at 634 West Main Street. Delta Storage, Inc., en 

| also leases 8,000 square feet in an adjacent warehouse to | the | / 

west at 2201 ‘Darwin Road. The current lease is summarized in > 7 - 

~ | . Exhibit IV-4. — | a ; | | ee fo 

| «Tt «should be noted the standard lease form used by MREIF : 

co has been customized for each tenant. For purposes of valuation, | - } 

- the appraisers have taken the position that contract rents be [o 

: the basis for appraisal to the end of the existing lease term : 

" and then reevaluated to correspond to anticipated market rents - - 

4 7 at the time of renewal. ee | - CRA | 

| The key factor to be noted here is that Delta ‘Storage, fe 

Inc., has. been | paying 4 triple net rent of $1.85 per équare | | | 

} foot of GBA since the lease commenced on May 1, 1980. As of | | 

= | 1985 ‘this rental rate is estimated to be below current market me _ 

| rates. On the first renewal date of April 1, 1985, the lease : | | 

| will. be renegotiated at a market rate of $2.70 per square foot | | | 

of GBA with the tenant responsible for the reimbursement of - 

- real estate tax increases. after the base year of 1984, The i | 

. | lessor will be responsible for real estate taxes” at the 1984. | 

| level. The tenant will also reimburse the lessor for fire and oe 

| , extended coverage premiums, It is assumed that the market rate ft



- | | EXHIBIT IV-4 © | : , oe Os 

"| BO SUBJECT PROPERTY DATA as fe 

| ADDRESS: | 2223 Darwin Road nie | } 

ZONING : MT ee - p 

a LAND AREA: 40 ,035 square feet, or 0.919 acres” Oo a 

|: BUILDING : gee as | | 

ft CONSTRUCTION TYPE: — Pre-engineered steel oe | Pp 

TYPE OF HEATING: —-S—S—s«Gas-f'ired suspended space heaters _ | | - 

| YEAR BUILT: 1977 oe DS Cg fo 

BUILDING SIZE: -—S«SWarehouse: ©12,000 SF fee a fe 

, - LAND/BUILDING RATIO: 3:34 nara a 

oe Ss TENANT DATA - CURRENT LEASE oe 

| LESSEE NO. 1:0 Delta Storage, Inc. Ms | | 

| SQUARE FEET LEASED: = 12,000 pce Se fo 

LEASE TERM: Yearly from April 1984 to April 1985 

of) 1984 ANNUAL RENT: $22,000 | - 

1984 ANNUAL | | - | oo | a 
fl ~ -RENT/SQUARE FOOT: $1685 0 a aa 

| : -— | OS 

a ESCALATOR IN LEASE: Lease renewed annually | | | 

6’ | ee, et ee - | - | foe 
7 

. UTILITIES: Tenant pays all water, sewer, gas, electricity, 7 oo. | 

pe air conditioning, and power and any other utility — | 

| . fo | | services. cea a | po 

| _ INSURANCE: Lessor procures and maintains fire and extended | 

og a . an _ insurance for not less than 80 percent of insurable. | | 

: a | | value and a loss of rental policy. Insurance preniums. | 

) | era for fire and extended coverage are reimbursed by _ 

| - | | tenant to landlord annually. Tenant carries and payS ~ , 

: A | ae - premiums for public liability insurance. | fo 

| | | REPAIRS AND MAINTENANCE: Tenant shall maintain, replace, and keep demised | 

: A nee, | | pranises in good repair at its own expense. ~ | . 

| , REAL ESTATE TAXES: Tenant reimburses landlord for all real estate taxes wee 

4g | paid in the previous year. | OO



. Tg En ae 

i — Cowan p Keon, [ww | ) 
| EXHIBIT IV-4 (Continued) — : | 

So AS REPORTED BY MREIF 7 | 
| os | | 2223: DARWIN ROAD | fo 

1983 REVENUE: | woe $22,200 oe foo 

1983 EXPENSES: Pes | oe ee | | | 

ee Repairs and — | u cee a | a | 7 

| ct Maintenance $ 1,037 - : | | | - 

sss Management Fees — 1,074 : | | 

: Leasing Fees 998 a | | | 

pe Total Expenses | | $3,109 | | , 

| -- 1983 NET OPERATING INCOME: | $19,091 oo. | | a



of this space as of January 1, 1985, is $2.60 per square foot of 

| of GBA, but the 4 percent annual © escalator operative on ‘the | - . 

anniversary date of the lease will bring the rent to $2.70 per | 

square foot of GBA as of April 1, 1985. The footnotes to the — a 

schedule of revenues and expenses for 2223 Darwin Road from | 

| _ danuary 1, 1985, through December 31, 1989, detail the revenue de 

| . assumptions used in this appraisal and are found in Exhibit | | | 

5 | IV-5. The Forecasted changes in the CPI of 4 percent per year . 

- : is based upon historical CPI performance detailed in Exhibit 

_ ‘II-5, Section II, - Oo | - | a 

oe D. Operating Expenses, Reimbursements, and | | 

= a | | Appraisal Assumptions | fe 

q , For the landlord the basic expenses are real estate taxes, / : 

" | . insurance, leasing expenses, management fees, and long-term 7 

5 a structural maintenance of the paved parking surfaces and po 

| exterior and structural frame of the building. There are minor | | 

| _ “utility costs for vacancy periods. Although current. leases — 

vary as to tenant reimbursements, as previously noted, it is | a 

“ - assumed that tenant leases which are open for renegotiation | / 

4 will eventually move toward a net lease basis where the tenant | | 

a _ pays increases from the base year in real estate taxes and > a 

a reimburses fire and extended coverage insurance premiums while a | a 

pt. continuing to pay separately metered electric, gas, sewer s 

| charges, and janitorial costs. Landlord maintenance includes



a | snow plowing of parking lot while tenants. shovel walks and 

entry steps. es | - Oo fo 

a | The footnotes to Exhibit IV-5 detail the reimbursement and | | 

, - expense forecasts used in this appraisal. | | —— | 

| Oo E. ‘Financing Description and Analysis a | | 

Existing financing on the subject property is non-assumable : , 

| according to the mortgage with Wisconsin Life Insurance Company | | 

oe of Madison. Therefore, any purchaser would have to acquire new | 

® | financing, and current terms available for this type of of 

property would require an interest rate of 13.25 percent on a | | | 

| loan amortized over a 25-year term, but ballooning in seven | ] | 

‘s years. Cost to originate would not exceed one percent of the | | © 

a | loan and the maximum balance would be determined by a debt | 

| cover ratio of approximately 1.3 based on first year normalized | 

a net income. These terms are currently quoted by Mr. Donsing at fo 

American Family Life Insurance Company in Madison, Wisconsin. — oe 

In the case of 2223 Darwin Road, the new lease terms will be | 

u | fully operative in 1986 so the ‘second year normalized net Y - 

| - income. is used to scale the size of the mortgge which can be = ; 

i | soearried by the subject property. | ee eee | . 

| a ft - F. Capital Budget Assumptions for . 
fo | Discounted Cash Flow Approach to Value a } 

| i ee The income approach, using the discounted cash flow | 

| pe methodology, is detailed in Appendix A. Essential parameters | .



| ae soe | WAREHOUSE AT 2223 DARWIN ROAD | oo - | or | ee : / 7 | | ee | ee 
| . | - SCHEDULE OF REVENUES AND EXPENSES FROM JANUARY 1, 1985, THROUGH DECEMBER 31, 1989 _ a ee 

cee ene ne cecceceesecsceceeseessesessesssescssseseseescesessssesesssssece= = 
SS SSSSESESSSSSSScor esses es SSSTSSsSeessrs Te sseSaSeSSSSaSESSaesn eee z= 

| | = GBA 1985, ee | a 7 = 

| - a | LEASED BASE : ee - a a 

| Oo | Ske | (SF) RENT | 1985 1986 1987 1988 1989) | AY 
-- , _. | S ON 

wa 
= 

Potential Gross Rent | BAe ae | aS : ) | a | | od | | a = 
Delta Storage, Inc. [1] 12,000 278 29,850 33,390 - 34,710 36,120 37,560 a 

| | | " (4/1/85) ee” SS 

[Subtotal | nes | $29,850 $33,390 $34,710 $36,120 $37,560 ee 

Reimbursables _ . | | - | | iets Sg : SO 

| Real Estate Taxes [2] . a —4,14h 275 291 308 328 
| Insurance [3] | | | 720  __--149 119 _...810 842 = | 

~j) Total Potential Gross Revenue | | $31,774 $34,414 $35,780 $37,238 $38,730 | = 

Less: Vacancy @ 3.6% [4] | | : (4,142) 414239) £1,288) =-_(1,341) 01,394) = 

EFFECTIVE GROSS REVENUE | Cee | $30,572 $33,175 $34,492 $35,897 $37,336 wn 

| EXPENSES : a | | | ne | | a 

| Utilities [5] _ a | | BB BT 84 8 
- Repairs and Maintenance [6] | Co 1,200 1,296 4,400 1,512 © 1,633 | | 

7 Management [7] : | | 1,529 1,659 1,725 1,795 1,867 | 

Leasing Fee [8] | os | 1,223 | 1,327 © 1,380 1,436 1,493 | : . 

2 Insurance [9] | | | | | 120 749 — 119 ___- 819 842 | 

| | Subtotal: Expenses Before Real Estate Taxes | S$ 4,TAT $ 5,109 $5,365 $5,637 $5,923— , 

| | Real Estate Taxes [10] | | | 4,578  __4,853 a LA 50452 54780 So 

oe Total Expenses . a | 7 : $9,325 $_9,962 $10,509 $11,089 $11,703. 

| | NET OPERATING INCOME | a $21,247 $23,213 $23,983 $24,808 $25,633 ne



oe EXHIBIT IV-5 (Continued) Dele. | { 

Sf DARWIN ROAD 

FOOTNOTES TO SCHEDULE OF REVENUES AND EXPENSES | | 

[1] Delta Storage, Inc.'s current lease terminates on March | | 

) | | 31, 1985. The lease is assumed to be renegotiated at en 

| $2.70 per square foot of GBA as of April 1, 1985, under ~ | 

7 terms and conditions described within the text of the 

= | appraisal. The revenue forecasts are as follows: | ? oe 

i "Basis FORs=s=s”=*=é=“‘s;*CSRENTALSC*‘CSCCO#‘#RPPRATSALC | 
of - RENTAL RATE DATE © | | RATE REVENUE REVENUES | | 

a — Guprent lease 1/1/85 = 3/31/85 $1.85 = $ 5,550 | ee 
- ‘Market rate 4/1/85 - 12/31/85 $2.70 24,850 

a Coe 1985 REVENUE oe $29,850 - 

i | - New lease rate — 1/1/86 - 3/31/8 $2.70 $ 8,100 os a | | 

yo WG increase =-4/1/86 = 12/31/86 $2.81 25,2900 © | 

" | 7 1986 REVENUE | - oS | | $33,390 7 | fo | 

. : Indexed rate —«-1/1/87 - 3/31/87 $2.81 ~— $- 8,430 | ee 

a 4% increase § 4/1/87 - 12/31/87 $2.92 26,280 a 

1987 REVENUE 3710 

| sSIndexed rate —- 1/1/88 = 3/31/88 $2.92  $ 8,760 | | | 

| A | : 4% increase 4/1/88 = 12/31/88 $3.04 § _27,360 | ee 

oS 1988 REVENUE $36, 120 J 

i a Indexed rate —-. 1/1/89 - 3/31/89 $3.04 $ 9,120 eS a ea 

oe 4% increase 4/1/89 - 12/31/89 $3.16 © 28, 440 eer are eee 

i 4989 REVENUE | $37,560 ,



a Poo oe EXHIBIT IV-5 (Continued) | |. 

[2] Real estate taxes are paid by the tenant until the lease en 7 

pe is renegotiated as of April 1, 1985. At that time the | | 

_ | tenant will be responsible for reimbursing only the oe 

| | increases in real estate taxes from the base year of | 

| | 1984. Real estate taxes are reimbursed as follows: | 

 BRRRRRSSESSSSSTTOTAL «©=©»©»«©TAX INCREASE =——“‘“‘C;C*«;*W pe 
| YEAR REAL ESTATE FROM | TOT AL | ) 

| PAYABLE — TAXES DUE PREVIOUS YEAR REIMBURSABLES ~ a 

| 4985s 4S TBR Oo $1,144 (a) 7 | 
i 1986 | «A, 853 | $275 | 275 | | 

ee 1987 5,144 291 a | 291 

- 1988 — 5,452 308 — 3308 | - 

B - 1989 — 5,780. 328 oe 328 

5 (a) Delta is responsible for three months of real estate ‘a 

| taxes due in 1985 or 25 percent of $4,578. | | oN 

i | The 1985 real estate taxes are based upon the 1984 re 

4 a assessment of $180,000, and the 1984 mill rate of | | 

pp 0.0254305, or $4,578 payable in 1985. Real estate taxes 

| are inflated at 6 percent per year thereafter. — | poss 

Fe E88] Insurance premiums for fire and extended coverage, | | 

reimbursable by the tenant, are based upon costs of $0.06 | 

f | per square foot of GBA and are inflated at 4 percent per a 

| | | year. Insurance premiums are reimbursed as follows: | 

5 YEAR --~*~*~<“<«‘SrTOTAXL:«AMONNT. ‘OF ‘TOTAL Do feces 
| a PAYABLE - INSURANCE PREMIUM © REIMBURSABLES 7 | | 

i a 1985 $720. ae $720 Oo | | | 

; 1986 oe _ TAY | TAQ | 7 | 

i | 1987 | — TT9 | , — TT9 | | oe . 

: , - 1988 | — 810 | 810 poe es | 

mB] 1989 | 842 Bho | | |



| (op fF a | 

s fo | EXHIBIT IV-5 (Continued) an J 

[4] It is assumed that 5,200 square feet will be vacant every. fo 

=_ | three years for three months; the vacancy loss each year | es 

A | is 3.6 percent of potential gross. (5,200/3 years/12,000 | 

ed x 3/12 = 3.6 percent) | | : — | 

a [5] The lessor pays utility charges for outside lighting and | 

| to heat building when vacant. Utilities are assumed to | | 

: 7 increase at 4 percent per year. oe es | | 

| - [6] ‘Repairs and maintenance are assumed to be $0.10 per a 

. eae square foot and increase at 8 percent per year. | | 

a [7] Management fees are 5 percent of effective gross revenue. ee 

ee | [8] ‘Leasing fees are 4 percent of effective gross revenue. pee 

a — £9] Insurance is assumed to be $0.06 per square foot and the , 

To premiums are passed through to the tenants as additional a 

fo rent as described in footnote number 3. Insurance | 

ae premiums increase 4 percent annually. | a 

ae | £10] Real estate taxes are based upon the 1984 assessment of 

f | $180,000 and 1984 mill rate of 0.0254305 and are assumed 

| | | to increase at 6 percent per year. The increases are | 

yo passed through to the tenants the following year as | a po 

4 } additional rent as described in footnote number ée. | foe 

a | —— | : — —_ | -



a ee for discounted cash flow valuation beyond revenues, expenses, | | - 

_ . and financing are the value assigned to vacant land, reserves | 7 

a for replacement, equity dividend - required by investors, tax : re 

fe depreciation limits, and a formula for anticipated resale price | . 

a 7 at the end of an assumed projection period. The appraiser has of S 

chosen to utilize a five-year projection period, The following | | 

| a values have been assigned to these capital budget assumptions: | | 

i | eS 1 Although land value cannot be considered separate — - 

| a from total value, For purposes’) of income tax I 

d ; | treatment, the subject parcel has a market | fo 

f ae supported value of $1.10 per square foot which, a | | 

7 multiplied times its area of 40,035 square feet, | - 

i to suggests a land value of approximately $44,000. | a } 

fo 2. Reserves from replacement of capital items in the | 

a fo future have been set at 2 percent of cash throw off | | 

4 oe | available for distribution, and these reserves have po 

28 been segregated to a sinking fund for. reinvestment — Jo 

i ne ata 9 percent tax exempt rate. The accumulated — | 

| . reserve is included as part of the net worth | 

i - oo | realized on resale of the property, but does reduce - |. . 

| i “ - cash available for distribution as an equity - 7 eo 

| y dividend to the buyer. os - es | p 

: J J 3. The equity dividend rate required in the first years” | 

| - o of the investment by the most. probable buyers is a bo 

|g ee SS 19 a



a 1425 percent, equivalent to a tax exempt rate — — 

|  pecause of available depreciation shelter, but the | a 

J | dividend is: anticipated to increase with time. | | 

| - | Typically, equity dividends are about 200 basis | - 

a a | points below interest rates because the equity | : | 

- investor enjoys. the benefit of loan amortization, of 

| | we tax shelter, and property appreciation in addition fp 

z te dividends. os Co | 7 ce fe 

He Tax shelter for property income is based on | 

a straight-line depreciation of 100 percent of the  — | 

a | : value of the building improvements over a term of - | 

. | a 18 years, assuming the most probable buyer is ina | | | 

i |. | 4O percent marginal income tax bracket, either as a | - | 

| ; | small corporation or as a sophisticated individual | - 

investor already enjoying some degree of tax ee 

. ae | shelter investment income. a a | | poe 

| 5. The final source of return to the most probable | | | 

| | ee buyer is the increased net worth realized upon sale od 

_ | a of the property at the end of a proposed five-year | | col 

i | investment period. To estimate that value, the - , 

| 5 | appraiser has chosen to. multiply net operating | 

a - ineome in the fifth year by a factor of 8.3333, a a — 

7 computation comparable to capitalization at a ae ; 

a os - factor of 0.1200, a ratio of income to price for ee 

1" aa eS Tao ee 80 ———— a a



a - | Madison industrial properties that is reasonably | : eo 

od ; | constant, unless there are severe upsets £0 a | 

a financial markets, and the income tax law in the ne Pe 

an | interim eRe oo ae oo 

d 6. Each of the above items define the ultimate cash | - 

5 oe throw off to the investor from all sources. These | | 

— fo must be discounted at a minimum threshold rate “of | me 

8 ; ; “return from all sources of 16 percent after taxes | po 

fo | to justify the business and ‘financial risks — , fo 

d - incurred. This is the minimum equity rate ee 

a currently reported as typical of managed real ao 

| estate funds and used as a purchasing benchmark by | oo 

i | - Madison investors in a stable investment industrial | 

se |  puilding market. The present value of all benefits | | | 

a to. ; to the equity position discounted at 16 percent, if / | ope 

g | | - | held for five years and sold at the assumed price | | 

- when added to the original mortgage balance, equals pe 

g | | the market value of the subject property using the 

ae | income approach. a : | ae | | , 

fo G. Discounted Cash Flow Value Conclusion = fp 

i | The assumptions used in the discounted cash flow model are | | - 

| a found in Exhibit IV-6. The discounted after tax value of the p 

i | subject property, if held for five years, is $182,418, or oo Z 

: a $182,000 rounded, using a minimum 16 percent discount factor a 

|g — —— — — 94 — = —— : = 7



| | for all the benefits to the equity position. (See Exhibit : 7 

a |  IV-7, line 39.) If the property were purchased at ‘this price, / 

A the investor would enjoy a conservative risk position reflected [ ‘ 

oe by: (1) a cash breakeven ratio or default point as shown in | | 

i | Exhibit IV-7, line 42, of less than 80 percent after the pe 

reduction of real estate taxes, (2) a payback of 63 percent of — po 

a the initial equity. investment of: $48,000 by the end of the 7 7 - 

q - fifth year prior to resale, and (3) cash dividends of 11 oo 

: | percent or better each year after the renegotiation of the - Os 

9 lease in 1986. Seas - oe oa ot : | | ft | 

oO 7 : The discounted after tax value of $182,000 is supported by | : 

i | - the more simplistic ‘back: door method used to solve for the | oe 

q | . justified investment or initial cost, using the net operating - } | 

fo income in year two and the financing and investment parameters | 

i , previously described, but excluding tax shelter benefits. As pe 

a indicated in Exhibit Iv-7, Report Section 1, the justified po 

a ss investment or initial cost suggested is $177,383 of which | es 

initial cash equity is $47,617, or $48,000 rounded, with an | 

Pp, original mortgage balance of $129,766, or $130,000 rounded. | | | 

, | Therefore, the value conclusion by the income approach is - | Le 

po $180,000, or $15 per square Foot of GBA. | ees - - a 

| i ay | . | boy e ieee ee os - oS | | 

a os o ue Ae Og | | Me i ae |



. See ss EXHIBIT IV-6 a a 

ASSUMPTIONS USED IN tne of 
oe | DISCOUNTED CASH FLOW METHODOLOGY | pe 

ee | MRCAP COMPUTER PROGRAM oe | of 
al ee 2223 DARWIN ROAD a | | | - 

a 1. Appraisal is as of January 1, 1985. . ee | 

2. Holding period is five years with resale at end of 1989. ft 

. | 3. Debt cover ratio (DCR) is 1.3. The net operating income | 

_ : (NOI) in the second year is used to size the mortgage en on 

g | after the new lease is negotiated. | | . 

| W, Cash on cash required by the equity position is 11.25 : of 

| percent. | | SO a | — 

7 5. The discount rate used is 16 percent. This represents the _ to. 

oe minimum threshold rate of return after taxes from all | 

8 | | sources to justify the business and financial risks | 

= incurred by the investor. © , | | es ee 

4 | «6. :«The investor income tax marginal rate is 40 percent. | 

: 7. The after tax reinvestment rate applied to the after tax woe ee 

5 | cash proceeds is 9 percent. | Oe — | SS 

_ 8. The resale price at the end of the holding period is based ee 

_ | upon the NOI in 1989 and a net income multiplier of 8.333, | 
ef or a capitalization rate of 0.12. / | Bo | | 

a 9, A reserve for replacements is based upon 2 percent of the | - 

g | after-tax cash throw off and is invested at 9 percent per 

year. a - | o | | pe 

| " 10. Land is valued at $44,000, or $1.10 per square foot. ; - 

---44,.-«The computer program solves for justified investment value | — 
| po based upon the amount of debt and equity the property can a 

a ss earry, given the financing parameters and cash on cash ee 
, p | requirements. The land value is subtracted from justified | 

: investment value to solve for building value. The | | | 

_ oo building is depreciated straight line over 18 years as ee 

; i currently allowed by the Internal Revenue Service. | 

’ 12. ‘The financing parameters include 13.25 percent interest, | | ae 

a : 25-year loan, and a balloon in seven years. Debt service |. 

7 | payments are made monthly. es —_ rn a | 

| 613207 All revenue and expense assumptions are found in Exhibit _ Pe a



— Kudo ison, lo. He, a 7 | 

| a | oO EXHIBIT IV-7 eS | | we 

: ho els A COMPUTER OUTPUT OF | a | 
. ce DISCOUNTED CASH FLOW ANALYSIS | a | 

| RUN NUMBER 0 | os 7 oe ae a 

a : Oo | PRO FORMA  — | — wo . 

4" Teg | | - INVESTMENT ANALYSIS OF | a p 

ope Oo 7 2223 DARWIN ED. moe Oo pe 

: a _ ms OS FOR rae - — 

Cee oe ARETE oe | oo | | : 

7 7 REPORT SECTION NER BER 1 | PAGE 1 | 

d a | # GOSS RENT 35575. & RATE OF GROWTH UF GROSS SEAT g.0514 ces 
re ae # EXPENSES $ $3546. +* RATE OF GROWTH CF EXPENSES o.90570 a 

a | |  # RE TAXES $ Sst. # RATE GF GROWTH GF R E TAXES 0.9696 9 4 
| o# ENCORE TAX RATE 6.4000 PROJECT YALUE GROWTH TYPE = 2.8080. - : 

| Bos “tOVACANCY RATE = 0.0360 9 -MOREING CAPITAL LOAN RATE = 99,7400 , | 
| | FRUITY DISCOUNT 0.7696 EXTRAGRDIMARY EXPENSES o. | 

ai RESALE COST = «9.0409 RETHVESTMENT RATE 8989 | | 
ee | UKG CAPITAL RS 0. CAPITAL SESER INTEREST RATE 9.0900 

| a ae ea eben es Meise mi eee. rae 
| — TREVESTOR TAX CLASS U QYRERSHiPS FORM | 4 | | 

a Co INITIAL COST # i77383. IBETIAL EQUITY REQUIRED 9: 47637, | | 

pee Pe. ALL ‘4° VALUES ARE AVESAGE ARGUNTS FOS HOLMING PERIOE. OF 8 YRS. ef 
| E an ERETiaL LOST YERIVEDR PRRUUGH BaALRUUUR Fir 2 BSieG f ava Tonees | < |



1 RUA NUMBER 0 | a . | | | | | 

i ee | | PRO FORMA — : ae J} 

, " a | | INVESTMENT AHALYSIS OF | 7 | |. | 

| | | 2222 DARWIN RD. | | 

a Oo Oe ee FOR | | _ 

| | | as — MRETF a | as ae ; 

Z ae REF ORT SECTION Hua BER Ff PAGE 4 a , 
= Saensesssscesssressssssssesssssssssssssssessssse | | oo 

oT CASH FLOW ANALYSIS ass | , wo ies re 
sl | s«BeSgsseesssesscss= | | 4985 1988 1997 1988 1999 po 
a | 1 GROSS RENT | BRR E4L | 54414. SPSS. 37238. © B87 zo. 

a | 2 LESS VACANCY tae. ¢RESL BBS. aad. 1594, | 
— BCLS REAL ESTAE TAXES 4578.0 4855, St44, 49482, S780. | | 

a LESS EXPENSES AP aD, S169. 5365. 5637, S923. | 
: 7 S NET INCOHE a 21247, 23212. 239823. 24868. 25633. 

po | 4 LESS DEPRECIATION | Paid. | F4at8, 74ic, Pate, Fare. 
al 7 LESS INTEREST PMTS «47452, 17053. 18R40, | testi. «=| tesea. | 

| i $8 TAXABLE ENCORE | -d3:5. -tise. -257, 5g? 1699, | 
| 3 Pius DEPRECIATION 9 741g. 741. Fara. 9 Paid. PaO, Po 

ae 19 «LESS PRINCIPAL PATS | 704, 803. 918. 1045. 193. |. 
— ee 11 CASH THROW-GFF | R291, 5357. 127. 6882.00 F777, | 

i ‘2 LESS INCORE TAXES “ a, 8, - Oo. 238. $24, | | 
|. 8g LESS RESERVES eo Se. oF. i323. ig4, 143, | 

i | «14 CASH FROM GPERATIONS g382. S286. $654, 8583, 7O70. | 
oe 13 YORKING CAPITAL Load | a oe | 

| 76 DISTRIBUTABLE CASH AFTER TAX 3823, 4259, S004, 4583. 7GTG. 7 
, ol | i? TAX SAVINGS G4 GTHER INCOME 1228, cog. (aa gy a 
| = | 18 SEEMDAELE CASH ASTES TAXES Agee, sFae. Sidi, $583. Foig, | 

a —  RARHET MALUE & REVERSION | . | 
: . (Seasramsaeesscssssesesss a - — | | 

ASH FLOU ANALYSIS - - | | | i PoE | ae 

2SEeEEsstesssssees - . 193s - ts Tee 19es ifsy | 

| | 19 CHT DF YEAR MARKET VALUE- 1989 one oo - —  BEESGE. 
a 8G LESS RESALE COST | (OEE, Pde. fees, else. agd4. - 

a 31 LESS Lond SAL aaces | 179042, i2828e, 127542, iisue?t. 128ies.. | 
. | a5 Shc Stim PASE oeceoucs) | 40 at gn an. Peri | 

ke be reed were VHOT Aa laroS Se ‘bt 8 a Vibe we we en 

=. BE OBEFGRE TAX NET GGRTH 0 40989, S729. 6484. FP ESaF. BOSE. | 
_ | 24 CAPITAL GAIN (IF SGLB) 20 | 5.0 SE4a. 0 FSF ti. | 5072G. |b aP EE. | 

| 5S CAPITAL GAINS TAX | | 4 3703.  Se74. 8i75. 10357. | 
a 26 MINIMUM PREP, TAX 0 | 0. oe oe OG. 4. | | 

27 INCOME TAX O# EXCESS DEF. %. a. Go. CO. | 
; - | 28 TOTAL TAX ON SALE me 1. 3703, S874. 8178. 10357. ; 
! 29) AFTER TAX NET WORTH. © . 49983. $3926. 98968. 64534. 76272. 

G _ 7 | | | | 85 | , | | |



ees Pat aed lu . - | | 

A a | EXHIBIT -IV-7 (Continued) | fe 
ne 2223 Darwin Road 7 : | a | a 

. wane! BEFORE TAX RATIO ANALYSIS | | oe | fo 

PO CASH FLOW ANALYSIS an we ge | . oa 
a 7 7 Baassssrssesssssss - | es 798s —4ese . 1378/7 - 178e 4929 | oo 

= . 3G RETURN UN NET WORTH B/4 TAX ~0.9653 0.534? 0.2575 O.2275 0.2759 PO 

a , . 34 CHANGE IN NET WORTH B74 TAK $-6624. 16645. 272. (S08. 7830. =f 

| $2 GRIG EQUITY CASH RINB/4 TAX. 0.0712 9.7725 90.7287 O.7459 @.tédi | ey 

7 $3 ORIG EQUITY FAYSACK B/4 TAX 6G Te Q.183/7 9.9724 0.4584 0.6217 | 
pe oo $40 ORY 4 TAK PRESENT VALUE. 168629. 1794976. 182127. 18455e. 186526. | 

|  AETER TAX RATIO ANALYSIS 22222 2 | Oe Be 

a | CASH FLOW ANALYSIS” oe an | | — 
. SS SST SSeS eS ST SSS - | o | V9e5 19284 | 7997 igee tees . ; 

as f|hmUmlt Z5 RETURN ON NET WORTH AFR TAX -G.0417 0.4561 9.2076 G.2Gso 0.1978 fo | 
“@ , 36 CHANGE IN HET UYORTH AFR TAR | msés4. teas, Suqe. Juss. Grate a 

e a 370 6oG8TG ERUITY CaSH RINAFR Tax Q.O975 O.9208 O.3272 8.1282 G.bq72 oe 

" | * 33 ORIG EQUITY PAYBACK AFR TAX OFS O.2184 G.34/76 O.4858 0.6220 | 

fl o& 37 AFTER TAX PRESENT VALUE T691G4. F822. p7erss. 1B126S. 1e24aie. | 

— fC ASH ELOY ANALYSIS ie | a | oo ) 7 a 

fo TSSeSessrecsssssss | | 1935 1784 19a?) 1923 1989 to 
| | | $9 HET INCOME-HARKET VALUE RTG G.128S Gg. ooo G.22G0 O.3 208 o,7296. to 

pe 41 LENDER BONUS INTEREST SATE GA OOED 9.0000 9.0009 G. GOOG O. 0009 

fl. x 42 DEFAULT RATIO | | — - GS571 0 6.8082 0.7728 O.777E 0.7852 | | 

a Be I : we ee to



| . 

— COMO: SOU, LW.” | | | 

" a EXHIBIT IV-7 (Continued) | , | 

| | | | 2223 Darwin Road Sa | , 

. | RUN NUMBER Oo | | - | oT | 

é ea ho  TRYESTRENT AHALYSTIS OF | a | | 

- - os — | 2223 UARUIN RE. oo. 7 Oo 

i — : | MRETF | eo | fp 

| , REF OR T Se€—cC tiga ai u 8 BE R a | | PAGE tT . 

. MME MTB T TBA SBS MSM SSS SSS SST SSS SSS STS SS STS SS SSS SS TSS . | . . 

| a a oo oo o | os oe | | 

A a  £ORF Oe ENT SUA RAR YT od 

TEILE POT. BESTH USEFUL PEPR. 7 | a 
. o, : ‘ , 7: ee : We ee 

| | : | HERR USE LIFE #ETRUD POS} SiH 

LAB | o.8600 1 40, GO  ¢$ 449060. o — ~ 

B | | — «BLTLIDING £06004 18. ES ERGBEL | 

: BS : ee . , z . - i > : ae sg * 7 Bs a . | . , , | 

a | aa aOR TGAGE SURA AR PT | 

: a | 7 TEFLe THTR BEGIN EXE TERR nas fot OO a nn ae 

ee Ses RATE TR. YRaer a BELG VALUE | | 

7 - : AURTGAGE 7 | 6 TSS 1 a fe z t29P7és. GSE | | po 
4 ae oe SES eevee oe oO



: 9p | | | Tf . | _. | 
i  Siduoe Ko, la : : ) , Se. 
eae ee eee | | | | 

E a Bet oe EXHIBIT IV-, (Continued) - me 

: Jo oy | ---- 2223: Darwin Road a | a | 

a | REPORT SECTION NUSSBER 9 | PAGE 1 | oo 
° , oe Rmanscstsaeais sca sssssrsssssstessescseseessscssacss a 

a ae | BEPRECTATION SCHEDULE FOR BUILDING ~ Sa — poe 

| | |  YMITTAL COST 23583. | | | — os Bey 

a DEPRECIATION METHOD 2  FERCENT DEPRECIABLE 1.006 a , 

: a | USEFUL LIFE - 18. BEGIHHIRG YEAR | to coe | 

a ) | oe ANRUAL  CURULATIVE CURULATIVE | | | | pe 

os _ YR EF. STR. LINE ACCELERATED EXCESS oe - | | | 

fo dF ATOL Fag. De De | a , 

a os, — 2 PATOL «4426, | 0. Oe a | en | 

|. | | 3 741d. 22291. | a, Be | a | | a 

a § 7410. F051. & @ | | | 

i | | ; | Oo Le 

i | ee RE PGE T €&£ &€ TPT Q8 RR BER SB PAGE 3 | | 

| | |  #OSTGAGE 48ORTIZATION SCHEDULE FOR SORTGAGE | “ | | 

q o | . AGRTGAGE ASGUNT 129746. TERR BR | wy 

_— —_ INTEREST HATE G.13235 BGR TGAGE FACTOR —).01t46 ro | | 

| - |  PERTOD PAYSENT  ?t486.03 EPAYHEHTS PEE YEAR 42 7 a 

a HONUS INTEREST  $.9800 fYFE @ SREATER THAN d. | I 

| ] ; | | ANNUAL INTEREST SOTMCTPAL —bGbeES Pat po 

7 - oo RO BAY REAT OF AYSEST PAYSERT BALANCE FATRERT — a | ee ee oe 
: | a 1 IGS. 0 11S tes -70ha% a | | - | po 

ee Po Ae et OS 8 TF PRP ke : row ot @ $e BNA GP Sine , ! © ‘ . : 

7 | ee OEP EG Se TP OSE. 93. 128209. Ue Oo 

| - . 4 1785s. 6st. 645. t2sne7, o. na : | 
| | OG 77254. 16664. F175. 225104. | Qe | aE | es



7 | co EXHIBIT 1V-7 (Continued) | a - | | 

| | - MRCAP COMPUTER INPUT FILE | | 

nh — Ready - Oe a oe Oo 

a | — DIS HREIFA.2 — ve mo a | fe 
ote | Me 42223 DARWIN RD., MREIF | a | i ; an —-10,1985,0,1,1.0,5,12000. | | fp oe —6-20,5,1,1.50,.1125,2,2 ae a we pe | | 100,.16,.46,.69 © | a | . | po : | 4 98gS 02 — | OO 

fe - | — -102,.14,1,.04,9 | oo, SO fe | Bo «403, .02,0,.09,0- | | oo | | 5 | | : — 40,31714,54474,35786,97239, 58770 | oe A mp 60,.036,6 | | oe Bo | 0, 4578..08,4 | - | | of. Po | — BO, 4747,5199,5545, 56975923 ae ; 
a - DET SLANE = aa | Oo | | | 2041, 44000,0,9 | | : | | ae 202,1,1.40,0 _ 7 a | | | a fo —-200,2, BUILDING — | OB | | ce 201, 2.1.9.100,2 | | 7 _ 

: oS oo 202,2,1,18.0 po | - of 5 mo _ —— «SOG,7,RORTGAGE . | ne 
— 3041,1,1.0,.1925,9, 25 oe | | | | | 302,1,12,1,7,0 — - | - ~ a 

, | | 400,? oe | | a ae a a 403.99 - | | : | ae fe 
| OO 999,95 a | : | 

a oe | Ready | a ; | moe | a 

i —— - ) , | 89° |



- H. Market Comparison Approach pS 
a | | a Application and Conclusions = a ee eae 

| A market comparison methodology using gross building square | . 

a | Footage and price per square foot is detailed in Appendix B. As 4 

- | noted in the Madison market | analysis. in Section II, most — - = 

fl | - transactions for general purpose steel buildings occur on the. . | 

a | south and southeast side of Madison to house local commercial | | 

| operations. As a result, there are a limited number of directly © os, 

fi | comparable warehouse sales in the vicinity of the Madison Shs 

airport. aa oe | | | | | 

iu | Six. comparable sales were selected from the array provided — | 

| in Appendix D, specifically these engineered steel buildings: | | 

| ~ COMPARABLE oe | CASH PRICE/ fo 

fo | SALE NO. . ADDRESS SF OF GBA oo fo 

i nn nn oe ee 

- / 4 1115 Oneill Avenue STNG 

a : : | 2 4622 Femrite Drive _ - $17.38 — | a 

| 3 4607 Femrite Drive © $20.00 ; oe ok 

, oY 615 Mayfair Road $16.30 — of 

i — 5 3103 Watford Way - ~— 6 S$hTh4 Ok | ae 

= - (unheated) | | | 

‘ | 6 | | 929 Watson Avenue - 7 $23.50 © | | | 

| | The subject property is most like the warehouse vat 615 |. 

a - Mayfair Road, which sold for a cash price of $16.30 per square | | Ae 

| soot of GBA and the warehouse at 3103 Watford Way, which sold = | 

q | for a cash price of $14.94 per square foot of GBA. The market ; | | 

| eg EO : ce Apc RES 7 

a — —————= 39. = SE



| | comparison model indicates a range in. property values” from : | | oe 

fi oo $15.06 per square foot to $17.16 per square foot of gross. en 

i building area adjusted for specific | differences listed in fo es 

~ | Exhibit Iv-8. When applied to the 12,000 square feet of gross a 

i  puilding area of the subject property, these convert to a range | p 

| of values from $181,000 to $206,000, with a central tendency of © i 

i | $193,000. The appraiser believes that, with the exception of | 

q : the 615 Mayfair Road and the unheated 3103 Watford Way | 

‘buildings, the other properties have more interior office : 

i | finish and preferred commercial locations so the low to central a 

cl estimate between $181,000. and $193,000 is appropriate. The — | 

3 value conclusion from the market comparison approach is a 

4 | = «$185,000, or $15.42 per square foot of GBA. See Exhibit IV-9 a 

for market comparison computerized valuation. oo a ; 

a a | | Ie Cost Approach Input Assumptions _and Conclusions | oe | 

G | | The Marshall Valuation Service was applied to the subject , 

Py property, subject to general assumptions in Appendix C, and the 

| , calculator cost assumptions provided in Exhibit IV-10. The | ) 

| computer analysis produced by the service is provided in | a 

i Exhibit IV-11. The extras for dock doors should be noted. The fe : 

Q  eonclusion or indicated value by the cost approach is | $216,000 Q 

| for. the subject property, or $18 per square Foot of GBA. : |, . 

g oe Traditionally, the cost approach is regarded as the upper end ae 

of the value and does not reflect economic influences of market p 

§ - a = gl _ — i : I



rent levels, the cost of money, or tax factors. This method - oe 

i serves as | a check on the. possibility that buyers would prefer | ; 

i Mo to build new as a substitute for the purchase of an existing ot 7 

fo . property. ea - ao . a oo EY Pitas 

i i | od. Reconciliation of Three Approaches.and Conclusion | - | 

ee Oo of Subject Property Value if Sold Individually vos | 

| | oo The income approach, which is the primary indicator of | 

. ek value for this type of building, suggested a value of $180,000. | ee 

mS ‘The market approach indicated a basic price slloser to $185,000, Cake 

: while the cost approach indicated an upper range of $216,000. a 

Oe Given the shortage of adequate market comparables in the area oes 

a of the subject property, primary reliance | remains with the — fo 

a | investment approach. The appraiser concludes that market value oe 

a - as of January 1, 1985, is $180,000, or $15 per square foot of | | 

q } GBA with cash to the seller. - ee a a - oe | - ‘| co 

J - a = : - oo Sees | S a | |



i fo EXHIBIT 1-8 ee Se : 

cae - §CALE FOR SCORING COMPARABLE SALES fp 
A ss BASED UPON PRICE SENSITIVE ATTRIBUTES | 

P | ATTRIBUTE ““SWEIGHT. SCORE | 

| AGE ge Rte 1977 
| , eS 3 1970 = 1977 oe 

: | - ; 1 Before 1970 a 1 

a | BUILDING HEIGHT + 10%— 5 ; Greater than 18 feet. / 

- Le a 3 12 to 18 feet a de 

a eS a aa 1 Less than 12 feet 

_ | RATIO OF OFFICE-DISPLAY es a | a 
| TO GROSS AREA 208i i (iS OH 

oo 3 5H = 208 On 
a | ee | 1 Less than 15%. | | ve 

RATIO OF LAND TO: op oe oS fo 
gm | GROSS BUILDING AREA 10% 5 Greater than 3.4 ne fo 
a a 3-245 to 3.4 fe 

| | | OO 1 Less than 2.5 | fe 

a _ LOCATION IN MADISON 25% _ 45 South central | 

| Oo Ps 3 #£«x%°Airport - — | mo 

J . | > | I East - — os 

w= | ACCESS/VISIBILITY | cya ees , oe 
a TO MAIN HIGHWAY 15% . 5 Accessibility/visibility 

| | | | oe | Bs to four-lane highway © 

_ | 7 ce. 3 On two-lane thoroughfare 

i | — | Cor ee | 1 On back service road : | 

| wecHaNtcaLs =—s—(‘<ié‘w~~~~~CSCeted, insulated, = 
| | oe sprinklered : Bee | 

| a - | a) Heated, insulated — | — 

: a | oe 1 Heated only os | | 

i oe ne | 0 _Unheated Le | ae 

7 as — 93 — —— a



2 Dot tf ao lhl _ 

i —  Sotdwork Kiwoncl, Ivo. 7 

if SO | EXHIBIT IV-9 ee | —— 

g | HOST PROBABLE PRICE COMPUTATION USING MEAN PRICE PER POINT EQUATION METHOD | 

J | Nuapber of sales = | 6 oe Subjects 2223 DARWIN | | | 

Subject Size = | 12000 | - oe | | | | 

Oo | : SUBJECT COMPARABLE SALES -- POINT SCORES a | 

i $ PRICE/SQ.FT.--> 14.45 17.38 20.00 16.50 14.94 23,50 oe 

| FALTORS WEIGHTS. OC a os OS 

[ 1 AGE td Po eyes q 3 5 8 5 | 

a ; 2 BUILBING = 10 B00 to 1 5 5 = § yp 
| _ HEIGHT | ee | | | | 

| 3 OFFICE/ 8 3 5 5 | 4 
| «GROSS AREA | ‘s | oO a 
| 4 lann/BLOG = a 3 3 os 5 4 5 

| AREA ee | | | ee 
J 5 QUADRANT 25 30 3. a Pe ee ps | 5 5 

| access & OS foo TB tt a 
1. —WISIBILITY ea pe OE Ee | bo } 

i 7 MECHANI- 10 § 0 2B B00 3 g 5 
Po eats a a Be | | | 

: 7 4007 _ ae | a pes



a fo EXHIBIT IV-9 (Continued) ee 

i | - | a ; 2223 Darwin Road Be oe | fo 

i = FACTORS x WEIGHTS SUBJECT COMPARABLE SALES OS 

a | 4 | - - | - | | : 40 | 10 — 10 - 30 ; 5g. 49 55 | | | 

I | 2 gt tet 50. 50 / 

a ° | O80 106 100 20 20 20 | 

| he | | 30 30 40 50 50 19 50° oe 

a 8 a a 7g “7535 : 250000 88 425 5 | | 

4 oes / 1S 1545 45 45. 1S 15 | 

a 7 8D 30D 3 00CODC(iti‘ 50 

a | 8 9 0 0 9 0 0 0 fo. 

a 1 OS 9 0 o- 0 9 0 fo 

i 7 TOTAL SCORE 250 230 250 299 270 | 250 | 360 | |



| pe | | | 

5 | = | EXHIBIT IV-9 (Continued) — re | 

a - _ | 2223 Darwin Road - - a | 

: , ss CALCULATION OF MOST PROBABLE FRICE 7 | oo a 
| USING HEAN PRICE PER POINT EQUATION METHOD | | a a 

| : | PRICE PER , | a 
x ADJUSTED SQ.FT. 

" COMPARABLE SELLING WEIGHTED WEIGHTED | - | 
| SALE PRICE FER POINT POINT | | . 

i NUMBER SQ.FT. SCORE SCORE | of 

fo | te 14.45 230 0628261 | | | | 
a | | 2 17.38 250 06952 | | | | 
—_ | 3 . 20 290 .0689455 | 7 

| re oe 14.3 270 .0603704 | | a 
ql a 5 | 14.94 250 05976 | 

6 «23.55 07 | | | 

a Bo 0 00001 00 © 
| 9 | 0) 00001 00 noe - 

| 10 0 .00001  .00 | 

, | | ; sba7teR | | - | 

i Central Tendency (Sean): : | | Ss | | | | 

| : , | . 3867198 ne | 
i | The mean price per square foot per point (x) = seeker -------- | 0644595 ; 
| | | — | 4 - — 

A | | Wheres | By | | | : | 
—_ : oe 9 oe | 

5 | as |  # (ues) 0 Owe) n And a . 

0628261 = = -, 0644533 -.001627 10000026 © & os | 
=f oo 06952 | 0644533 0050667 .0000257 © | Co 

@ 0689655 -.0644533 .0045122 19000204 — | 
0603704 0644533 -.004083 .0000167 | } 

a 05976 20644533 -.004693 .0000220 oe | : 
j 7 0652778 > .0644533 .0008245 .0000007 | 

os” 0 20644533 0 0 | ee 7 
fo | 0 40644532 9 0 | oe re 

? ee | 0 0644533 0 0 | ed fo 
oo Oo 0644533 —  Q 9 - , | | | J 

5 | | a coe? 0000881 — ae |



a ees ; | EXHIBIT Iv-9 (Continued) | | 

0 | | 7 2223 Darwin Road — oes - pes 

| | flispersion about the mean = the square root of oo ----e-- = 20041966 | : 

f co | | | | | : | 

A Therefore, 8 et - | | | / ee | 

| | The Value Range ign! ~0644533 © ti 0041946 | | | | 

i | - op 0602567 = tas. 06 84.499 os 

a | Since the subjects point score ist - | 250 | | | | 

| - 7 score | x Value = $/80.FT. Co | - 

i | | | 259 , : 49602567 15.06 | So | 

| 250 ggaasa3 sa er 

: | 250 0686499 APB | | 

q | Since the square footage of subject 153 — 12000 7 | an 

a | tt follows thats oe | —_ - an | : 

fo — $/SQ.FT oo AREA = Estimated Value | 

| | Low Estinate 18.06 x 12000 = «180720 or igio00 | 

| 7 a Central Tendency | bet KO 12500 = 173520 or 193000 | 

P High Estimate 17.16 A 12000 = ) 205920 or. 208000 | | 

a oo = | a oon : | : Oe te | 

i | a | | - : | 8 | a 

| | = gt | | | | :



| . EXHIBIT IV-10 | : 

Oe sy Computerized Service based on | | fp 

a | | | _ MARSHALL AND SWIFT VALUATION SERVICE | | od | 

o 1) cosTesTIMATEFOR Gordon & Greg Rice 0 pe geensartroo eg 
2) pRopenTY OWNER so MREIF pre TE Le sop 

| 3) ADDRESS 2223 Darwin Road so a er SS — 
. pnt ne. nua amu nn tune annecapenarnecnetendtn andes aatetoedeelneeit: saetniARia enn sn carmen: ne secon ae: AOGRIpR “Nat AARNE CNOA EINES oe NRC ETEE TOLERANCE AACE: et. Om t . ve | _ a wee woe w Bt we pee 

i 4) sunveveoBy _  Graaskamp Ro, we 2 TREITTS Lan 

7 s) pateorsuavey 1/1/85 | terme Spee 8b S| oe | 
— 6) REGION: Western CLIMATE: (extreme be ee Ee copa ae te EP 

7 (2) Central - Moderate PoSLiD Pp Diibbbae. gy | 

| Eastern 3 Mild Po IS SDD 

7) occuPANcy cope 39! ___. (Refer to back of Form) | [omnis chugs 
| 8) CONSTRUCTION CLASS: | biocide eee 

i A Fireproof Structural Steel Frame S Steel Frame-storage poicicivivitcinc patie Sot yous 
) B Reinforced Concrete Frame | PO TUILIG EME tt 
a C Masonry Bearing Walls borociee ee Cora a 

© Wood or Steel Framed Exterior Walls: | ‘. [EE EEE EEE ttm = i 

a 9) LOCAL MULTIPLIER =o} 03 | vovciticibverttiet rn on ie 
(Refer to Section 99, Marshall Valuation Service) co ort pipet impr opr fo ee | 

| 10) COST RANK: 7 7 | boo rappmoaretin a: | 
1 Low 3 Above Average oo LIT. SID TRI a. LEP 

a (2) Average — & High oe | | Me ULI. Lentini 
| 11) TOTALFLOORAREA 12,000 _. : | / - | | | 

_ 12) SHAPE or PERIMETER _ 3. ne ee nan wes a : | | | eee cman ee a caren inte aa ene ene Seana cements | | 

| Approximately Sugntly Irregular Very | ween crt nett tne te cee 

Square Irreguiar irregular mine on een ce oem Sate 
| [| re cy - f . H . , wees we eee ee cae 

a | 43) NUMBEROFSTORIES 1 a! oo | | 

6 | 1 Elec, (Cable, Panel/Baseboard) 12 Steam, with Boiler ) | 
. 15) EFFECTIVE AGE te . | 2 Elec, Wall Heaters 13. Steam, without Boiler 

a 16) CONDITION: | | 3 Forced Air | 14 Air Cond. Hot/Chilled Water | 
, | 1 Worn Out Ca) Good 4 Floor Furnace | 15. Air Cond. Warm/Cooled Air | 

| — 2. Badly Worn 5  V. Good | 5 Gas Steam Radiator 16 — Package Heating/Cooling | 

3. Average 6 Excellent 6 Gravity Furnace 17 Heat Pump to 

[ | 17) EXTERIOR WALL: ot | | 7 iene Vented 18 Evaporative Cooling 

i Masonry Walls Wood or Stee! Framed Walls | 8 ot Water a 19 Refrigerated Cooling 

1 Adobe Block | 22. Aluminum Siding 2 Hot Water, Radiant — 20 Ventilation: 
2 Brick, Block Back-Up 24 Asbestos Siding CD Space Heat,Gas 21 Wall Furnace 

a : 3 Common 25 Asbestos Shingles 11 Space Heat, Steam | , 

4 Cavity 26 — Shingles 18) ELEVATORS 0 Sq. Ft. Served | 
= 5 Face Brick (Add) 27 Shakes | | "T2900 aw 

| | 6 Concrete Block 28 Stucco on Wire/Paper 20) SPRINKLERS _ Sa. Ft. 

| 7 Concrete, Reinforced 29 on Sheathing 21) TOTAL | . | 

— : 8 Concrete, Tilt-Up 30 Wood Siding on Paper BASEMENT OO Sa. Ft | 
= 9 Stn. Ashlar Veneer, Block 31 on Sheathing 1 Unfinished 5 | iT | 

10 Stone, Rubble 32 Veneer, Common Brick nninisne | Uu ity | 
| 11.‘ Pilaster | 33 Face Brick 2 Finished 6 Resident Units | 

_— 12 Bond Beams , 34 Stone | | 3 Parking 7 Display fe 
| 13. Insulation (Add) 35 Used Brick | - 4 Storage 8 Office | : 

Curtain Walls | | 36 = Siding, Viny! Surface | 7 . } 

14 ~~ Concrete, Precast _ 37 Hardboard | | | | = 

| 15 Concrete/Glass Panels 38 Textured Plywood | a | | 

| 16 Metal/Gitass Panels 39 Board/Batten Box Frame | | MISCELLANEOUS COST 7 | an, 

is 17 Stainless Steel/Glass 40 Log, Rustic - : 

18 Bronze and Glass | (41) insulation (Add) hh | ee, 

49 Stone Panels Wood or Stee! Skeleton Frames LAN: e 4,000 Land | 
| 4 Steel Studs/Stucce oe 42 anlar a SIT: 2 a tn Site Improvements | 

ce, Clay : d andwich Panels | pe 

a ~ 22 Facing Tile (Ac™! Corr. Steel on Steel Frame PHY: women Sata ne te tem Physical Depreciation | | 

oo a on Wood Frame | FUN: = «Functional Depreciation 
— . 46 Transite tr. : a ; 

| 47 Siding, Post/Girder Frame Lac: —_—_—_— Locational Depreciation , | 

| i | 48 Sheathing (Add) EXC: oo sInsurance Exctus.ons — | 

dL FORM #99 - © 1979- MARSHALL AND SWIFT PUBLICATION CO.- PRINTED INU S.A a | |



Bee 
| | | EXHIBIT IV-10 (Continued) | | 7 

: | Mezzanines Commercial and Institutional Buitt-ins | 

| - - (Sq. Ft. of Mezzanines) : (Total Sq. Ft. of Building Area) 

MZM: oo» Disolay | - a UW: _. _... .... . Bank Equipment | | 

= IMze: . cane, Office | \ | (counters, vault doors, etc.) | 

|MZC: _ ... Storage | | UX: .—.. a se dail Equipment | 

| MZD: — ... Open | | | a (cell blocks, locking devices, etc.) | 

: | | . UY: we eo -- Hospital Equipment (Groups !! and 11) 

| Balconies | | UAA: ~~... Hospital Pneumatic Conveyor System a 

| . (Sq. Ft. of Balconies) . UAB: _... . .... College Commons Kitchen Equipment . 

, BCA: | Apartment Exterior | —UACD Science Building Laboratory Equipment 

BCD: 7 . - Auditorium | | | , Bank Vaults | | pO 

_ BCC: | “+ se Churen 7 | , (Sq. Ft. of Vault Area) | oe 

] BCT: | ee ee «6Theater | | oa VAD: —W0 ee... Money I 

| | | — UAG: fo 
| Docks | | uM , : Record Storage 

a | (Sq. Ft. of Dock Area) | | Stages & Permanent Fixtures 

_ | OLR: «menue Loading with Roof oe | | (Sq. Ft. of Stage Area) | | | 

DLW: ue mee Loading without Roof UAH: _______...._--_-_... Live Performance | 

| 00S: co vy vaca aes SHIPPING | | . VAJ: Motion Picture Only | 

DOF: 12,000 Dock Height Floors UAK: _ _.. ...-___......--.. Speaker's Platform . oo 

: | | | High Rise Apartment Miscellaneous fo 

oo — Parking Lots (Number of Units) Oo 

- (Sq, Ft. of Parking) | APP: Appliance Allowance (er ter # of apart. units) 

yf pas; «=: 19000 __ Paving. Asphalt | os UAM: __....__----_-_-Wall Air Conditioning (# of units) 
7 PCO: ee eee Paving, Concrete a | | Barns and Sheds | | | 

_ LIG: ,  ~ Pe king Lot L.ghting (Sq. Ft. of Area Served). (Sq. Ft. of Loft) | | oo 

a BUM: - _.. Parking Bumpers (Lin. Ft.) LOF: w.... | Ow.) Lofts for Barns or Sheds | | | 

a | | —_ | ADDITIONS oe - | 

pp | : ADD TO (SUPerstructure, BASement, EXTra (Depreciated), MIScellaneous (Not Depreciated)) | | 

| | me | BRIEF DESCRIPTIONS — (+ or-) COST | 

a EXT : Dock Doors 2 (Lo. . DT ee ee ee enema mn $41,200 . -—... -—-—.] , 

oe - 3 eee wee ee en ewes oot occ eum ewan mene (ne tin ene 2 tame eens oman Leanee et vine cine tae tae gel $ eee er mamma si ns tame tae ine sie aes se emma al 

$e ee od 

| . gs BE eeeen lea me pe eee Swe ce . canes alent ce wel oe en at $ . . beeen a | 

- REMARKS | | | fo | 

PREM ee ne ee meee nna wee clacton eee wen ne eee vce | ; 

PREM ee ce a ete | 

| | OCCUPANCY CODES | 

300 Acartment (High Rise) 316 Dairy & Milking Barn 336 Laundromat 357 Commons 399 Shed, Cattle 

301 Armory 317 Dairy Sales Building 337 Library. 358 Gymnasium — 400 Shed, Hay 

| 302 SA uditorium 318 Department Store 338 Loft | | 359 Lecture Hall 403 Shower Building - 

303 Ssutomobile Showroom 319 Discount Store 339 Lumber Stce., Horizontal 360 Library 378 Stable 8 

304 Sank 320 Dispensary 390 Lumber Sige., Vertical » 361 Manuai Arts | B9 Storage, Equicment | 

384 Sarber Shop 393 Dormitories (Labor) 340 Market — 362 Multi-Purpose C391 Et orage, Material . 

305 Sarn | | 321. Dormitory 341 Medica! Office : 363 Physical Education 395 Storage, Potato or 

396 Barn, Hog 322 Fire Station 342 Mortuary 364 Science Vegetables 

397 Barn, Sheep 323 Fraternal Building 343 Motel — 365 Entire Elementary 379 Theater, - | - | 

. 398 Sarn, Fruit Packing 324 Fraternity House 344 Office Building 366 Entire Secondary Stage Presentation |  &- 

. 306 Sowling Alley 325 Garage, Service 345 Parking Structure | a | 380 Theater, Motion Picture | 

394 Cabins (Transient Labor) 326 Garage, Storage 388 Parking Structure, Schoo!, College 383 Tobacco Barn | | : 

308 Church with » 327 Governmental Building Underground | 367 Arts & Crafts 404 Utility Building, Farm | : 

Sunday School 328 Hangar, Storage ~ 346 Fost Office 368 Classroom tt 381 Veterinary Hospital 

309 Crurch without - 329 Hangar, Maintenance 347 Poultry House 369 Commons _ | 382 Warehouse oo po. 

Sunday School —& Office 348 Rectory - 370 Gymnasium 386 Warehouse, Mint  &£ 

| 310 City Club | 330 Home for the Elaerly  —- 349 Restaurant, Drive-in — 371 Lecture Hall 387 Warehouse, Transit 

7) OV Clubhouse | 331 Hospital | 350 Restaurant, Table Serv. 372 Library | 

312 Coidwater Flat | 332 Hotel ) 353 “etail Store 373 Manua! Arts 7 : 

313 Convalescent Hospital 482 Hotels, Resort 374 Multi-Purpose - os | 

314 Country Club , 334 industrial, Manuf. ~ School, Elem. & Sec. 975 Physical Education | &— 

31§ Creamery & Milk 392 Industrial, Engineering 355 Arts & Crafts 7 376 Science | | . | a i 

| Process 335 Jail | | 356 Classroom 377 Entire College - | &§ 

©1979 — Cooves of this form may de purchasec from MARSHALL and SWIFT PUBLICATION COMPANY. . a oe : 
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| | ~~ COMPUTER OUTPUT FOR COST APPROACH TO VALUE | 

a fo | FOR 2223 DARWIN ROAD | | | 

a COST ESTIMATE FOR: GURDON & GREG RICE © . | cee 

| PROPERTY QGUNERs ARETE | | a yp 

= ADDRESS: 2225 DARWIN RO. | | 

, | |  SURNEYED BY: GRAASKAARF | | | 

} YATE OF SURVEY: i/1/83 ) | a 

| | HESCRIPTION: | | es | 

| OCCUPANCY: AATERTAL STORAGE BUILDING © | oO 

 FLOGER AREAS: 12,000 Square Feet AVERAGE STORY HEIGHT: 17.0 Feet 

| | CLASS: & Steel | EFFECTIVE AGES 4 Years | 
- COST RANK: 2.0 Average CONOTTION: 4.90 Good | 

. NUMBER OF STORIES: 1.0. 7 md COST AS GF: 61/383 | , 

| i EXTERIOR WALL: | 

| PaSulati one cecunaeancannceuaee LUGS a 

a | | Corrugated Steel,Steei Frame... 1O0”% | | 

HEATING AND COOLING: : | 

| | | : Space. Heahae gs 8 & ewe ne se we eR eRe ee BH 7OO% : 

S | | UTHER FEATURES: : | a 

— | - Sorinklers Serving 12,009 Square Feet | , 

p - . | | UAT ES LUST TOTAL | | 

, BASIC STRUCTURE Coots — | 12,000 — 15447 185,856 | 

ol ADDED ies: | Ls | | 

. : : re a’ i . he ee Pua aa tay oO fiock Height Floors 12 ,Uoo Ted 13,200 

7 | TOTAL SUPERSTRUCTURE COST... EY GOO 16.0? 499,956 

| EXTRAS: - | “ 
- Paving, Asphalt.ecssnenaneuenee | | 13,009 1.38 20,706 - 

| . | BOCK DOORS - , my | | 1.200 | 

c Oo REPLACEMENT CUST HEU cw eee | 20, 954 | - 

| | LESS DEPRECIATION: © Be | | | | 

7 Physical and Functional. ..eaene . 822,083 ma 248,619 | 

- BEF RECTATEDR COST enw nena nen nnene. | 172,346 , =. . 

: . : a Estimated Land Values enas ae a8 : | 44,000 “ . | 

INDGCATED YALE bY COST APPRUACH: eo fié, 346 | 

| | ROUNDED TO NEAREST $7,906 | 216,000 | ey 

i Lost Bata by AARSHALL and SWIFT | : 

f 7 : —— 100:—— ——— - |



COU oon, lag 
| | 

i { | | EXHIBIT IV-11 (Continued) | | ee 

” | —  paTAR Loe 7 | | 

: | 4:G0RDGN 3 GREG RICE | ye . | 

| O:MRETF re | a | 

— 4222S DARWIN RD. | | oot 

: | A:GRAASKAMP , | | = 

= | | 21/1/85 | | | | 

Z | 6:5 at oe 
| 

i | | | 921.03 os : | | | 

| Ose | . 
| | 

a a | 44312000 | | 

| ) | 2:3 | | a - | a 

a 1321 | | | | | | . 

po 14st? 7 | | a my | yo 

: | | 4586 . | | | Sa | = | 

7 1624 Os | | a 

5 | Wat 440 | os | 7 | . | 

S| | 481190 | | | . | | | | 

a | | | | 1920 | | | | | 

=» | | 206212660 a | 

| , 21300 | | | | - | | 

, COST REFINEMENTS: | eR es 7 | 

LANs #4000 | | | | 

| HOF 2 72060 | . | fo 

PAS 2 19000 | | | | | | 

| | — ADDTTIGNS: | ) | oe | - : 

a | | dg EXT SHOCK BOORS | $ 1,200 | 

A ) 101 | _ ee



V. APPRAISAL OF 2601 SEIFERTH ROAD fo 

| . A. : nite Description and Analysis a pe | 

The subject parcel is described as Lots 7, 8, and North , 7 ne 

oT 5-1/2 feet of Lot 9, Block 1, of Glendale Industrial Park | | 

f | located just east of the intersection of Highway 51 and PFlaum a 

. Road in the City of Madison, Dane County, Wisconsin. (See | 

| Exhibit V-1.) The rectangular parcel has 210 feet of frontage | 

on Seiferth Road and a depth of 279 feet, 8 inches for a ‘total | - 

ee of 58,730 square feet. The well-drained site slopes downward j 

a / from the street for a total fall of 3.5 feet of finished grade | | 

| | from west to east and 5 feet from the north to south lot lines. oe 

‘this slope is excellent for an industrial building which is set } | 

| : on grade on the north with the floor at loading dock height on | 

Ss the south. Site improvements include curb and gutter, city op 

f sewer and water, as well as police and fire service. The south | - 

half of the site is primarily bituminous paving on 6 feet of | . 

u | crushed stone to provide employee parking and truck parking and © fo 

| turn-around spate for twelve loading docks. A single 5 foot | | 

) sidewalk ties the front driveway apron to a personnel entrance 

A on the west wall. (See Exhibit V-2 for site plan.) | fo 

x | The subject parcel, zoned M1, is located in an area well- of 

- recognized for its industrial parks ; there is a concentration | ; 

s of industrial warehouses | used for storage, showroom/ a 

; are — 102 : — — DO
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oS | distribution, and light manufacturing east of Highway _ 51 - 

. between Highway 30 to the north and the Beltline Highway to the | | : 

q south. (See Exhibit V-1 for linkages, Exhibit V-2 for a zoning | — 
map, and Appendix E for permitted uses for M1 zoning.) eS | 

_ | _ _B. Building Description and Analysis | of 
_ (See Exhibit V-3 for photographs of the subject property) | | 

| _ Building improvements consist of a pre-engineered steel } | 

building 80 feet wide built in two phases; the first phase - : 

puilt in 1971 is 150.67 feet in length, or 12,053 square feet, _ - 
| and the second phase built in 1976 is 89 feet in length, or | 

| 7,120 square feet. The sidewalls are 13.83 feet to the roof | i 

. | beams and peak in the center at 15.5 feet. The eave height is - | 

16 feet at the ends and 18 feet in the center. oa — | 

a Phase I contains a strip of support areas along the west f 

wall including a_ 136 square foot enclosed office, a control | | 

: counter at the entry way, coat racks, a 294 square foot lounge | 

. - ares; a women's bathroom with two toilets, and two lavatories. | | 

- The men's. bathroom has “one toilet, a urinal, and two | 

“lavatories. Both bathrooms are serviced by an electric water | 

a heater. The balance of the 1,160 square feet of space. was 

5 oe designed for a first aid room and building maintenance storage. | ; 

. Interior walls are lined to a height of 8 feet by wide . | 

a corrugated metal paneling. There is a fire safety door on the al | | ) 

. - north wall and six 8 foot by 8 foot overhead doors on the south ;



EXHIBIT V-3 

PHOTOGRAPHS OF SUBJECT PROPERTY 

AT 2601 SEIFERTH ROAD 

Looking east from Seiferth Road. 
Personnel door leads to unused office area. 
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South side of warehouse at 2601 Seiferth Avenue. 
Darker shade of blue denotes newer 1976 addition. 

Excessive number of docks especially designed for Prange 

Department Stores which used warehouse as regional distribution center. 
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Interior of east section of warehouse occupied by Kippcast. 
Note ceiling and wall insulation, piping for sprinklers 
and fluorescent lighting. Space heater at upper left. 
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Plywood wind barrier to protect main warehouse storage area 

from dock area. Plywood shields have been installed in 
both sections of the building parallel to the dock area. 
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Walls, shaded by a 5.5 foot roof extension and equipped with a - 

| edge of dock type levelers and cushioned bumpers and aire | | 

a | locks. One personnel door for truck drivers is provided to the ep 

, west of the dock doors. A plywood windshield on 2 by 4 inch 7 | - 

fo studs screens Loading dock doors from the main warehouse area. s 

‘The heating system, augmented by fiberglass insulation in walls | p 

- and ceilings consist of six suspended gas-fired Space heaters, 

4 one forced air unit for offices and bathrooms, together with a | | 

. |. small air conditioner for this same area, A dry sprinkler | | Q 

system is in place with controls and alarm system at the 

a | northeast corner of Phase I. a | ye 

Phase II, built in 1976, represents a 80 foot by 89 foot a 

} addition which utilized the east wall of Phase I as a firewall. | } 

7 Six additional loading docks, garage doors, dock levelers, | and | 

a overhang were added together with necessary paving. The | | 

A | “interior Space is insulated and sprinklered as in Phase I. In | | 

| addition, there is a gas-fired radiant heating strip running | | 

fl parallel with the six additional garages and two suspended | | / 

| gas-fired space heaters near the north wall. The area is , 

i , lighted by single strip fluorescent lighting attached to roof 

| purlins to maintain full stacking height capability. Interior A 

' walls are lined to a hei ght of 8 feet by wide corrugated metal 

a paneling. An enclosed half bathroom in Phase Il includes a , 

/ toilet and a lavatory. No office space has been partitioned — pee



5 | for this part of the building. A sketch of the building layout 

on the site is found in Exhibit V-2,. 0 fp 

The 12 loading docks were designed For. a former tenant who | 

_ used the warehouse as a distribution center for a _ chain of - 

department stores in Madison and outlying areas. The multiple ; | 

doors create higher heating costs, waste potential, storage | / 

| space, and “have little value to another user, It is assumed 

a that the lessor may have to seal off some of the doors to po 

| | attract another user or to Find a special tenant for whom the to 

multiple doors have Value. | a - | a | 

| | nr Lease Description and Analysis | 

po The subject property is currently leased and occupied by . ; 

| two tenants, Universal Paper Co., with offices and warehouse to. | an 

a - the north at 2517 Seiferth Road, and Kippeast with main offices - 

fp at 201 Waubesa Street in Madison. Their leases are summarized | 

in Exhibit V-4. OS S ee 

, — For purposes of valuation, the appraisers have taken the 

- contract rents to be the basis for appraisal to the end of the Cee 

a existing lease term and then reevaluated to correspond to a 

- anticipated market rents at the time of renewal. In the case of | | 

i Universal Paper with a one-year lease from June 1, 1984, ep 

| through May 31, 1985, anda one-year option to extend at the. fo 

P | same terms and conditions, but with a stated rental increase, | 

A | the rents are still at market at the end of the lease in mid- - | -



a Oo 1986. In the case of Kippcast, with a month-to-month lease, the | | 

, change of contract rent to market rent is assumed to. occur as | | oe 

; of the appraisal date of January 1, 1985; the rental rate is 2 

i | adjusted downward from $2.50 per square foot to $2.40 per | | 7 

d | square foot to exclude the premium paid by Kippcast For a month | 

5 to month lease. The footnotes to the schedule of revenues and | p 

| expenses for (2601 Seiferth Road from January 1, 1985, through , 

i | December 31 : 1989, detail the revenue assumptions used in this 

| | appraisal and are found in Exhibit V-5. (See Exhibit III-5 for a - 

i changes in the CPI which underlie the inflation factor used in | 

i the pro forma.) | a po 

al. | D. Operating Expenses, Reimbursements, and | Oo 
i | : Appraisal Assumptions | 

For the landlord the basic expenses are real estate taxes, cl 

i ; insurance, leasing | expenses, management fees, and long-term | | - 

fl structural maintenance of the paved parking surfaces’) and | 

: exterior and structural frame of the building. There are minor 

a | utility costs for vacancy periods. Although current leases. 

| - vary. as to tenant reimbursements, as previously noted it is oo 

a | assumed that tenant leases which are open for renegotiation | 

5 will eventually move toward a net lease basis where the tenant pe 

| pays increases from the base year in real estate taxes and el 

fl | reimburses fire and extended coverage insurance premiums while — | | ce 

ve continuing to pay separately metered electric, gas, sewer s 

| 7 | . | | | 111 | - |



4 o EXHIBIT V=4 . | 

. ce SUBJECT PROPERTY DATA its | as 

os ADDRESS: 2601 Seiferth Road oe | | 

| a ZONING : Oe M1 | | | : 

LAND AREA: 58,730 square feet fp 

g BUILDING oo | a | | | | | 
_ CONSTRUCTION TYPE: Pre~engineered steel | | 

a | TYPE OF HEATING: a Suspended gas heaters | - 

1 YEAR BUILT: 2 phases: 12,053 SF in 1971 and 7,120 SF in 1976 

BUILDING SIZE: Warehouse: 18,013 SF 7 _ 7 
| an | Office and a po 

a - Maintenance: 1,160 | ; 

a a — | TOTAL © 19,173 SF (according to blueprints) a 

LAND/BUILDING RATIO: 3.07 oe | 

i "TENANT DATA = CURRENT LEASES 

a | _ LESSEE NO. 1: - Universal Paper | dt 

fs SQUARE FEET LEASED: 12,000 Oo | : p 

| LEASE TERM: One year from June 1, 1984, to May 31, 1985. — 
| | | - Option to renew this lease for one year at an a | 

a a | increase to $2,625 per month, or $31,500 annually. | 

1984 ANNUAL RENT: $30,000 

a 1984 ANNUAL | ~ | oe | 
_ RENT/SQUARE FOOT: $2.50 | mee | 

a UTILITIES: Water, sewer, heat, gas, electricity, air ; 
| ee | conditioning, and power and any other utility | 

services. | | 

a | INSURANCE : _ Lessor procures and maintains fire and extended | | 

| | | coverage insurance. No pass through of preniums | 

= | | , to tenant. Tenant carries and pays preniums for | | 

i | | public liability insurance. _ | — 

A — - — 112° : : ed



a EXHIBIT V-4 (Continued) p 

4 ft REPAIRS AND MAINTENANCE: Tenant shall maintain, replace, and keep in good | _ 

- - | repair the denised premises, at its own expense. 

a REAL ESTATE TAXES: Tenant pays all personal property taxes. Lessor | | 

| | pays all real estate taxes and any special - 

| | | - assessments levied against the premises. | 

LESSEE NO, 2:  Kippeast Corporation |e 

a | SQUARE FEET LEASED: = 7,120 SF | | } | | 

) ‘LEASE TERM: August 15, 1984; month to month; | we 

i | | $1,000 security deposit — | | 

q | 1984 ANNUAL RENT: $17,800 

| 1984 ANNUAL | | | 
. Oe RENT/ SQUARE FOOT: — $2.50 a | | oo | 

| | UTILITIES: Water, sewer, heat, gas, electricity, air | a 

OL  gonditioning, and power and any other utility ft 

_ | | services. | | oe 

a - INSURANCE: a Lessor procures and maintains fire and extended | | | 

) | | coverage insurance. No pass through of fire and | 

5 | | a extended coverage to tenant. Tenant carries and pays | | 

| | noe preniums for public liability insurance. | | a 

| | REPAIRS AND MAINTENANCE: Tenant shall maintain, replace, and keep in good ane 

a | “ repair the denised prenises at its own expense. | | . 

‘REAL ESTATE TAXES : Lessor pays all real estate taxes and any special Jo 

3 | | oe | | assessments levied against the premises. a . | 

a —— : : : 113 — —— po



z a EXHIBIT V-4 (Continued) = | 

G AS REPORTED BY MREIF “ 
2601 SEIFERTH ROAD a a 

a 1983 REVENUE: — : | $49,773 (includes $3,000 Prange | 
| | | cancellation fee which | 

| 1983 EXPENSES: | | | oe | - ineluded Prange's reals 

a Ss aca estate tax liability) 
| ~ Real Estate Taxes $15,400 | | | 

| «Utilities > 861 : | ; 
a | - Repairs and OS | | 

| | Maintenance | 1,096 ay | a 

Management Fees — 2,389 ae | a7 

, | | Leasing Fees 1,483 ee | 

i Insurance 4M | | 

7 Legal Fees —__16 or a | 

1983 NET OPERATING INCOME: | $28,184 | —_ 

f : — . 11h — |



| 

— | = ma EH EE ee ee ES Za ae m- asta EF GF & 

- ee, | WAREHOUSE AT 2601 SEIFERTH ROAD | | 
| | : oe 

a «SCHEDULE OF REVENUES AND EXPENSES. FROM JANUARY 1, 1985, THROUGH DECEMBER 31, 1989 | oo 

. SR SS BOSS SSSR SSS SASS SSS SSATP SSS ST SSS SHS SITS S STS SSS SS SSS SSS SSS SS SSS SS SSS SSS SSS STS STS SSS SASS AS SSSA SS SS SASS SS SSAA ASRS STRESS SSR 2 

| : | | = 
| | | | GBA 1985 | ze 

J, LEASED BASE | = 
| (SF) RENT 1985 1986 1987 1988 1989 | oo 

| REVENUES | | | e 

| Potential Gross Rent | | | - | a7 

a Universal Paper Co. [1] woe, 12,000 $2.50 $30,875 $32,330 «$33,650 += $34,970 $36,360 
: Kippeast Corp. [2] | 1,120 2.40 17,088 17,772 18,482 19,222 _19,991 | oe 

Subtotal . Le 19,120 } $47,963 $40,102 $52,132 $54,192 $56,351 po 

Reimbursables a | | | | ae 

Real Estate Taxes [3] | | be 7 0 | 0 om 470 | 499 | 
Insurance [4] | | | | __ 427 __._ 897 14289 15,366 1,448 n : | | oo | >< 

| Total Potential Cross Revenue | | $48,390 $50,999 $53,421 $56,028 $58,298 = 

in Less: Vacancy @ 5% (2,420) (2,550) (2,671) (2,801) (2,915) 4 
ne ee eee wee ce os cow ee co ee ee ee ee < 

EFFECTIVE GROSS REVENUE a $45,970 $48,449 $50,750 $53,227 $55,383 ad 

- EXPENSES ae : a , | | 

Utilities [5] | a | 360 374 389 405 4 | 
Repairs and Maintenance [6] : | 1,912 2,065 2,230. 2,409 2,601 

| Management - 5% of EGR [7] : | 2,274 = 2,422 2,538 2,661 2,170 | | 
| Leasing Fee - 4% of EGR [8] _ | | 1,819 1,938 2,030 2,129 2,216 

. Insurance [9] | — abyz 144216 = 14289 1.366 = 1,448 
c “Subtotal: Expenses Before Real Estate Taxes | | $7,512 $8,015 $8,476 $8,970 $ 9,456 7 

| Real Estate Taxes [10] | --8,952 __14839 8,309  __8,808 94336 

Total Expenses | | $16,464 = $15,854 = $16,785 = $174,778 = $18. 792 

NET OPERATING INCOME | $29 ,506 $32,595 $33,965 $35,449 $36,591 |



a 7 | - EXHIBIT V-5 (Continued). 
| 

| | pe 2601 SEIFERTH ROAD © | oe 

a | FOOTNOTES TO SCHEDULE OF REVENUES AND EXPENSES » | 

Q [1] Universal Paper, with its own office/warehouses next | Pe 

| door, has a one-year lease for 12,000 square feet, 

commencing June 1, 1984, with a one-year option at the | po 

a | same terms and conditions, except the annual revenue | 

§ inereases from $30,000 to $31,500, or $2.50 per square a 

foot to $2.62 per square foot. This section of the | | 

building has partitioned office space and bathrooms, but 

& } the present tenant has no need for these improvements. | | 

| o Currently the lessor pays all real estate taxes and | 

insurance premiums with no reimbursables. It is assumed os 

4 | the lessee will exercise the option, but when the renewed oe 

. lease expires on May 31, 1986, the lessor will shift the 

increases in real estate taxes to the tenant, but this 

ye : reimbursement will not be collected until 1988. (See © 

5 footnote number 3.) The lessor will also shift the | | 

| insurance premium at $0.06 per square foot to the tenant 

| as of June 1, 1986. The rental rate will inflate at uy 

i | oe percent plus the adjustments for tax increases and 

= insurance premiums shifted to the tenant. The current | | | 

| | rent is estimated to be at market for combination | 

a | - office/warehouse space. (See Exhibit II-1 for survey of | 

| market rents.) In a sense, the present tenant pays a | 

| premium because it does not utilize the office area and | oe 

" therefore pays a higher effective rental rate. | | 

E — — 116 , —__—___— 
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a | EXHIBIT V-5 (Continued) oe po 

| | - Projected revenues for the 12,000 square foot space are | oe 

c | as follows: | an | | 

BASIS FOR ttst—~—stS RENTAL APPRAISAL sd 
i RENTAL RATE DATE RATE REVENUE =—- REVENUES 

a ss Current lease 1/1/85 - 5/31/85 = $2.50.» $ 12,500 oe pS 
| Option rate 6/1/85 - 12/31/85 $2.63 18,375 — 

" | 1985 REVENUE it | os | $30,875 | 

| ss Option rate —-_: 1/1/86 = 5/31/86 = $2.63. —S—s« $13, 150 
a | --UB increase 6/1/86 = 12/31/86 $2.74 = _19,180 | 

4986 REVENUE Joe, | $32,330 pe 

"| 6/1/86 rate 1/1/87 - 5/31/87 ~— $2.74 = $ (13,700 
" 4% increase 6/1/87 - 12/31/87 $2.85 19,950 

SU 1987 REVENUE Se $33,650 

i | 6/1/87 rate 1/1/88 = 5/31/88 $2.85 $ 14,250 - Ce | 
| ‘4% increase 6/1/88 = 12/31/88 $2.96 20,720 | 

a 1988 REVENUE | $34,970 ne 

a 6/4/88 rate —s- 1/1/89 = 5/31/89 $2.96 += $ 14,800 
fo 4% increase 6/1/89 = 12/31/89 $3.08 21,560 | | 

a 4989 REVENUE t™” | | $36,360 fp 

: [2] Kippeast Corp. is on a month-to-month lease and is | 
a expected to move to new facilities soon. The 7,120 | 2 

| square foot space is estimated to rent for $2.40, down | 

| from the current $2.50 on a longer term lease with the | | 
B | tenant reimbursing real estate tax increases and a | ; 

| insurance premiums. Rents are inflated at 4 percent per fo 

| year. There is no partitioned office area in this part ~ | 
a | of the building, but a half bathroom is included. : fe 

ql ee eee 117 7 | |



i | | | — EXHIBIT V-5 (Continued) | | | | 

g | [3] The 1984 assessment of $352,000, ($18.41 per square feet | 
| of GBA) results in real estate taxes of $0.47 per square | 

a foot of GBA. It is assumed a buyer would appeal this | 

| | assessment and taxes would be reduced to approximately | 

a $0.41 per square foot of GBA in 1986 and inflated at 6 — | | 

- percent per year thereafter. The following estimates of | | 
real estate taxes, including increases which would be | | 

E oe reimbursable, are used in this appraisal: | | | 

; A. 1984 assessment - $352,000 | fo 
| | 1984 real estate taxes: 

a oe — $352,000 x 0.0254305 = $ 8,952 | a 

fp due in 1984. , oe | | 

i —— 7 ($8,952/19,120 SF - $0.468/SF) | a 

: | B. 1985 real estate taxes: a | . 

| $0.41 per square foot x 19,120 SF = $ 7,839 | | 

- ome INCREASE DUE AS UNIVERSAL KIPPCAST oo 
a / | | YEAR REAL ESTATE = REIMBURSABLE IN SHARE SHARE oe 

— PAYABLE  § TAXES DUE FOLLOWING YEAR 62.8% 37 -Oh oo 

| ce 

a 1985 $8,952 0 0 0 oy 
. 1986 . 7,839 0 . 0 0 

' 1987 8 309 OF 0 oe 
| 1988 8,808 — $4700 $295 $175 Le 

| 1989 9,336 $499 $313 $186 } 

- [4] Fire insurance and extended coverage premiums are Td 

Al estimated to be $0.06 per square foot and will be shifted 
| , to the tenant as a reimbursable in the year due when 

| | | current least terms permit. Premiums are assumed to | 

; | increase at 4 percent annually. The following schedule 

a is estimated for insurance reimbursables: oe | | _ 

a — | | — 18 — — pee



nn 0 | | | 7 

a = EXHIBIT V-5. (Continued) ey 

| | TOTAL ea | = 
a | AMOUNT OF UNIVERSAL KI PPCAST - aes 

| YEAR INSURANCE SHARE SHARE TOT AL | 
" | PAYABLE PREMIUMS 62.8%  372.% |  REIMBURSABLES | 

4985 $0, 187 0 $427 $ 427 pg 
a | 1986 | 1,216 $445 «4B 897 aa 

1987 | 1,289 809 | 4 80 1,289 | 
1988 1,366 858 508 1,366 ~ | 

a [5] Utilities, paid by the lessor during vacancies, are 
a | estimated to increae at 4 percent annually. | 7 

7 [6] Repairs and maintenance, which are the responsibility of | 8 
ns the lessor, are estimated at $0.10 per square foot of GBA 

: per year, and are estimated to increase at 8 percent per 
year because of the labor intensive nature of this 

: expense. Oo | | | , de | 

™ [7] Management fees are 5 percent of effective gross revenue. 

i [8] Leasing fees are 4 percent of effective gross revenue. i 

2 | [9] See footnote ‘number 4, | oe Pe 

| a [10] See footnote number 3. ) oe | | | | 
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a charges, and janitorial costs. Landlord maintenance includes. | 

yo snow plowing of parking lot while tenants shovel walks and od os 

a | entry steps. ae - LO | | _ | | | | 

7 | The footnotes to Exhibit V-5 detail the reimbursement and po 

| | expense forecasts used in this appraisal. Key factors include a | } 

a | reduction in the real estate taxes which are now $0.47 per | we 

| square foot of GBA which should range from no more than $0.38 : | - 

a to $0.44 for heated warehouse space. : | 7 | 

a | | Ee Financing Description and Analysis - 

: | Existing financing on the subject property is non-assumable po 

g | according to the mortgage note _to Security Marine Bank of | 

i | Madison in Appendix F, Therefore, any purchaser would have to a | 

acquire new financing, and current terms available for this | | 

i - type of property -would require an interest rate of 13.25 a | re 

| percent on a loan amortized over a 25-year term, but ballooning | | 

i | in seven years. Cost tO originate would not exceed one percent | 

; of «the «loan and the maximum balance would be determined by a pS 

‘debt cover ratio of approximately 1.3 based on first year 

i - normalized net income. These terms are currently quoted by Mr. a 

. Donsing at American Family Life Insurance Company in Madison, | 

a _ Wisconsin. In _ the case of 2601 Seiferth Road, where the 1984 po 

assessed value of $352,000 results in unnecessarily high real a 

a estate taxes for 1985, the debt cover ratio of 1.3 is applied | | 

a | to the second year normalized net income to more. accurately | | 

a — 120 — - ad



; | reflect the debt carrying capacity of this investment property. | ; 

| (See Exhibit V-5, footnote number 3 for details regarding real — | oe 

{ estate tax assumptions. ) | ; | | oe : | oO 

i |  F. Capital Budget Assumptions for / ee | | 
| | a Discounted Cash Flow Approach to Value | 

B | The income approach, using the discounted cash flow — | | 

- methodology, is detailed in Appendix A. Essential parameters 

& | for discounted cash flow valuation beyond revenues, expenses, | | 

. and financing are the value assigned to vacant land, reserves - - 

i for replacement, equity dividend required by investors, tax 

i depreciation limits, and a formula for anticipated resale price | . 

| at the end of an assumed projection period. The appraiser has © 

f |. = ghosen to utilize a five-year projection period. The following | | | 

wee oo values have been assigned to these capital budget assumptions: | | 

a 1. Although land value cannot be considered separate | a, | | 

fi | a treatment, the subject parcel has a market | : 

- | | "supported value of $0.95 per square foot which, | } - 

A | multiplied times its area of 58,730 square feet, - 

: suggests a land value of approximately $56,000. . 

i oe. Reserves from replacement of capital items in the a 

a oe | Future have been set at 2 percent of cash throw off | } ; 

| available for distribution, and these reserves have ie 

a an been segregated to a sinking fund for reinvestment ee 

| at a9 percent tax exempt rate. The accumulated a | | 

i — : — 121 —— , /



A . reserve is included as part of the net worth | of - 

realized on resale of the property, but does reduce a | | | 

a } | cash available for distribution as an equity _ | : 

| dividend to the buyer. : ) - , 

i | 3. The equity dividend rate required in the first year | - | | 

i oe | of the investment by the most probable buyers is | | Co 

ef a 11.25 percent, equivalent to a tax exempt rate — | | 

a | because of available depreciation shelter, but the - 

_ oe dividend is anticipated to increase with time. os 

oe _ Typically, equity dividends are about 200 basis | 

5 points below interest rates because the equity oe wee 

os | investor enjoys” the benefit of loan amortization, | - | 

a Pp | tax shelter, and property appreciation in addition y 

to: dividends. ae eee “ 

a BP 4. Tax | shelter for property income is based on - 

| | | straight-line depreciation of 100 percent of the | ; 

_ | a value of the building improvements over a term of oO 

A woe 18 years, assuming the most probable buyer is in a | | 

| | | | | 40 percent marginal income tax bracket, either as a | 

a small corporation or as a sophisticated “individual | | 

¥ a investor already enjoying some degree of tax | - 

" | | shelter investment income. | a | | | 

a po or The final source of return to the most probable a . - 

" | | buyer is the increased net worth realized upon sale |



A | of the property at the end of a proposed five-year | | eS 

|. investment period. fTo estimate that value, the ee 

a : appraiser has chosen to multiply net operating | | po 

income «in the fifth year by a factor of 8.3333, a [ee 

i | ‘computation comparable to capitalization at a | | 

i 7 factor of 0.1200, a ratio of income to price for a p 

po Madison industrial properties that is reasonably o 

; Oo | constant, unless there are severe upsets to | 

| . financial markets, and the income tax law in the a 

i | interim. - 

6. Each of the above items define the ultimate cash. 

| | throw off to the investor from all sources. These | ; | 

i | a must be discounted at a minimum threshold rate of | 

| return from all sources of 16 percent after ‘taxes | 

i Os | to justify the business and financial risks | 

fl a ‘incurred. This is the minimum equity rate of 

—s gurrently reported as typical of managed real | , 

A ' - | estate funds and used as a purchasing benchmark by ans a ; 

eo - Madison investors in a stable investment industrial | a | 

i building market. The present value of all benefits | ne 

«to the equity position discounted at 16 percent, if | a 

a oe held for five years and sold at the assumed price | | 

fi a when added to the original mortgage balance, equals ft



a 7 the market value of the subject oréperty using the one | | “ss 

a | Oe income approach. | | — Ls 

a G. Discounted Cash Flow Value Conclusion . a 

; / The assumptions used for the discounted cash flow are Found a 

fe in Exhibit V-6. The discounted after tax value of the subject ~ } 

A | property, if held for. Five years is $258,671, or $259,000 oe 

_ rounded, using a minimum 16 percent discount factor for all the a 

Z benefits to the equity position. (See Exhibit V-7, line 39.) If a 

a | the property were purchased at this price, the investor would | 

| | enjoy a conservative risk position reflected by: (1) a cash © 

A breakeven ratio or default point as shown in Exhibit V-7, line _ _ | 

| 42, of less than 80 percent after the reduction of real estate | 

i a taxes, (2) a payback of 65 percent of the initial equity 

a | investment of $67,000 by. the end of the fifth year prior to ; 

- resale, and (3) cash dividends of 11 ‘percent or better each a 

A | year after the reduction of real estate taxes. , | | 

The discounted after tax value of $259,000 is supported by | 

a | the more simplistic back door method used to solve for the ; : 

| justified investment or initial cost, using the net operating | e 

: income in year e2 and the financing and investment parameters fp 

i previously described, but excluding tax shelter benefits. AS | 

| indicated in Exhibit V-7, Report Section I, the justified Po 

i | | investment or initial cost suggested is $249,073 of which . | ss



— 

F | initial cash equity is $66,862, or $67,000 rounded, with = an } 

original mortgage balance of $182,211, or $182,000 rounded. | - 

A OO The value conclusion from the income approach is $260,000, wa 

: | or $13.60 per square Foot of GBA. | | p 

| | - a H. Market Comparison Approach © | oo 
a | - Application_and Conclusions = = | | | 

| A market comparison methodology using gross building square | : 

i a footage and price per square foot is detailed in Appendix B. AS | —— 

| noted in the Madison market analysis in Section II, most | | 

i | transactions for general purpose steel buildings occur on the | | 

: south and southeast side of Madison to house local ‘commercial | | 7 

: operations. Four of the six comparable sales are located on | 

a | - the east and southeast > side of Madison--as is the subject | 

property. | ee . | ; | | | 

a oe Six comparable sales, specifically the following engineered ) 

f steel and masonry puildings, were selected from the array | | 

| | | provided in Appendix D: | me | | Soe | 

i } | COMPARABLE | - | | CASH PRICE/ | — pe 
| | SALE NO. | ADDRESS | _ SF OF GBA | | 

i fo 4 4915 Oneill Avenue - $14.45 | | | 

f i 2 -4622 Femrite Drive $17.38 vee , - 

ae? 3 4609 Femrite Drive = $20.00 | | 

) a . ho 615 Mayfair Road Las $16.30 - | : 

cee 5 3103 Watford Way _ — $tbgk oe 
f a a (unheated) | an | es 

a 6 929 Watson Avenue — $23.50 | | |



7 EXHIBIT V-6 oo po 

| ASSUMPTIONS USED IN | | | | 
a DISCOUNTED CASH FLOW METHODOLOGY ~ 

| : - MRCAP COMPUTER PROGRAM | a ‘oe 

| | | 2601 SEIFERTH ROAD Oo | oy 

| 1. Appraisal is as of January 1, 1985. , | a 

a | 2. Holding period is five years with resale at end of 1989. | p | 

| 3. Debt cover ratio (DCR) is 1.3. The net operating income | | 

o (NOI) in 1986, adjusted for reduced real estate taxes, is | 

| | used to size the mortgage based upon the DCR of 1.3. | - 

4, Cash on cash required by the equity position is 11.25 
. percent. a oe | | | | an - 

— 5. #=The discount rate used is 16 percent. This represents the . 

; minimum threshold rate of return after taxes from all oe | 

sources to justify the business and financial risks | | 
| incurred by the investor. _ a a a 

a 6. The investor income tax marginal rate is 40 percent. | 

| 67, The after tax reinvestment rate applied to the after tax 7 

a | cash proceeds is 9 percent, | | | | 

a 8. The resale price at the end of the holding period is based 

Ds upon the NOI in 1989 and a net income multiplier of 8.333, , 
~ : or a capitalization rate of 0.12. | Po 

| | 9. A reserve for replacements is based upon 2 percent of the | a 

| after-tax cash throw off and is invested at 9 percent per . 

year. | ge | ce | a 

a 10. Land is valued at $56,000, or $0.95 per square foot. | : 

11. The computer program solves for justified investment value | | 

a based upon the amount of debt and equity the property can 

|  earry, given the financing parameters and cash on cash | 

| requirements. The land value is subtracted from justified | es 

investment value to solve for building value. fhe | | ; 

| | building is depreciated straight line over 18 years as } 

| — currently allowed by the Internal Revenue Service. _ mo | 

F | 12, The financing parameters include 13.25 percent interest, | 

| 25-year loan, and a balloon in seven years. Debt service a 

od payments are made monthly. — ee | | oS 

13. #4&All revenue and expense assumptions are found in Exhibit. fp 

V-5. 2 a | | | - 7
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A ee EXHIBIT V-7 | : | 

; | -- GOMPUTER OUTPUT OF DISCOUNTED CASH FLOW ANALYSIS = 

a | oo | PRO FORMA a 

a | | | INVESTAENT ANALYSIS OF | 

| | 2601 SEIFERTH RO. | —— | 

a | | | FOR | i | | 

| | : - ARELE | - 

A Rk eF OR T SECTION NUN BER 4 : FAGE 1 Jo. 

| * GROSS RENT % 53427, + RATE OF GROWTH OF GROSS RENT 9.047? | | 

| | * EXPENSES $ 8486. + RATE OF GROWTH OF EXPENSES 0.0592 | | 

q | | * R E£ TAXES $ Bé64a9. ¢ RATE UF GROWTH OF R E TAXES 0.0139 | : 

= * TACOME TAX RATE 0.4000 PROJECT VALUE GROWTH TYPE 2.0000 a 

oo * PACANCY RATE 0.0500 WORKING CAPITAL LOGAN RATE 0.7400 | oe 

| | EUULTY DISCOUNT 0.7600 PATRAORDINARY EAPENSES § | 0. , 

| RESALE COST 0.0400 REINVESTMENT RATE | 9.0900 | | 
; | WRG CAPITAL RSS Oe CAPITAL RESER INTEREST RATE G.9700 © Coe 

| oe OTNVESTOR TAX CLASS = 8 GWHERSHIF FORM oY a a 

| INITIAL COST $ 249074, THitilAL EQUITY REQUIRED $$ . sédéed. i ) - 

. ALL T° VALUES ARE AVERAGE AMOUNTS FOR HOLDING FERIOU. UF 5 YRS. ) 
INITIAL COST BERTVED THROUGH BACKUGOR TTPE 4 USING 7 ADRTGAGES — |



| a ee | | 

: | | | EXHIBIT V-7 (Continued) — | J 
a RUN NUMBER o . | | | | | | | 

| | | PRO FORMA | | - 

E | a LHVESTHENT ANALYSIS GF | a | ; 

do | | | «2601 SELFERTH RD. | a | | 

3 - REPORT SECTION N UA BE R Bo PAGE 1 | 

CASH FLOW ANALYSIS ns | * 

f (| «= SR EEEEEEESEesssecs 1985 1984 1987 1788 48-1989 | 

| i GROSS RENT | | 43390. 50999, 53421. 56028. 589298. ona 

3 LESS VACANCY . 7 2470. 235590. 2671. 2801. 2915. : 

a 3 LESS REAL ESTAE TAXES g952, 7839. 9309. 8808. 9336. | 
| 4 LESS EXPENSES | P5i2. G05. 8476. B970. 9456. 

5 WET INCOWE 29507. 325995. 939465. 35449. $4591. 

| | 6 LESS HEPRECIATION 10726. 106726. 16726. 10726. 16726. | 

A | | ; LESS INTEREST PMTS 24084, 23945, 23786. 234605. 23378. | 

| 8 TAXABLE INCOME | -S304, -2074. -548. 1417. 2466. 

7 8 PLUS GEFRECIATION oe 10726. 0726. 10726. 10726. 16726. | 

e | 649 LESS PRINCIFAL FATS PBS, tee. (1287. i468, 1475. | 

. 11 CASH THRGW-GFF 4434, 7522. G92. 10374. 11518. : : 

12 LESS INCOME TAXES Q. a. 0. 447, o06. , 

| A 48 LESS RESERVES BB 480, 178, 199, Pil. | 

s |W | 14 CASH FROM OPERATIONS» 4345, Pare, Br 14, 9730. (0321. | 

| 7 15 WORKING CAPITAL LOAN oO. 0. 0. 0. 0. | 
46 fISTRIBUTABLE CASH AFTER TAX 4345, FP. 714, 9730. 10321. oo 

A yo i? TAX SAVINGS GN OTHER INCOME 222, 831. 219. 0. . 

18 SPENDABLE CASH AFTER TAXES 6486. g202, g73s. 9730. i9321. fo 

Gi |} MARKET VALUE & REVERSION | | | | . Fae 

A | CASH FLOW ANALYSIS a - | oe pe 

ef SEESEERSESSSessses 1985 1986) 1987 1788 1989 | | 

| 49 END OF TEAR AARKET VALUE - 1989 © | oe «$0492. | 

f | 86 LESS RESALE COST 9855. 0845. 74921. 71816. 12197. 

| | 21 LESS LOAN BALANCES | 181222. 180095. 178808. 177349. 1754665. - 

oe 22 FLUS CUM. CASH RESERVES Bo. a7, 447. 6B. P58. | 

A 23 BEFORE TAX HET SORTH S4a977, gogt2. 93455. 164935. 11sd1e.. | 

ey «#4 CAFITAL GAIN CIF SOLD) | ~3295. 33139. 54822. 7743i. 97283. |” 

25 CAPITAL GAINS TAX —  -367. 9 5362. g772. 12387. 25565. | | 

| | 24 HWINIMUM PREF. TAX a GO. o. 8. Q. | 
a | 2? INCOME TAX GH EXCESS DEF. oO. ge.) O. Oe Os ; 

29 TOTAL TAX GN SALE | -ia?. | 5392, 8772. 12387. 15565. | 

| | 7 29 AFTER TAX NET WORTH 59064. 75610. 84584. 94547, 102453.
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i | ctw Kiedy [ue — : 
| is ee _ | | 

, / | EXHIBIT V-7 (Continued) | 

A | 2601 Seiferth Road | 7 - 

. BEFORE TAX RATIO ANALYSIS | fe 

op | CASH FLOW ANALYSIS | RS | | | a 

THs TAS ssa s sss ssas —61 98S 178s 1987 1988 Fao me 

; | 2G RETURN ON NET WORTH 8/4 TAR -§.7725 0.46163 0.2437 0.23664 0.2174 . 

| 31 CHANGE IN MET WORTH 74 Tar | ~{i94aa, 2oe eo. 12443. i3a/%. 108g. 

Jt. 32 QRIG EQUITY CASH RINB/4 TAX | 0.0663 G.71725 6.1436 0.7552 9.7723 | 

a | 33 GRIG EGUITY PAYBACK B/4 TAK - U.uSé6s g.,7/788 0.3718 og. 4470 ee 

| 34 8/4 Tak FRESENT Value 235376. 257754. 257128. 262709. 264/24. | 

e AFTER TAX RATIO ANALYSIS oo - | 7 | 

E | CASH FLOW ANALYSIS eye set | 
SEaGRSESRETRSTSSSS | | 1985 17ds 1937 1988 W938? a | 

a 35 RETURN GN NET UORTH AFR TAX ~G.0/97 O.5221 0.2368 0.23528 0.1928 | 

; 34 CHANGE IN NET WORTH AFR TAX -11797, 20545. «8974, 9764, 7905, | 
: 37 GRIG EQUITY CASH RINAFR TAX 6 FSF OO TES 0.13468 0.745% 0.1344 

. ale “Try ie Pm omy 8 My hot Trai eS * uf - i 2 mo oS j FS . rem . 

|  * 38 GRIGG EGUITY FAYRACK AFR TAA g.078? o.2194 0.3536 0.4985 0.4929 | 

A  o* 99 AFTER TAX PRESENT VALUE 7 235255. 250071. 253793. 257196. 2386/1. , 

TASH FLOW ANALYSIS — | | | : a 

a . BInEae tars ssssasscs 1985 =6(1%56 ig? 19388 198? 

A | | 4G HET TNCORE-MARKET VALUE RIG O.1206 O.7200 O.7200 0.7209 oe. 209 , 

| 41 LEXTER BONUS IRTEREST RATE 6.06000 6,96000 8.9906 oO. 9900 G.090990 : | 

| RN a2 REF AULT RATIO | | 0.8004 0.90235 G.°846 0.7648 Derded - | 
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| | EXHIBIT V-7 (Continued) | | 

. tH : . 1 : : ‘ / . . . 

RUN NUMBER oO ca | 

a . | PRO FORMA | / 

é [HVESTMENT ANALYSIS OF : | | 

| | | | 2401 SEIFERTH RD. - : | 

f ree | FUR | a | peor 

- : | | HRETE | | 

. - . 
- : . . . - . om . ; ” © 

G sf REPORT SE£CTIOA AUABER 2 | PAGE 7 — | 
: mete ez 

| | COAPOGNERNT SUNAMARYT a | 

| TITLE PET. BEGIN USEFUL EFR | 
_ co 7 : HEPR USE LIFE #ETHOR COST SCH | | | 

E | LAND 6.60 1 4g, 4 3 56000. 0 © | ft 
oe BUILDING 1.5000 1 18. 2 $ 199073, 4 

8 | *GRTGAGE SUAHRARY | | | 

on | - TITLE | IMTR BEGIN ENG TERR ORIG 9 FLT - | 
j | RATE oR. YR.  RALC VALUE of 

oe js ; * Pema —_ : " | : “4 . | AURTGAGE — G.tdES 4 7 8500 $8221. 8.732 | 

a - | a | oe | ; 

° 

| 

| 
, . | ~ | ; : : 

oS | | | | |



| ie een A } 

a to EXHIBIT V-7 (Continued) Po 

| | 2601 Seiferth Road | | | | 

i - REPORT SECTIOQH RUMBER 9 PAGE 1 | 

5 | HEPRECIATION SCHEDULE FOR BUILDING | 7 a 

. | | INITIAL COST 193073, | | | 
. DEPRECIATION METHOD 2 PERCENT DEFRECIABLE 1.000 | 

B : USEFUL LIFE ‘18. BEGINNING YEAR 4 | | 

— AHNUAL «= CUMULATIVE CUMULATIVE | | 

a oe. YR DEP. STR. LINE ACCELERATED EXCESS — | oe 

- 4 10728. 10726. 00 Oo. 0. mes 

i 3 1072. 32179. 0. 8 : 
4 10726. 42905, 02 a. , | 

5 10726. 53431. oO QO. | | | 

, REF ORT SECTION WNUABER g PAGE 1 | 

a | | MORTGAGE AMORTIZATION SCHENULE FOR MORTGAGE | 

fe MORTGAGE AMOUNT 182211. TERA 25 | 

A | | INTEREST RATE 0.1325 MORTGAGE FACTOR O.07148701 
PERIOU PAYMENT 2689.42 PAYMENTS FER YEAR i2 , eae 

op BONUS INTEREST 0.0060 TYPE @ GREATER THAK oO. / | 

: ANNUAL INTEREST PRINCIPAL BONUS INT | po 

7 iR PAYMENT FAYHENT PAYMENT BALANCE FAYAENT | | 

a | - 1 25073. 24084, 989. 181222. 8. | | - on 

. 2 29073. 23945. 1128. 180095. 0. | a 
3 25073. 23786. 1287. 178808. 0. nn pe 

wos 4 25073. 236065. 1468. 177340. o. Sy a Re | 
SS O5GRE, © 25598. 1475. 175685. 0. - | | 

5 : — 434 . . tO
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Bl | EXHIBIT V-7. (Continued) | co 

on | ee - MRCAP COMPUTER INPUT FILE | | 

a | | HES MRETFALS . | | | 

- : 1,2607 SEIFERTH RD., ARETE | pe 
a | | - 10,1985,0,1,1.0,5,17120 | | | | | 
' | | 80,5 ,1,1.5,.1125,2,2 a ee | | 

| | | 100,.16,.40,.07 | | 
101,0,8.3333,2 | — 

c | | ee — 102,.14,1,.04,9 a | | | 
| | 103,.02,0,.09,6 oe | | 

Oo | —-40,48390,50999,53421,56028,58298 
i | | —660,.05,% | | | : 

ae P0,8952,7839,.06,¢ : | 
| | | 30,7572,8015,8476,8970,7456 | 7 | 

| a 200,1,L AND | | oe | 
a | oe — -804,7,56000,0,0 - | 

fp | ee 202,1,1,40,0 | | | | . 
| | 200,2, BUILDING oo | 
i pe 201,268, 1.0,2 2 : | | fo 

| 202,2,1,18,¢ | a a a | 
‘ 60, 1, MORTGAGE | Pa ee 

‘ wa 301,1,1-.0,-1325,9,25 ce | | ee 
| oe SG2,i,72, 357,09 | | a | Po 

| 400, 9 | a | 
| | 403,99 : | : | 

a a PR | 

: | | | Ready - | | | | | | 

i | | 132 | | | :



fs | | The subject property is most comparable to ‘the warehouse at | | | 

615 Mayfair Avenue which sold for $16.30 oer: square foot of © 

B | gross puilding area (GBA), has no office space, but enjoys the - | ; 

proximity of a rail spur. Although newer than the comparable ee 

g sale at 1115 Oneill Avenue, which sold for. al cash price of E - 

. oe $14.45 per square foot of GBA, both buildings have space fo 

_ | available for offices as well as warehousing. The market 

i 7 comparison model ‘indicates a range in values of $13.86 per - 

square foot of GBA to $15.79 per square foot of GBA adjusted oe 

i . for specific differences listed in Exhibit V-8. When applied — 

| to the 19,120 square feet of GBA of the subject property, a . a 

s range of values is indicated from $265,000 to $302,000, with a - 

a | central tendency of $283,000. The appraisers believe that the - | 

- steel warehouses at 615 Mayfair (Comparable No. 4), 3103 | 

i Watford Way (Comparable No. 5), and 929 Watson (Comparable 6) fo 

| are structurally most like the subject, but two are located in | ft 

i : the southcentral section of Madison where sale prices are _ 

A | higher - and all have greater building height and therefore, fo 

| greater storage capacity per square foot. Although the subject 

i ae property has been partitioned for office space, only 6 percent 

of the pbuilding | is improved for this purpose and has } 

deteriorated from disuse. Since there is greater po 

ql - - comparability in both location and structure between the ne 

| subject and the comparable sales, more reliance is placed upon | po 

i ogee



a the market approach: so the central tendency is considered the | : 

oe best indicator ‘of value from the market. Therefore, the value © | < 

a | - conclusion from the market approach is $280,000, or $14.64 per - - 

. square foot of GBA. The computerized computations are found in. | | 

g «Exhibit V-9.. PO Bp | 

a | I. Cost Approach Input Assumptions and Conclusions = | 

on ss The Marshall Valuation Service was applied to the subject. | 

i property, subject to general assumptions in Appendix C, and the a 

; Calculator “Cost assumptions provided | in Exhibit V-10, The. Le 

| computer analysis” produced by the service is provided in Po 

4 Exhibit V-11. The extras for dock doors, partitioning, bathroom | eS 

| fixtures, and an air conditioner should be “noted, ‘The. ey 

a | conclusions or indicated value by the cost approach is | | 

i i $274,000, ‘assuming an effective age of 10 years, or a 40 ; 

| percent depreciated value for the two phases of construction. | 

i ‘The cost approach value is extremely sensitive to the effective ' | 

= age estimated for the building; Marshall Valuation Service sets — , | 

i | 20 years as the useful life for steel warehouses, SO the po 

A | depreciation allowance, especially after the 10th year, may be a 

of overstated. An effective age of eight years, the actual age of | | | 

i | Phase 2, yields an estimated value of $311,000, and an ~ | 

| effective age of 13 years, the actual age of Phase 1, yields an | | | 

i estimated value of $220,000. Therefore, little reliance can be 

a —— ae 134 : J



— es lr | 

? placed upon this method for an older property which has a | | ; 

relatively short useful life. pe 

Traditionally, the cost approach is regarded as the upper — | | 

| end of the value and does not reflect economic influences. of 

| g - market rent levels, the cost of money, or tax factors. This | 

a | method serves as a check on the possibility that buyers would | 7 | 

) a prefer to build new as a substitute for the purchase of an | 

a a existing property. In Madison the cost to build warehousing has | | 

. - remained fairly stable in the last few years and some larger | 

4 tenants have chosen, or are considering, the build-new oe 

a alternative. _ | Oo - a | a | a 

- J. Reconciliation of Three Approaches_and Conclusion - 

Bi —s—=is=éob-Subieot Property Value_if Sold Individually fo 

7 The income approach, which is an important indicator of : - | 

a | value, suggested a value of $260,000. ‘The market approach | 7 

| indicated a basic price of $280,000 while the cost approach — 

i | indicates a depreciated value of $274,000 to $311,000, 

i : depending on the estimated ef fective age. Given the closer | 

| proximity of the comparable “gales to. the subject property, | o 

4 greater reliance is placed on the market comparison approach | 

- used in conjunction with the investment approach. The | 

E : appraisers conclude that the market value as of January 1, i. : 

f 1985, is $280,000, with cash to the — seller, or $14.64 per p 

one square foot of GBA. | ee _ oo : | oy 
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d EXHIBIT V-8 - ig ee. 

a SCALE FOR SCORING COMPARABLE SALES | Pee 
a | | BASED UPON PRICE SENSITIVE ATTRIBUTES | 

gy) tessor “Star scone = 

AGE 10%. 5 After 1977 - | 
f an a - -3~«*Y:70 = -«:1:977 | | 

| | a 1 Before 1970 fo 

; BUILDING HEIGHT —10%— 5 Greater than 18 feet | 

| | , 3 °° 12 to 18 feet | 

: — : POR 4 Less than 12 feet | | 

| Rarto OF OFFICE-DISPLAY | a | oe 

j TO GROSS AREA 20% 5 20% oy 
| | 3 15% = 20% Se 

| | oe | 1 Less than 15% : 

| RATIO OF LAND TO) | | | fe 
GROSS BUILDING AREA 10% a) Greater than 3.4 | ee 

i | a 3 2.5 to 3.4 a fp 
: - - 1 Less than 2.5 — | 

I LOCATION IN MADISON 25% 5 South central _ | - 
| | | | 3 #£«Airport | - 

a : a ae : 1 East. : | | , 

ACCESS/VISIBILITY ee a en ee 
i TO MAIN HIGHWAY 15% 5 Accessibility/visibility 

| | | | to four-lane highway | : 

| | 3 On two-lane thoroughfare | - 

i | 1 On back service road | pe 

| - MECHANICALS 10% --«§~—sHeated, insulated, — oa Pee. 
a | aa oe sprinklered : a 

oot _ 3 Heated, insulated — po 

| | . | oe 1 Heated only | | oa 

J on | — 0 Unheated _ | 
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Loman, Reencl, Tuo. - | | | _ | 

A | EXHIBIT V-9 Oe | t 

a MOST FROBABLE PRICE COMPUTATION USING MEAN PRICE PER POINT EQUATION HETHOD oe 

a WNusber of sales = ) Subject: 2601 SEIFERTH a | 

Subject Size = | 191200 | we | 

| _ — SUBJECT COMPARABLE SALES -- FOINT SCORES | | ee 

a : | 4 20 3 4 5 6 fo 

5 $ PRICE/SQ.FT.--? 14.45 17.38 20.00 16.30 14.94 23,50 pe 

| FACTORS WEIGHTS | a | | | 

| 1 AGE 10 3 oe —§ 3D 5 | 

4 2 BUILDING — 10 0—ti(<ité‘C po os 5 5 _ 
| HEIGHT — 7 | | 

| 3 OF FICE/ 20 te 3 5 5 UT 1 : 
J | GROSS AREA Oo an | | oy 
| 4 LAND/ BLDG 10 3 3 3 5 5 5 

| AREA. | | | 
" 5 QUADRANT 25 1 3 4 4 5 5 | 

| ACCESS & 15 3 7 3 3 2.4 = po 
a — WISIBILITY | _ a | | 

3 | 7 MECHANI- 10 5 3 3 3 3 oO § | 

| CALS | eee ree oe 

: ae ne 100 is | | | | 
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B es Oy EXHIBIT V-9 (Continued) | | | oe 

: | - 2601 Seiferth Road me a | | | 

A | FACTORS » WEIGHTS SURJECT  CONPARABLE SALES | 

| | | 1 2 3 4 5 6 | 

- i a 30 100 1030 50 30 50 Po 

a 8 . 30 10 10 10 50 50 50 | 

3 | | 20 ~~ 60 100 100 20 20 20 oe 

4 | a 30 30, 30 = 50 50 10 so. fl 

i 5 | 25 75 25 25 25 125 125 

| é an 45 15 45 45 AS 1515 

J 7 | 50 30 30 30 30 0 50 | 

' 8 | | 0 9 6 0 0 0 0 | 

| 9 | | 0 0 0 9 0 0 0 | 

i 10 - | 9 o 0 0 0 0 0 | 

j TOTAL SCORE . 230 = 230 250 290 270 250 360 : 

f . —— ~ 438 ——— : - | 

| | .



ee _ | | | 

a a | | EXHIBIT V-9 (Continued) | = | 

| | 2601 Seiferth Road | | | 

a CALCULATION OF MOST PROBABLE PRICE | | | | 
USING MEAN PRICE PER FOINT EQUATION METHOD : | | | 

4 7 | | eee PRICE FER OO , | 
| ADJUSTED | SQ.FT. | : 

| COMPARABLE SELLING WEIGHTED WEIGHTED | p 
SALE PRICE PER = -FOINT POINT | | 

e NUMBER SQ.FT. SCORE SCORE 

A 1 14.45 230 10628261 | fo 
, 2 17.38 250 =. 04952 fp 

, | 3 200 290 10689655 | 
, | | 4 16.3 270 .0603704 | 

5 14.94 250 .05976 a 
| | é 2a. 340 207 | - de 

_ | | FF a 0 .00001 2000 | | 
i 8 0 .00001  .00 : | | 

: 9 a 0 .00001 00 : wee 
| | | 10 | 0.00001 00 | | 

i | | ae Oo 5867198 a us 

E oo Central Tendency (Mean): a | | 

fe | | Oo BB 47 198 | po 
j | The mean price per square foot per point (x) = were erreemn-- = 106445353 | | 

| | | | _— a | 

J Oo Wheres | | a | | oe ; 

8 : qo | * Cx-H) (KTH? no no] | fe 

60628261 .0644533 -.001627 .0000026 | 6 5 | 
J 06952 0644533 .0050667 .0000257 | ft 

: 0689655 .0644533 0045122 .0000204 | | , 
| 0603704 0644533 -.004083 .0000187 a - 

05976 .0644533 -.004693 .0000220 a a 2 
| 6652778 .0644533 .0008245 .0000007 | | 

| 0 0644533 0 0 | 
| | 0 0644533 o- 0 —_ : | 

f : 0 0644533 0 0 ae : . | a 
| | OO 0644533 oO . 0 | ) | po 

i | | : | 0000881 | po of 
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| | EXHIBIT V-9 (Continued) | | 

| | | 2601 Seiferth Road | | | ae 

a | oe ( Xm ROD | ss | 

llispersion about the mean = the square root of  --r9r-- = 20041964 a 

| | | n- ] | | 

A Therefore, | - | 

The Value Range is : 0644533 +/-  .0041966 | | | 

a | or ~0602567 to .06846499 | 

i Since the subject*s point score iss ae 6250 | | 

| Score x Value = $/SQUARE FOOT | | 

f — 250 | , 20602567 | 13.86 | 

' 230 0644533 - 14.82 | 

2 Since the square footage of the subject is: 17129 = to 

J Tt follows that: | | | 

| oo $/SQ.FT % AREA = Estimated Value | 

5 Low Estimate 13.86  “ 19120 = 265003 or 265000 Jo 

| Central Tendency 14,82 x 19120 02 = — 283358 or 283000 

i High Estimate 15.79 . 19120000 = 301905) oor 302000 | 
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| SN SEIN, | | oe 
| | EXHIBIT V-10, 

| | Computerized Service based on | - en 

a | ‘MARSHALL AND SWIFT VALUATION SERVICE | | 

| 4) cosTestimateFoR Gordon & Greg Rice; 2 pM yE cipro CITT 

| 9) PROPERTY OWNER 5. MREIF ee te pe SL j | | 
. Bo weed nee bag Beets Bok bene wr 8 seem oF . cae gee cet edhe ques 

a 3) AODRESS 2601 Seiferth Avenue we ' sotetedogiagecr Bey bt cs tek gp we Ff Fabby 
ee eee SePPDET ELE y rib encro rh. oy 7 

| 4) sunveyeosy __Graaskamp ee pa Sena pe by be blinks maa noes 

1/1/85 
bostorbriper st perpyp oe nts | 

5) DATE OFSURVEY. Prien en 9 ere pa en dope 

6) REGION: 1. Western CLIMATE: ) Extreine | POLE. a Seb egRepea sop. ToNy - 

(2) central 2 Moderate | boosie pe 2 Sa cd OY wae | 

| 3 Eastern 3 Mild , ae agasyene tases i eel vassaen aiheo saree 

. 7) occupANcYCoDE 391... (Refer to back of Form) — . rortahpttt poppe thes trie LL | 

| 8) CONSTRUCTION CLASS: | | rorirbesppeotspt heres oo UEpT - 
. 

CE eg oe 

A Fireproof Structural Steel Frame S Steel Frame-storage TEE SSS g _erens 

: B Reinforced Concrete Frame a 7 TR srith octt oo] : | 

| C Masonry Beale oe Extirior Walle”. HSS rep Jn 7 
; . . 

- Ba ong ae heb Bet oy bees bree nope ten Bde d nde dhiemecee . cman apron ane i . 

D Wood or steel Frame xterior Wa . | oe neice om sere rane seep ps bntneonge fon mbes Ss - 

9) LOCAL MULTIPLIER 1.03.00 | fepprpethi ty bertseetbettere sO SIPenil 
| (Refer to Section 99, Marshall Valuation Service) : Hatt TEERELLt Hes Poo ay 

| 10) COST RANK: ne 2 bpp tren Fea trEniirits cori | 

Low 3. Above Average | fate! (irtr: wat 4 ETE oT Ua. COTS) | 

: Average 4 High | Phos so prep pe TAPER Se oS | | 

| ow ofarrtoonanea 19,120 000 , 
12) SHAPE or PERIMETER 3 ce - | ecient nine mt tevtmnatmcateicnciny nineties os anmcncet = 

: 1 2. 3 4 | | | _ | a 
Approximately Slightly Irregular Very . : RE NIEN OIE AAA CARN MMOS ROREORIAAE AAROMUORRENE YS DEES TRE NORCO SES NAAN SOCAN MOOD AE CARIN ERB, Fea i RI : 

a Square trreguiar trregular | : 

. a - . a wn rt memominnerns nea . . . 

| 43) wumpernorsrornies.. | | oe | | 

| qa) avenace story Hercut._' 7 | 18) HEATING, COOLING & VENTILATION: | 

15) EFFECTIVE AGE vo. | | 1 Elec. (Cable, Panel/Baseboard) 12 Steam, with Boiler : 

. sar a tt tC 2 ~=€Elec. Wall Heaters 13. Steam, without Boiler 

16) CONDITION: : , | - 3. Forced Air 14° Air Cond. Hot/Chilled Water —— 

1. Worn Out G@) Good 4 Floor Furnace 15 Air Cond. Warm/Cooled Air 

| 2 Badly Worn 5 VV. Good | 5 Gas Steam Radiator 16 Package Heating/Cooling | 

3. Average 6 Excellent 6 Gravity Furnace 17 Heat Pump | 

{ 17) EXTERIOR WALL: no / ; See te | 19 eee cooling 

Masonry Walts Wood or Steel Framed Walls Shot Weter, Radi 19 Refrigerated Cooling | 
1 Adobe Block ~ 23. Aluminum Siding tot Water, Radiant 20 Ventilation 

. 2 Brick, Block Back-Up - = 24_~— Asbestos Siding G0) Space Heat, Gas 21 Wall Furnace | 

3 Common 25 — Asbestos Shingles | 1 Space Heat, Steam - 

4 Cavity 26 Shingles | 19) ELEVATORS -—s« O'___ $a. Ft. Served | - 
5 Face Brick (Add) 27. Shakes "797120 
6 Concrete Block 28 Stucco on Wire/Paper 20) SPRINKLERS 19 NeU Sq. Ft. | 

qo 7 Concrete, Reinforced — 29 on Sheathing | 21) TOTAL oe | i . 

8 Concrete, Tilt-Up . 30 Wood Siding on Paper BASEMENT  O. Sq.Ft. | 

|. Q Stn. Ashlar Veneer, Block 31 on Sheathing | 1 Unfinished 5 Utili 

10 Stone, Rubble 32 Veneer, Common Brick ; Is e | tity a 

11 Pilaster | 33 ~~ Face Brick | 2 Finished 6 Resident Units . | 

12 Bond Beams 34 Stone 3 Parking | 7 Display | 

13 Insulation (Add) 35 . Used Brick | 4 Storage | ) Office. | * 

Curtain Walls 36 = Siding, Vinyl! Surface | ; | | | 

14 Concrete, Precast 37 Hardboard | po | 

15. Concrete/Glass Panels 38 Textured Plywood : . | 

16 Metal/Glass Panels 39  Board/Batten Box Frame | MISCELLANEOUS COST | | 

17. Stainless Stee!/Glass 40. Log, Rustic , | | . | . a 

ad 18 Bronze and Glass C41 ) Insulation (Add) | an. 56,000 | 
19 Stone Panels Wood or Steel Skeleton Frames | LAN: F 202UYY . Land 

| 20 ~~ Steel Studs/Stucco | 42 Aluminum Cover SIT: en en Site IMprovements | | 

21 Tile, Clay d Sandwich Panels PHY: | Physical D Co . 

| 22. Facing Tile (Add) - C44) Corr. Steel on Steel Frame 5 mn neem nt ysical Depreciation 

| — | 45 on Wood Frame | FUN: ee . Functional Depreciation | 

| | 46 Transite . | a: | 
| 47 Siding, Post/Girder Frame : LOC: ces etemntn cee en Locational Depreciation | 

| 48 = Sheathing (Add) EXC: «Insurance Exclusions | 

| | FORM #99 | | © 1979- MARSHALL AND SWIFT PUBLICATION CO. - PRINTED IN U.S.A. oo | | |
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: 
| ae EXHIBIT V-10 (Continued) | 

a . - Mezzanines 7 | | oe Commercial and Institutional Built-ins 

: (Sq. Ft. of Mezzanines) , (Total Sq. Ft. of Building Area) | | 

 MZM: me wee Display | ; UW: ee ee ce ew. Bank Equipment | | 

~ MZB: un Office | | | (counters, vault doors, etc.! | me 

MZC: oe . Storage . UX: 220 ee ee mee dail Equipment. 

MZD: | en eee OPEN : | | | (cell blocks, locking devices, etc.) | 

| | | 7 : UY oe cee eee Hospital Equipment (Groups |! and !1!) a 

| : Balconies | VAAL ee ne. Hospital Pneumatic Conveyor System : 

(Sq. Ft. of Balconies) - UAB: 2. College Commons Kitchen Equipment 

BCA: . (2 mnee  » Apartment Exterior VAC: 2 ow wee. Science Building Laboratory Equipment | 

BCD: | ce cent ain te Auditorium . Bank Vaults 

’ BCC: i ee ee Church | (Sa. Ft. of Vault Area) io : 

BCT: i nrme vee Theater | VAD: 2 . Money 

, | UAG: ft 
Docks | | Record Storage | 

(Sq. Ft. of Dock Area) | Stages & Permanent Fixtures | 

| DLR: 2. eens = Loading with Roof | | | _ (Sq. Ft. of Stage Area! 

DLW: 0) ee ee ee eennames LOading without Roof > UAH: .---.- —---—--. Live Performance | 

TL p08: cece ze: nee Shipping | | VAJ: .__-----..--- Motion Picture Only | 

DOF: ...... 19,120 Dock Height Floors | — UAK: Speaker's Platform | 

| | | High Rise Apartment Miscellaneous | - 

| | | Parking Lots - (Number of Units) | | 

. | | (Sq. Ft. of Parking) | APP: -.---- Appliance Allowance (enter # of apart. units) | 

pas: .....227900 _. paving, Asphalt UAM; ___........_----Wall Air Conditioning (# of units) 
J PCO: ie es ee Paving, Concrete. a a Barns and Sheds | 

LIG: |... m Parking Lot Lighting (Sq. Ft. of Area Served) | (Sq. Ft. of Loft) | 

BUM: uvawen Parking Bumpers (Lin. Ft.) LOF: .—.0000........... Lofts for Barns or Sheds . 

| | | ADDITIONS a | 

| | ADD TO (SUPerstructure, BASement, EXTra (Depreciated), MiScellaneous (Not Depreciated)) 

| | BRIEF DESCRIPTIONS | (+ 0r-) COST 
h fixtur | : 

J EXT, Bathroom Fixtures ee $1750 
j | EXT Air Conditioner . | | s ___ 1,000 | | | 

EXT 3. Dock Doors D200 

i EXT og Parti tiom img oc eet ee 2,000 2 Low ' 

| 7 ; Oo : REMARKS | | 

J REM ee eee meee ane nen nn i mn in a a 9 one nee ae | 

REM ee te ee a | 

a : OCCUPANCY CODES | 

300 Apartment (High Rise) 316 Dairy & Milking Barn 336 Laundromat | 357 Commons 399 Shed, Cattle | ; 7 

301 Armory 317 Dairy Sales Building — 337 Library 358 Gymnasium 400 Shed, Hay | 

302 Auditorium 318 Department Store 338 Loft | 359 Lecture Hall 403 Shower Building | 

303 Automobile Showroom 319 Discount Store 339 Lumber Stge., Horizontal 360 Library | 378 S:able | 

. 304 Bank 320 Dispensary 390 Lumber Stge., Vertical 361 Manual Arts 389 Storage, Equipment | 

- 384 Barber Shop 393 Dormitories (Labor)  - 340 Market | 362 Multi-Purpose Storage, Material 

305 Barn . | 321 Dormitory | ~ 341 Medical Office 363 Physical Education § Storage, Potato or 

. 396 Barn, Hog 322 Fire Station | 342 Mortuary 364 Science Vegetables | 

_ 397 Barn, Sheep 323 Fraternal Building 343 Motel | 365 Entire Elementary 379 Theater, | | 

398. Barn, Fruit Packing 324 Fraternity House 344 Office Building 366 Entire Secondary Stage Presentation | 

306 Bowling Alley 325 Garage, Service - 345 Parking Structure 7 380 Theater, Motion Picture 

394 Cabins (Transient Labor) 326 Garage, Storage 388 Parking Structure, School, College 383 Tobacco Barn | 

| (308 Church with 327 Governmental Building Underground. 367 Arts & Crafts 404 Utility Building, Farm - 

Sunday School 328 Hangar, Storage © | 346 Post Office . 368 Classroom 381 Veterinary Hospital | | 

309 Church without 7 329 Hangar, Maintenance 347 Poultry House 369 Commons | | 382 Warehouse - | 7 

Sunday School & Office ve ‘348 Rectory 370 Gymnasium 386 Warehouse, Mini a 

310 City Club 330 Home for the Elderly 349 Restaurant, Drive-in 371 Lecture Hall 387 Warehouse, Transit 

| 311 Clubhouse 331 Hospital 350 Restaurant, Table Serv. =. 372 Library © | | 

312 Coldwater Flat 332 Hotel —-: 353 Retail Store : 373 Manual Arts | . |. 

a 313 Convalescent Hospital 402 Hotels, Resort | | 374 Multi-Purpose | 

314 Country Club 334 Industrial, Manuf. School, Elem. & Sec... 375 Physical Education . 

: 315 Creamery & Milk 392 Industrial, Engineering 355 Arts & Crafts 376 Science | a 

j Process | 335 Jail : 356 Classroom 377 Entire College | 

© 1979 — Copies of this form may de purchased from MARSHALL and SWIFT PUBLICATION COMPANY, | 

Sayer Bt PO Raw PRAT Las Anaeles Californ 290026 for $2 50 per pad of 50 Cal- fornia subscribers add sales tax . 
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A : mo EXHIBIT V-11 : | es 

z DATA: . | : a | 

| | | 1:GORQ0N 2 GREG RICE | oe | 
_ CO 2:MREIF | | | | fp 

e - | «322601 SEIFERTH ROAD | / | 
/ 4: GRAASKANF | | | | 

| ee S21/1/85 | i | | | 
5 | | | 632 4 | | a | | : 

| 72391 : | Se | 

, | #8103 mo 

a | 14219120 | | os | | 
- 1223 a eee | e BY | | | | | 

| aT a | : | 
no —thsto | oe 

| - tard es. os | | | 
4 ivsai 44 | | | | | 

| - | - 18:19) - =: | | | 
| | | 1920 a | | | po 

: aa | 20219120 a | 
| | fied | | | | a 

a | COST REFINEMENTS: a | | | oa | 

| Lav: 54000 2 | | | a 
| «DOF s TP 1290 oo | 

7 to. ee FAS : 25000, | | 

|  ADBIT IONS: — . 

i Os it EXTIBATHROOH FIXTURES | $ 15,750 | 
- 2: EXTHAIR CONDITIONER 3 1,000 | 

a | ae 3s EXT:U0CK HOORS fo 3 7,206 | | 
| | 4: EXTIPARTITIONING $ 9,000 | pee 

i | COST AS OF: 4785 | | 
f : ee ARCHITECT FEES: ON os eS | . 
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i —  Koudlwaile Reson, Tio, | —— 

a Joo, er - EXHIBIT V-11 (Continued) | , 

g  COMMAND:>REPORT . oe | 

a {GST ESTIMATE FOR: GORDON & GREG RICE | | | ye 

/ | | PROFERTY GWNER: AREITF | - | 

- | ADDRESS: 2601 SEIFERTH ROALD | | | 

a SURVEYED BY: GRAASKARP | | | | ee 

UATE UF SURVEY: T/ 1/85 | | | | | . 

a | DESCRIPTION: | | 3 | 

OCCUPANCY: MATERIAL STORAGE BUILUING | yo 

co FLOOR AREA: $19,729 Square Feet AVERAGE STORY HEIGHT: 17.0 Feet | | 

/ CLASS: S&S Steel | EFFECTIVE AGE: 19 Years | | 

: CUST RAHK: 2.0 Average CDOMULTIGN: 4.0 Good . | so 

| NUMBER OF STORIES: 1.90 COST aS UF: O1/83 | | | 

i a EXTERIOR WALL: | | | | | 

, oo ‘ oS : . Trasulatton. «ae ncnevennnanevenen VOGE. . ! . 

: no a Corrugated Steel,Steel Frame... 1004 | 

| | HEATING AND COOLING: ) | | 

" . . Space Woaute ean cunnarunneennanee 1GG8 : 

| | | OTHER FEATURES: | | | , 

i | | Sprinklers Serving 19,729 Square Feet | to 

| . eo | | oo UNTTS. GUST TOTAL | ) 

& BASIC STRUCTURE COST: | 649, t 20 14.77 262,392 } 

| - | AUDITIONS: | | 

. 7 flock Heaghh Ficars...cereeanas | 19,420 1.219 21,de2 | - 

| TOTAL SUPERSTRUCTURE COST. eee, 19,320 - 19.87 $03,804 po 

f | EXTRAS: | | 
, | , Paving paophadt ee ee * wed Vd 3 2d 34 youd 

| BATHROOM FIXTURES | | | a PG 

i a AIR CONDITIONER 1,000 Z 

: LOCK OFOGRS a | | Aged en | | 

| | FARTITIONING | | | 2,UUU ot 

I REFLACEMENT COST NEW... nee ene | : | $63,534 | i 

. : : : | eee eee eee eee , . | . | 

] LESS DEFRECTATION: : | | | fo 

~ Physical and Funcbionalee.eane AO OAS 8a. oda , | 

j | | | MEPRECTATED COST. wc cw en wee nees - ae 218,500 | | 

a | Estimated Land Value... ceenaes on | 6,000 eto. 

q | | INDICATED VALUE BY COST APPROACH: Sn 224, 509 | 

| | mo | ROUNDED TO NEAREST 41,000 .. | ae 4, G09 

q | Cost Date by MARSHALL and SwWiFt | a | | 

a - 14h — : —
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q | | | EXHIBIT V-11 (Continued) 

| COST ESTIMATE FOR: GORDON & GREG RICE | | : 

a PROPERTY GUNER: NREIF | | oe - | 
ADORESS: 2601 SETFERTH ROAD | | po 

SURVEYED BY: GRAASKANF , | | | | : 

B | DATE OF SURVEY: 1/1/35 3 | | . | 

: DESCRIPTION: | | - 

a OCCUPANCY: SATERTAL STORAGE BUILDING © os | | 

| FLOOR AREA: 19,120 Square Feet AVERAGE STORY HEIGHT: 17.0 Feet. - 

| CLASS: 5 Steel | , EFEECT IVE abEs 38 Years - 

i | COST RANK: 2.0 Average | CUNDETION: 4.0 Good. | | | 

HUMBER OF STORIES: 71.8 COST aS Gr: 01/85 | 

. | |  EATERTOR WALL: - | 3 | 

| | PNGULADAD ie we eee ene eee wee PUOE 

| oe - | Corrugated Steel, ,steel Frane.. 1004 | 

ue | HEATING ali COOLING: oe . . 

i a | SUaCO HOAtsseeeeeseveceseeeces 100Z 000 | | | 
| | — -GTHER FEATURES: | | | 

oo | Sorinkilers Serving 19,720 Square Feet a 

i | ae ,  UNTTS COST TOTAL 

3 | | | BASIC STRUCTURE COST: Ted V4.7? 202,302 | | 

| ADDITIONS: oo | | : | 

| | flock Heaght Floors. ewenacuanes | 19,720 1.79 wt,ug2 aa 

g | POTAL SUPERSTRUCTURE COST... ees te, 729 95.82 303,394 | | | 

|  EATRAS: , | | | | | 

Yoo | Paving ,Aaphalte ce unaaon aunue eee ee GOG } edd : 34 yUO : | 

| : BATHROOQH FIXTURES , | | | 4G, PaO | 

| | AIR CONDITIONER | | a | T,0UG | | 

oe BOCK DOORS — ; , | | ey add | 

} : | PARTITIONING : 200% ; 

, | : CEI $ LUST Nee a tween nee : 465,934 F REPLACEMENT COST WE . 460, 

g | a LESS DEPRECIATION: es a | res fe 
| Fhiysicai and Functionaless.ecas 2S0.08- 1G, T502 ree 

| - DEPRECIATED LOST we nceennnnuaene . oo 2u4,494 | . | 

i | Estimated Land Value. .aeneeees | - 36,900 | 
, ee eee eee ee ee oo ce oe ae ce tn a 

- TRDICATED VALUE BY LOST APPROACH: | , $10,404 | | 

| ROUNDED TO NEAREST $1,000 | | $11,906 a | 
| - mee we we we wh cn sn nc nn io ee no en an ee stn oo Se som Han a San oe ce nee Sn | | 

: | «Gost Pata by MARSHALL and SWIFT | | - Bo 
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a | Se | EXHIBIT V-11 (Continued) cs . . oe 

|. CUMMAND 215213 _ - | 

d COMMAND s7REPORT | , | | - 

q COST ESTIMATE FOR: GORDON & GREG RICE | | a | 
po PROPERTY QWNERs MREIF | | 7 | | 

- , ADDRESS: 2607 SEIFERTH RGAE | | 

SURVEYED BY: GRAASKAAF ; | a 

| DATE OF SURVEY: 1/1/85 | | 

: | GESCRIPTION: | a | | 

| OCCUPANCY: HATERIAL STORAGE BUILDING 7 , | 

FLOOR AREA: 27,720 Square Feet AVERAGE STORY HEIGHT: 17.9 Feet | 

i | CLAasS: & Steel | EFFECTIVE AGE: 13 Years | | 

| | COST RANK: 2.0 Average CONDITION: 4.0 bood | | 

NUMBER OF STORIES: 1.9 | | COST AS OF: O1/55 - | . 

7 | EXTERIOR WALL: | 

a : | TNSULACLON ee wena nen wernt wenn FDU | | | 
—_ oe Corrugated Steel, Steel Frame... 1904 | | 

i | — HEATING AND COOLING: 7 

. | SOGCA HOGLw eae wee were annncenen 1O02 

| OTHER FEATURES: | , | | 

i | Sprinklers Serving 19,726 Square Feet | 

| , | | | UNTTS LOST FO TAL | — 
ee ee eee ee ee eee eee ee eee ee eee eee ee eee eee eee | ; : . 

| BASIC STRUCTURE COST: 19,729 14.77 282,352 

| ALDLTTIONSs | | : | | | 

fj | Bock Height Floorsesesecceseee 194129 1.16 "4032 
TOTAL SUPERSTRUCTURE CUST...... | 19.126 13.47 505,304 | a 

| mo EATRAS: | re : 7 od 

. FaVvingd,ASphalt.cnsenuenunasaene eg, 000 1,32 $4,006 | 

| BATHROOM FIXTURES | | - : 13,°a0 | 

AIR CONDITIONER Ose : | | F999 | | 

7 | LOCK DOORS | | | | fy 2G | 

| | PARTITIONING | | | 2g OHO ) 

| | REPLACEMENT COST NEW... ee eee eee 7 | $63,934 a 

i - LESS DEFRECTIATION: . | : | re po 

| Physical and Functional. .canwe | a ee 2200, 109> | fo 

| : HEPRECTATED LUST eee eenennnnanen | a : 163,723 . 

| (Estimated Land Value.scsennnas ; | | i 34.000 

a fe INDICATED VALUE BY CUST APPRUAUH: - ee gf ad 

- | ROUNDED TU REAREST $1,000 a | 6220, 000 | 

i "Cost Data by MARSHALL and SWIFT Oe | Oe 

; | ~OMMAND #> . | | 

5 146 ae



d : rn: oe APPRAISAL OF 625 MAYFAIR AVENUE an | 

i / A. Site Description and Analysis | of is 

: | _ The subject site is described as Parcel 2 of Certified ft 

a Survey Map No. 1125, recorded in Volume 4 of Certified surveys, | ; oe 

a pages 436-438, Document No. 1362057, and is located in the City | 

- of Madison, Dane County, Wisconsin. The larger parcel from | : | 

i | which it was separated was once the site of an agricultural | | 

| | chemical plant which required multiple Side tracks. The area is 

a | zoned M-1 to grandfather older uses which had clustered along | | 

| the railway track on the edge of the City. The 3.3 

acre, or 143,748 square foot irregularly shaped parcel has an - 

i | average depth of approximately 700 feet and approximately 205 | 

: feet of frontage on Mayfair Avenue. Mayfair Avenue was detached 

i from old Highway 30 when Highway 30 was upgraded to a four-lane ; 

2 limited access to Interstates 90 and 94 to the east. A short 

i frontage road now connects Mayfair Avenue to Fair Oaks, which pe 

i - provides connections to an eastbound on-ramp to Highway 30, | | 

| northbound to Highways 151 and 51, and a westbound on-ramp po 

a toward Madison, Thus, site linkages are excellent for heavy co | 

| trucking and rail operations bo the state hinterland. (See 7 | - 

i Exhibit vI-1 for locational map.) | | | ie qt 

f | Parcel 2 shares a 50 foot wide driveway access with other pe 

industrial operations on Parcels 3 and 4, There is a major side fe 

| track agreement providing for owner maintenance and liability i 

| relative to approximately 500 feet of side track entering of 

| - 147 - a / |



' oe oe en eee 

, 

Bn 

ee ee Fh 

. — Co ee 
. 

| 
OGATION OF EHMER-HADISOM WAREHOUSE a | 

: 

. 

q 

| | : 
625 MAYFAIR AVENUE : 

. 
“ aoe ;%. 

. U 

/ 

» 

‘ bs . a xo [ 

B 

. 
, 

N 
: 

. 

£ aPANY aes o neemeeane 

. 
-¢ a: Sa ; ve 

_ | . } = ques 
_ 

Burke 
Townshi

p 
. 

| 
| 

: 

FoR ae, ANE 
_ 

. 

, 

| : | te eR COUNTY 
6 

— . 
EG NN 7 oe 

« 

Mw 
Le! 

: 

ft oY ve, ~ REGION 
Bel 

- _ 

. 
ted 

a r if ‘ 
. . . * 

\4 

aa w, ° 

o / 

« 
. 

\ 

= 
: . a 

: 

“t 

G a @ 
’ 

S | << 3 Moe s | Ke \ 

© i dye, AIBBORT - gS win ne VN | 

. 
: ag ~ a nL so, te ff \ oF 

: 
woe tg £," tig g * r co, @ @Mavies Pape’ * f wn ff 

. 
euumeee | @ asm 

: ae = wal a - : eg. 3 S e ae ; “ . a ot NC ¢, | . ¥ ea o> is si 
6 r% Ws | 

: 

el NR auay yen pal Z ° ai a 

=. nw ENT RO, poe ANS: a Ty wb lg ATTRUAX 
Pa £- p: 7 J Stee dr (6,0 : 2 BURG 6 OS! : AN 

" 
ay Se CRE Pi BB. 

ee “ts | nen or ° 4 cunatipon: 
\ rt 

: 

5 
1 eee Ar sey dd] ge Fog eo Neen “A: 

t r ewe : an BURKE 

} iv 
; Man” Ptr * ook fF way tT! - 

= nh Lah aay « 

. 
: 1 aa z: Lee x a = ae Ba: . 4 . 2. a ~g B i? [A y S 

| anes & 
| 

‘ 
A 

| 
| 

ory 
. ; An ” ween CEN. 

Z- P ~~ be x . ; EE ES x 
9 

aet og  amwsict g
e 5 

: 

- 
} me * tae ‘ ves * ¥ aa ~ <8 rs st a ae X ee 3 ae 

, 
° . % 4 ee

 
y “ 

o lie. ‘Spat Sey Fe | ote FINE | Jomo. : # 2 etcuaearo y | 

PE Gee RE odd Oo Se oe: Tee Ped Oa 

5 

iz eek i" ec5 fabdin — anngenstpigyainpaoteil a: ™“ gst > ee “ 

| He oo PAE SSR el pe ‘ 1 

| 

‘ 

ee. he 2Y* 4° ae en 2 oe : a. 3. ww 

: 

® Coe. 
, a) ; ig ce x oe, ey eases * = 2 a f ie . ac : 

) 
. 80s Sik ‘ 

: 

. Sr li eo Oee : e- Th § 8, iy bet #8 w at 3 
3 G " 

; *e 
Te Ft Se . ose ee af ee ee, 

q 
% 

. . 

| J 1 "9 =} ee ay Cpe ge “Sr Tere J f “ : \ -, 

al phan a eee ae GS 7 
> : — | 

al ts mf opt TAO FE a ES: eee ae — Rugg - 
‘ . Y 

: aes ne ere Ki Ka oF aS i: | 
3% oa, Ses 

. 
Nt past 

. 

samt 3 Sa T og ienaeiegin ve Sead [a Pe en 5 be eo giwpans 1 * pay tome 
Ys 

Se fF 3 3 ~e fF BESS Ae Fo Pe: Se ae " 
\’ ‘ 

“ | 

/ 
eo on ‘Fig et ee ied Pa “ee . a” ais We at =e 

“ 
| 7 - r 

. 8 
: 

. 

omer Re tt ee ee yt A2* cag sae @& ‘sles. 
Meus 

, 

ss | FF * a ee . oo eT > 4-9 toe | ee 
on _ Pana 

‘ 

: wn n. wy fy” | - yt le « ee z OF SON ee EA re “ 

é 

= 
3 

be - Ps 5s = Bf mt ae aE. ae? 3 o> 
i : 

% 
t 

. 

' ’ vn ts 
ol ¢ ET ag Feat 5 eel > (A. 7 oy Sabb 

‘ aN 
° PW ant 

. 

nae 
ee Se ae oe | See 2 . “a 

: 
7 

Sn egg SOE ee ae me. > oF i wee 

; 
ey 

a | gad *. oe 3 Re et ae AS Ta eee i. “sf % aT a a 
‘ 4 

ul 
A 

j : Sen z oS , at FS et i wr, es ve a . es ena &. *. 

a 

. os 
, a 

f 

\ ow z 
e -7! tae ene ee ky ay? aX "e aa 

¥. ‘ oy 
A 

' vo 
ff 

— 

Bibl a SRE 2 hae TE
RN A oe * 

oo 

| pu) RG oe eee Cae nee AL pia , : 7 
oo 

Lm ¢ 1 coe ane, aN TR 
tae age, ear 2 : 

4 

| . a. < Tee on Ee Soap ae an” a : a 

— § mi) a BS gh HE EF ey Nuh f 
, 

: 

CL? ae os Ee case fe: at 4 2 
so 

~. BR cg RE, ea ae aweeaereae y 
~ 

| 
¢ 

s aoe a OF ane eee ek 
; & 

“ 
oh ll te et ad a s aS eA ae, ee

 oA. set te oa . 
E 

by 

; 

i , Se ay. me: ay - ee aor aR Lin j ® . 6 a 

: S ao he 
idee 

see. we, y WN  : f . . ~S 
SYCAMORAM 

~ > _ 3 
al og ig "SS oN NX $7 Nie 

| | | 
: 

. 
iS a ec 

a ; o L 

_ ae 
avt 

= ae 53704 
; Se s 3 .\ 

—_—_— — -— . 

: : 
. 

t 

B 

’ 
agin ABER 

y 1 > 
> a *, 

oe 

G av % 7 a} 2 2 $l 2 gon 

| | | ! ‘s were js f Xe / Sf il =} 

| * 5 00, ost ay 8 30 | 
, z 3 a eS 

a - 

 §£ &< a 
rs fo fe] 

7. orm | 

: ; ° + ; 

: . : , : AMO . EE ‘a 
ws 7 a i 

. 

a3]*  comih 7 

$s 

| wucrculf te aoe ie Ie ae per 
"Li 9 : 

; . 
. > ; av j 

3 Ftd ee 

3} 3 
\ 

. 

¥ 
¢ ” 

| —nnveenneiemvenn
nnennntnel 

ad ama bee , 

% 2 
j 

o | 

. 
42 %., 5 i 8 amy % 

% Pont 
TS 

ee ; a nomenon 
rt 

Stavice 

i 
2 { 

. , 
5 Oe z sane | . 

hs] rune | | | Pp ‘7 
7 

een ene a eames —, 

= Sie! 

y me Mas “7s Da . ; 
Patt] 

Zh , 
: aimyay 

- . pamnreenen ad 

og a, 
v's 

f ch we” . 
: 

Te. se ox 
= 

: 
a 

| eo” + 
aj 3] Hg yO a 1 my" s 

5 Hn a Ne sued 
ed a ha a | ; r-3 NY SY . ep = 

_ WW R a 7 = : “_ Ae axl | > « 

4 ? ws, "nowrs ee ° to Ne 

a 
vr ae 

- 
: _<- “Aa ae fe 

TE og 2 . . 

/ 
" fo 

4 Oma err 
4 wd, 

/ 
5 3 7 14 

y 3 
4 Le" 

poo) escent . i ms ae 

» 

- 
wins 

emeenaroatninie 4 a 
—_ ; 

Ne 2 sept | Tl | Se gaa re SSS 

ee “4 d , AO @e-Gw f TN cag ta 

Y/ We ia a. fl lee ear . ( 3: H a ee Ce eowwron * [ys _ 

3? = - 
? 

. : : 
* 

: : 

. 

 # Ji steed i Saray Oy MILWAUKEE! SIL ST oS simak men YS 

R: 
e i 

5, ~~: > ss ata! a 1 
[= 

/ 
quay 

/ 

sf (aE NTE, 2 peal 3 EY eer J. 

z aq § 1 ox Se 

4 
3 

’; a fi: . 

. 
of 

4 8) i SY 
GP e * 

P 
$ 5 teen 

R i} . a a 
veg @ ae 

N os e 1 BA sew ORL JF 4. 4 , aS “ee, , 7 7, Q pasts aa * a Reon 
I aa wooever o 

NL ZY BH. / of? Tae 
La, | yf 

~ a Neget pE eG 
5 . . | 

. ~ 8 
. ! | 

So. , aif 

a i 
5 

0 
© 

o e avo : 

. | 

. : 

“Me, * 
at = 

° 
e 

, ob 

| 

et 
ac : 

a oS 8 : 5 ' wry Ft 

| LOCATION OF NUT. b a\_ssssssess et deve AGS eh | 

: 

: 
. 5 4 ’ 

Cw 

— : 
| ” = 

mm | SUBJECT PROPERTIES 
OS fe OI Ree eS 

: 

| Pest eae! ne 
: 

| “ pect! oe ne Se “} ui i , | | 

. 
. 

a i t 

- 
5 

. ] : 2201 
Darwin

 Road 

‘ 
>. six ¥ P a 

° . ® A 

a = 
- 

: 2 2 
| XO | 1 tee ult —_ 

x 

c 
na 

ie F 

aes 
; 

bs 

5 9 Mayfa 
{ r Avenue

 
‘ , 

% » ad 
ah 

a : ae < 
: 

:, 

. 

L 

Ww 

: " 

| 955-57 Packe | a 
es 

er a son 

| 
| rs Avenue 

\ \ 
re 

ME a 

: . 
, 

F 

. . 

- 
we ass s HME ea pa aa



a Chicago, Milwaukee, St. Paul, and Pacific Railroad's main line | poo 

on the east lot line of the subject property. When the parcel | - | 

i was originally acquired for a building to suit the present | | | | 

- tenants, it included an additional side track on the north | | 

i property line, since removed, and a large concrete raised slab | 

a remnant from a previous use. This slab was incorporated into me 

current plant facilities. The balance of the site is improved 

i with hard-packed TB on crushed rock to provide a surface for 

| lumber storage and vehicle movement. The site is served by city | 

i water, sewer, fire, and police ‘and adjoins” a marginal | | 

J residential abeas which could, at some future time, resist | 

tenancies generating additional truck traffic on ‘the edge of fe 

| = the neighborhood. (See Exhibit VI-2 for site plan.) oe 

* _ The subject site is zoned M-1, but. the area is not ao _ 

q | recognized major industrial park area. The majority of the | 

i commercial development is adjacent bo the Chicago, Northwestern | 

= | main rail line which lies to the east of the subject property. | 

4 To the west is the older, marginal residential neighborhood | 

previously mentioned. (See Exhibit VIe2 for zoning map.) — fo 

| | B. Building Description and Analysis oo | 
, | | (See Exhibit VI-3 for photographs of subject property) of 

Building improvements to the site consist of two long-span, po 

i pre-engineered steel structures — designed to facilitate fore
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i forklift handling = of dimensional lumber from rail car to | 

oe storage to semi trucks. oe | oo fo 

i | | Building No. 1 is 160 feet long and 101.33 wide, for a 7 . 

| total of 16,213 square feet, with a single set of center posts | | 

i providing clearance ‘to the bottom of the beams in excess of 20 | 

feet (see Exhibit VI-2). The building rests on a raised slab to 

bring the floor to the level of side track railroad cars. Two | | - 

i | large 22 Foot by 14 foot overhead doors provide access to | 

| railcars. A single 12 foot by 10 foot overhead door provides a | 

5 truck loading door on the north side of Building No. 1. A third - | 

a | | 22 foot by 14 foot overhead door separates the enclosed = 

| warehouse from Building No. 2, an adjoining open shed with | 

; | additional covered rail dockage. | | | 

Building No. 1 has 1-1/2 inch fiberglass reflective | 

insulation in the ceilings but none in the walls. Each of the | 2 

7 12 bays feature a corrugated plastic skylight. Minimum lighting | | 

: is provided by industrial Floodlights. Wall panels are | | 

i | self-supporting, deep profile rolled steel panels. a , 

od The 1,456 square foot office area has been finished in the ; | 

i northeast corner of Building No. 1. The offices are wood framed 

, with insulated drop ceilings. Tenant finish includes high-grade | 

E wood paneling, acoustic ‘eeiling panels, ‘fluorescent strip | | - - 

q lighting, and a forced hot air heating system. “The landlord | - 

provided four small ‘Sliding exterior windows, doors to the _ me 

Z — — 152 — — _— 7



' warehouse and steel stepped exterior entries on the north and | | : 

ai east sides of the building. In addition to multiple sliding fo 

; door closets, the landlord also provided two half-bathrooms | 

with utility grade fixtures. a | _ | | 

Ei - Building No. 2 is an open-ended shed with a 120 foot clear | | | 

i span for its entire 116 foot length. On the end adjoining 

Building No. 1 is a 22 foot wide 68 foot long gradually sloping 

f concrete ramp up. from grade level of Building No. 2 to dock © 

| height of Building No. 1 to permit forklifts with long lumber | 

o lengths to move freely. Corrugated plastic skylights _ oe 

, | - supplement industrial flood lights and natural daylight from Bes 

| open end-wall as illustrated by building photographs shown in ce | | 

a Exhibit VI-3. Only the. ceiling is lined with 1-1/2 inch | — 

| fiberglass reflective insulation. The elevated end of the ramp _ | 

2 also serves the extended railroad dockage on the south wall of | | 

‘Building No. 2. BAS ee | of 

Although this facility was designed for a specific tenant . 

a | with need for bulky material handling, the building could be | | 

to adapted to. general warehouse use by enclosing the open shed, : | 

' insulating side Walls, providing sprinklers, and more to 

conventional — truck loading docks. Its high ceilings and long fo | 

, : Spans provide exceptional flexibility for alternative uses. os 7 |



EXHIBIT V1-3 

PHOTOGRAPHS OF SUBJECT PROPERTY 

AT 625 MAYFAIR AVENUE 

mts 

pee a = F- Lo ee 

Looking southeast from Mayfair Avenue at 
main entrance to 625 Mayfair Avenue 

Open shed on east side of 625 Mayfair 
Avenue. Entrance to office area on far 
right of picture near west end of shed. 
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Rail dock doors on south 

side of 625 Mayfair Avenue. 
Rail spur runs parallel to building. 
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Unheated enclosed storage area of main 

warehouse. Note skylight and ceiling insulation. 
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Looking east from top of 

ramp and dock inside open shed. 
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B ; Cys Lease Description and Analysis a 

; | ‘The subject property is currently leased to Emmer-Madison, — | - 

J | a lumber wholesaler, ona 15-year lease which commenced May 1, i 

| 1973, and runs through April 30, 1988. The annual revenue of | 

| $27,000, or $0.90 per square foot of GBA, is fixed for the term | 

| of the lease. The terms and conditions of the lease are oe 

| summarized in Exhibit VI-4. OO | 

| : It should be noted that the standard form lease used by ; 

MREIF has been customized for each tenant. For purposes of | 

valuation, the appraiser has taken contract rents to be the | | 

: basis for appraisal to the end of the existing lease term and © : 

3 | , - | | 

of then modified the rents to anticipated market rents at the time _ | 

pe | of renewal, as demonstrated in proforma forecasts and footnotes - 

in Exhibit VI-5. a of RSS ce 

| As of January 1, 1985, the contract rent of $0.90 per — ye 

; square foot of GBA is below market and therefore creates a p 

| leasehold interest for the lessee. If rents had increased on oe ee 

7 the average of 3.5 to 4 percent annually since 1973, the fo 

- current rent would be approximately $1.34 to $1.40 per ‘square | 

, | foot of GBA. - fs a : - ae | ae 

| | | The tenant is charged with the maintenance and repair of | : | 

|" | the property, except for ordinary wear and tear and damage — fe 

7 caused by negligence of the lessor. These are standard lease an | oe 

| ar “terms in MREIF leases. With a single tenant on a long-term Pe os



Oe «SUBJECT PROPERTY DATA ts” | to 

ADDRESS: 625 Mayfair Avenue | | | 

ZONING: oe M1 | | po 

«LAND AREA: — | 143,748 square feet, or 3.3 acres 1 

| RAIL SPUR: : 2,544 feet of rail with Chicago, Milwaukee, St. Paul, po 
| a and Pacific Railroad Company. | | : 

BUILDING | a po 
5 | CONSTRUCTION TYPE: Pre-engineered steel : . | | 

| TYPE OF HEATING: None, except office area. Insulation in ceiling | | 

' | of warehouse and open shed. | ; 

Po YEAR BUILT: _ 1973 : | | | 

BUILDING SIZE: Warehouse: 28,544 SF oe a 
a | Office: 1,456 | | 

| | TOTAL 30,000 SF | oe | | 

. LAND/BUILDING COST: 4.79 ee : oS 

ce - TENANT DATA - CURRENT LEASE : | | | 

LESSEE NO, 1: Emmer-Madison, Inc. | | po 

SQUARE FEET LEASED: 30,000 ~~ | | 

= LEASE TERM: : 15 years from May 1, 1973, to April 30, 1988. | | 
| At ten years, tenant may terminate lease with one | | 

| year's written notice. | 

| 1984 ANNUAL RENT: = = $27,000 oe | 

A 1984 ANNUAL — | _ ae | 

| RENT/SQUARE FOOT: $0.90 | : 

ESCALATOR IN LEASE: None | | : | ) 

EXPENSES ee oe | eis. 

| UTILITIES: | a 
_ Tenant pays water, sewer, heat, gas, electricity, | , 

| OO air conditioning, and power and any other utility | 

| ) services, — | | | a a , 

) _ . } 158 | | | | |



off 2p eo fF 7. | | 

a INSURANCE : Lessor processes and maintains fire and extended Po 

, - coverage insurance for not less than 80 percent of the : 

| | insurable value together with replacement endorsement 

a | and a loss of rental policy. Tenant pays a | 

=m | eimbursement of the preniums to lessor as additional | 

| | 7 rent. Tenant agrees to carry and pay preniums for 

" a public liability insurance. | | | oo 

| REPAIRS AND MAINTENANCE: Tenant shall maintain, replace, and keep in good | 
| | | repair the premises at its own expense. | | 

J | REAL ESTATE TAXES: | Tenant pays all real estate taxes and personal - ; 

a | property taxes and any special assessments. po 

| AS REPORTED BY MREIF | 
625 MAYFAIR AVENUE | 

1983 REVENUE: | $27 ,000 : | | 

| 1983 EXPENSES: | | Le | p 

_ Management Fees $ 2,630 . | | 

| ss NET OPERATING INCOME $08 3:70 ek oe 
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lease it is more likely the lessor will wait until the end of : | 

| the lease period to make major repairs in anticipation of the | | 

renegotiation of the lease. It is, of course, assumed the | a 

- lessor will fulfill his obligation to the lessee to keep the | 

building in good ‘functional condition throughout the term of | 

the lease. | | | | - po 

| a To anticipate the need for major repairs or, possibly, 

| _ ¢eapital improvements in 1988, a new buyer is expected to set up. - | 

. a reserve Funds 10 percent of cash throw off after taxes is | — 

invested at 9 percent interest throughout the holding period in | | 

| anticipation of the end of the current loan period. If the | 

na | current tenant is not available, the east-side of the Phase 2 | 

_ building may need to be enclosed to increase the alternative | | 

eo uses for. the property. The reserve fund can also be available 

for this improvement. Oo | - | | fe 

ar - dD. Operating Expenses, Reimbursements, | a 
fp | | | and Appraisal Assumptions 7 - | : 

| | Because of the current specialized nature of this property, p ; 

| it is assumed that the Single tenant lease will continue to be 

triple net with a reimbursement of insurance ‘premiums tO the 

lessor and with the tenant directly paying the full real estate i 

. tax to the city of Madison. All. utilities, repairs and | 

maintenance, : stiow and trash removal, and janitorial services oe 

; will be the responsibility of the lessee. See the footnotes to ; 
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| Exhibit VI-5 for a description of the operating expenses and | | 

| reimbursables estimated for the subject property. } - | / 

a - E. Financing Description and Analysis } 

| Existing financing on the subject property is non-assumable | : 

| according to the mortgage note to Rural Security Life Insurance | 

| Co. and according to William P. Hammer, Vice President of | 

Investments from Rural Security. Therefore any purchaser would | 

have to acquire new financing, and current terms available for | 

a this type of property would require an interest rate of 13.25 — - 

oe ; percent on a loan, amortizing over 25 years but ‘ballooning in | | 

| seven years. Cost to originate would not exceed one percent of fo 

| the loan and the maximum balance would be determined by a debt « 

: - cover ratio (DCR) of approximately 1.4 based on the first year | 

e | normalized net income. The lender would demand the higher debt —— 

: cover ratio for a specialized property occupied by a small | 

a regional tenant as opposed to a tenant with a national a 

_ | reputation and known financial stability. These terms are | 

a | currently quoted by Mr. Donsing at American Family Life | 

Insurance Company in Madison, Wisconsin. Even though the net ee | 

| | operating income is forecast to improve in 1988 and 1989, a pe 

lender would refinance based upon the lease terms current in | 

| 1985, the year of purchase. | | : ee - |



a oe” oe” ee ee ee ee ee oe oe: ee: ee: ee: ee oe oe 

oS . | WAREHOUSE AT 625 MAYFAIR AVENUE | OO - 
| | | | | | | aks 

| | SCHEDULE OF REVENUES AND EXPENSES FROM JANUARY 1, 1985, THROUGH DECEMBER 31, 1989 | = 
| | tes | . a | =) 

| SE re Sees ears Bee e ese eter e SSS esses sess ees ss sass esse SSS Se SSS SS ess sss ss sss ress sssssssssssssssssssssssssssssssssssssssss B 

: | GBA 1985 | | | a 
7 | | LEASED BASE aN) 

| | a (SF) RENT _ 1985 1986 1987 1988 1989 = | eee eS). Ud 
REVENUES a ee a 

| Potential Gross Rent oes Oc | | : | = 

Emmer-Madison, Inc. [1] «30,000 «= «$0.90 Ss $27,000 © $27,000 $27,000 = $39,000 $46,200 
Subtotal | 30,000 | $27,000 $27,000 $27,000 $39,000 $46,200 

Reimbursables | . | . | 7 | 

| Insurance Premiums [2] _ | A BOO 1, 872 ~-1,947  _ 2,025 24106 os 

: - Total Potential Gross Revenue oe | $28 , 800 $28,872 $28,947 $41,025 $48,306 wo 

Oy Less: Vacancy @ 0% [3] | | . | 0 _---—-0 -----—0 _-____0 _.____0 < 

| EFFECTIVE GROSS REVENUE | | | | $28,800 $28,872 $28,947 $41,025 $48 , 306 a , 

= EXPENSES © | | | es | | a 

Management [4] vee oe | 1,440 1,444 1,447 2,051 2,415 
Leasing Fee [5] a | | | | | 1,152 1,155 | 1,158 1,641 1,932 | | 

a Insurance [6] | | 1,800 1,872 1,947 24025 24106 | 

: ~ Subtotal: Expenses Before Real Estate Taxes. | | $$ «4,392 $ 4,471 $ 4,552 $5,717 $ 6,453 

po Real Estate Taxes [7] : oO LL . 

Total Expenses , $4,392 $4,471 $4,552 $5,717 $6,453 

NET OPERATING INCOME — 7 , | $24,408 $24,401. $24,395 $35,308 $41,853 

| | | | | | | | | |



| EXHIBIT VI-5 (Continued) ne | 

a | — 625 MAYFAIR AVENUE © | } 

| FOOTNOTES TO SCHEDULE OF REVENUES AND EXPENSES : a 

A {1] The improvements on the subject property were specially | 

a built to the needs of the present tenant, Emmer-Madison, | ; 

- Ine., a lumber distributor. The 15-year lease, which . 

7 : commenced May 1, 1973, has a fixed rental rate of $0.90 | 

per square foot of GBA. Because of the special fit of 
this tenant to the space, it is assumed the same tenant | - 

ot | will renew the lease, but at current market rates, Based 

upon competitive market rents for large, unheated space | 

as of January 1, 1985, and assuming a 3.5 to 4 percent 

| | average annual inflation factor since 1973, the base — | . 

a | triple net rent as of May 1, 1988, would be $1.50 to | | 

$1.62. The lower value is estimated as market rent for | 

| a this in-place tenant. The projected revenues for the | 

| subject property are as follows: - | | | | 

— BaSTS FOR)*é“‘“O™;*;*”;CRENTAL)O#*#*O APPRATSAL a 
i | RENTAL RATE —ODATE ; RATE ‘REVENUE REVENUES 

‘ ‘Current lease 1/1/85 - 12/31/85 $0.90 $27,000 pe 

; REVENUE FOR 1985 | : $27 ,000 psy 

d Current lease | 1/1/86 - 12/31/86 $0.90 $27,000 | 

| REVENUE FOR 1986 a $27 ,000 | 

| Current lease 1/1/87 = 12/31/87 $0.90 $27,000 ee | 

fo REVENUE FOR 1987 | | ee $27,000 fo 

: | | Current lease 1/1/88 - 4/30/88 $0.90 $ 9,000 a po 

| New lease rate 5/1/88 - 12/31/88 $1.50 $30,000 Oo | 

| | “ REVENUE FOR 1988 | | | $39,000 7 fo 

a | - New lease rate 1/1/89 - 4/30/89 $1.50 $15,000 i | a 
4% increase 5/1/89 - 12/31/89 $1.56 $31,200 — | Ba | 

fi REVENUE FOR 1989 $46 , 200 Lee 

: oT = _ 183 | | a



Op FP ao LPO | | ) 

a | | EXHIBIT VI-5 (Continued) 7 fp 

a [2] Insurance premiums for fire and extended coverage, paid | : 

- by the lessor, and reimbursed by the tenant, are co 

estimated to be $0.06 per sqyare foot per GBA. The | | 

a annual insurance premiums are estimated to be as follows: | 

G | YEAR TOTAL AMOUNT OF TOTAL | Po 
| PAYABLE INSURANCE PREMIUM REIMBURSABLES pe 

a 4985 $1,800 ao $1,800 

i 1987 1,947 1,947 to 
1988 © 2,025 . 2,025 | | 

q 1989 2,106 (2,106 | | 

. | Insurance premiums are assumed to inflate at 4 percent 

a per year. oT | 

| —s« [3] Sinee it is assumed the current tenant will renegotiate a | 

i | new lease as of May 1, 1988, there will be no vacancy — | 
over the five-year projection period. - | 

i - [a] Management fees are 5 percent of effective gross revenue. . | | 

[5] Leasing fees are 4 percent of effective gross revenue. po. | 

— Given the long-term lease presently in place, the leasing | | 

q fee currently charged is assumed to be the amortized | 

| charge over the term of the lease. a | ye 

i | [6] Insurance premiums for fire and extended coverage are Cees 

: estimated to be $0.06 per square foot of GBA and inflated ; 7 

| | at 4 percent; although paid by the lessor, the tenant | | ; 

| | fully reimburses this expense annually as additional 

rent. | | | | - | | 

[£7] Real estate taxes are paid by the tenant. | - | | | 
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a | F. Capital Budget Assumptions for 
a Discounted Cash Flow Approach | 

a : The income approach, using the discounted cash flow | | a 

methodology, is detailed in Appendix A. Essential parameters - 

for discounted cash Flow valuation beyond revenues, expenses, | 

| and financing are the value assigned to vacant land, reserves | p 

for replacement, equity dividend required by investors, tax | : 

' depreciation limits, and a formula for anticipated resale price : 

|. at the end of an assumed projection period. The appraiser has | | 

a chosen to utilize a five-year projection period. The following | 

| values have been assigned to these capital budget assumptions: : 

a | 1. Although land value cannot be considered separate | | yee 

~ a from total value; for purposes of income tax | 

: oe te treatment the subject parcel has a market supported pe 

a a value of $0.60 per square foot which, multiplied _ - = 

times its area of 143,748 square feet, suggests a ; 

A Oo land value of approximately $86,500. The site is 

a located adjacent to an older, low-income 

a | neighborhood with the majority of the commercial | | 

5 | development between Mayfair Avenue to the east and | 

1 the main railroad line of Chicago, Northwestern, et 

| 4 al. Only a small area is zoned M-1 with a limited 7 | 

| | supply of C-2 property to the north. This is not a. p 

J , | recognized major industrial park | area. (See | | | 

a Exhibit VI-2.) 2 2 oe | | | |



i | 2. Reserves from replacement of capital items in the | 

| future have been increased to 10 percent of cash | po 

a | throw off available for distribution, and these - ar 

| | reserves have been segregated to a sinking fund for | | , 

d reinvestment at a 9 percent tax exempt rate. The ; 

q | accumulated reserve is included as part of the net 

| worth realized on resale of the property, but does | 

i reduce cash available for distribution as an equity fo 

7 dividend to the buyer. Although the lessor is ; 

i | responsible for maintenance and repairs | | 

a necessitated by normal wear and (tear on the | | - 

property, it is unlikely such expenditure will be | | | 

a | made until the end of the lease term. The reserves | | 7 

| for replacement of capital items is increased where | 

i replacements are not being made on an annual basis | | 

a | - for multiple tenants on shorter term leases. | | 

| | 3. The equity dividend rate required in the first year mid 

5 a of the investment by the most probable buyers is fp 

mo LO fe 11.25 percent, equivalent to a tax exempt rate | 

q | | because of available depreciation shelter, but the | oe 

a | | dividend is anticipated to increase with time. ; 

_ ; Typically, equity dividends are about 200 basis | 8 

a | points below interest rates because the equity | 

investor enjoys the benefit of loan amortization, = 

i : - 166 — ae : |



a ; tax shelter, and property appreciation in addition | / ; 

| | to dividends. | | | | 

i 4, Tax shelter for property income is. based on | | 

a | straight-line depreciation of 100 percent of the po 

: value of the building improvements over aterm of | ce 

a 18 years, assuming the most probable buyer is in a | | 1 

| 40 percent marginal income tax bracket, either as a | | 

i | , small corporation or as a sophisticated | individual | | 

oe | - investor already enjoying some degree of tax a ie 

i - ss Shelter investment income. | be | | 

a | 5. The final source of return to the most probable | | 

| | buyer is the increased net worth realized upon sale an | 

a | of the property at the end of a proposed “five-year | | 

: | investment period. To estimate that value, the | } 

i appraiser has chosen to multiply net operating | 

5 | income in the fifth year by a factor of 8.3333, a —— 

/ a computation comparable to capitalization ata | po 

z | | factor of 0.1200, a ratio of income to price for 

| Madison industrial properties that is reasonably 

i | constant, unless there are severe upsets to | | | 

| financial markets, and the income tax Law in the — | | 

; interim. | or | | | | / 

i | 6. Each of ‘the above items define the ultimate cash - a 

2 | throw off to the investor from all sources. These a | 

i Tee 167 a



G | must be discounted at a minimum threshold rate of 7 ° Pe 

. | return from all sources of 16 percent after taxes sn 

a a to justify the business and financial risks. a 

| incurred, This is the minimum equity rate currently | 

i oe “reported as typical of managed real estate funds | 

A and used ass purchasing benchmark by Madison — 

| investors in a stable investment industrial | 

i building market. The present value of all benefits a | 

. | to the equity position discounted at 16 percent, if | | 

i | | | | held for five years and sold at the assumed price 

i a cwhen added to the original mortgage balance, equals © | | 

| | the market value of the subject property using the | | 

| ; income approach. | | | | oe | 

J | : os G. Discounted Cash Flow Value Conclusion | —_ 

| | The assumptions used in the discounted cash flow model are 

a | found in Exhibit VI-6. The discounted after bax value of the | 

| subject property, if held for five years, is $242,948, or | | 

i | $243,000 rounded, using a minimum 16 percent discount factor | . 

4 for all the benefits bo the equity position. (See Exhibit — Ln 

ve IV-7, line 39.) If the property were purchased at this price, | | 

i _ the investor would enjoy a conservative risk position reflected ] 7 

- by: (1) a cash breakeven ratio or default point as shown in a 

i | Exhibit VI-7, line 42, of less than 76 percent, (2) a payback ) 

5 a of 69 percent of the initial equity investment of $62,000 by 
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a the end of the fifth year prior to resale, and (3) cash | 

| dividends of 11 percent or better each year. | a | Oo | 

i 7 The discounted after tax value of $243,000 is greater than | fo 

the justified investment amount or initial cost as of $188,679, | 

i or $189,000 rounded, reported in Exhibit VI-7, Report Section | fo 

1. This is due to the depressed value of the first year NOL } - 

od based upon contract rents instead of market rents. The | - 

a justified investment, or initial cost, is solved for by the | ; 

- more simplistic back door method in which the net operating , 

i | | income, financing parameters, and equity requirements determine 

a | the size of the mortgage, the equity contribution and therefore | | 

the justified investment amount. | : | 

a | | If a market rent of $1.34 per square foot of GBA were in |. 

: place as of January 1, 1985, and the required DCR of 1.3, the | 

i justified investment value would be $278,000, with a mortgage poe 

a of $203 ,500 and an equity contribution of $74,500. The | 

me discounted after tax value, assuming a resale in five years, a 

5 - would be $297,000. (See Exhibit VI-8 for second discounted | 

i cash flow analysis of subject property at market rent for a — 

i | full five years of the holding period.) Therefore the value of | 

q | the leasehold interest is estimated to be approximately { 

$54,000, or the difference between investment value of $243,000 | ; 

i with contract rents in place for 3.5 more years. and $297,000 if - a 
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op Ut | 

A | | _ EXHIBIT VI-6 | | oO | | os ) 

| ASSUMPTIONS USED IN | | 

a | DISCOUNTED CASH FLOW METHODOLOGY . | 
— MRCAP COMPUTER PROGRAM 

| 625 MAYFAIR AVENUE . a | po 

| 1. Appraisal is as of January 1, 1985. | | oe | | a 

a O. Holding period is five years with resale at end of 1989. | 

) 3. Debt cover ratio (DCR) is 1.4, The DCR is applied to the | 

a net operating income (NOI) in the first year, although | po 

| NOI is depressed by the below market contract rent 
a currently in place, which is approximately 3.5 years to | 

i run. | | 

| 4, Cash on cash required by the equity position is 11.25 | - 

i , percent. | 
. 

. os 

” 5. The discount rate used is 16 percent. This represents the | | 

| minimum threshold rate of return after taxes from all | 

a : | sources to justify the business and financial risks | | 
- incurred by the investor. _. ee 7 | . 

. | | 6. The investor income tax marginal rate is 40 percent. 

| 7. The after tax reinvestment rate applied to the after tax ; | 

' cash proceeds is 9 percent. a ) } 

| 8. The resale price at the end of the holding period is based 

| | upon the NOI in 1989 and a net income multiplier of 8.333, | 

2 or a capitalization rate of 0.12. | - a 

: - 9. <A reserve for replacements is based upon 2 percent of the | 

after-tax cash throw off and is invested at 9 percent per 

10. Land is valued at $86,500, or $0.60 per square foot. | oe 

i 11. The computer program solves for justified investment value 

based upon the amount of debt and equity the property can © 

q | carry, given the financing parameters and cash on cash 

| requirements. The land value is subtracted from justified en 

investment value to solve for building value. The oa 

, building is depreciated straight line over 18 years as 

| / currently allowed by the Internal Revenue Service. od | 

| 12. The financing parameters include 13.25 percent interest, 
a oe 25-year loan, and a balloon in seven years. Debt service | 

| payments are made monthly. | | 7 

q 13. All revenue and expense assumptions are found in Exhibit - |



| pe lt | | 
i ue — Loudwable Reon, Tw. | ens : 

| | oo - EXHIBIT VI-7 - | | en 

a | COMPUTER OUTPUT OF DISCOUNTED CASH FLOW ANALYSIS sy | 

= fi ae LEASED FEE VALUATION WITH. | fp 
a CONTRACT RENTS THROUGH APRIL 31, 1988 | 

p | RUN NUMBER O | | oO 

fo | : | PRO FORMA a en 

G eee ee INVESTMENT ANALYSIS OF = : 

Oo | | 625 MAYFAIR AVE. 

i | | «FOR = | | 

5 a a a MREIF | a oY 

a rae REPORT SECTION NUMBER 1. PAGE 1 | | 

| oe GROSS RENT ©$ «35190, * RATE OF GROWTH OF GROSS RENT 0.1500 | 
fo + EXPENSES  $ © 5117. * RATE OF GROWTH OF EXPENSES 0.1052 

qf eR E TAXES $ i. * RATE OF GROWTH OF R E TAXES 0.0000 | 
| | + INCOME TAX RATE 0.4000  FROJECT VALUE GROWTH TYPE =. 2.0000 

+ VACANCY RATE 0.9000 WORKING CAPITAL LOAN RATE = 01400 | | 
i | EQUITY DISCOUNT 0.1600 EXTRAORDINARY EXPENSES 0. | 
Bp RESALE COST =» 00400 REINVESTMENT RATE 940900 

WKB CAPITAL RSS 0. CAPITAL RESER INTEREST RATE 9.0900 | 
INVESTOR TAX CLASS  =-0—s OWNERSHIP FORM 4 | . 

a INITIAL COST $ 188679. INITIAL EQUITY REQUIRED € 61986. p 

ALL *# VALUES ARE AVERAGE AMOUNTS FOR HOLDING PERIOD. OF 5 YRS. i 
Z | INITIAL COST DERIVED THROUGH BACKDOOR TYPE 3 USING 1 MORTGAGES |e



2p eS FO | | : | E — Leuticsly’ Row, In. ———— ——— 

a ss PRO FORMA | | | 

INVESTMENT ANALYSIS OF a | ; 

a | | | «625 MAYFAIR AVE. | 

i a Oe «FOR a | 7 

a MREIF | - | | 

A | REPORT SECTION NUMBER 3 PAGE 1 | 

a | CASH FLOW ANALYSIS cee . | a ) 
| BSanssomsssssssess | 1985 1986 1987 1988 1989 ; 
i 1° GROSS RENT | 28800. 28872. 28947. 41025. 48306. 

| | 2 LESS VACANCY | 0. 0. 0. 0. 0. | 
a: LESS REAL ESTAE TAXES | 1. 1. 1. i. 1. | 

7 | 4 LESS EXPENSES 4392, 4471, 4552. 5717. 6453. | 
| 7 ‘5S NET INCOME | ee 24407. 24400. 24394. 935307. 9 41852. - - 

] So 6 LESS DEPRECIATION | 5677. S67?. 5677. 567?. 5677. | 
7 LESS INTEREST PATS : 16746. 16649. 16539. 16413. 16269. / 

| | a 8 TAXABLE INCOME me 1984, 2074, 2179. 13218. 19906. | 
, . «PLUS DEFRECIATION = | 5677. S677. S677. S677. S677. | 

| 10 LESS PRINCIFAL FMTS 687. 784, 895. 1021. 1164. oo 
ij 11 CASH THROW-OFF «B97 4, 6967. 6961. 17874, 24419, | 

| 42 LESS INCOME TAXES 794, g30. B71. ° 5287. 7963. | 
| 13 LESS RESERVES | | 618.) éi4. 609, 1259. = 1646. a 

a 14 CASH FROM OPERATIONS | 5562. 5523. 5480. 11328. 14810. 
z 4) WORKING CAPITAL LOAN 0. oO 0. 0. 0. | | 

fe : (16 DISTRIBUTABLE CASH AFTER TAX — 5562, 523. 5480. 11328. 14810. 

| - 17 TAX SAVINGS ON OTHER INCOME | 0. 0%. oO. 0. Oe 
7 , 18 SPENDABLE CASH AFTER TAXES 5542. 5523. 5480, 11328. 14810. 

5 HARKET VALUE & REVERSION | | | : Ss to 

s || CASH FLOW ANALYSIS a, oa a 

5 |) SRSFEESsSseeseerss 1985 1984 «1:98 7 1988 1989 | 
| 49 END OF YEAR MARKET VALUE - 1989 | nnn? 348765. | 

| 20 LESS RESALE COST | | 8136. 8133. gigi. 11769. 13951. 
| | 21 LESS LOAN BALANCES 426005. 125221. 124326. 123306. 122141, | 

22 = PLUS CUM. CASH RESERVES 618. 1287. 2012, 3452. $408. po 
| 23° BEFORE TAX NET NORTH 69868. «71265. «72837. «162601. 218081. po 

24 CAPITAL GAIN (IF SOLD) | 12253. 17874. 23502. 116483. 174519, | 

i | 25 CAPITAL GAINS TAX | 1960, 2840. 3760. 18637. 27923. © | 
, : 24 MINIMUM PREF. TAX | | 0. 0 Oe oO. 0. 
| 27 INCOME TAX GH EXCESS DEF. | 0.  o. 0. —o. 0. — 

| | 28 TOTAL TAX ON SALE | 1960. 2860. 3760. 18637. 27923, / 

~ | 29 AFTER TAX NET WORTH 67907. 68406. 69077. 143964, 190158. — 

| | wh oe | es ——



; Do baa we EXHIBIT VI-7 (Continued) oe 

5 | BEFORE TAX RATIO ANALYSIS o ; foe | | : ; 

| CASH FLOW ANALYSIS See | | pe 
: | sasresssecssssss== | 1985 1986 = 1987 )—s«1:988 | 

30 RETURN GN NET WORTH B/4 TAX. 0.2397 0.1197 0.1197 1.4778 0.4914 - 
ns | 31 CHANGE IN NET WORTH B/4 TAX 7882. 1398. 1571. 89764. 55481, | 

(32 ORIG EQUITY CASH RTNB/4 TAX =O. 1125) 0.1124) 0.1123) 0.2883 «0.3939 | 
g | | 33 ORIG EQUITY PAYBACK B/4 TAX = «0.1125 0.2249 «= 03372016255 1.0195 | 

P «34 B/4 TAX PRESENT YALUE 192935. 190844, 189005. 242016. 267670. | 

G AFTER TAX RATIO ANALYSIS | | | to 

i ss CASH FLOW ANALYSIS oes a | | en 
: SSEESSSSSSS=SSs==5 _ 1985 1986 1987 1988 1989 

| | 35 RETURN ON NET WORTH AFR TAX 0.1853 0.0887 0.0899 1.2481 0.4238 — 
| 36 «CHANGE IN NET WORTH AFR Tax 5921. 498. 671. 74887. 46195. | 

| 37 ORIG EQUITY CASH RTNAFR TAX 0.0897 0.0891 0.0884 0.1827 0.2389 : 
| & 38 ORIG EQUITY PAYBACK AFR TAX 0.0897 0.1788 0.2672 0.4500 0.6889 | 

a 39) AFTER TAX PRESENT VALUE 190028. 186429. 183357. 224869. 242948. : 

| CASH FLOW ANALYSIS ee | | 
| oj SSRBESERsspeeeeses | OO | ivB5 1986 yes 1988 yey 

| - 40 NET INCOME-HARKET VALUE RTO 0.1200 0.1200 0.1200 9.1200 0.1200 | 
’ | 41 LENDER BONUS INTEREST RATE = 0.0000 9.0000 0.0000 0.0000 0.0000 

: % 42° DEFAULT RATIO a 0.7579 0.7587 0.7595 0.5643 0.4945) | 
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| | | EXHIBIT VI-7 (Continued) | | | 

| RUN NUMBER oO | oe 
q | Soe a BY PRO FORMA | oe of 

| INVESTMENT ANALYSIS OF oe : 
a . a «25 MAYFAIR AVE. | | 

i FOR ae fe 
eo | MREIE es | | | 

a REPORT SECTIGN NUNEER Poo PAGE 1 to 

i i” a COMPONENT SUNHMARY  — | po 

I | TITLE PCT. BEGIN USEFUL DEPR a nl 
| | | oe DEPR USE LIFE METHOD COST SCH | 

i | | LAND | | 0.00 1 40, 3 9 # 86500. 0 | | oS 
| BULLUING | 1.0606 1 1B. 2B TOTP EL 9 a 

Ss Bk MORTGAGE SUMHARY aan | 

| TITLE INTR BEGIN END TERM ORIG PLT cee | 
J | Be | RATE YR. YR, — -BALC VALUE | 
— HORTBAGE 0.1325 1 7 25 § «126693. 0.671 fe 

a — 7 a 174 | | oe



| (DES panes enone oN _ a | : a 

: ees wea EXHIBIT VI-7 (Continued) 

to | REPORT SECTION NUMBER 9 | PAGE 1 oe 

i DEPRECIATION SCHEDULE FOR BUILDING = Jog | 

_- INITIAL COST = -102179. | SS] 
3 | «DEPRECIATION METHOD 2 PERCENT DEPRECIABLE 1.000 * ) 

| USEFUL LIFE 18. BEGINNING YEAR ss | | 

a to ANNUAL = CUMULATIVE CUMULATIVE | | 
| YR DEP. STR. LINE ACCELERATED EXCESS | - 

pa Sa 1 5677. S677. 0. 0. | 

fo - 3 «5677. 17030. 0. 0. 
4 5477. 22706. 8. O. de 

| - : 8877, 28383. 0. OO ; on 

I 7 REPORT SECTION NUMBER 8 PAGE 1 | 

f a MORTGAGE AMORTIZATION SCHEDULE FOR MORTGAGE | aaa | 

i | MORTGAGE AMOUNT 126693. — TERM | 25 | 
an INTEREST RATE 0.1325 MORTGAGE FACTOR O.01146701 

| PERIOD PAYMENT 1452.79 PAYMENTS PER YEAR  8=s«12- | 
a | BONUS INTEREST 0.0000 TYPE 0 GREATER THAN =O, } 

n= | Ct , ANNUAL INTEREST PRINCIPAL BONUS INT es SP 
7 ee YR PAYMENT PAYMENT PAYMENT BALANCE PAYMENT = = = me 
wt 42 «17433. «16746. 2 687.) -126005. oO | | | 
| es 2 17433. 16649, 784. 125221. 9, oe | | | 
5 | «3 17433. 016539. 0 BPS. «124326. 00, | cept ee Le Ps 

| 4 17433. 16413, 1021, 123306. 0. | | oe 
of — § 17483. 16269. 1164. 122141. 0. ee oS Se 7 

a - «175 a |



3 | | | | EXHIBIT VI-7 (Continued) | | a 

| | Se MRCAP COMPUTER INPUT FILE | 

| DIS MREIF.4 | — , 

i | 1,625 MAYFAIR AVE., MRE IF - = to 

| | 10,1985,0,1,1.0,5,30000 | | | | . 

a | 20,5,1,104,.1125,1,1 | | | I 

/ 100,.16,.40,.09 | | 

7 101,0,8.3333,2 a | | | of 

fp 402, .14,1,-04,0 so _ 

a | | —-103,.10,0,.09,0 | eo oe 

. | 40, 28800, 28872, 28947, 41025, 48306 | ‘a 
| | | 40,0 | | | 

a 70,1, | | | an | 

, | 80, 4392, 4471,4552,5717,6453 | 

| 00,1, LAND oe | | 

| 201,1,86500,0,0 | | | er 
7 | 202,1,1,40,0 | | | | | 

| - —- 200, 2, BUILDING | | an 

| | —-201,2,1.0,1.0,2 | | p 

q | 202,2,1,18,0 | | | | 

A | | 300,1,MORTGAGE Oo | | 
, 301,1,1.9,.1325,0,25 | 

7 | FO2,1,1251,7,0. | | 
| | — 400,59 | Cog ee | | 

| 4 403,99 a _ - | | | 

1 . | ee 999,99 as | | 

5 | | | 176 | - |



: | | . EXHIBIT VI-8 ~ | oP 

5 | | FEE SIMPLE VALUATION WITH | | SS os 
~ MARKET RENTS AS OF JANUARY 1, 1985 | / 

q | RUN NUMBER 0 | - a | oe 

: | PRO FORHA | Os is 

i | OO | INVESTMENT ANALYSIS OF | | | 

| 25 HAYFAIR AVE. : oe Ce Pee. 

a i FOR | | 

4 fo me MREIF ce pe Ss fp 

i | REPORT SECTION NUMBER 1 PAGE 1 } 

ot : + GROSS RENT $ 45496. + RATE OF GROTH OF GROSS RENT 9.0400 — fo 
| * EXPENSES ; 6045. * RATE OF GROWTH OF EXPENSES 0.0400 y 

j ee *RE TAXES $ 1, # RATE OF GROWTH OF RE TAXES 0.0000 
- —- # INCOME TAX RATE 6.4000 = FROJECT VALUE GROWTH TYPE = 2.0000 , 

* VACANCY RATE  . 0.0000 WORKING CAPITAL LOAN RATE 0.1400 
f | EQUITY DISCOUNT 0.1600 EXTRAORDINARY EXPENSES $ 0. | 

| RESALE COST = 0.0400 REINVESTMENT RATE 0.0900 | 
— OWKG CAFITAL RS$ = = 6. «= CAPITAL RESER INTEREST RATE 0.0700 | | 

of INVESTOR TAX CLASS 0 OWNERSHIP FORM | 1 of 
{i ; INITIAL COST $ 278293. INITIAL EQUITY REQUIRED $ 74706. pO 

a |. ALL “#° VALUES ARE AVERAGE AMOUNTS FOR HOLDING PERIOD. OF 5 YRS. fp 
i — INITIAL COST DERIVED THROUGH BACKDOOR TYPE 3 USING 1 HORTGAGES © | 

[ _ | | | 177 — —— : : |



| Ba NUMBER 9 EXHIBIT VI-8 (Continued) os 

c PRO FORMA - 

i | INVESTMENT ANALYSIS OF | | 

ae ae 625 MAYFAIR AVE. a 1 pS 

' | | | MREIF | | fo 

i RE RP ORT) SECTION NUMBER 3 PAGE 4 | 

. CASH FLOW ANALYSIS | - as 
) oo BEgEeEeessseseagss | 1785 1984 1987 1988 1989 

1 GROSS RENT a : 42000. 43672, 45427, 47245. 49136. 
- 2 LESS VACANCY 0. 0. 0. 0. 0. 

= _ 3 LESS REAL ESTAE TAXES i. i. i. | 
i - | 4 ~~ LESS EXPENSES ny | 5590. 5803. 6035. 6277. 6528. 

5 NET INCOME | | | 36419. 37868. 39391. 40967. 42607. : 
|  & ~~ LESS BEFRECTATION ; 10655. 10655. 10655. 10655. 10655. 

| , 7 LESS INTEREST FATS «26916. «= 24754. 00 26577. 26374. 26143, 
= | B TAXABLE INCOME --1146. 459.0 2158.0 3938. 05809, | , 

—_ 9 PLUS DEPRECIATION 10655. 10655. 10655. 10655. 10655. | 
. 10 LESS PRINCIPAL FMTS | 1105. 1260. 1438. 1640. 1871. | 

| 41 CASH THROW-OFF - 8405. 854, 11977. 12953. 14593, | 
| 42°C LESS INCONE TAXES: | 0. 183. 864. 1575. 2323. | | 

| | 13s LESS RESERVES 840, 967, 105T. 1138. 1227, 
| } «14 «CASH FROM OPERATIONS — 7564. 8703. 9462. 10240, 11042. 

eS 15 WORKING CAPITAL LOAN | 0. 0. 0, 0 Oo fo. 
| 16 DISTRIBUTABLE CASH AFTER TAX (7564. 8703. 9462, 10240. 11042, | 

i 4 TAX SAVINGS ON OTHER INCOME © 458. 0. 0, 8. 0. | 
| 18 SPENDABLE CASH AFTER TAXES § 8022. 8703. 9462. 10240. 11042, | | 

q | MARKET VALUE & REVERSION a recs | | i 

f CASH FLOW ANALYSIS | | | | ee 
ee Sq aeasmtsessaseses 19785 1936 1987 1988— 1eB9 | 

| 19 END OF YEAR MARKET VALUE - 1989 es 355057. | 
- 20 LESS RESALE COST 42140. «12623. «13150. «15658. 14202. | 

| 2} LESS LOAN BALANCES = «202483. 201223. 199785. 198145. 196274, | 
| 22 PLUS CUM. CASH RESERVES «B40. 1883. 0 3104. 0 4521.0 6155. 

| 23. BEFORE TAX NET WORTH «9708. 103403. 118446. 134111. 150736. | 
| 24 CAPITAL GAIN (IF SOLD) 23713. 45960. 68799, 92062. 115837. 
po. 25 CAPITAL GAINS TAX 3794. 7354, 11008. 14730. 18534, | 

— f 26 MINIMUM FREF. TAX | 0. 0. Q. Oo. | 
I a 27 INCOME TAX OM EXCESS DEF. 0. o% a. oO. oO. | 
: 28 TOTAL TAX ON SALE 3794, 7354, 11008. 14730. 18534.) 

| 29° AFTER TAX NET WORTH 85914. 96250. 107438. 119381. 132202. 

a Tee 173



a: ee a 

i | : | | EXHIBIT VI-8 (Continued) OO | 

7 BEFORE TAX RATIO ANALYSIS ee 

| CASH FLOW ANALYSIS a Te - | 
_ shicosensesstesees 1985 1986 1997 1988 1989s 
i , 30 RETURN ON NET WORTH B/4 TAX 0.3133 0.2647 0.2531 0.2416 0.2328 | 

| BY CHANGE IN NET WORTH B/4 TAX 15003. 13875. 14842, 15665. 16625. | 
fo 32 ORIG EQUITY CASH RTNB/4 TAX «0.1125 0.1319 041523 0.1734 0.1953 

a 33. ORIG EQUITY PAYBACK B/4 TAX 0.1125 0.2444 0.3967 «0.5701 0.7654 - 
7 «34 OB/4 TAX PRESENT VALUE 288168. 295150. 301327. 304466. 311313. — 

a AFTER TAX RATIO ANALYSIS PS | , | 

i CASH FLOW ANALYSIS | at . | | = 
a sosaesesseessees== | 1985 1986 198? 1988 01989 | 
a 35 RETURN ON NET MORTH AFR TAX 0.2574 0.2216 0.2145 0.2065 0.1999 | 
» | 36 CHANGE IN NET WORTH AFR TAX 11209, 10335. 11188. 11943. 12821. | 

| 37 ORIG EQUITY CASH RINAFR Tax 0.1074 0.1165 0.1267 0.1371 0.1478 
% 38 ORIG EQUITY PAYBACK AFR TAX 0.1074 0.2237 0.3505 0.4876 0.6354 | 

' & 39 AFTER TAX PRESENT YALUE 284568. 298500. 291864. 294621. 296889. = | 

a | CASH FLOW ANALYSIS | | Oo | | 
siccnpanzesseesee= | 1985) —s«*1:29°88 1987 1988 1989 | 

i 40 NET INCOME-MARKET VALUE RTO 0.1200 0.1200 0.1200 0.1200 0.1200 | 
| 41 LENDER BONUS INTEREST RATE 0.0000 0.0000 0.0000 0.0000 0.0000 | 

& 42 DEFAULT RATIO. 0.7997 «0.7744 0.7496 «0.7258 «0.7030 

| — 173 — — Tr



4 | | EXHIBIT VI-8 (Continued) — | | | 

ii RUN NUMBER =O OES a : | | 

7 | | PRO FORMA © | fp 

—_ a i INVESTMENT ANALYSIS OF of 

| } | on 625 MAYFAIR AVE. | - | 

| | | | FOR | oo er, | | 

d | | | ARETE | | 

: - REPORT SECTION NUMBER 2 ABE | 

a | COMPONENT SUHMARY | pO 

i | ea TITLE PCT. BEGIN USEFUL DEPR - | | 
of | | |  OWEPR «USE LIFE HETHOD COST SCH | 

a LAND 0.00 1 40. 0 $$ B6500. 0 | arcs 
BUILDING 4.00 1 18. 2 194795. 0 | | 

i , MORTGAGE SUHHARY — ae | 

a | | TITLE INTR BEGIN END TERA ORIG | PCT | y 
| | ves RATE YR. YR. BALC |= VALUE | a 

4 | MORTGAGE = 0.1325 1 7 25 $ 203588. 0.732 fos



a | EXHIBIT VI-8 (Continued) me 

' REPORT SECTION NUMBER 9. PAGE 1 

A oo DEPRECIATION SCHEDULE FOR BUILDING — . a 7 

| INITIAL COST 191793, oe oe | | 
4 a DEPRECIATION METHOD = .2 PERCENT DEPRECIABLE 1.000 | | 

| : USEFUL LIFE — 18. BEGINNING YEAR 4 | | 

d | | ANNUAL «CUMULATIVE CUMULATIVE = | | pe 
yo | YR DEP. STR. LINE ACCELERATED EXCESS 7 Ta | 

- | 3 10655. 31966. 0. 0. : | 

a oe 5 10655. 53276. 0. Q. : | 

7 a REPORT SECTION WNUHBER 8B PAGE 1 fp 

i | MORTGAGE AMORTIZATION SCHEDULE FOR MORTGAGE = | ee 

l 5 MORTGAGE AMOUNT 203588. TERN | Oe Se Bg OT Sad po 
INTEREST RATE 0.1325 MORTGAGE FACTOR = 0.01146701 | os 

fo PERIOD PAYMENT © 2334.54 FAYMENTS PER YEAR wo | — 
4 fo BONUS INTEREST 0.0000 TYPE O GREATER THAN =O oo pes 

fo ANNUAL INTEREST PRINCIPAL BONUS INT eh OR, yee 
, | | YR PAYMENT PAYMENT PAYMENT BALANCE FAYMENT =~ | | 

, : — t 2BO14. «= 26910. = 1105. 202485, 0. | | | 
a 2 28014, 26754, 1260. 201223. 0. | an a 

'] | «28014. = 26577. 1438. 199785. 0. - fe 
= > | 4 28014, 26374. 1640. 198145. 0. | | | 

. oe 5 28014, 26143. 1871. 196274, 0, | Oo 

q —__ - 181 : : , Bo



i | ve EXHIBIT VI-8 (Continued) — ye ; 

ek. - MRCAP COMPUTER INPUT FILE | | po 

. . | 

a | | | | Ready | —— | a | 

| “IS NREIFB.A4 : - - | 

a | | 1,425 HAYFAIR AVE., MRE IF - 
Co 10,1985,0,1,1.0,5,30000 | | | 

| 20,3,1,125,.1125,1,1 | | | | 
t 100,616, 240,.0F | | | | | 
) — -101,0,8,.3333,2 | | fp 

oe 102,.14,1,.04,0. a | ) | oo 
a : ae | 103,.10,0,.09,0 | | 
a oe — -40,42000,43472, 45427, 47245,49136 

| ey 40,0 | oe eo . a | : oe 70 194 moe | | a | 

y | 80,5580,5803,6035,6277,6528 | 
we | 200,1,LAND | oe 

| | 201,1,86500,0,0 — | fp 
7 | | | 202,1,1,40,0 ee ; 

of | | 200,2, BUILDING | - “ws 
| oe 201,2,1.0,1.0,2 po 

4 | 202,2,1,18,0 | | | : 
| 300,1,MORTGAGE | | ; 

7 oe | | 301,1,1.0,.1325,0,25 oe fp 
| | | - 302,1,12,1,7,0 | fe 
a oo 400,79 | | | 
= | 403,99 | | 

999,99 | | Pe | 

I | | , a Ready | | | | po 

a | — 182 | } ; |



f a new lease with a market rent of $1.34 triple net were in pe 

| - place as of January 1, 1985. 7 | oo P 

A | - Therefore, the value conclusion from the income approach is. ee 

| $243,000 given the leasehold interest of $54,000 also existing 

J as of January 1, 1985. | | we | co | 

i | - ‘Ae Market Comparison Approach | | | 
. Application. and Conclusions | 

a A market comparison methodology using gross building square eo 

7 footage and price per square foot is detailed in Appendix B. As | | 

a - noted in the Madison market analysis in Section II, most 

" transactions for general purpose steel buildings occur on the — ee 

, south and southeast side of Madison to house local commercial | | 

ql | operations. : Most of the comparable sales are heated, have some ; 

— office Space, and many have single tenant occupancy. None have 

F an open-ended shed attached to the enclosed warehouse as does | | - 

. the subject. | | a | | | 

i To properly apply the market comparison price per square © | 

a | Foot of GBA, the total. square footage of the subject should be 

| fairly homogenous and comparable to. the sale properties or to 

I | adjustments must be made for differences. Exhibit VI-9 lists | 

_ | the adjustments for differences in price sensitive attributes | 

i which are made in solving for value by the point score method, : — 

A Ss but the differences in building types within the subject | | 

property are not included in this adjustment. Since the total | [|



a | 30,000 square feet of the subject not only includes | | 

oe approximately 16,000 square feet of enclosed unheated warehouse | 

7 space with 1,465 square feet of heated and finished office . | 

/ area, but also includes approximately 14,000 square feet of an | 

J a open shed, the nominal 30,000 square feet must be adjusted to ; a 

[ effective square feet before applying the price per square | | 

foot, | - a | | | | 

a | The Marshall Valuation Service suggests the cost per square 

_ Foot of an open steel utility shed with minimum flooring is we 

a approximately one-half the cost of an enclosed pre-engineered | 

P steel unheated warehouse. Therefore, the full 16,000 square | ; | 

| foot plus one-half of the 14,000 square feet of the open shed, | | 

i Pe pe 23,000 | square feet is used as the effective square Feet of ) 

| | the 625 Mayfair Avenue warehouse for the ‘purpose of applying | 

i the market approach price per square foot to estimate market | - | 

7 value and for the purpose of applying the cost to build new to | 

estimate the value using the cost approach. - Oe | 

a | Six comparable sales were selected from the array provided | | 

in Appendix D, specifically these engineered steel buildings: |



COMPARABLE = CASH PRICE/ | 
| SALE NO. ADDRESS SF OF GBA | | | 

4 1115 Oneill Avenue $14.45 | 

: 2 | 4622 Femrite Drive a $17.38 | | 

3 4607 Femrite Drive $20.00 | | 

| | | 4 615 Mayfair Rod - $16.30 - | | 

of | 5 (3103 Watford Way $14.94 
Oo (unheated) | ee os 

= 6 929 Watson | $23.50 

The subject property is located next to the warehouse at | 

| 615 Mayfair Road, which ‘sold for a cash price of $16.30 per | | 

— square Foot of GBA, and is unheated as was the warehouse at | | 

i 3103 Watford Way at the time of purchase, which sold for a ~ 

; cash price of $14.94 per square foot of GBA. The market | / 

comparison model indicates a range in property values from } oo 

_ $13.26 per square foot to $15.10 per square foot of gross | 

7 building area adjusted for specific differences listed in 

Exhibit VI-9. When applied to the 23,000 effective square feet fp 

a of gross. building area of the subject property, these convert | a | 

to a range of values from $305,000 to $347,000, with a central oo 

— | tendency of $326,000. The appraiser believes that, with the os 

exception of the 615 Mayfair Road and the unheated 3103 Watford fe 

" Way buildings, the other properties have more interior office to 

finish and preferred commercial locations so the low to central er 

estimate between $305,000 and $326 ,000 is appropriate. The E



a value conclusion from the market comparison approach is Le | 

- | $315,000, or $10.50 per square foot of total GBA, or $13.70 per | | : 

| square foot of effective GBA. See Exhibit VI-10 for computer } 

i: output of market comparison method. ce | | | oe 

fe I. Cost Approach Input Assumptions and Conclusions — | | 

| The Marshall ‘Valuation Service was applied to the subject | po 

e property, subject to general assumptions in Appendix Cc, and the | 

| calculator cost assumptions provided in Exhibit VI-11. The yo 

a computer analysis produced by the service is provided in | . | 

| Exhibit VI-12. The © extras for dock doors, ramp, roof 

a , insulation, and office ‘improvements should be. noted. The | 

| -conelusion or. indicated value by the cost approach is between | | 

. | $303,000, or $10.10 per square foot of nominal GBA, and | | 

: | $326,000, or $10.73 per square foot of nominal GBA. Based upon ; | 

| effective square feet, the unit estimates of value range from | 

$13.17 to $14 per square Foot of GBA. Traditionally, the cost | 

| approach is regarded as the upper end of the value and does not 

. | reflect economic influences of market rent Levels, the cost of | 

money, or bax factors. For older warehouse buildings, which are |. 

oo given a 20-year life by the Marshall Valuation Service, the ] | 

estimate of effective age and therefore the resulting amount of ; | 

' allowable depreciation becomes a more difficult and tentative | | 

ce number to estimate. This method only serves as a check on the , - 

A a fa 

;— —— ——— 1%—— to



G | possibility that buyers would prefer to. build new as a | 

| substitute for the purchase of an existing property. / - , 

J. Reconciliation of Three Approaches and Conclusion 7 
‘of Subject Property Value if Sold Individually | i 

G Due to. the present leasehold interest in ‘the subject | 

| property, the. income approach, which suggests a value / of | | eee 

| $243 ,000 for the leased fee interest, is the primary indicator oe 

a of value. The market approach, which values the total bundle | 

; of ‘rights, Suggests a value of $315,000, while the cost  —s_—isj con 

i approach, which also values the whole fee simple interest, p 

indicates a value range from $306,000 to $326,000. The - | 

a | appraisers conclude that the most probable selling price of the 

i } subject property, as of January 1, 1985, is $250,000 for the | | fa 

os ‘leased fee interest in the subject property with cash to the | 

f — seller, or $8. 33 per square foot of nominal GBA, or $10.87 per | 

square foot of effective GBA. - | fo 

. ae 87 | : | _



A oe - EXHIBIT VI-9 | oe | os 

_ oe SCALE FOR SCORING COMPARABLE SALES | } 
f | BASED UPON PRICE SENSITIVE ATTRIBUTES © | | 

g) woe “WEIGHT. SCORES 

| AGE | 10% | 5 After 1977 | | 

p ; 3 1970 - 1977 
, . | 1 Before 1970 : , 

BUILDING HEIGHT 10% 5 Greater than 18 feet - | 

7 | 3 °° 12 to 18 feet | 

ae a | 1 Less than 12 feet | - 

RATIO OF OFFICE-DISPLAY ee ve | 
B TO GROSS AREA 20% — & 208 | ae 

| _ oo 3 15% - 208 ae | 

- | eg Less than 15% | — 

RATIO OF LAND TO | aa | | | | 
GROSS BUILDING AREA 10% | 5 Greater than 3.4 | | 

& 3. 245 to 3.4 pO 
: | | oe | 1 Less than 2.5 Oo 

LOCATION IN MADISON 25% | 5 South central 7 
| - | | 3 Airport | ; 

: ) Ce | 1 East | | 

- ACCESS/VISIBILITY we a fo 
| TO MAIN HIGHWAY 15% «Bs Accessibility/visibility 

- | | oe | to four-lane highway | 

| | 7 . 8 On two-lane thoroughfare 

f | | ce | | 1 On back service road a 

_ - MECHANICALS 408 ~=——i“‘<i«é‘“‘é«~S!~*#CHetted, insulated, 
| | oo | sprinklered | ae | 

So | - ca 3 Heated, insulated | So 

, | | 1 Heated only © | 

a 0  Unheated 

a - — —— 188 —— — St



oe | | 
i — Loudwanle Revs, Tu, | | : 

a a , | EXHIBIT VI-10° | m 

| | 

$ | MOST PRORABLE PRICE COMPUTATION USING MEAN PRICE FER FOINT EQUATION METHOD fo 

| Number of sales =. 6 Subject: 625 MAYFAIR | : 
j Subject Size =_ 23000 | | _—o 

A a SUBJECT COMPARABLE SALES -- POINT SCORES v8 

a | | ee 1 2 3 4 5 é | 

| $ PRICE/SQ.FT.--> 14.45 17.38 20.00 16.30 14.94 23.50 ‘| 

a FACTORS WEIGHTS ae | | a | | 

i | 1 AGE 19 So 4 | 3 5 3 5 ; 

wo 2 BUILDING 19 5 4) i 4 GS 8 5 
E HEIGHT Pee | | fo 

3 OFFICES 20 4 a 5 po 4 po 
GROSS AREA ae oo oe | p 

a 4 LAND/BLDG- 10. 5 3 3 5 5 5 | 
a | AREA | | | . - 

5 QUADRANT 250 4 3 i 4 5  § 

fl 6 ACCESS 3 1 3 3 4 7 » fo 
VISIBILITY | | 

| 7 MECHANI- 10 0 3 3 3 3 0 5 | 
| CALS | : 7 a | oe 

| 19 | me 7 

G | | 189 | : : .



te 

po] | AD. vy lw Z | | 

A oe EXHIBIT VI-10 (Continued) | | 

u FACTORS «x WEIGHTS SUBJECT COMPARABLE SALES | | | 

a | | | | , 2 3 4 Ss 6 

, 1 | 30 40 16 30 507 30 50 | 

| 2 50 10 10 10 50 «59 50 | 

A 3 | 20 60 —«:100 100 20 200) 39 

4 | 50 30 «30 50 50 10 50 

to og od ad i | ou 2d 29 125 125 

" 6° oe AS 15 a5 45 45 1S 15 | 

Po | | 6 30.0 30 30 0 50 | 

a To 8 : Qo , 0 o 0 9 9 | 

GF | 9 0 | 0 Q 0 9 9 | 
| 

: | 

a 10 | | Oo | 0 0 G ~ ¢g 0 0 ; 

d TOTAL SCORE 220. 2390 259 296 279 250 360 | 

7 — 190
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a - - ee | EXHIBIT VI-10 (Continued) | oe | | | 

a | | ‘CALCULATION OF MOST PROBABLE PRICE oo | | 

USING MEAN PRICE PER POINT EQUATION METHOD | | ee 

a | | a PRICE FER com 
ADJUSTED | — §Q.FT. oe | 

of COMPARABLE SELLING WEIGHTED WEIGHTED oe p 

al | | SALE PRICE PER FOINT POINT | po 

| NUMBER SQ.FT. | SCORE SCORE —_ 

i os 4 14.45 -230 0628261 | - : 
| | 20 47.38 §=950 = 06952 | | | 

| SS | 20 290 10689655 | - 

a 4 14.3 270 .0603704 | 

| 5 14.94 250 05976 | - 

, oe é | 23.5 360 07 | | 

a OR 0 90001 00 . | | 
7 8 0 00001 06 - | | 

o 0 00001 — 00 | 

s | | 10 — 00001 00 | —_ 

| | 4 b867 198" | | 

Central Tendency (Mean): | | : 

i - | | | BB67198 — po 
| The mean price per square foot per point (x) -crrecr erro nnn = ~9644533 | 

. | Wheres , | | : | | | 

| x | x (n39) Gye) | n n-1 | 

fi os 0628241 | .0644533 -.001627 .0000026 é 5 , a 

| - - 606952 0644533 .0050667 .0000257 | ca 

| 0889655 0644533 60045122 .0000204 . po 

: | 0603704 | 0644533 -.004083 .0000T6? © : | | | 

a | 05976 6644533 -.004693 .0000220 Oe | | 

20652778 0644533 .0008245 .0000007 wo a oe | | 

| | | oO 0644533 0 QO a | 

a | | 0 0644533 . : fo 
| | 0 | 20644533 0 0 | | | 

| | | 9 20644533 — Oo 0 oe : 7 

3 | oe | a 0000881 | | 

——T 191 oe



. 1 - | EXHIBIT VI-10 (Continued) | | | - 

| | | Cy - wD : p 

a Dispersion about the mean = the square root of = ------- = 0041966 | 

- Therefore, a | / - | | en 

a | The Value Range 1s (0644533 +/- 0041966 | a | 

4 | or «0602567 = to—s«i«w BHP oe | 

- since the sub ject’s point score 15: | 220 | | 

d Score | x Value =  —«- #/SQUARE FOOT | | | 

5 220 - | 0602567 | 13.26 | | | 

; 220 7 0644533 14.18 | - . 

i i 22000 0686499 1.10 mk , | ; 

f | Since the gross building area of the subject «23000 | | os — 

| | It follows thats | eh | : | / 

| | $/80.FT . AREA - Estimated Value . fo 

| Low Estinate = 1S 230000 = 304980 or  —-- 305000 ee 

a | Central Tendency 14.18 | x 23000 = | 326140 or 424000 

i High Estinate 1G.T OX | 23000 = | 347300 or 347000 a a 

- | —— | 192° - tl



Ce ee ee | | | | 

; EXHIBIT VI-11 aes | 

| | Computerized Service based on | a | - 

| MARSHALL AND SWIFT VALUATION SERVICE — —— 

4) cosTESTIMATE FOR Gordon and Greg Rice 0 PLOT . | 

| 2) pRopenTY OWNER MRE FE Poe a 

3) ADDRESS _ 625 Mayfair Avenue ce be eh tae am = 7 

| 4) SURVEYED BY .. Graaskamp oo ttt | 

s) oaTeorsuavey.  . _!/1/85__ bats ele ee Sates eg ep 
6) REGION: Western CLIMATE: 1) Extreme | Plo elf oe DUEL oo. 

| Central 2 Moderate be aE TTL LS a Ly | 

3 Eastern 3 Mild | POOL ULL LT 
-- mee ee Bm wes te tn ee me ke oe “ 

| 7) occupANCcY CODE 391 | _.. (Refer to back of Form) becca eae a ML ake 

8) CONSTRUCTION CLASS: | a | Pol IAS wore been oF - od | 

A Fireproof Structural Steel Frame S Steel Frame-Storage > pov Laie tbiitapat wort nei 
B Reinforced Concrete Frame Pop pittipremiteme rin oe | 

C Masonry Bearing Walls | : beste wobipiomertieist se ee a | 
OD Wood or Steel Framed Exterior Walls 0 Fla ade eee ee ee ad 

: . Lan ene pelea opebensnmeimenan femen ean tee a ene 

9) LOCAL MULTIPLIER 1-03. | fo eee to OLeYETo 
(Refer to Section 99, Marshall Valuation Service) a Prroromiibetitprrrrrtrtt rr: | | 

10) COST RANK: | | | | Pov cd pesiaigiiriiti vlna a 
- 1 Low 3. Above Average i. 0 UI EI, OPE TE | 

) 7 © Average 4 High | Bl LL UE. af) | 

11) TOFALFLOORAREA 23,000 (Effective SF) | | 

a 12) SHAPE or PERIMETER | 2 Step beh coms —— pena tt ea nie tems va ee wi smn 

1 2 3. 4 aoe | | 
Approximately”. Suehtly ircenuiar Very . wee ee cee “emma te ae! aaa meee se me 

Square ‘ Irrequiar — ee Irreguiar 
a os 

4 | a I fru} | ett en i ee . od oe 

43) NUMBEROFSTORIES |, | | | | 

| | 1 Elec. (Cable, Panel/Baseboard) 12 Steam, with Boiler 
| 11 , ‘ 

a 15) EFFECTIVE AGE Jl_yrs and 10 yrs | 2 Elec. Wall Heaters 13 Steam, without Boiler | | 

16) CONDITION: — G) | | 3 Forced Air (14° Air Cond. Hot/Chilled Water | 

1 Worn Out Good | 4 Floor Furnace 15 AirCond. Warm/Cooled Air | | 

2 Badly Worn 5 V. Good 5 Gas Steam Radiator 16 Package Heating/Cooling | 

ig 3. Average 6 Excellent - 6 Gravity Furnace 17. ~Heat Pumo , 

17) EXTERIOR WALL: , os , : nears Vented | ‘5 vanorative Cooling 

Masonry Walls — Wood or Steel Framed Walls ot Weater | efrigerated Cooling | 

4 Adobe Block 92 Aluminum Siding 9 Hot Water, Radiant 20 Ventilation 

2 Brick, Block Back-Up © 24 Asbestos Siding | 10 Space Heat, Gas 21 Wail Furnace . 

3 Common 25 Asbestos Shingles 11 Space Heat, Steam oo | | 

4 Cavity 26 Shingles 19) ELEVATORS 0 Sq. Ft. Served | , 
5 Face Brick (Add) 27 Shakes | ge + | 

| 6 Concrete Block 28 — Stucco on Wire/Paper 20) SPRINKLERS eee Sq. Ft. | 

7 Concrete, Reinforced 29 on Sheathing 21) TOTAL — a | | | 

- @ Concrete, Tilt-Up 30 Wood Siding on Paper BASEMENT 0 — SQ. Fn - | 

Q Stn. Ashiar Veneer, Block 31 on Sheathing - : 4 Unfinishe | 5 |: oo | 

16 Stone, Rubble 32 Veneer, Common Brick : FEBS ed - Utility ft 

11. -Pilaster er) Face Brick 2 Finished | 6 Resident Units | 

12 Bond Beams : 34  — Stone 3. Parking 7 Display | | | 

| 12. Insulation (Add) _ 35 —Used Brick 4 Storage 8 Office | | | 

Curtain Walls | 36 = Siding, Viny! Surface | | oo | 

14 Concrete, Precast 37 _ Hardboard | a . 

| 15 Concrete’Glass Panels 38 Textured Plywood | - ae | po 

| 16 Meta!’Glass Panels 39 Board/Batten Box Frame — | MISCELLANEOUS COST | | . 

| 17 - Sta:ntess Steel/Glass 40 Log, Rustic ~ | 
| | a 

"8 = Bronze and Glass 41 Insulation (Add) | , $86 ,500 
| i9 Stone Panels Wood or Steel Skeleton Frames LANE PE Pee ee, Land | | | 

20 = Stee! Studs/Stucco ~ 42 Aluminum Cover SIT; Site Improvements 

21. Toe, Ciav © 43 Sandwich Panels } PHY: Phys; | | 

| 22. Facing Tile (Ac™ Corr. Steel on Steel Frame baa e ae s eam Physical Depreciation 

| — 45 on Wood Frame | FUN: «Functional Depreciation | 

| 46 Transite — tne: | | miat | 

a ee 47. Siding, Post/Girder Frame Loc: | Locational Depreciation | 

| 48 Sheathing (Add) | EXC: ss Inurance Excius.ons | ey 

oO FORM #99 © 1979- MARSHALL AND SWIFT PUBLICATION CO. - PRINTED IN U.S.A. . 
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. ad 
| 

ee eee | 

, : EXHIBIT VI-11 (Continued) | 

| . Mezzanines 7 o_o Commercial and Institutional Built-ins 

A (Sq. Ft. of Mezzanines) (Total Sq. Ft. of Building Area) — 

MZM: ae ©Disolay | UW: ... —... =... Bank Equipment 

MZB: on + ew Office | 
. (counters, vault doors, etc.) — 

| mze: _... .. Storage | _ UX: .—. ...  . «Jail Equipment | 

we a ee OPEN | 7 (cell blocks, locking devices, etc.) | 

ie oe UY: ee ee ee ene Hospital Equipment (Groups I! and It) | | 

- Balconies : ve — UAAD Ls... Hospital Pneumatic Conveyor System 

| (Sq. Ft. of Balconies) UAB: _._.. . . College Commons Kitchen Equipment | | 

BCA: | Apartment Exterior UAC: . ... _. Science Building Laboratory Equipment | 

BCD: . Auditorium | . | Bank Vauits : | | 

| BCC: > wet Church | | : | (Sq. Ft. of Vault Area) | : 

| BCT: - . — « Theater UAD: uw ee) Money | | 

| | : | UAG: ne ee . | 
| Docks | | Record Storage . 

- | (Sq. Ft. of Dock Area) | Stages & Permanent Fixtures 

OLR: nets ee Loading with Roof (Sq. Ft. of Stage Area) | 

DLW: ae ve Loading without Roof UAH: —.____.... --------. Live Performance. a 

00S: Shipping | | VAS: ___-__.-..... _ Motion Picture Only 

a oor: 18 ,280 Dock Height Floors 7 | | UAK: _.. .. ---__......-- Speaker's Platform 

| : | : High Rise Apartment Miscellaneous | 

Parking Lots | | : (Number of Units) | 

mo (Sq. Ft. of Parking) | : APP: ss |. .--_ Appliance Allowance (er ter # of apart. units) 

4 pas:  20,000.__ Paving, Asphalt | UAM: ___ ........-_--Wall Air Conditioning (# of units) Po 

J PCO: (wens a Paving, Concrete - | Barns and Sheds | | 

LIG: Peking Lot Lighting (Sq. Ft. of Area Served) (Sq. Ft. of Loft) | 

BUM: Parking Bumpers (Lin. Ft.) | LOF: -—..... ©... «Lofts for Barns or Sheds | 

s | a : oe ane | ADDITIONS 
- | 

| | ADO TO (SUPerstructure, BASement, EXTra (Depreciated), MlSce!laneous (Not Depreciated)) 

a | BRIEF DESCRIPTIONS (+ or-) COST a 

EXT . Dock Doors i ee ee ee $0,300 

EXT . Office 1,465 SF x $15 (includes plumbing fixtures) 900 .1..g 22,000 0 

i EXT. Roof Insulation a $12,000 

. . eee oe ne mernewtunegeiate tye’ ave -—- Pe geet! ce + semen cccmes) ond nage weet - eke ee wm cacenan mcpemmpen meme A ent $ . ws Ce eens ween enone mt oe wr remnecee. | 

| | ce REMARKS: | | 

a . REM: Ceo wm ve ene amine ede ne oe. eee ene sueceeniee aes . . wee Leen en enetn a some wom mrmmrm renee meee - “eee 

REM ce eer eae nt en i ce dee | 

| a . OCCUPANCY CODES | | 

300 soartment (High Rise) 316 Dairy & Milking Barn © 336 Laundromat 357 Commons 399 Shed, Cattle | 

301. Armory 317 Dairy Sales Building 337 Library 358 Gymnasium | 400 Shed, Hay 

302 Auditorium 318 Department Store 338 Loft , 359 Lecture Hall | 403 Shower Building 

303 ~stomobile Showroom 319 Discount Store 339 Lumber Stae.. Horizontal 360 Library mh -- 978 Stabile . 

304 Sank 320 Dispensary | 390 Lumber Sige., Vertical 361 Manuai Arts RQ Storage, Equioment | 

| 384 Barber Shop 383 Dormitories (Labor) 340 Market 362 Multi-Purpose Gay torage, Material | 

305 Sarn 321 Dormitory 341 Medica! Office 363 Physical Education 35 Storage. Potato or | | 

fe |. 396 Barn, Hog | 322 Fire Station 342 Mortuary ae 364 Science Vegetables 

| 397 Barn, Sheep 323 Fraternal Building | 343 Motel 365 Entire Elementary 379 Theater, | | 

398 Sarn, Fruit Packing 324 Fraternity House  —-—s-—« 344 Of fice Building | 366 Entire Secondary | _ Stage Presentation oO 

306 2owling Alley 325 Garage, Service 345 Parking Structure | | 380 Theater, Motion Picture; 

_— 394 Cabins (Transient Labor! 326 Garage, Storage 388 Parking Structure, Schoo!, College | 383 Tobacco Barn | | 

og 308 Church with 327 Governmental Building Underground | 367 Arts & Crafts 404 Utility Building, Farm 

Sunday School 328 Hangar, Storage 346 “ost Office ~ 368 Classroom | | 381 Veterinary Hospital 

309 Cnurch without ~ 329 Hangar, Maintenance 347 Poultry House 369 Commons | _ 382 Warehouse a 
: Sunday School & Office 348 Rectory’ _ 370 Gymnasium 386 Warehouse, Mins . . | 

— P3410 City Club: 330 Home for the Elgerly 349 Restaurant, Drive-in 371 Lecture Hail 387 \Varehouse, Transit. 

311 Clubhouse 331 Hospital 350 Restaurant, Table Serv. 372 Library | . 7 

312 Coldwater Flat 332 Hote! : 353 “etail Store — 373 Manual Arts | 

313 Convalescent Hospital 402 Hotels, Resort 3 374 Multi-Purpose 7 | 

: 314 Country Club | 334 Industrial, Manuf. School, Elem. & Sec. 375 Physical Education | Be | | 

315 Creamery & Milk 392 Industrial, Engineering 355 Arts & crafts 376 Science | 

Process 338 Jail | ~ 356 Ciassraom 7 377 Entire College | | | 

- 
©1379 — Cores of this form may be purchasec from MARSHALL and SWIFT PUBLICATION COMPANY. | a | | 
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A | EXHIBIT VI-12_ foe 

| _ ss COMPUTER OUTPUT FOR COST APPROACH TO VALUE | y 

a | _- FOR -EMMER-MADISON WAREHOUSE AT | | 

| oo -. 625 MAYFAIR AVENUE an | 

} oe = ASSUME EFFECTIVE AGE - 11 YEARS | | 

“COST ESTIMATE FOR: GORDON & GREG RICE | | 
PROPERTY OWNER: AREIF | - : oe | 

fe ADDRESS: 625 MAYFAIR AVE, | | | a 

- «SURVEYED BY: GRAASKAHP ee | 

. | DATE OF SURVEY: 1/1/85 | | | | 

- DESCRIPTION: Be | | , 

a | | UCCUPANCY: MATERIAL STORAGE BUILUING La nae ) 
@| FLOOR AREA: 23,000 Square Feet AVERAGE STORY HEIGHT: 23.0 Feet 

CLASS: S Steel - _ | EFFECTIVE AGE: 11 Years | 

| : COST RANK: 2.0 Average — | CONDITION: 4.0 Good 
a HUMBER OF STORIES: 1.0 COST aS OF: 01/85— | | 

ee EXTERIOR Watts | | | | | 

a | ; | Corrugated Steel, Steel Frane.. 1004 | | 

Oe Be, a ; Po UNITS «COST TOTAL | 

7 «BASIC STRUCTURE COST: | 23,000 12.87 295,919 P 

, | ADNITIONS: = ee a - | 

- a Hock Height FLOOTS seeeeeereeee 18,280 121d 20,108 — 

| TOTAL SUPERSTRUCTURE COST...... «23, 000 13.74 316,037 fp 

q | | EXTRAS: a | : wh | 
Faving,Asphaltscacscsecerveees 29,000 1.38 27,600 | 

- RANP | 7 9,090 | 
BOCK POORS — | by 800 

oe : ROOF INSULATION es a a 12,000 on 

Te GFFICE 2 . ee 22,900 

. pe REPLACEMENT COST NEWssseseeeeee 392,927 | 

| LESS DEPRECIATION: | | | - - ; 

| Physical and Functionalsesseee | .45.042 . S176 ,81? 2 | | | 

a - HEPRECIATED COSTs.e.ececceeeeee | 218,719 Pee, 

|  Estinated Land YValueseseeeeeee 0000 6,500 | 

e | - «ENBICATED VALUE BY COST APPROACH: a | $02,610 | | 
a : ROUNDED TO NEAREST #1,000 oo ME em) 303,000. fp 

: a | Cost Data by MARSHALL and SWIFT |



See a a | | 
pot | 2. CT, : : | | 

5 | | — EXHIBIT VI-12 (Continued) | - a 

. | DATA: | os 
| a 1:GORDON & GREG RICE | 

: | oe | — 2EMRETF | | | Oo | | 
a . 32625 MAYFAIR AVE. 

S| ee 4:GRAASKAMP | | 7 . 
. S21/1/85 . | | | 

. i | | 6:2 1 | | | | | . BRT | | oe coe 
| a5 | | | | | | | 921.603 | | . | 

—— 1032, | | 
1 ache | 44223000 | oo 

| 1292 , | | | | a - | fae | | 
| | | T4323 ) a | : | | | Tat] oe | | ane - 

7 | | 1434 | ; 
| TP 844 | | i 

ant) ae | | | | | | | 
an | 2920 | | | | | 

a | ‘ - 2120 | | | | | 
4 | COST REFINEMENTS: 

| | LAN: =©84500 | oe | | | | * | - DOF s 18280. | = | | | | PAS : 20000 | | | po 

ql | , | | AUDITIONS: | 

- a EXT ERAMP | FO | | fo 2: EXT:HOCK DOORS | 3 — 8,400 a . i ; | 3: EXT:ROOF INSULATION :  § 12,090 ; po 
: ee 4: EXTIOFFICE | ; 8 22000 | | 

a ee on oe 196 on : - Bea



2 ee . | 
i : — Aonduaik, Kewl, Lu. Se 

i WE ae | EXHIBIT VI-12 (Continued) | | | | ee 

| | | ASSUME EFFECTIVE AGE - 10 YEARS | . es 

a COST ESTIMATE FOR: GORDON & GREG RICE | _ | . 

| PROPERTY OWNER: NREIF | | 

ss ADDRESS: 625 WAYFAIR AVE. a oo 

a | SURVEYED BY: GRAASKANP | a a . 
DATE OF SURVEY: 1/1/85 | oe | 

DESCRIPTION: wR | | os 

| OCCURANCY: MATERIAL STORAGE BUILDING | | : 

FLOUR AREA: 24,000 Square Feet = «= AVERAGE STORY HEIGHT: 23.0 Feet a 

a | | CLASS: § Steel EFFECTINE AGE: 10 Years | 
| | COST RANK: 2.0 Average | | CONDITION: 4.9 Good | . 

| NUMBER OF STORIES: 1.0 , COST ag OF: 61/35 

4 | EXTERIOR WALL: | | | 

a Corrugated Steel,Steel Frane.. 1004 | ee oe 

, | oe | UNITS COST TOTAL Po 

: BASIC STRUCTURE COST: | 23,000 12.87 295,979 | 

g | ADDITIONS: | | | | | 
| flock Height Floors. enceesenees 13,280 «7419 20,108 | 

a TOTAL SUPERSTRUCTURE COST...... 25,000 913.74 316,627 | 

EXTRAS: | Brae ~ 

Paving, Asphalt. a 28 @ ae eee ee ee eae ae 20,000 j wae 27,600 | . 

g RAKE : | | oe 9,009 | 

= | HOCK BOORS | | 6,300 | 

2 ROOF INSULATION 7 | 12,000 | 

7 | UFFICE | SO 22,000 

. REPLACEMENT COST HEU. 2 eee eee nee | Soe, Fer | 

L oe cn ce we So new ee ne ne le Cae Sow nnd ee a ese 0 of 

| oe LESS DEPRECIATION: | | | | 
Physical and Functional....... - 240.048 ALS? , 171s fo 

‘ | , : PEPRECTIATEL COST... nxvcanececuan ‘ : , Body 7 6 . , | 

5 . | Estimated Land Value. se enennes | 846,300 . | | 

| a INDICATED VALUE BY COST APPROACH: — oe 322,256 of 

& | | ROUNDED TO NEAREST #1,000 | | | 322,000 

| | Cost Data by MARSHALL and SWIFT | | | Se eee 

i | COMMAND SSLOG | | | | ef



|  Lotduale Ron, Tw | | , : 
— Kondwany Kiso, Luo. | | | oe 

a | | | EXHIBIT VI-12 (Continued) © ees 

| pata: os | 

a a oo. —1:GORUON 2 GREG RICE | | a ven 
| - , 2:HREIF oe | pe 

| 9:625 MAYFAIR AVE, | a | 
A 4:GRAASKANP PR | | | | 

. | | . oel/i/g : . , 

an | | é:2 1 | | | | | 

i | Fda eee | ed me : | 
. | | 7 B35 “ ; | 

: | | a 981.08 os 7 foo 
| 1d oe | | co | 

11223000 : | | 7 
12:2 | | | : 
WET | | | | | | | 

| 5 14223 | | | : 

: | 15stG : | a , | 
| | = 62400 | | 

7 | | 17244 : co a | 

, ee 2030 | 1, 

ee | . — COST REFINEMENTS: | a 

i | | | Lan: 846500 eS | | a | 

| | | OOF : 18280 a “ } 

4 | | PaS : 20000 _ | : | po 

| | ADDITIONS: . | | oe | / 

8 | - OO ig EXTsRAMP os + 9,000 | a 

| : fe EXT:DOCK DOORS © $ 6,500 | 

| : | 3: EXT:ROOF INSULATION #42 000 | | 
§ pe oe 4s EXTSQFFICE | $22,000 coe pote 

J ee a)



a | ‘VII. APPRAISAL OF 2955 AND 2957 PACKERS AVENUE os a ee 

& So A. Site Description and Analysis | | oe 

~ The subject property site consists of 2.99 acres, otherwise | | 

4 described as Lot 2 of Certified Survey Map No. 827, recorded in 7 | | 

. | Volume 4, page au, of Certified Surveys located in the City of | | 

i Madison, Dane County, Wisconsin, (See Exhibit VII-1.) The site o 

J | has 209.75 feet of frontage on Packers Avenue, a depth on the 

. | north lot line of 787.60 feet, and a south line set by the | | 

4 | radius curve of a spur track exiting at the northeast corner to | - 

| a single track line of the Chicago, Milwaukee, St. Paul, and 

i — Pacific Railroad. ‘(See Exhibit VII-2.) - | | | 

® The site is relatively flat sloping gradually to the east. a 

| It enjoys a dominant estate for a 30 foot joint driveway | | 

8 easement to Darwin Road, commencing 607 feet east of Packers ; 

, Avenue. 8 oe = - ne | a | 

g - . The joint driveway easement was added to correct site | 

| access problems created by a wide median strip intended to | 

improve the Packers Avenue - Highway 113 intersection to the | | 

g | — south of the site. The median strip prevents left turns for | | 

| traffic turning south for Madison and for left turns onto the p 

a site for vehicles moving south on Packers Avenue. The joint a po 

A coe driveway provides access for vehicles coming from the north via | | 

; a 199 sansa



‘. 
- 

et panank  MekIANT Ola 
ROS MOMAUG 2 SS UL, MG 

| ee 2 OL Burke | Township | 
Bay < 7 | = wee @> Ee « 

: Ce ie a i st N Vel ~ ot . vat > 
o : . : 

fH SpANE COUNT — & 
ie ‘£.- ee 4 A N . : : Y i 

| : 

z ee PE ee - . | | i 

a — " — : — . (CO . Be , |. _ ——- — ce . oe E 

| | A a REGION A 45 | |. Js 
hoo: a : 6 

| w ‘ :, os . — = 
Oe | Oe ¢ o . Ln wog a | - 

—g i dt os Coes aS tne te OS Ble Pov , ; 

. Lo +. te ety . é , 
me c o% D, , 3 4 0, 

Py pee dice AIRPORT BS Se OOS Ga Seu FES NY | 
, (cv) t oot oe i ee wD My : 3 *Ne a r oa bee j a 4 

. gt eS A7 —e a™ Loe gc ce ofS *¢ 3 Buns os SE orn Aa , | 

cee | mm mere od SP PE -{TRUAX £ f : Bo oe Ae Re 8S pce) ct \ee BURKE | 

| wn — ~GCveRnmtnt = =6AQ. ae aS LL Tee \ oF Fee es Si mw 8 wd r want 
- 

| | Le LEIS a BE] OM, ee” % 
= Le} eae A OR ed “oe eg OO | | 

5 / Re ELS Et SER eee. oe 8 rt 2|° ’ . 

3 Hee SER | ag ee ) rer Yt , | 
* Ree Fay, oe if.yg ats ee 51 , " af X | 

ear ee. } gates oH oti 4 REE ‘ f Kee te 

-_° i Be te wd sit. 7 : “2 Se “are oF : ; Pe iA: s a 

*; 1 os . 8S. ~ o a, ‘ * ae ° ; eS. amuse’ ? ounane _ . < s 3 be aan ememninnerngenes | enn — = 

. 7 Fad } PSE iat aan tee * - nar a Seg» SL on - 

na | bs) is dd ae te ge ere oS a * 14 A 
. ‘ eet: es tee Mo : A taal Ty wine e 

3 ENE Se ee i 2 ferieaan a . 6 ‘ , | 

| So. 3. fe BS ee eS oe a ae Fe . wart | 

eS ate OT A Fes ee See Roe Sl EE ait ae 2 & pane e | | Po 

= . an Be. wee ws ie ge he's Pi ror fr Atal a BR SOE a ag oem ao F&F . 4, Z 

$2.2 Wo CTP OE oo oe a eg Scores r “ Ss Pa 

~j¢ a - as 8 3 “at ot see x Na! * a Sp x ww . ee, 
*. r 

, ae S * i Zio : =: . eek : 4 ae Bee = ater gh ¢ 
‘ 

a ot Re OP Sr ge? SP ES ee -  @. | Ll at f 

f : ka) eeeee 3 a a _ oe Pe? 2 i: od LE a Fa . a ff , ~~ 7 

ee 3! aS ' . eer Peeetternie ener po. Feed ee ee , : . 

| , i soe ES — ee ee ist [~ | : 

pte SS SR ot NO eed . 

= 1 ge a Sane “a Fy ae ai mee - ni ., ee. ’ : yy S 

w * Seater Ree <n Te ak EMER A SEO % “| , , 

; i ae oN ae . ee © as pr re - fk f/, 2 i Sf , 

Oe ae, ae let aie. ot to, Nie UM ab’ 3 - y 3 a ; . 

—— WE) eas L3§ : ae ieee a a & . ° | a ani 

2 oY 1B ag a tre 3 . aie pete Rae a3 peal =e ep ie . ys : . 3 

x ws SO ES ete eX sh. 

— § = «5, gg EN 82 FER ae a Ci LT td . : 

zs setts cals Saas pes St tO SIE DSN ~ rreawona | 
| 3 Meee RCE eS YA 5, take . we | ; 

aA » om | A 6 TA anal Ago 5 rele _— | 

ree iB EN | 
. . . ; a 4 YY , Se 

| rr > 53704 1, Ay -“N | | | 

| eure ABERG AV. % 7 A | al _— 

ef ever a7 >» . Ne f ae oy 
- mma , , 

1h 8 D © " s 8 a 

: « * come 1064 *| an 3 30 | ; ’ +r< a E. | we , g @ Coe te = . 

. “ 
a 

e 

| sn é oe oe 1 jaz . as si va? =| | 

: sey pete (NA | ee | 
peMERCIA ‘Ts 2 4 [dav JS | ____t __ , a — — (rT) _—- . 

cos . es . 7 aT er 
- [30] | - a © mee cr 

; zB] Sess raat | Fe el | | “we : | 
571 FU Deol yl? ri] [3 reco —~< nn, : 

| . Vd |e eee pe ed BF ed YN “ss = | 
clea gS eT a a /S Lead : st A 00 en | Neel N e . 

| Jf Sorcnactl. Bea A eT || _ 53714 nr, ae $s" poe! atta a 

13 ‘ ey ew rot . on pS A 
= oa es ry / 3 veretas i i < de SS ; . 

Pe A TX ui! f Tees ae gate acer x | 
: of, Xe, ae Sh ——— 3! co % C Cire | 

| F< Creat eli (eG y s Feet ir 
| fy é ¢ (dled ; deh $name : WAUK ‘ é st. mM. ssi — : a 

ra Cf ‘5 3? a4 1 cy. ; j — 5 . c \ Y fern asi we 4a fro 2 

. Fy4 4 Fama —i = S ~ Xs, rome — an ‘ ry | ¢ . pessraonsane \ or". « a () ewsene? ie | | 

x , fd‘ 9 yf 1 Cy ot Bhs OSG Oh Sled ae ot tt We, Soon: gee je { alees . 

| C LOA LRAT TIE. WA PIN AS ers: « | Ooo TT. ed S| ef 

a mo %,§ af . Wa ne J agrage A : i + | 

LOCATION OF NSS fo a ¢ ASS Pp 
oo ‘ . “ _ : | 

, SUBJECT PROPERTIES Set Titel Ve), EY) fesse | 
2 2, waar 

= 

— : 
. SS sty ¥ - : 2 8” eives M 

4 
. . 

= 4 fe S 3 , f a a 
rs - 

| 1 2201 Darwin Road & XY 7 pee : ji tet , ann : 
. Pe . oa ¢ , . e , ak . . | 

2 2223 Darwin Road . > [ora ve, rs? BY fos 

; 
\ 

* 3° BA pp one . 

| 4 625 Mayfatr Avenue A, ewe: Vid Si. | 

: - 
. ‘ Ve \ 

st 
s . Re . . 

: ~§ 2955-57 Packers Avenue ON ¥ a: ae | 

" - watt 8" a vas ~ a Py 1 3 a owt 

a : 
|



HN . . : . , = 

: | | | | , | a 
) | | | oo DARWIN ROAD | 30' easement to north of subject a 

ae ) : s to north Ss. 

| | a | a | | rr | of ce 

| | | Concrete i | | So 

: | ' block bldg. | | | | , mM 

LSE a FAT-8O! - - oS 
© . A 66.0! Lot.2 | ‘ x xR 

| | > 2.99 acres x Ri i Oo mm 
tg | un ) \ vA . | | c7v7 < 

| , 0 av | An — 
po 21 qor: a | — | <} x a : ? ) | o> | 
| 7 | Zz, 90: ac Qf NZ 

| | | | " > a ff : | : 

PP | | Quonset type metal, warehouse y | 

Joe - | | Year Built: 1948 - | Ot oo | ;



. oo Cc NY) a 
raleneetonn — mmvestan oe 

ye wi ie Pi, a 

| “ts | | | 7 o : Lor = | | 7 | = 

; 

e 3 . . Oe ota 

. : 

. 
. 

: 
ee a 

| : se fi oo | . y | ' | a = 

‘ & ng © io «2 | 
° 

: ' 
. 

10. 6 ah . = 

| : 

a oO 
pe 

i 

. 

. 

oo a uo 

po MOG it . - _ | | : ° , - 

, _—_ - ay, og 3 | ft Semwerre + 
qf 

: 
inn eo 

i 

j 

. . 
+ 

. . . 
“ : 

rm a aeteeeetnemenaeanee 
- 

Ca He eo 

r 4 rene PT | SU pi 
a 

as 
: ae CERT. / SURY,. | hast aq 

: 
t =a ts re | a 

| ~. 2/1 of 
a 

Se ie: = 

| | dg 2. | t ' Ju 
| Ceara he 

: . NNO 1032, | . 
: 

eee a 

os 
. 

: 

iy ae aa 
2 See 

, 
, , 2 

y 

. 
at ; a HC) 

! 
i « a 

| | * 
| ve ,f 

| . | As Va 

: “\ . : a, 
4 / 

. 
“h t iM ‘ 

: 

Nn . 
fy 

1E0 a Ahad om 

\ 

: 

Po. a. A 
n 

: 

3 R 4 . 
| ; / / 

CERTIF Be 6 Ifb is, x 

cote cee taeones 

} 

. ; ifs om ae PQ a, a fe i it A 
rc 

af Kk eh . 

ez? . 
/ / 

j 

nd ad ‘ * _% Pa +. on ; 
ae , 

‘ , 
©. 

ar. ae ee 

eo Conte | | Me AA aie” LE @ 

| \ 
of 

NS PP A ee dhe ie hi — 

. 

. 

: 

yo Te i, AS rey , ae Lf " 

/ . , . 
\ 

_ 
4 

. ‘ / 

‘ 
~ ya ¢ z Cr ; ‘ a co re B Pt a 

—4 

| 
. 

. 

’ / 

: 

, / Sa pews a te y 4 at a Pp N < 

: / | \ . : a, PARK | Th SG” gC Oka oO 

: 
\ 

. . 
Lert~4 Al R 

, Ro Pp a cr ey rn et . { =<. eee 

cent INO IAIN f 

. ae POE a eee a! aut 4 1 —_ om 

: oo 
: 4 . 

: ' 

; 
. FA rat, yi a: at . 2 ; > N 

, ’ ; . 

. i _ a : ' B® a * o 

a Mi. cert suev| wo sere O fi +) :) an 

: Y “~ 
} 

aL.! 
oe & 1a > oO 

a 

7m 

oo 
7 

i. rom oO 

| ~ 
* \ 

o*2 9 
(Re Baneme, Lee a r 

na 

, ; 
ae: 4 an - i u 3 

© » 4 \ . is 
v0) ace Commons ee 

ae 66 are 

NO 
. 

we 
- 

. . , 

to a : Ce: ‘4 we 
ct : 

20%, 

i 

a sal asta 

we “. ne es ace 76 ; . 

/ / 

* a Pee y ; = . if . . ome @ 

, aes ro : att nel 
/ 

Ay 
i cues diners ‘ ££ 

. 
“ “ : a at 

, / 

Ey 

eee a at" : 4 p as we £4 ‘t r 
© 

| — 2 , oo a 
.! 

Can soot 
RR ri. ae a 2. 

. la 
eee 

va . 
. \ le / 

LANE 

: ae ae — Q eZ 7% aes a 
we 

. 
mela oe “ 

¥ " 

a = ie abot 5 ‘ ! Ps are ’ a 
. 

| : 
en een 

¥ r . . $ ; .7 j ‘ : 
. 

.o at de 6 La ~ ? ¥ ae i A < 
: 

, 
: 

ole . e 
a «a 

5 

sy Pe 7 +" ‘ “§ 4 Hi a * 

| 
: . e 

foo 2. / " 
. ° 

ar ee @ oS 7 Bb , ~ % 

pipca 
; S| 

“J 

een 4a 3 ver my, 

. . 
. or : 

- 

- wn mar a : 

| Ae OS eae oN 6. s ‘oC ‘*- ) le a my 
. Cy ? 

TR a aa ae ~~ var a 

EG" ATi Ww cece a al 2 f. me, ; 
/ / 

oe ya a Peter adele a ee 

ome sets atlentle elena i Tew ete at cee age nmin. 
. a J wet . . 

. 
-, 5 7 7 ad ae re. : 7 ae nS .. ee] ‘ 

: 

. . 4 ed 6 al a wae ’ 5 

st SACHTJEN ST OS, : Poy 
; a SSA Pi 1 cae | 

eT eee es a ‘ So OL 
: 

cage t'® i eh OF im | 

| | ENG HOMELAND PLAT awl ae ae, / jz 
: tans. 3 al Ae ee TA ae 

| 
te 3° + . -« “ “ ‘ . ° ‘ ” * ; ! J 

. 

el? 7 fs : rood ARP | 

po 
. BOCK + . i. . - 

oo 

J 
ae ghee ce ae a ae Me ee bo, 

. ae ; . ast - : ’ f 

a 
: 

ee 2 im a Fe ‘ a ” $3 on v. " 

: 

4 

; | Je 2 ee bh; f me) 

« . og £ & ‘ 

. 

i a ce ee ee 2 Oy : a 

> . . ’ : : a: oe 2% = get rec ws soe y 
? 

‘ : 

> 

. 
: 

kK. M bass ; a 4 La f ya J * ai ’ i‘ * , 

: 

Sm Se ROPE a tan as ants 
m) oy 

Vv 
“Ra 

Ne 

.  SACHOEN'S ee 
/ 

; wy 

woe te ee 
si. / | 

. 
- 

7 . 

st 
eel cg ee : ©) sy | 

. 

tn é po] cent 
LOCATION OF | | - 

| . . J um A 2 an . . , ‘ . 5 3 a eo ‘ . , i 

/ . 
| 

| ; 

oe Me a at at - : sunv SUBJECT PROPERTIES 
PLAT af , . . ' i . - se . r Sd he e . 

. 
7 

wo 926 

ar 

. 
. 

. 

, 

: 
: 

of ner 2 - e - “am 4° Siorm re - * ’ 
, AP : . 

; 
. ° : 

. , : 

Qo gets 14 is { o NO 1 - 2201 Darwin Road 3 

ak® . Ff 
> eo iat 

3 
hes . 

e 

a — 7 | er “ - 2 = 2223 Darwin Road | 

. ave . ee ate om rey Be 
‘ 

k 
x 

: Fo ns lk - | | | | 5 - 2955-57 Packers Avenue 8 

: s . : 

y 

: 
. 

BLOC 6 £ B.o¢s 2 * i



a | | | 7 | ) - | : 

3 | | Darwin Road and two options for returning south to Madison via . : | | | 

Packers Avenue or International Lane. me ae | a oa 

a | | Site improvements include a public sidewalk strip on | 

_ Packers Avenue which terminates at the adjacent parcel to the 

a - south. The surface of the site is paved with hard-packed | 

5 | gravel where site is not improved with buildings. a 7 

| B. Building Description and Analysis | | 
f (See Exhibit VII-3 for photographs of subject property) | 

; | The subject parcel is improved with two major buildings, a | 

a small concrete block truck service center and a rambling | 7 

f | quonset type metal warehouse contiguous to all of the sidetrack 

as shown in the plot plan in Exhibit VII-2, . | | \- 

fi | The smaller building is a well maintained concrete block : 

| structure, 40 feet by 66 feet, with 16 foot high walls and a fo 

d | clear-span steel barrel truss roof with corrugated rolled metal fo 

a finish. Walls are white-washed on the exterior and penetrated | 

with 3 foot by 5 foot light industrial windows, The front and | 

S rear of the building are dominated by newly installed 12 foot 7 | 

| by 14 Foot overhead garage doors. The front personnel entrance | 

g | serves an approximately 20 foot by 30 foot office area, framed | - 

8 with concrete block walls and dropped ceiling with 2 foot by 8 ; 

; foot joists to provide storage deck above. The office area 7 p 

a -ineludes a half-bath with a utility sink and a 60 ampere ; 

| electric service. In addition, the garage is serviced “by an ms 

' oe 203 _ eee - oe



LS : | | | : 

I additional 200 ampere service. The office area and garage area / 

_ are heated by new 90 percent efficient gas-fired forced hot air | po 

a furnaces” including one Carrier unit ducted to of fice and two | | 

| |  Dravo Hasting units. The office/display area features an s 

a insulated, drywall ceiling, knotty pine interior wall finish, | | | 

q and a heavy duty front plate glass window. Garage ceiling is i 

| finished with 3/4 inch black cement fireboard. Garage area on 

i | also features a heavy duty floor drain connected to the gewer | 

. and vented, In addition, there are two underground tanks with | 

i | a total capacity of 550 gallons on the north lot line for s 

f | holding waste oil. | | a | 

| | The building is presently occupied by Foley and Sons | ce 

i Equipment Co., an Allis-Chalmers distributor of garden tractors - | 

} and large vehicle repair service. | a are 

a - | Maneuverability of large trucks in and out of the building } 

8 oe depends on the gravel parking area shared with the quonset | 

warehouse at 2955 Packers Avenue; the joint driveway apron tO. 

a Packers Avenue, and the joint driveway easement to Darwin Road. p 

Therefore it is unreasonable to assume that the Foley building | 

; would be sold separately from the larger parcel. It will be fo 

" appraised as part of the total parcel, i.e. 2957 Packers Avenue _ - 

le and 2955 Packers Avenue are assumed to be a single investment po 

q property. | | | See oe : 

a | ————— ) 204 —— ) —



7 | The major building on the site is a very long industrial | 

quonset building, arching to a height of 25 feet from a | | 

p reinforced paved concrete slab. It is built in two sections; | 

the front half contains approximately 16,500. square feet, | 

a including 820 square Feet of unused office ‘space, and the rear | 

4 half dog-legs as a chord to the railroad spur track curve for | | 

pe an averge length of 292 feet and a width of approximately 52 | 

i | feet. Reference to Exhibits VII-2 and VII-3 will show three 

| loading door extension dormers on the rear of the building to | 

i provide covered access to freight cars. Oo | 

f | On the north side is a concrete block office addition, | 

| approximately 820 square feet in size, adjacent to sheltered ca 

A | loading docks. This space is subdivided into a large anteroom, | | 

de two small offices, and two separate toilet Facilities. Acoustic 

3 panel ceiling, carpeting, and plywood paneling are all in poor | | 

f | condition. This space is occasionally used for seasonal craft — 

. sales by the lessee, | | | - ; eo 

g Adjacent loading docks. on the north side of the front i 

| section of the building provide four 8 foot by 8 foot overhead rea 

i doors toa receiving area separated from the main warehouse by 7 . 

5 sliding doors. | - | rs | - a 

- The front of the quonset facing Packers Avenue is 1 

8 | constructed of concrete ‘block, stepped to the arch of the | 

| quonset, and reinforced with block buttresses. The 14 Foot by | 

a <= 205 ———— — —.



f 14 ‘foot garage door has been boarded shut with plywood and an | . 

} | auxiliary shed entry provides emergency access to the building. © i : 

a | Four railroad cargo entrances have also been boarded shut to © | 

| facilitate conversion to cold storage. The tenant has | - 

a insulated the front half of the quonset with removable 6 inch ' 

q insulation panels following the building are. The tenant has | | | 

} | also added outdoor compressors, inside suspended refrigeration | 

5 | units, a temperature control system to convert the warehouse to | 

- cold storage space capable of maintaining a 30 to 40 degree _ 

q year-round temperature for the storage of government | surplus | . 

1 cheese. Although the semi-circle shape of the quonset provides | 

- less interior volume than traditional rectangular cubage, the 

i _ photographs of the interior of Capital's cold storage section | 

| (Exhibit VII-3) suggest that this obsolete steel building | 

a - _ nevertheless provides sufficient clear span for five tiers of 7 

_ pallets in the center. - we ne | 

J | The rear half of the building is used for dry, heated and | 

g | unsprinklered | storage. It is separated from the front portion | | 

| by a concrete block fire wall. An open concrete loading dock 7 

5 | with three overhead doors serves truck access on the north | 

| side, a 12 foot by 14 foot overhead garage door provides access  —| 

a - at grade on the east end, and three covered rail loading po 

a platforms remain in service on the south side of the eastern |. 

half of the building. There is no bathroom or water servicing _ 
8 ee | wo ; | | te 

a = —— - — 206 Sn ee



EXHIBIT VII-3 

PHOTOGRAPHS OF 2955 & 2957 PACKERS AVENUE 
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Front of quonset warehouse facing 2955 Packers Avenue. 
Note old overhead door and window boarded 

shut for cold storage operation. 
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Length of quonset warehouse. Note concrete block firewall 
midway, just beyond office and loading dock extensions. 
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Interior of front half of 2955 Packers Avenue 
used for cold storage of surplus cheese. 
Note removable insulation installed by 

tenant and note number of pallets per stack. 

| if 

- : <r a "| Ammen 
j Die. xa.’ * 

} 
Kan | Lr | 

1 Ja mabe Peas 

a ee nash - a yes : = sat ae, 

pen ee 5 eee Ss oe eee 
Pe eee Oi a a oe ae 
ai sg — ee Ps tee 

Truck docks on north side of east 
half of quonset warehouse at 2955 Packers Avenue. 
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Concrete block endwall at east end of 

quonset warehouse at 2955 Packers Avenue. 
Note rail spur on south side of building. 
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Concrete block service garage located on subject site at 

2957 Packers Avenue. Note new overhead door at west end 
of building. Similar door also at east end of building. 
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I this rear half of the quonset building. A portion of this space 7 

fo is leased to the Olds seed Company, which has a home office and | 

i warehouse located on the south side of the spur track; Olds | oe 

| has constructed a portable ramp over ‘the spur track to | 

i ; facilitate movement of fork lift trucks into the main Olds seed | oe 

q - facility. The balance of this warehouse space is sublet to | 

7 - Capital Warehouse for the storage of canned goods. | | | J 

i oO C. Lease Description and Analysis | . | | | 

i | =. The subject property at 2955 Packers Avenue has two | Js 

tenants, Capital Warehousing, a warehouser of Food products | 

f | such as surplus cheese and canned goods, and Olds Seed Company, | 

| Which has used the subject property as overflow storage space. 

i for their adjacent headquarters. The leases are summarized in 

i Exhibit VII-4. a | Oo } 

| It should be noted that the standard lease form used by | | 

J _ MREIF has_ been customized for each tenant. For purposes of © oe 

| - valuation, the appraisers have used contract rents as the basis. / | 

a | for valuation to the end of the existing lease term and then | 

| ; have forecast rents into the future based upn the market at the : 

| time of renewal, as demonstrated in the Schedule of Revenues 

5 and Expenses with detailed footnotes, Exhibit VII-5. Key | 

_ ss factors to be noted are: Foe OO re 

§ EL ge Although the Olds Seed Company lease runs until | 

I | : mid-1986, Olds has recently completed construction. fp



0 ce EXHIBIT VII-4 | 

a | SUBJECT PROPERTY DATA e 

| ADDRESS:: | 2955 Packers Avenue pO 

a ZONING: Mt a 

| | LAND AREA: 130,244 square feet, or 2.99 acres” 

= | BUILDING es oe 
C CONSTRUCTION TYPE: Rolled metal quonset building, steel and wood framing 

4 , 7 _ with masonry firewalls and endwalls. - ce 

| TYPE OF HEATING: - Limited number of suspended gas-fired heaters in east ‘. | 

a | half of building. a 

‘YEAR BUILT: 1948 | | | = 

a BUILDING SIZE: - Warehouse: 31,380 SF (approximate measures from 
, | Office: 820 blueprints) | 

4 — 32,200 SF a | 

9 LESSEE NO. 1: Capital Warehousing Corporation | j 

a SQUARE FEET LEASED: 8, 945 : 

| LEASE TERM: Five year lease from September 1, 1977, to . a 

a August 31, 1982; two five-year options. | 

G Toe) ANNU RENT $11,016 (09/01/77: $9,840) | a | 

; 1984 ANNUAL Bo oO Bee 
- ’ RENT/SQUARE FOOT: $1.28 (09/01/77: $1.10) a 
5 ) | | | | | es | 

| ESCALATOR IN LEASE: First Option: September 1, 1982, rent of $10,800 per oe 

| | year. Adjustment can be increased annually if CPI has | 

4 | os increased by 0.1 point or more from same index figure | | 

~ ee two months before end of calendar year. Annual rent ot 

_ ¢an be proportionately increased, but no more than 

m | 6 percent. . 

8 UTILITIES: Tenant pays all water, sewer, gas, electricity, 

PT | | air conditioning, and power and any other utility a 
; " | | - services. 7 | oS | | 

; | | | 

i



a INSURANCE: © Lessor procures and maintains fire and extended | 

| | insurance for not less than 80 percent of insurable | - 

value and a loss of rental policy. No pass through of 

g | - fire and extended insurance prenium to tenant. Tenant 

: | - carries and pays preniums for public liability | a 

| _ insurance. | - | 7 | | 

a | REPAIRS AND MAINTENANCE: Tenant shall maintain, replace, and keep demised _ 

— | - premises in good repair at its own expense. | a 

q REAL ESTATE TAXES: Tenant pays pro rata share of increase of real estate - 

| | tax above 1977 base year, and all personal property | 

tax. a | . : do. 

" LESSEE NO. 2: Capital Warehousing Corp. tt 

mM | ss SQUARE FEET LEASED: 7,500 — | | 

a LEASE TERM: _ Five years from August 1, 1978, to August 31, 1982: 

| two five-year options. | ee 

t “1984 ANNUAL RENT: $9,743 (08/01/78: $7,320) 

"| 1984 ANNUAL - | a 
fi : RENT/SQUARE FOOT: $1.30 (08/01/78: $0.976) | | 

ESCALATOR IN LEASE: First Option: September 1, 1982, rent of $10,800 per | | 

| | year, Adjustment can be increased annually if CPI has | 

i increased by 0.1 point or more from same index figure 

a | two months before end of calendar year. Annual rent | 

; can be proportionately increased, but no more than ~ | 

q 6 percent. | | | 

_ EXPENSES - ee 
g | | | | eee 

: UTILITIES: Tenant pays all water, sewer, gas, electricity, a 

| 7 air conditioning, and power and any other utility | a 

services. , | | 

| INSURANCE: | Lessor procures and maintains fire and extended | | 

= insurance for not less than 80 percent of insurable : 

4 value and a loss of rental policy. Tenant pays pro | , 

| . rata share of fire and extended coverage insurance | | 

| | | | _ preniums as a reimbursable. Tenant carries : 

| and pays preniums for public liability insurance. | 

| REPAIRS AND MAINTENANCE: Tenant shall maintain, replace, and keep premises | 
u , | in good repair. | | | | 
ba. | : 

| REAL ESTATE TAXES: Tenant pays 21 percent of all real estate taxes and = || 
- | | all personal property taxes. : 
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EXHIBIT VEE-4 (Continued) | | 

‘LESSEE NO. 3: Olds Seed Company ™” L: - 7 

| SQUARE FEET LEASED: 15,772 Se 

LEASE TERM: Five years from August 1, 1984, to July 31, 198 => 

PRESENT ANNUAL RENT: $23,877 (1981: $20,681.76) 

i PRESENT ANNUAL | | 
RENT/SQUARE FOOT: — $1.52 ($1981: $1.31) | , 

ESCALATOR IN LEASE: First Option: September 1, 1982, rent of $10,800 per 
mn | | year. Adjustment can be increased annually if CPI has Oo 

| | increased by 0.1 point or more from same index figure | 

i : | two months before lease date. Annual rent can be 
a | ss proportionately increased, but no more than 

| | 6 percent. | | 

i UTILITIES: | Tenant pays all water, sewer, gas, electricity, 

: os | air conditioning, and power and any other utility 

- 4 : services. a : qt 

i | INSURANCE: Lessor procures and maintains fire and extended | 
-. insurance for not less than 80 percent of insurable 

s , value and a loss of rental policy. Tenant pays pro | 

a | _. pata share of fire and extended coverage insurance | 

| preniums as a reimbursable. Tenant carries | 

» | _ and pays preniums for public liability insurance. | 

id - - REPATRS AND MAINTENANCE: Tenant shall maintain, replace, and keep demised | | 

| premises in good repair and at its own expense. | 

a REAL ESTATE TAXES: Tenant pays 45 percent of all real estate taxes, and ~ | a 

| all personal property taxes. | | 

| ee eee ee ee ee ee ee ee ee ee ee ee ee ee ee ee ee eee a | 

- LESSEE NO. 4: Hansen Billboard oe oe 

1984 ANNUAL RENT: — $400 | | a | | pe 

| | o | | | | a , 
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EE exw BIT Vil-4 (Continued) | | ee 

a SUBJECT PROPERTY DATA | | 

ADDRESS: 2957 Packers Avenue a a : 7 

) ZONING : | | | | fo 

LAND AREA:  Loeated on same site as 2955 Packers Avenue which | 
, contains 2.99 acres in all. - 

q BUILDING | | - | | 

a CONSTRUCTION TYPE: Masonry frame — used as garage for vehicle repair and | 

| gale and service of small equipment | | | 

4 SQUARE FEET LEASED: 2,600 - a 

a LEASE TERM: : - Three years from Septenber 1, 1984, to oe 
) . August 31, 1987. | , | | 

5 | BUILDING SIZE: | 2,640 SF (Measured from blueprints) = | 

= 1984 ANNUAL RENT: $5,880 

7 7 1984 ANNUAL _ oo | | | 

| RENT/SQUARE FOOT: $2.26 | 7 | : pe 

q ESCALTOR : Annual 5 percent increase of previous year's rent. | 

UTILITIES: Tenant pays all water, sewer, gas, electricity, | 

| | air conditioning, and power and any other utility 

| services. , 

| INSURANCE: | Lessor procures and maintains fire and extended ; 

=_ | insurance for not less than 80 percent of insurable 
| value and a loss of rental policy. No pass through of 

| fire and extended coverage prenium to tenant. Tenant . 

| | carries and pays preniums for public liability 

oe insurance, | | | | | 

| REPAIRS AND MAINTENANCE: Tenant shall maintain, replace, and keep demised | 
| _ -prenises in good repair at its own expense. oe S 

eo REAL ESTATE TAXES: - Tenant pays personal property tax and 7.6 percent of : 
-m all real estate taxes. 7 
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ri a a , 

p AS REPORTED BY MRETF | 
i oe . 2955 & 2957 PACKERS AVENUE | | Ho 

G | | eee peer 

1983 REVENUE: | $56,778 (includes tax and | | 

| : | insurance reimbursables) ve 

1983 EXPENSES: | | 

) Real Estate Taxes $ 6,581 | | | 

| Management Fees _ 2,838 © ) | 

{ Leasing Fees 2,317) | | ps 
, | Insurance 766 | | J 

| Legal Fees 112 fp 

|e 1983 NET OPERATING INCOME: $4, 164 | oe a 

‘ | | = | | 

a | | " ) 216 ) -



| oe Le 
| WAREHOUSE AT 2955 PACKERS AVENUE AND SERVICE GARAGE AT 2957 PACKERS AVENUE | | | y en 

oe a ) | . : | = 
| SCHEDULE OF REVENUES AND EXPENSES FROM JANUARY 1, 1985, THROUGH DECEMBER 31, 1992 | | = 

teeter eee eee eee eee eee eee ee eee BSS Brrr eee See sasss rss sass sssssssssssssssssssssars=s a —— 

| GBA 1985 | | | & 
| : __ LEASED BASE | | | | = 

| | (SF) RENT/SF 1985 = 1986 1987 1988  — = 1989 1990 1991 1992 2 

Potential Gross Rent | eos | | | a 

_ Capital Warehousing Corp. [1} 8,945 $1.28 «$11,450 «$11,908 $12,384 == $12,880 $13,395 $13,931 $14,488 $15,068 
Capitol Warehousing Corp [1] T ,500 1.35 = 10,125 10,530 10,951 11,389 11,845 12,319 12,811 13,324 
Olds Seed Co. [1] a 15,772 1.58 24,920 25,917 26,954 28,032 29,153 30,319 31,532 32,793 | 
Foley Equipment Co. [2] 2,600 2,26 5 954 6 240 6,553 6 ,800 7,066 7,352 7,645 7,957 
Hansen Sign Co. [3] os | _ N/A 400 416 =__ 4B BT LO 

Subtotal a | - $52,849 $55,011 $57 ,275 $59,551 $61,927 $64,408 $66 ,982 $69 ,668 3 

N Reimbursables | | | | 4 

“I Real Estate Taxes [4] | | 5,835 5,960 6,077 6,202 6,325 6,450 6,580 6,712 <= 
Insurance Premium [5] 1,379 1,434 1,492 1,552 1,613 1,678 1,745 1,816 — 

I 

Total Potential Gross Revenue $60,063 $62 ,405 $64 , B44 $67 , 305 $69 , 865 $72 ,536 $75,307 $78,196 ad 

: Less: Vacancy @5% [6] | | | (3,003) (3,120) (3,242) (3,365) (3,493) (3,627) (3,765) (3,910) 

| EFFECTIVE GROSS REVENUE on | $57,060 $59,285 $61,602 $63,940 $66,372 $68,909 $71,542 $74,286. | 

| _ EXPENSES | | | | ee 

| Utilities [7] — | , $ 350 $ 364 $ 379 ( $ 394 $ 409 426 443 461 
| Repairs and Maintenance [8] | 3,482 3,761 4,062 4 , 387 4,738 5,117 5 526 5,969 

Management Fee [9] | | 2,853 = - 2, 964 3,080 3,197 3,319 3,445 3,577 3,714 
| Leasing Fee [10] | | 2,282 2,371 2, 464 2,558 2,655 2,756 2, 862 2,971 

Insurance [11] | | 2,089 2,173 __2,260 2,350 _ 2,444 2,542 _ 2,644 2.150 

| Subtotal: Expenses Before Real Estate Taxes | | | $11,056 $11,633 $12,245 $12,886 $13,565 14,286 15,052 15,865 

Real Estate Taxes [12] | | | | _7,883 _ 8,041 _ 8,201 _ 8,366 _ 8,533 _ 8,703 8,878  _ 9,055 | 

Total Expenses $18,939 $19,674 $20,446 $21,252 $22,008 $22,989 $23,930 $24,920 

NET OPERATING INCOME | | : | — $38,121 $39,611 $41,156 $42,688 $44,274 $45 ,920 $47,612 $49 , 366 | 

: a |



Ss EXHIBIT VII-5 (Continued) en 

a 2955 AND 2957 PACKERS AVENUE | | | 

a FOOTNOTES TO SCHEDULE OF REVENUES AND EXPENSES | 

i [1] Capital Warehousing Corp. has a five-year lease for 8,945 

square feet, commencing September 1977, with two | 
| five-year options; therefore, the terms and conditions : 

i are fixed through August 1992. Only the rental rate, pS 
| subject to changes in the Consumer Price Index (CPI), | 

| will be adjusted at the end of each calendar year. For | 
. | purposes of this appraisal an annual inflation factor of | 
a | | 4 percent is used. (See Exhibit II-5 for five-year 

| | history of changes in CPI). The 1984 rate of $1.23 per 

= square foot of GBA inflated by 4 percent results in a a 

a 1985 base rent of $1.28 per square foot of GBA. | 

Capital Warehousing Corp. also leases 7,500 square feet | | 

" | adjacent to the 8,945 square feet and separated from it 

i | by a two-hour firewall. The entire 16,445 square feet — | 

| has been converted to a cold storage space for U.S. | 

. Government surplus cheese; the insulation and chillers |} 2 

| belong to the tenant. The four-year, one-month lease for } 

| the 7,500 square feet, commencing August 1978, has two | 

| five-year options which fix the terms and conditions | 

| | through August 1992. The rental rate is subject to : | 
= | changes in the CPI and is adjusted at the end of each 

Le calendar year. The terms of this lease are less : | 

m favorable to the tenant than for the 8,945 square feet of 

| space; the 1984 rental rate was $1.30 per square foot | | 

~ with the tenant paying a pro rata share of the total real | 

- estate tax bill, whereas the rental rate for the 8,945 | 

f square foot space was $1.23 per square foot with the | 

™ tenant paying only the annual increases in real estate | | 

. taxes above the base year. | | | 

a | Olds Seed Co. is phasing out of the 15,772 square foot | - 

Se space with the completion of its new warehouse to the | 7 

me | south of its Packers Avenue headquarters, although its | 

a | | lease runs through July 1986 with the 1984 rental rate at | , 

. $1.52 per square foot and responsibility for a pro rata | . 

- ghare of the real estate taxes which compute to > , 

| a approximately $0.23 per square foot of GBA for the entire . 

. | parcel. a | a | | 

0 | | | a | oo 
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| | EXHIBIT VII-5 (Continued) — | po 

| Capital Warehousing Corp. currently sublets 7,500 square | | 

- feet of Olds Seed Co.'s 15,772 square feet at a 1985 rate | | 

of $1.58 per square foot plus utilities. Olds continues | 

| to pick up the real estate taxes for the 15,772 square | | 

f . feet and the insurance premium reimbursement, If Capital | 

paid a pro rata share of real estate taxes and insurance — 
| | reimbursement, the comparable triple net rental rate | 

i | would be approximately $1.30 per square foot plus $0.30 © 

= per square foot of GBA for real estate taxes and fo 

insurance, an | | | | 

a Capital is the most probable tenant for the Olds space; | | 

| Capital has need for more space, the spur track is oe 

- os critical for. its warehousing operation, it has an | 

i investment in improvements, and the location is good | | 

' although the quonset structure is inefficient for 

- maximizing storage density, the spur track has some. a | 

deferred maintenance, and the suspended gas heaters are 

Ss | inefficient. For the purposes of this appraisal, it is | 

7 | assumed that although the final terms of a new lease may | | 

= | vary from the current terms of the existing leases, the 

i net effect is that revenue and expenses would remain the | 

same. Therefore, current rental rates for 2955 Packers | 

q | | Avenue are used, inflated at 4 percent per year. 

, | [2] Foley Equipment Co. leases a 2,600 square foot | | 

| free-standing building located on the same site as 2955 | 

i Packers Avenue. The three-year lease, commencing po 

: | September 1, 1984, has a rental rate of $2.26 per square | 

| ss foot subject to a 5 percent annual escalator on the | 

. | anniversary date of the lease. The tenant pays 7.6 | 

| - percent of the real estate taxes on the whole parcel, but 

| : does not reimburse a pro rata share of the fire insurance | 

and extended coverage premiums as do the other tenants. 

fl | On September 1, 1987, Foley is expected to renew its 

= | lease for five years, but will bargain for a 4 percent. | 

| inflation factor if Foley continues to pay a pro rata 

Z | share of the real estate taxes and the lessor continues 
: to be responsible for fire and extended coverage 

op | insurance premiums, hy | 

| The annual revenues from Foley Equipment Company are as _ | - 

no | follows: : | | 

| | | | |



EXHIBIT VII-5 (Continued) | ] | 

| “BASIS FOR. =—=S—=—é“‘CO#*#*#*#*#*#*!”!”!*CRENTALS€O*#*~*~*~*~!”!~”~”:CRRPRATSAL 
RENTAL RATE “DATE RATE REVENUE —*REVENUES po 

3 Current lease 1/1/85 - 5/31/85 $2.26 $ 4 410 | a 
| Option rate 6/1/85 - 12/31/85 $2.37 1,544 — | ) 

i 1985 REVENUE ik $5,954 po 

i Indexed rate 1/1/86 - 8/31/86 $2.37. «Ss $s«4,622 | 
™ 5% increase 9/1/86 - 12/31/86 $2.49 1,618 | 

yi 198 REVENUE oo $ 6,240 

m | a Indexed rate 1/1/87 - 8/31/87 $2.49 4 4 856 | | 

a New lease 9/1/87 - 12/31/87 $2.59 1,697 | ; 

q | 1987 REVENUE | | | — $6,553 a 

New lease =—S—~=«S/1/88 = 8/31/88 $2.59 $ «5, 051 . 
q | | 4% increase 9/1/88 - 12/31/88 $2.69 1,749 | | to 

- 1988 REVENUE oe $ 6, 800 fp 

Indexed rate 1/1/89 - 8/31/89 $2.69 $ 5,246 re | ; 
, 4% increase 9/1/89 = 12/31/89 $2.80 __1, 820 

1989 REVENUE | oacee ct $ 7,066 . 

f Indexed rate 1/1/90 = 8/31/90 $2.80 $ 5,460 
4% increase 9/1/90 - 12/31/90 $2.91 1,892 

on 1990 REVENUE | | a . — -$ 7,352. | 

g | Indexed rate 1/1/91 - 8/31/91 — $2.9 $ 5,675 | | 
| 4% increase 9/1/91 = 12/31/91 $3.03 1.970 — | 

4991 REVENUE | i $ 7,645 | 

_ Indexed rate 1/1/92 - 8/31/92 $3.03 Ss $:—«45, 909 | | 
N% increase 9/1/92 - 12/31/92 $3.15 2 048 

| 1992 REVENUE” $7,957 | 
5 | 7 | | | | | |



| | | EXHIBIT VII-5 (Continued) | | 

[3] Hansen Sign Co. leases space for a sign at 2955 Packers 

Avenue. The rent is $400 per month and is assumed to - 

| increase annually at the rate of 4 percent per year. 

i [4] Capital Warehousing will reimburse 26.4 percent of the 

= |. increase in real estate taxes from 1983 to 1984 payable a 

in 1985 for the 8,945 square feet of leased space. The | 

| other tenant spaces are responsible for a pro rata share | 

a of the real estate taxes based upn the percentage of © 

| | square footage leased. The projected real estate taxes - 

5 : to be reimbursed the lessor are as follows: | | | 

‘ —_ BASIS FOR REAL ESTATE TAXES op 
| | | _ AND RETMBURSABLES © a 

| | | 1984 Assessment = $310,000 | | | 

| 4984 Mill Rate = | ~— 0.0254305 | 

' 1984 Real Estate Taxes = T ,883 - 

| eee TAX 7 

y , — INCREASE CAPITAL CAPITAL OLDS FOLEY TOTAL 

| | FROM SHARE OF SHARE OF SHARE OF SHARE OF RE TAXES 

YEAR TAXES | PREVIOUS INCREASE RE TAXES RE TAXES’ RE TAXES REIM— 

fi | PAYABLE DUE YEAR 26 4% 21% 45% 7.6% (b)  BURSABLH | 

m | 1984 = $7,753 (a) oe | 
J 1985 7,883 $130 $ 34 $1,655 $3,547 $599 $5,835 | © 

) 1986 8,041 158 Ke 1,689 3,618 611 5,960 

| 1987 8,201 160 42 1,722 3,690 623 6,077 

1988 8, 366 165° ay 1,757 3,765 636 6,202 | 
= 1989 8,533 167 dy 1,792 3,840 649 — 6,325 | 

| 1990 8,703 $170 | 4S 1 , 828 3,916 661 — 6,450 | 

1991 8,878 175 46 1,864 3,995 675 6,580 | 
oo 1992 9,055 77 47 1,92 4,075 688 6,712 

a | (a) Real estate taxes payable in 1984 are based upon the 1984 assessment of $310,000 

and the 1983 mill rate of 0.02501. The real estate taxes are estimated to a 

| increase at 2 percent per year as of 1985. It is assumed the relatively short}  _ 

| economic life of the improvements will depress the rate of increase in value. | | 

| - (b) Foley Equipment Co. is assumed to renew its lease in 1987 at the same term and © 

ql conditions regarding reimbursables. | | 

y - a | Ls | | | 

: 221 ) TO



. | | 

an EXHIBIT VEL-5 (Continued) | 

" [5] Only Olds Seeds Co. with 45 percent of the space and - o 7 

, Capital Warehousing's second lease for 21 percent of the | 

| space (7,500 square feet) reimburse fire and extended | - 

| coverage premiums. The schedule of reimbursables are as | | 

a follows: a 

ws | OO CAPITAL CAPITAL ~~‘ OLDS FOLEY 
a , TOTAL SHARE _ SHARE _ SHARE SHARE TOTAL 

a YEAR INSURANCE (8,945 SF) (7,500 SF) (15,772 SF) (2,600 SF) INSURANCE 

‘ PAYABLE PREMIUM 0% 214 ———s—<—«Ci OF REIMBURSABLE 

_ o 1985 $2,089 | 0 . $439 $ 940 | 0 | —6$1,379 

a So 19 86 2,173 0 456 | 978 Oo 1,43 
| — 1987 2,200 0 | 475 1,017 0 1,492 

| 1988 2,350 O- — 4Q4 1,058 0 1,55d 

| 1989 2 4a | 0 | 513 4,100 0 1,613 

1991 2,644 0 555 | 1,190 | 0 1TH 

: | 1992 2,750 0. 578 4,238 0 1,816 

i | [6] Vacancy is estimated to be 5 percent annually based | | a 

upon the assumption that 17,000 square feet will be | 

| : vacant every five years for 6 months. | op 

a [7] Utility expenses, which increase annually at 4 percent, | | 

are paid by the lessor during vacancies. | _— 

| [8] Lessor repairs and maintenance are estimated at $0.10 per | | 

) cn square foot and are assumed to increase at 8 percent per 

year. | | | | of 

i [9] Management fees are 5 percent of effective gross revenue. | 

| [10] Leasing fees are 4 percent of effective gross revenues. 

~ C11] Insurance premiums for fire and extended coverage are —_ 

estimated at $0.06 per square foot and are increased 4 ae 

a percent per year. — | | | a 

[12] Real estate taxes for 1984 and payable in 1985 are based — | | 

n upon the 1984 assessment of $310,000 and the 1984 mill _ 

| | rate of 0.0254305. Taxes are estimated to increase only e oe 

yo | percent per year, even though it is expected that real | | 

| | estate taxes will increase approximately 6 percent per fp 

A year. The shorter economic life of the improvements will : 

| depress the assessment for the subject property over the 

_ | next five years and therefore, the annual rate of | a 

a _ - inerease will be slowed. |



of a new 32,000 square foot steel warehouse on | ee 

their home site; so Olds will move out of the | | | pS 

| | } subject property in the near Future, 7 | | 

| 2. Capital Warehousing has already sublet 7,500 square | | 

7 feet of Olds' 15,722 square feet in addition to the | pS 

| a 8,945 square feet and 7,500 square feet of cold 

= storage space already leased to Capital. Capital | | 

2 / is in the market for more space and is the most 

. ee probable tenant to occupy the Olds Seed Company | 

i | | space. oe - | 

" | 3, Capital Warehousing has a very favorable lease. | ch, 

= negotiated in 1977 on the first 8,945 square feet - 

a | | - of space at $1.23 per square foot with the tenant | 

paying only the increases in real estate taxes and | 2 

i rental increases are tied to the CPI, not to exceed | 

. 6 percent annually. | | | 

J | os 4, Capital has a less favorable lease on the next 

f | 7,900 square feet, negotiated in 1978 at $1.30 per | 

df Cees ‘square foot in 1984 with the tenant paying a pro | 

i rata amount (21 percent) of the real estate taxes. | 

7 | and rental rates tied to the CPI not to exceed 6 ee 

| | percent per year. | a | a | 

| 5. Olds! five-year lease negotiated in 1981 runs to | - 

| July 1986 with a 1984 rental rate of $1.52 per an 

So a



| square foot; the tenant pays a pro rata share (45 - 

~ | percent ) of the real estate taxes and the rental | 

A rate is tied to the CPI not to exceed 6 percent | | 

- annually. | | . | | | 

f 6. Foley has a three-year lease negotiated in 1984 at | p 

a $2.26 per square foot and pays a pro rata share | | | 

™ (7.6 percent) of the real estate tax. The rent | 

I : increases at the rate of 5 percent per year. | | | | 

| Te Real estate taxes for 1984 are estimated to be | | | 

a $7,883, or $0.23 per square foot of “GBA (34,767 - 

f | square feet for both buildings). | ; 

oe | 3. If ‘Capital Warehousing paid real estate taxes on | : 

q | | the 8,945 square feet of space, their triple net : ; | 

| | | rental rate would be $1 per square foot compared to a 

fl oa $1.30 triple net rental rate paid on the 7,500 | 

, square feet. If Capital assumes Olds' triple net oy 

nS - lease at the 1.52 per square foot (1984 rate), the - | 

a differential is even greater. pe 

_ 9. Capital Warehousing leases have renewal options 

t a extending to 1992 and therefore have a strong , 

" negotiating position. But the location of the | a 

| a subject property is excellent for Capital who has po 

A need «for more warehousing space adjacent to a rail | 

ae a | spur, Although Capital will no longer be able to. |



oo finance the improvements needed for the conversion _ po 

; of dry storage to cold storage on leased property fe 

| (change in lender policy according to Curt Jahn | 

| , of Capital Warehousing), Capital has need for more | _ 

dry storage space for both empty cans and canned | | | 

goods. | an | 7 7 

10, Based upon a comparison of the cubic capacity of a / 

a - | | | rectangular building | and a curved roof quonset 

| building, the quonset is about 75 percent as 

| a efficient as a traditional warehouse. Even at _ 

| — © $1.52 per square foot, the subject property | 

 L | approximates market rent ($1.52 per square foot/ | 

A PO 0.75 = $2 per square foot) when compared to market | | 

rent of the more traditional but older heated os 

| warehouse. (See Exhibit  II-1 for rental | po 

; a | | comparables.) : a . | 

411. Capital Warehousing has recently bought | comparable | . 

A | warehouse space in Portage for the expansion of | - 

- | their surplus cheese storage operation. for less | | 

a | than $10 per square foot of warehouse/office space, 

| | and Curt Jahn claims bids on new construction in | fo 

d a Madison are approximately $10 per square foot of fp 

| - _ GBA including land. | | ee oe 
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| 12. Capital Warehousing already sublets 7,500 square | | | 

7 | feet of Olds' 15,722 square feet for $1.60 per | | a 

square foot with Capital paying the utilities and | | 

| | Olds paying the real estate taxes and other | 

expenses. This translates to approximately $1.30 

| per square foot on a triple net basis with Capital . | 

|; reimbursing their full share of the real estate _~ 7 | 

| WOO S, taxes and insurance premiums. — 

: | Based upon the Following key factors, the appraisers have | 

-ceoneluded that Capital Warehousing, the most probable tenant 

i for the Olds Seed space, does not have to concede to a newly os 

| negotiated composite lease for all the space at 2955 Packers | | 

A | Avenue as preferred by the lessor. Capital will be Willing to 

| assume the Olds lease at the same terms and conditions because pe 

eo Capital values the convenience and the cost savings associated 

with the expansion of their operation at the subject site. | | 

of dD. Operating Expenses, Reimbursements | | | 

[ | and Appraisal Assumptions | | 

a For the lessor of warehouse space, the basic expenses are pe 

real estate taxes, insurance premiums for fire and extended 

coverage, leasing fees, management’ fees, and long-term 

s | , structural maintenance and repair of the. parking area and of — | | 

A the exterior and structural frame of the building. There are : 

) minor utility costs for periods of vacancy. To as great a po 
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degree as possible, the lessor shifts the real estate taxes and oS: 

° ‘insurance premiums to the tenant through reimbursables or ! | 

establishes a base rent that includes real estate taxes and | | 

insurance premiums with reimbursables to the extent of passing | 

| the annual increases in real estate taxes, in particular, to pe 

n the tenant. | | ) | o 

As previously discussed, for the subject property, the 

. terms and conditions of the existing leases are expected to oe 

f prevail throughout the eight-year forecast period. Operating 

expenses and reimbursables are discussed in the detailed 

ss footnotes found in Exhibit VII-5. | | 

_ | E. ‘Einancing Description and Analysis 

There is no existing mortgage on the subject so any | 

) purchaser would have to acquire new financing, and current 

' terms available for this ty pe of property would require = an | a 

interest rate of 13.25 percent ona Loan amortized no more than 

7 20 years with a balloon at eight years when the Capital leases - 

7 are due for renegotiation. The cost to originate the loan | 

would not exceed one percent of the loan and the maximum , 

” balance would be determined by a debt cover ratio (DCR) of a 

| approximately 1.4 based on the first year normalized net income po 

Z | as shown in Exhibit VII-5. The higher DCR is required due to | | 

the increasing obsolescence of improvements, the uncertain of 

| situation relative to releasing space now occupied by Olds Seed ie at 

| | — 997 | , | |



Company, and the primary dependence on land value, in the long | | 

| run, as collateral. | | | | 

eg, Capital Budget Assumptions for | | | 
- Oo | Discounted Cash Flow Approach | pe 

The income approach, using the discounted cash flow | woe 

methodology, is detailed in Appendix A. Essential parameters p 

| for discounted cash flow valuation beyond revenues, expenses, | 

| and financing are the value assigned to vacant land, reserves 7 

s | for replacement, equity dividend required by investors, tax | - 

J | depreciation limits, and a formula for anticipated resale price | | | 

at ‘the end of an assumed projection period. The appraiser has | 

| | chosen to. utilize an © eight-year projection period in 

| recognition of the length of the Capital Warehousing Company | - 

- - lease. The following values have been assigned to these capital . 

budget assumptions: | | : | - 

o | 1. Although land value cannot be considered separate | So 

: from total value, for purposes of income tax obs a 

| treatment the subject parcel has a market supported | | 

| value of $1.15 per square Foot which, multiplied | | | 

oe times its area of 130,244 square feet, Suggests a | | 

land value of approximately $150,000. | 7 | | pO 

8, Reserves. from replacement of capital items in the fo i 

- future have been set at 2 percent of cash throw off | | ae 

fp | available for distribution, and these reserves have | 7 | 
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| been segregated to a sinking fund for reinvestment | a | * 

= at aé <Q percent tax exempt rate. The accumulated fe 

reserve is included as. part | of the net worth © - - 

| | realized on resale of the property, but does reduce | 

| | cash available for distribution as an equity | 

| | dividend to the buyer. | | - | 

* | 3, #The equity dividend rate required in the first year = 7 

| of the investment by the most probable buyers is Bees 

dt | 11.25 percent, equivalent to a tax exempt rate a 

| - — because of available depreciation shelter, but the | | 

e | dividend is anticipated to increase with time. | | 

| Typically, equity dividends are about 200 basis | 

| | points below interest rates because the equity | 

of | | investor enjoys the benefit of loan amortization, 

| tax shelter, and property appreciation in addition 7 | 

| to dividends. | | te a 

4, Tax shelter for property income is based on ; 

; | - straight-line depreciation of 100 percent of the | : 

| Be value of the building improvements over a term of : | 

| 18 years, assuming the most probable buyer is in a | | | 

= | 40 percent marginal income tax bracket, either as a | fo 

: ) small corporation or as a sophisticated individual | fo 

| | investor already enjoying some degree of tax | 

| | shelter investment income. | | | ane ; 

oe ee areas TUT
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| 5. The final source of return to the most probable | es 

| | buyer is the increased net worth realized upon sale = 

ee of the property at the end of a proposed five-year 

| investment period. In the case of 2955-57 Packers | 

. Avenue, the appraisers assume in 1992 the property | | 

q | | value will be the sum of three elements: | | 

: | | (1) Land value as if vacant - - | 

oa ; (2) Net salvage value of quonset building | 

" | | (3) Residual value of the improvements at 2957 | 

‘ ae Packers Avenue . | oe 

le Recent land sales in the area indicate a land oo | 

| ) value of $1.15. per square foot for sites with a 7 , 

| rail spur and frontage on Packers Avenue. Assuming | 

ri a 2 percent rate of appreciation, the land value fo 

ce would be $1.35 per square foot in 1992 for a_ site | 

a value of $176,000. ee | | of . 

The improvements at 2955 Packers Avenue will | | 

| have reached the end of their economic life in 1992 — | 

“ | with a net salvage value of approximately $4 per | 

- square foot of GBA, the bulk of which lies in the. | 

a | conerete foundation of the existing structure. The | | 

resulting net salvage value in 1992 is estimated to | } 

be $129,000. ee a os oa



| The building at 2957 Packers Avenue is valued oa | 

| | in 1992 at $10 per square foot of GBA, or $26,000. | p 

— The sum of the three values is as follows: | | 

| $176,000 - Land Value | a | 
129,000 - Net Salvage Value--2955 Packers Avenue 

| | __26,000 - Residual Value--2957 Packers Avenue fp 

| $331,000 a os | | | i 

| | | The resulting capitalization rate in the year 

- | of | sale, based upon the NOI forecast for 1992 is a 7 

| | | me 0.149, a reasonable ratio, given a market | | 

. - | capitalization rate of 0.12 for Madison area | _ | 

| 7 warehouses at the peak of their productivity. 4 

5 | 6 Each of the above items define the ultimate cash ; 

| throw off to the investor from all sources. These | | | | 

| | must be discounted at a minimum threshold rate of | 

| return of 16 percent after taxes to justify the | 

cs | - business and financial risks incurred. This is the 

‘ minimum equity rate currently reported as typical | 

| of managed real estate funds and used as a | | 

oe | purchasing benchmark by Madison “investors ina pO 

| stable investment industrial building market. The | | 

present yalue of all benefits to the equity . 

a position discounted at 16 percent, if held for os | 

| 
| 

a eight years and sold at the assumed price when | | a 

| a added to the original mortgage balance, equals’ the |. 

| | : | | |



| market value of the subject property using the - | | | 

income approach. | | _ 

| G. Discounted Cash Flow. Value Conclusion | Ca 

| | The assumptions used in the discounted cash flow model are 

| found in Exhibit VII-6. The discounted after tax value of the | | 

subject property, if held for five “years, is $280,611, or So 

7 $280,000 rounded, using a minimum 16 percent discount factor 

for all the benefits - to the equity position. (See Exhibit © i 

VII-7, line 39.) If the property were purchased at this price, - | 

| the investor would enjoy a conservative risk position reflected | 

| by: (1) an average cash breakeven ratio or default point as | | 

| shown in Exhibit VII-7, line 42, of less than 73 percent, (2) 

| a payback of 93 percent of the initial equity investment of | 

$97,000 by the end of the eighth year prior to resale, and (3) | 

, cash dividends of 11 percent or better each year on a before | | 

tax basis and 9 percent or better each year on an after tax  f 

| basis. | re | : of 

The discounted after tax value is somewhat understated due ; 

to the Internal Revenue Service cost recovery system | 

. | requirement of assigning an 18-year useful life to improvements | 

when, in this case, the remaining useful life may be a shorter 

time period. Therefore the discounted before tax present value | | 

of $304,460, or $305,000, rounded (see Exhibit VII-7, line 34) | 
| | | 

| is also a useful indicator of investment value. | ne - | | 

| E | Ds | es | _ 
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| | EXHIBIT VII-6 

m | | ASSUMPTIONS USED IN a 

| | DISCOUNTED CASH FLOW METHODOLOGY | | a 

| — | MRCAP COMPUTER PROGRAM | | | a 

| 2955-57 PACKERS AVENUE . ; | on 

1. Appraisal is as of January 1, 1985. = | 

2. Holding period is eight years with resale at end of 1992. 

| | The combined factors of a relatively short economic life | 

Z | on the quonset building at 2955 Packers Avenue due to both a 

physical and functional obsolescence, a lease term with | 

Capital Warehousing Company for the west half of the | 

warehouse which extends until 1992, and the probability 

| that Capital will replace Olds as the tenant for the east. 

- half of the building, make eight years a logical holding 

1 | period. a ) | | | 

| 3,» Debt cover ratio (DCR) is 1.4. The DCR is applied to the 

net operating income (NOI) in the first year. Although | | 

the rental rates vary for each lease, giving a leasehold 

advantage to one tenant and a fully priced market rate to | 

another, the average effective rental rate for the 2955 — | 

| Packers Avenue quonset building is $1.44 per square foot | 

| of GBA as of January 1, 1985, with the tenant reimbursing ee 

7 the real estate taxes, in full, for 66 percent of the | 

total GBA for both 2955 and 2957 Packers Avenue. The 

| | rental rate of $1.44 per square foot for a well located | 

ee | but physically inefficient older warehouse building is 

| within the range of market rent. (See Exhibit II-1.) — | 

Uy, Cash on cash required by the equity position is 11.25 | : 

| percent. | | - | 

5, The discount rate used is 16 percent. This represents the | | 

= | minimum threshold rate of return after taxes from all | 

| sources to justify the business and financial risks | ae 

incurred by the investor. | | | 

6.) The investor income tax marginal rate is 40 percent. a | a 

A 7. The after tax reinvestment rate applied to the after tax | - 

| cash proceeds is 9 percent. —— | | ; 

| 8. The resale price at the end of the eight-year holding | 

~ es period is the sum of the land value, the net salvage value | ; 

| of the 2955 Packers Avenue improvement, and the net ae 

4% salvage value of the improvement at 2957 Packers Avenue, 

or $331,000. (See Section VII-F-5 for details.) moe! 

9. ésA reserve for replacements is based upon 2 percent of | | | 

| , the after-tax cash throw off and is invested at 9 percent Z | 

= | | per year. © | | | | | | 
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| _ EXHIBIT VII-6 (Continued) o : 

7 10. Land is valued at $150,000, or $1.15 per square foot as of | on 

“| January 1, 1985. | | | | 

| 11. The computer program solves for justified investment value Te 

based upon the amount of debt and equity the property can 

| carry, given the financing parameters and cash on cash ) 

requirements. The land value is subtracted from justified 

investment value to solve for building value. The : 

7 building is depreciated straight line over 18 years as | 

currently allowed by the Internal Revenue service. | 

a Te. The financing parameters include 13.25 percent interest, 

| 20-year loan, and a balloon in eight years. Debt service | 

| payments are made monthly. | 

13. All revenue and expense assumptions are found in Exhibit | 

. VII-5. | | a 

| 
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" | EXHIBIT VII-7 | | 

= | COMPUTER OUTPUT OF | : | ae 
fo DISCOUNTED CASH FLOW ANALYSIS” | | 

a a RUN NUMBER oO | fp 

| | | a PRO FORHA | | 

d | INVESTMENT ANALYSIS OF | : | 

a | - 2955 AND 2957 PACKER | | | | 

al oo : | MREIF 

REPORT SECTION WNURBER | PAGE 1 ey 

ge GROSS RENT ©$ «68915. # RATE OF GROWTH OF GROSS RENT 0.0384 _— | 
2 oe , EXPENSES  $ 13324. # RATE OF GROWTH OF EXPENSES 0.0529 | 

|  # RE TAXES § 9457. # RATE OF GROWTH OF R E TAXES 0.9200 
s fe INCOME TAX RATE 0.4006 PROJECT VALUE GROWTH TYPE = 3.9090 | : 

f | —# VACANCY RATE 0.0500 WORKING CAPITAL LOAN RATE 0.1400 | 
. EQUITY DISCOUNT 0.1600 EXTRAORDINARY EXPENSES § 0. - 

RESALE COST «0.0400 «= REINVESTMENT RATE 0.0990 | 
—oOUKG CAPITAL RSS 0. CAPITAL RESER INTEREST RATE 0.0990 | 

‘ a INVESTOR TAX CLASS 0  OQUNERSHIP FORM Lo | 
| INITIAL COST $ 287584. INITIAL EQUITY REQUINED 3 96875, | 

A | ALL “#* VALUES ARE AVERAGE AMOUNTS FOR HOLDING PERION. OF @ YRS. | 
a INITIAL COST DERIVED THROUGH EACKDOOR TYPE 3 USING 1 MORTBAGES oe 
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5 ee | | 

| ee ee ee | | 

| | EXHIBIT VII-7 (Continued) | | 

| RUN HUMBER =O | | | 

E | | | | PRO FORHA 

| | INVESTMENT ANALTSIS UF 

2955 AND 2957 PACKER | | 

| FUR . | | | 

. — | ARELS | | | | | | | 

4 REPORT SECTION NURBER 3 PAGE 1 a 

5 CASH FLOW ANALYSIS a | | : , 7 
. ntiactiorctsesss2s22 | . 1985 19864 1987 1988 1989 1999 1991 199? . 

pes 1 GROSS RENT (60063. 62405. 64844, «67305. «69865. «= 72536. 75307. 78196. 
| 2 LESS VACANCY 3003. 3120. 3242, 3365. 3493. 3627. 3765. 3970. 

| 3 LESS REAL ESTAE TAXES  - 7883. «8041. «= 8201. = 83466. «= 8533. = 703. = 878. 2 = 9055. 
4: LESS EXPENSES - 11056. 11633. 12245. 12885. «913565. «14286. «615052. 15865. | 
5 NE! INCOME 38121, 396T1. | 41155. © 42688. 44274. © 45920. «47612. 49368. 

| | 6 LESS DEPRECIATION 2644. 7644, 7644. 7644. = 7644. 7644, 76MM, 784M. 
oe 7 «LESS INTEREST PATS 25154. 24862, 24528. 24148. 23714, 23219. 22654. 22010. 

5 | | 8 TAXABLE INCOME $323. 7106. 8983. 10897, 12916. 15057. 17314. 19712. ; 
PLUS DEPRECIATION 7644, 7644. = 7644, 7644, 7644, 7644, 7644, 7644, 

| 10 LESS PRINCIPAL PATS - 2075. 2367. 2701. 3081. 3515. 4010. 4575. 9 5219. 
11- CASH THROW-OFF 10892, 12382, «13926. «15459. «17045. = 18691. «20383. «= 22137. 

s 12 LESS INCOME TAXES 2129, 2842. 3593, 4359. = 5166. «= 6023. 6926. = 7885. 
i. 13 LESS RESERVES | 175. 191, 207, 222. 238. 253. 269. 265. | 

| 15 WURKLMG CAPITAL LOAN 0. 8 0. 0. 0. 0. 0. C. 
| 16 BISTRIBUTABLE CASH AFTER TAX 8587. 9349, 10126. 10879. 11641. 12415. 13188. 13967. | 

A 17 TAX SAVINGS ON OTHER INCOME % oO. 0. 0. 0. 0. 0. 0. | 
18 SPENDABLE CASH AFTER TAXES 8587. 9349. 10126. 10879, 11641. 12415. 13188. 13967. — | 

MARKET VALUE & REVERSION | 7 | 

: — CASH FLOW ANALYSIS | | | | | 
, biucscessssisssess | 1985 1986 1987 1988 1989 1990 1991 1992 

19 END UF YEAR MARKET VALUE - 1992 - - | | 331000. 
4 29 LESS RESALE COST 13240, 13240. 13240. 13240. 13240. 13240. 13240. 13240. | 

| 2) «LESS LOAN BALANCES 168696. 186329. 183628. 180547. 177032. 173022. 168447. 163228. 
cu FLUS CUM. CASH RESERVES 175. 382, 623, 901, 1220, 1983, 1994. 2459, | 

 & DS HERURE TAX NET WORTH 129239. 131813. 1394755. 138114. 141947, 146321, 151307. 156991. . 
a 24 CAPITAL GAIN (IF SOLD) 37818. 45462. 53105. 60749, 68393. 76036. 83680. 91324. | | 

Z3 CAFLIAL GAINS TAX © eNO. FOF WAP. W7ZON CC VOVES. V2 Tbo. NSSF. Cee | 
26 MINIMUM PREF. TAX | 0. 0. 0. 0; 0. 0. 0. 0, fe 

— 27 —sINCOME TAX Of EXCESS BEP. 8 0. 0 ov 0. 0. 0. 0. | : 
26 TOTAL TAX ON SALE 6051. 7274, BAP, «= 9720, 10943, 12166. «13389. «14612. o 
29) AFTER TAX WET WORTH ——- 223189. 124539, 126258. 128394. 131005. 134155. 137918. 142379. ] 

A | oe | : | | 
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| | EXHIBIT VII-7 (Continued) | 

KEFORE TAX RATIO ANALYSIS | | | | ' 

| | CASH FLOW ANALYSIS | - | | | | | 
e seaststesssrsesss= 1985 1986 1987 1988 1989 1990 1991 1992 

; . 30 RETURN ON WET WORTH B/4 TAX 0.4474 0.1157 0.1280 0.1396 = 001512041625. 001734 0.1839 . . 
31 CHANGE IN NET WORTH B/4 JAX 32425. 2574, «= 2942, 3359. = 3834. = 4373, = 4986. 58 BA. ms 
32 ORIG EQUITY CASH RINB/4 Tax O.1125 9.1279 0.1438 0.1597 0.1761 «604.1931 002105) 0. 2287 
33 ORIG EQUITY PAYBACK E/4 Tax 0.3125 0.2404 0.3842 0.5439 0.7200 0.9130 1.1236 1.3822 

*34 8/4 TAX PRESENT VALUE 311574. 307321. 304616. 303101. 302520. 302665. 303358. 304460. 

7 | AFTER TAX RATIO ANALYSIS | | : : es 

CaSh FLOW ANALYSIS ce Be | | | | 
| | osseesectrssrssees | 1965 1986 1987 1988 1989 «1990 1991 1992, | 
2 35 RETURN ON NET WORTH AFR TAX O.3671 C.08S7 0.0951 0.1031 061110 0.1188 = 0.1264 «0.1336 
a | 36. CHANGE IN WET WORTH AFR TAX 26374, 1351. 1719. 2136. 2611. 3150. 9.3743. A461, 

) #37 ORIG EQUITY CASH RTNAFR TAX 0.0887 0.0766 0.1046 0.1124 0.1202 0.1282 0.1362 0.1443 | : 
*&38 OKIG EQUITY PAYBACK AFR TAX 0.0887 6.1853 0.2899 0.4022 0.5225 0.46507 0.7869 0.9312 : 
*39 AFTER TAX PRESENT VALUE 304371. 297675, 292497. 288528. 285533. 263318. 281721. 280611. 

CASH FLOW ANALYSIS | | | | | | | ; 
sisiesessast rssse | 1985 1986 «1987 19688 =—s-:1989 1990 1991 1992 
4G Ntl IALUME-MARKET VALUE RTO 0.1152 0.1197 0.1243 0.1290 0.1338 0.1387 0.1438 0.1491 

; 4: LENDER BONUS INTEREST RATE 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 
a %a2  pEFAULT RATIO | 0.7687 0.7516 0.7352 0.7203 0.7060 0.6923 0.4793 0.6649 | 
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io | pi ae | _ _ | 

ee | EXHIBIT VII-7 (Continued) : - 

| RUN NUMBER Q | | | 

| | PRO FORMA | | 

| | | INVESTHENT ANALYSIS OF 

| | 2955 AND 2957 PACKER | 

a | BREIF | | 

de | REPORT SECTION NUMBER Qo PAGE 1 | | 

; | COMPONENT SUMMARY | | ae 

) | | TITLE PCT. BEGIN USEFUL DEFR a | a pe 

.  -«DEPR USE LIFE METHOL cas? SCH | | 

: LANE 0.00 1 40. Oo $ 190000. 9 | : 

| BUILDING 1.00 1 18. 2 $ 137584. 90 | 
| = 

oe 

i MORTGAGE SUMMARY | | 

: | | TITLE INTR BEGIN END TERM  — ORIG POT | ; 

| | - | RATE YR. YR. BALC = VALUE oe | 

| | MORTGAGE 0.1325 1 8 20 $ 190771. 0.643 | : 
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2 | EXHIBIT VII-7 (Continued) _ | 

FERFORT SECTION NUMBER 9 PAGE 4 Td 

a | DEPRECIATION SCHERULE FOR BUILDING 

| | INITIAL COST  —«- 137584. | | | ee 
5 DEPRECIATION METHOD = 2 PERCENT DEPRECIABLE 1.000 | 

USEFUL LIFE 1B. BEGINNING YEAR 4 

a ANNUAL «CUMULATIVE CUMULATIVE | 
YR «oDEP. «so STR. LIKE ACCELERATED EXCESS. | po 

| 1 7644, 7644, 0. oO. | | — 

| | 3 7644. 22931, | O. 0. | oe 
t 7 a 7644, 30575. 0. 0. | | | 

a | 5 7b, 38218. 0. 0. | 
a 6 7644, 45862. 2. 

. 8 76a, 1149, oO. 0. | | : fo 

5 REPORT SECTION NUREER g PAGE 7 

a MORTGAGE AMORTIZATION SCHEDULE FOR MORTGAGE | — 

 HORTBAGE AMGUNT «6190771. TERM 20 a 
INTEREST RATE 0.1325 MORTGAGE FACTOR O.01189431 | 
PERIOD PAYMENT 2269.09 PAYMENTS PER YEAR 12 | 

| BONUS INTEREST 0.0000 TYPE 0 GREATER THAN 0. | no 

ANNUAL INTEREST PRINCIPAL ——ORONUS INT - | i 
" YR PAYMENT PAYMENT PAYMENT BALANCE PAYMENT os | | 

| | 1 27229, «25154. 2075. 188496. Oo. a | 
| 2 27229, 24862, «= 2367. 186329. Oo. | oe 

; 3 27028, Feats. | 27G1. BBO 28. 6. | fey 
f 4 27229, 24148. = Joe. «180547. 0 | | 
- | 5 27999, 23714, 3515. 177092. 0. ey es | } 

| 6 27227, 23217. 4019, 773022. 0. oe 
A | | 7 27229, 22654. 94575, 168447. 0. | - 
‘ | 8 27229, 22010. 5219, 163228. 0. | : 
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G | | EXHIBIT VII-7 (Continued) a Dees 

G | DIS NREIF.5 | | p 

1,2955 AND 2957 PACKERS AVE, MREIF _ 10,1985,0,1,1.0,8,34767 - | > a ok | —— 2053,1,124,.1125,1,1 | | | 
49, 60063,62405,464844,67305,69965 - oe | 41,72536,75307, 78196 | | | | | 

: | | me 50,.05,+ | | | in | 70,7883, .02,+% ft | 80,11056,11633,12245,12886,13545 | | | | | a | 81,14286,15052, 15845 | | Ss | | | 100,.16,.40,.09 
| | | 101,0,331000,3 | | oe | 7 | 102,.14,1,.04,0 Pe | a | | 193,.027,0,.09,0 — | | | , | Pores 200,1,LAND | oo | | 201,1,150000,0,0. | a | | a 7 . 2024141, 40,0 | | 

200,2,BUILDING | | Oo , 201,2,1.9,1.9,2 | | | po E | _ : 202,2,1,18,0 | | | | _ 300,1, MORTGAGE | | 7 | 301,1,1.0,.1325,9,20 | oo : 
| 302,1,12,1,8,0 | | 7 a | 400,9 | OA | - 403,99 | | | | do . 999,99 — | | | 

| 7 | Ready | | | | - 

f = | | | .



The discounted after tax value of $280,000 and the | | | 

| discounted before tax value of $305,000 are supported by the ws 

more simplistic back door method used to solve for the | 

| justified investment or initial cost, using the net operating — 

income in year one and the financing and investment parameters 

| previously described, but excluding tax shelter benefits. As ; | 

| indicated in Exhibit VII-7, Report Section I, the justified |o 

4 a investment or initial cost suggested is $287 ,586, or $288,000 7 

rounded, of which initial cash equity is $96,815, or $97,000 

| rounded, with an original mortgage balance of $190,771, or 

| $191,000 rounded. © ae | | | | fo 

. 7 - Therefore, the value conclusion from the income approach a 

Po ranges from $280,000 to $305,000, or $8.05 to $8.77 per square 

foot of GBA. oe oe Le 

: : H. The Market Comparison Approach a od 

A search in the Madison area for comparable sales during | | : 

| the last five years of older warehouses which are functionally _ ! 

| obsolete in design, but well-located and still generating ao | 

A reasonable income stream, revealed no properties comparable to : | 

| | the subject property. : a8 

The following warehouses, built before 1960 and sold during i | 

2 the past five years, were considered: . | | | | 

—— — — okt _ — __ |



a | | YEAR | : 

| | SALE a LOCATION 3 | BUILT | 

A ATA Commercial Avenue 1916 oe os 

| Co B 924 E. Main Street | 1929-1966 

C 312 §, Livingston Street 1944 ps 

q D —— 3165 E, Washington Avenue | 1953 | OO 

. E 4401 Cottage Grove Road 1955 

i Sale A: This vacant property, once a railroad roundhouse, 

/ was most recently used as a showroom and distribution warehouse : | 

- for kitchen cabinets and equipment. The property was sold to | 

| | Magel, Ine., a subsidiary of Madison Gas and Electric Company oe 

i on May 11, 1982, for $198,000 cash. The 22,958 square foot © a 

5 , building located on a 205,254 square foot site near a rail | 

track, is constructed of masonry/wood and is in poor repair. | | 

f The semi-arc shape of the exterior walls of the building add TO fo 

its obsolescence. The majority of the dock doors and overhead } 

i doors are boarded shut and/or are in poor repair. The value of | : 

the property lies in its site; the sale price represents $0.96 i oe 

per square foot of land with rail service, The present buyer oe | 

i is known to acquire property for future | needs and it is | — 

| unlikely this building will be used again. Magel, Inc., also > ; = 

i | purchased a 175,547 square foot vacant site just east of this. | | 

| _ site for $1.03 per square foot in 1980. The appraiser regards | | 

this as a vacant land purchase. oe oe pe 
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| Sale B: This brick/wood frame one-story structure sold for & 

: - $80,000, or $11.11 per square foot of GBA, on May 18, 1984. The | | 

A | purchaser is Mel and Melanie Bourne. The 7,063 square foot — | to 

building located on a 10,890 square foot site is not comparable ; | 

| in size with the subject property. There is rail siding to the ‘| 

building but it is not used by the current occupants. Sale B is — an 

d in better condition than the subject. No. rental data was 

a available. The two structures have little in common except age. 

, | sale C: The property at 312 South Livington was the site of | 

a Roy's Transfer Company until early in 1984. Several structures p 

- since demolished were on the site at time of sale. Roy's 

- Transfer Company was located on 52,272 square feet of land 

5 po leased from the railroad. When the property sold to Martin - | 

a _ Rifken, Roy's Transfer relocated to Pennsylvania Avenue. | 

a | According to the Madison Assessor's office, a 60,984 square _ 

_ foot lot sold on January 4, 1984, for $100,000. The disparity | / 

i | in the lot size occupied by Roy's and the land sold is 8,712 

5 | square feet, or the size of a typical parcel 66 feet by 132 

feet. It is assumed the sale from the railroad to Martin ) 

3 Rifken included all of the site which had been leased to Roy's a 

plus one more parcel. The sale price translates to $1.64 per 

i —_ square foot of land. This site is about one-half the size of | - m 

the subject and has. quite different locational attributes | = 

= compared to the subject. The area, closer to downtown Madison, | - 

“ong - = | | |



fringing a large residential area, “and Madison Gas and | 

= Electric's headquarters, is better suited for office and Se 

a retail/distribution operations. This property was purchased and a 

cleared for use as a parking lot by a captive buyer - 

redeveloping a contiguous site into an office building. a | 

Sale D: The building which houses Foster Insulation located ft 

= at 3165 East Washington Avenue near the Highway 30 interchange | 

a ) sold for $99,000 on June 29, 1984, to Robert B. Schule on land 

- contract. The cash price was $88,000. The masonry/steel frame 

building, built on a downward sloping 19,315, square foot lot, | | 

:  eontains 4,600 square feet of GBA at the main grade, the space 

is divided into 1,248 square feet of office and 3,352 square 

| feet of warehouse. At the rear, the lower level of the building _ Jo 

7 is a garage; the garage square footage is not included in the | 

4 . GBA reported. The front of fice rents for $4.13 per square foot | . 

and the entire building is of higher quality and in better | 

i condition than the subject property. The small size of both the | : 

A - puilding and the site also disqualifies Sale D as a reliable | Le 

o comparable sale. Us | ee | | po 

a Sale Er Radford Company, a millwork operation and | | 

| distributor of Anderson Windowalls purchased this property on | 7 | 

| January 4, 1982, for $525,000 cash. The site contains 194,105 

square feet, or 4.46 acres, about 150 percent larger than the - — 

. subject site, and the building is approximately 34,500 square | 

eae ) — 24h : - : tes



a | feet of GBA, similar to the subject. ‘The office area occupies - 

20 percent, or 7,000 square feet of the GBA. The main building 

a 7 is an older conorete tilt-wall light industrial facility with | | | 

dock height floors and 12 foot eaves. Although not of modern - 

f steel construction, this building is of superior quality to the | 

Z subject, has adequate width and length for a large assembly P| 

/ and/or efficient storage operation and is well located adjacent | | 

a , to Highway 51. A railroad mainline runs south of the property. | | 

The lack of comparability of these older industrial | 

i warehouse sales with the 2955 Packers Avenue subject property | 

. makes the market comparison approach misleading, and it is not , 

i used in the appraisal of this property in which prices are | 

a | related to square foot of GBA. nn | | | 

| There have been sales of service garages comparable to the os 

a structure at 2957 Packers Avenue. However, the appraisers | | 

_ | believe that the site would not be subdivided to accomplish a P| 

i sale of this building. 

i | Therefore, the market comparison approach is also not | 

| | applicable to the improvements known as Foley's Equipment _ | | 

i Company at 2957 Packers Avenue. | | | | 
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: | | a I. The Cost Approach - ce 

| | The cost approach [1] is based on _ the premise that the o | | 

a value of a property can be indicated by the current cost to | ' 

| construct a reproduction or replacement for the improvements | : 

i minus the amount of depreciation evident in the structures from | 

_ all causes plus the value of ‘the land and entrepreneurial ee 

a profit. This approach to value is particularly useful for 7 

H appraising new or nearly new improvements and for providing an | 

| alternative to the sales comparison and income capitalization | 

approaches. Ae | | | os | = ; | 

| _ For the ‘four other warehouses in this portfolio, the cost | 

a approach has been used as a check on the value conclusions _ , 

5 | arrived at by the income and market comparison approaches to | 

= | value. The other warehouses, all of steel construction, were | | 

constructed after 1970. The subject property at 2955 Packers | | 

. Avenue, built in the 1940s, is an early style of pre-fabricated | 7 | 

G steel building which is nearing the end of its economic life. | | a 

f An estimate of depreciated value is highly speculative, | | 

= , making the cost approach a subjective and misleading valuation | 

C method for this structure. Furthermore, Marshall Valuation - 

on | 11 ‘American Institute of Real Estate Appraisers, a oe 

G - The Appraisal of Real_Estate, Eighth Edition, Chicago, | a 

- IL, 1983, p. 33. 4 oe a 
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Service has no category in its extensive computerized catalogue | | 

of building types that resemble the quonset structure at 2955 P| 

| : Packers Avenue. The non-computerized manual published by | oe 

—_ Marshall and Swift indicates that construction costs of a | | 

i quonset building, measuring 40 to 60 feet in width by 240 feet / 

5 in length, range from $5.50 to $5.75 per square foot of GBA - | | 

™ - plus $6 per square foot of GBA for a concrete foundation at 

i loading dock height. An estimate of effective age would be to 

" subjective, and the existing improvements do not meet the tests | | 

of best use for this site. Therefore the appraisers have not. a 

applied the cost. aprpoach to this structure. a | 

| As previously discussed, the appraisers have concluded that | = | 

| | the long-term value for the subject property lies in the site , 

| value. It is assumed a buyer, in time, would utilize the site's | 

existing foundations to build a more efficient and marketable 

warehouse facility. The service garage at 2957 Packers Avenue - p 

| = would be demolished to maximize the productivity of the site. | 

Although the garage structure is older, nevertheless, its , 

; traditional design and construction materials lends itself to | : 

| the cost approach to assist in the estimation | of net salvage 

; value. The Marshall Valuation Service estimates the economic _ | 

| life of a service garage tO average 35 years. If the service | 

garage has a remaining economic life of 10 years, its effective | | 

age is approximately 25 years. Given the cost approach | Pn



assumptions shown in Exhibit VII-8, the estimated value of the op 

improvements at 2957 Packers Avenue as of January 1, 1985, is | | 

: | $30,000, or $11.36 per square foot of GBA. The computerized | | 

| | analysis is found in Exhibit VII-9. This value supports the | | : 

| residual value of $10 per square foot assigned this structure | | 

| at the end of the eight-year holding period used in the “income | 

b approach, : a , 

: a J. Reconciliation of Three Approaches. and Conclusion | : 
| of Subject Property Value if Sold Individually | 

coe Age and style of the improvements have undermined the ) 

B relevancy of the market. comparison and cost approaches. : 

: Admittedly, the critical judgmental factor in valuing the | | | 

A ; subject property is the remaining | useful life of the | : 

| . improvements. of secondary importance is the possibility that — ! 

i; costs of trucking, by the end of the century, will put a | | 

m | | premium on sites with rail service. | | | 

| The after bax value of $280 ,000 as compared to the before | 

fi tax value of $305,000. from the income approach (see Exhibit | | 

| VII-7, line 34) may be the result of understating the rate of | : 

depreciation or overstating current land value that would be - | | 

r | assigned by the Internal Revenue Service. Therefore, the 

appraisers have chosen to compromise the investment value at | : | 

, $290,000 as of January 1, 1985. | - | 7 
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| | EXHIBIT VII-8 | | | 

| | : | Computerized Service based on | | | | 

| | MARSHALL AND SWIFT VALUATION SERVICE | | | | 

. 1) cosTestimaTE FOR Gordon € Greg Rice 0 [cL Sc gran TET of , 
2) PROPERTY OWNER. MREIFO poe Te OPI oy , : 

, 3) ADDRESS. 2957 Packers Avenue. pe SNEED | 

| 4) sunveyeoBY | Graaskamp oo 2 epee et ag , 

s) oateorsunvey 1/1/85 be mans Coes aE Se a 

| 6) REGION: 1 Western CLIMATE: G@) Extreme oe frees oT Si ay lis os | 
| @) Central 2 Moderate | bo iap pv bitline. 2 2 tsp I : 

| 3 Eastern 3 Mild | POT LUIS Upiinritiitaiettt oc otsoc inoimp | ) . $- cane Ae ae saa aed ane ele SO ge he we : cea wae f Fe 

7) OCCUPANCYCODE 325 || (Refer to back of Form) to LU Ls peti ip =| 
8) CONSTRUCTION CLASS: : . Poo Lege a | 

q A Fireproof Structural Stee! Frame . — fevirirterterteiccocbectcicrrt cc on | 
B_ Reinforced Concrete Frame | : | rr sea cheers tad | 

: CO Masonry Bearing Walls | bore | 
|. © Wood or Steel Framed Exterior Walls 7 bene = Spe SiS oe j - | 

9) LOCAL MULTIPLIER ==. 03 ee | TIOTULITT VIE Ti Te | 
| (Refer to Section 99, Marshall Valuation Service) sorwortbet ce pers operpercer rs S | | 

10) COST RANK: | | | foccowt peter | 
GY Low 3 Above Average , pI CIT IRE | ! 

a 2 Average 4 High | | (00 DUCATI : 

: 11) TOTAL FLOOR AREA | 2640 we | : : , | | 

12) SHAPE or PERIMETER ... van es enn a | wi EL anne nk ees aman nt nn | 
OT 2 3 4 | | | | | : 

Approximately Sightly irregular Very Some oo ey ie arnt oem care mm me en 

i | 13) NUMBER OF STORIES ol _ a oe | ae | | 
| 14) AVERAGE STORY HEIGHT_._16 | 18) HEATING, COOLING & VENTILATION: a oe 

| | 15 | 1 Elec. (Cable, Panel/Baseboard) 12 Steam, with Boiler | 
15) EFFECTIVE AGE Oe | 2 Elec, Wall Heaters 13° Steam, without Boiler } 
16) CONDITION: | @ Forced Air .23 14 Air Cond. Hot/Chilled Water 

| 1 Worn Out 4 Good. 4 — Floor Furnace 15 Air Cond. Warm/Cooled Air | 
2 Badly Worn 5  V. Good 5 Gas Steam Radiator 16 Package Heating/Cooling | | 

CD) Average 6 Excelient — - 6 Gravity Furnace 17. Heat Pump | 

? 17) EXTERIOR WALL: | | , renee Vented fs Evaboratlve Cooling | 

| Masonry Walls Wood or Steel Framed Walls ot Mater. ) Refrigerated Cooling 
1 Adobe Block | 22. Aluminum Siding 9 Hot Water, Radiant 20 Ventilation 

| 2 Brick, Block Back-Up 24 Asbestos Siding | Space Heat,Gas «7/7 = =8§ 21 Wail Furnace | 
nn 3 Common 25 Asbestos Shingles 11 Space Heat, Steam | 

E 4 Cavity 26 Shingles mo 19) ELEVATORS QO  _ Sq. Ft. Served : 
: 5 Face Brick (Add) 27 Shakes a eet pene on OE ES | ” 

&) Concrete Block 28 Stucco on Wire/Paper 20) SPRINKLERS =. ce Sq. Ft. | 
—_ 7. Concrete, Reinforced — 29 on Sheathing 21) TOTAL : - | 
os ~ 8 Concrete, Tilt-Up | 30 Wood Siding on Paper BASEMENT 0 _ Sa. Ft. | | | 

a Q Stn. Ashlar Veneer, Block = 3 on Sheathing _ 4 Unfinish , | oe | 

19 Stone, Rubble 32  Veneer,Common Brick ntinished 9 (Utility | 
| 11 Pilaster | , 33 Face Brick 2 Finished 6 Resident Units | 

12. Bond Beams — 34 — Stone | | 3 Parking 7 Display | : a 

€ CG insulation (Add). 23 35 Used Brick : 4 Storage 8 Office | 
-— Curtain Walls | 36. = Siding, Viny! Surface | | | 

14 ~~ Concrete, Precast 37. Hardboard © | | | | | | 
15 Concrete/Glass Panels 38 Textured Plywood oo | | | | 

= . 16 Metal/Glass Panels | 39  Board/Batten Box Frame MISCELLANEOUS COST | ee, 
17 Staintess Steel/Glass 40 Log, Rustic | | | ce 

= *8 Bronze and Glass 41 Insulation (Add) a | | | - 

19 Stone Panels Wood or Steel Skeleton Frames MANS on te LOND | | 7 

20 = Stee! Studs/Stucco 42 Aluminum Cover SIT. tin Site IMprovements a 

ee 21) Te, Clav - 43 > Sandwich Panels PHY: Phys; | | | 
fe 22 Facing Tile {Act | - 44 Corr. Steel on Steel Frame Be ce ee oma hysical Depreciation p | 

¥ a - | 45 on Wood Frame | FUN: Functional Depreciation | a 

| 46 = Transite | _ | | | 
| | 47 Siding, Post/Girder Frame LOC: _ _ Locational Depreciation . 

48 Sheathing (Add) EXC: = Insurance Exclusions | 

- | FORM #99 € 1979- MARSHALE AND SWIFT PUBLICATION CO. - PRINTED IN U.S.A. | | 
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| EXHIBIT VII-8 (Continued) | | | 

Pe] Mezzanines | 
Commercial and Institutional Buitt-ins | 

a (Sq. Ft. of Mezzanines) (Total Sa. Ft. of Building Area) | | 

MZM: | oe te. Disolay UW: .. ew un... Bank Equipment | | 

MZB: _. ee Offi¢e | | | (counters, vault doors, etc.) | | 

MZC: -  .  . . Storage | — UX: we ek... dail Equipment | 

a MZD: ue we ODEN 
(cell blocks, locking devices, etc.) 

| | - UY: ae eee Hospital Equipment (Groups It and I!) 

Balconies UAA: .... —.... .~... -. Hospital Pneumatic Conveyor System : 

| - (Sq. Ft. of Balconies) : UAB: _._.. _... College Commons Kitchen Equipment 4 

. BCA: _ Apartment Exterior a VAC: . Science Building Laboratory Equipment ' 

BCD: | ou Auditorium | Bank Vaults | | 

BCC: =~ = Churen | (Sq. Ft. of Vault Area) | | 
BCT: _ .- Theater | UAD: _.......... ---.-... . Money | | . 

7 | . : UAG: | 
= Docks | | Record Storage | | | 

(Sq. Ft. of Dock Area) | “Stages & Permanent Fixtures : 

OLR: nue « Loading with Roof | | | | (Sq. Ft. of Stage Area) | | 

DLW: ou vn we Loading without Roof UAH: _-_____.. __-_____.. Live Performance : 

mm 00s: oo eee Shipping 7 | . VAJ: Motion Picture Only . 

DOF: teu anew DOCK Height Floors | | | UAK: _ _... ...--__..-- Speaker's Platform 

| | ae | | High Rise Apartment Miscellaneous , 

: , Parking Lots | | (Number of Units) | 

| : (Sq. Ft. of Parking) | 7 APP: ----__Appliance Allowance (erter # of apart. units) 

| PAS: ene wee Paving Asphalt | UAM: _._. ......--—-~-__Wall Air Conditioning (# of units) 

| PCO: wee Paving, Concrete | , Barns and Sheds | 

LIG: Pe ving Lot Lighting (Sq. Ft. of Area Served) | | (Sq. Ft. of Loft) 

— BUM: _.. Parking Bumpers (Lin. Ft.) | LOF: ....... ..-... ..Lofts for Barns or Sheds : 

a | | ADDITIONS | | 

| | ADD TO (SUPerstructure, BASement, EXTra (Depreciated}, MISceilaneous (Not Depreciated)) | 

a | | BRIEF DESCRIPTIONS oe (+ or-) COST | 

Be) xr = overhead doors 8 25 
me EXT . Office area ee ee Be 3500 | 

| a oe em wns weet ve ee sana eemnenamesatisataeninans viene mincntattogtie eum nee cmee semen manage epanamecia cn nmi ve tae antes te 0 ee $ ecco una vaninamam, ummm ne en: ena tl 

a | | SE alae te et cee Se | | 

| ee eee ee eel sae nent mtn ce ce nna $ eee ee ety fe | 

a Oa | REMARKS | : | 

REM: ee cecaeuneunin man win wi / oe a nn cena nee ene anneni ne meee name a nme pene earn | 

REM: a couse Ln vem en oie ae ie evant bh a ana ae ct eaeerenenaaimane eet eet mcm aemncenmnel Aa ee eee ee ne ; 

REM: ce eae nee ene ee eles eh ai negate nn amin ese Le inane seem me coe ee ee fT 

| oe OCCUPANCY CODES | | 

300 csoartment (High Rise) 316 Dairy & Milking Barn 336 Laundromat 357 Commons 399 Shed, Cattle | 

e 301 Armory © 317 Dairy Sales Building == 337 Library 358 Gymnasium 400 Shed, Hay | 

bs 302 Suditorium 318 Department Store 338 Loft. 359 Lecture Hall 403 Shower Building oe 

* 303 <stomobile Showroom 319 Discount Store 339 Lumber Sice., Horizontal 360 Library | 378 Stable 

304 Sank 320 Dispensary 390 Lumber Sige. Vertical 361 Manuai Arts 389 Storage, Equioment : 

384 Sarber Shop 393 Dormitories (Labor) 340 Market 362 Multi-Purpose 391 Storage, Material 

aii 305 Sarn | 321 Cormitory 341 Medica! Office - 363 Physical Education © 39§ Storage, Potato or | 

i” 396 Barn, Hog «322 Fire Station 342 Mortuary 364 Science Vegetables i 
397 Barn, Sheep 323 Fraternal Building 343 Motel 365 Entire Elementary 379 Theater, | | | | 

/ 398 Sarn, Fruit Packing 324 Fraternity House 344 Office Building 366 Entire Secondary Stage Presentation. : 

4 306 Sowling Alley arage, Service 345 Parking Structure | : 380 Theater, Motion Picture 

& 394 Cabins (Transient Labor) 326 Garage, Storage 388 Parking Structure, | School, College 383 Tobacco Barn | 

eg 308 Church with 327 Governmental Building _ Underground 367 Arts & Crafts 404 Utility Building, Farm | | 

- _ Sunday School 328 Hangar, Storage 346 Post Office 368 Classroom 381 Veterinary Hospital | — 

309. Crurch without 329 Hangar, Maintenance 347 Poultry House | 369 Commons 382 Warehouse | 

| | Sun jay School | & Office | 348 Rectory 370 Gymnasium 386 Warehouse, Mini fo 

q 310 Cty Club 330 Home for the Elcerly 349 Restaurant, Drive-in 371 Lecture Hail - 387 Warehouse, Transit 

\ 311 Clubhouse 331 Hospital | 350 Restaurant, Table Serv. 372 Library | | | 

312 Coldwater Flat _- 332 Hotel | 353 Setail Store 373 Manual Arts | | | 

: 313 Convalescent Hospital 402 Hotels, Resort 374 Multi-Purpose a 

a 314 Country Club 334 Industrial, Manuf. School, Elem. & Sec. 37§ Physical Education 

a 315 Creamery & Milk 392 Industrial, Engineering 355 Arts & crafts 376 Science | | | 

, Process 335 Jail 356 Ciassroom | 377 Entire College 

oe . © 1979 — Copies of this form may be purchasec from MARSHALL and SWIFT PUBLICATION COMPANY _- 
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i CWO Si, 1. CC | | ‘ E . eS SESS ei SEE Se oees : oo E 

| EXHIBIT VI1I-9 | 2 

| | ~ COMPUTER OUTPUT FOR COST APPROACH | : 
TO VALUE FOR 2957 PACKERS AVENUE | fp | 

COMMANDs>LIST . , , 

JATAS _ | | | | 

| 1:GORDON & GREG RICE | : 
| | ZSHRELF | 

| 3:29757 PACKERS AYENUE | oe | | | ! 4:GRAASKAMP | | : 
| ett / 85 | | , 

| 6:2 1 : a - | 
| 79325 | | 

G | 3:C oe OO _ — , | | } 9:21.03 — | | ee | | 
: 1st | : | | ; ! 1122640 | | | = f2e1 . | | i 

132] 
| 

| T4et4 | Bs | 
| 15325 | : | | 

tés3 | , | | ‘ —_ 1726 143.23 | | : | | 
| 1823.23 10.7? 7 | | 

= 1320 | | | | 2050 | 
a ? af 

| Sg0LTIONS: — . | | 

a Ts EXTIGVERHEAD DOORS 3 2yu2Q | | 
| | | cs EXT:QFFICE IMPROVEMENTS | 3 3,990 | 

| COST AS OF: 1/85 ve | | | 5 ARCHITECT FEES: ON re | oo | 

Sdate as of: 1/85 | : bee



Sees EXHIBIT VII-9 (Continued) | | | 

i COMMAND: 2:REPORT | | | | | fo | 

- COST ESTIMATE FOR: GORDON & GREG RICE | | | 
- PROPERTY QUNERs MREIF — - : 

A | ADDRESS: 2957 PACKERS AVENUE = | | , 

: SURVEYED BY: GRAASKAMP . . — | | 
DATE OF SURVEY: 1/1/85 | | | 

q | DESCRIPTION: | | | | | , | 

| - QECUPANCY: SERVICE GARAGE , | | | 

| FLOOR AREA: © 2,640 Square Feet AVERAGE STORY HEIGHT: 16.0 Feet | | 

oo - (LASS: C Masonry | EFFECTIVE AGE: 25 Years | | | 

- | COST SANK: 1.0 Low CONDITION: 3.0 Average 7 , 

i «NUMBER OF STORIES: 1.0 a COST AS OF: 01/85 | 

ela es EXTERIOR WALL: | | 

a | | | Concrete Bloch esscccccarasuvee 1004 

. InsulatiOne. secscncccaveaseaee 232 | “| : 

| | : HEATING AND COOLING: | | | 
| Forced Aliv sc. cccncneeneeeneee adh | ; | 

: . Space Heat.. aw sue apepepeeeaeun epee at 8 : Pek . | j 

5 . os ee | WITS cast TOTAL fp | 

| | BASIC STRUCTURE COST: | 2,640 23.30 51,518 | | 

a EXTRAS oe Se eS = | 
—QYERHEAD L00RS as 2,520 | 

| | OFFICE IMPROVEMENTS | - 3,500 | 

REPLACEAENT past HEU. ewan ee aees - 47,538 | oo 

4 Dn ee ee ne ee nn ene ee een en nen ence anne nnnee 

| | LESS BEPRECIATION: oe a | | 

| Fhysical and Functional wencens ) — 6£95.902> —6£37,1 46> | 

a DEPRECIATED COSTsccseececeecess | | 30,392 | 
| —- ROUNHED TO NEAREST = 1,000 | 30,000 de 

q Cost Data by MARSHALL and SWIFT | a ree a 
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i 
VIII. WAREHOUSE PACKAGE SALE | | | | 

| Although a market value has been determined for each : 

individual warehouse, there is still the question as to the | | 

- most probable price at which the five properties would sell as : 

a package, assuming current ownership wished to liquidate ne 

G | within six months. The theorist would argue that a portfolio of | 

| | properties would sell for a slight premium because multiple 7 ! 

a | tenancies and locations might stabilize income to some degree. 

1 7 The effect in this case might be minor since the five | | 

| properties involve six buildings and a total of ten tenants, at | 

i Po least three of which are on a short-term basis--hardly the yo 7 

characteristics of which a portfolio is made, Still, a buyer | 

a would achieve some efficiency in the search, | acquisition | , 

| | negotiation, and placement of funds if five properties were | 

i | bought as a package at a single closing. ae | , - 

A The pragmatist would presume that the seller would achieve et 7 

- transaction efficiency, gain reinvestment flexibility, and | | 

i protect certain tax advantages in a bulk liquidation by selling | | 

| all the properties in a package, avoiding adverse selection by | | 

Q | buyers in the market who might prefer three or four properties i 

a but hesitate relative to a fifth. Pricing the package of five 

a properties is a practical problem of blending the theoretical | | | 

a and business viewpoint of both the seller and the buyer. | | | |



i If each property were to sell for the appraised market | ; 

value as of January 1, 1985, the net realized by the seller : 

would first have to be adjusted by mortgage balances © fo 

E outstanding on the various properties. These results might be | | 

. tabulated as follows: | , : 

i - ESTIMATED | 
| a co APPRAISED MORTGAGE | 

: VALUE AS BALANCE AS | 
J | ADDRESS | | OF 1/1/85 | OF 1/1785 | | | 

| 2201 Darwin Rd — $ «220,000 $ 99,858 _ | 

A eo 2223 Darwin Rd | 180 ,000 86 , 833 | 
2601 Seiferth Rd - 280,000 107,866 — | 

| | 625 Mayfair Ave 250,000 163,155 | 

a 2955-57 Packers Ave ___290,000 9 ____==__ | : 

fp $4,220,000 $457,712 | ft 

| | NET TO SELLER oe | $762,288 fp | 

fi The package of five warehouse properties would have a | 

five-year forecast of net operating income (NOT) as summarized | 

i in Exhibit VIII-1. The first year NOI in 1985 for the portfolio | 

: is estimated to be $143,553. | 

" - Assume if the buyer pays a total portfolio acquisition | 

E price, including a $5,000 premium of $1,225,000, he will be | 

able to enjoy a slight premium in financing with a blanket / | 

Gi | mortgage at 13 percent interest for a 25-year term and a debt | | 

. cover of 1.2 in the first year (as compared to. 13.25 percent © 

| interest and a 1.3 debt cover ratio for an individual | | | 

a building). The premium price of $1,225,000 would represent a . , 

pene — 25h



cash on cash yield in the first year of 6.8 percent and an 

= | after-tax yield of only 16.8 percent as indicated in Exhibit | | , 

A VIII-2 on a computerized program called VALTEST, Premium — | 

| pricing would represent an overall capitalization rate on | 

purchase of 0.117 ($143,553 net operating income in the first | | 

year from combined operations divided by $1,225,000). The of 

one resale price of $1,420,000 for the portfolio is based upon the , | 

A _ fifth year income capitalized at 12 percent less resale costs | 

| of 4 percent. Clearly, a premium price justified by improved | 

| risk and leverage characteristics is a questionable hypothesis _ | , 

fo for. these five properties when the initial cash on cash yield | P| 

| is low and the overall yield of 16 to 18 percent is only —~ | | | 

f | typical but not exceptional for a commitment of this size. | 7 | 

| From the viewpoint of the seller, full pricing might drag : | 

| out. liquidation for as long as two years before realizing all | | 

: receipts. If MREIF were to sell for appraised market value of 

| $1,220,000, a net of $762,288, after payment of loan balances | 

due, may be realized over a span of two years. The present | pe 

value of six equal payments of $127,048 discounted at a 12 | 

| percent opportunity cost of funds, would provide a present | 

| value of $666,000 to the seller. When that equity value is | | 

| added Lo the $457,712 mortgage balance, the indicated current | . 

| ‘portfolio value would be $1,123 »115, or $1,125,000 rounded. The ; | | 

12 percent opportunity cost is a proxy for management, tax, and | | ;



E 7 uncertainty costs to the owners as well as a decline in | | | 

| reinvestment income as properties are sold. ‘Nevertheless, it | | 

i could be argued that if the five properties could be sold in | | 

| bulk for $1,125,000 early in 1985, the investors would be | : 

e - better off than selling over a two years' time at the full | : - 

fi price. The result would be to significantly improve both the , 

| cash on. cash yield to the equity investor (buyer) to 10.7 | | 

a ; percent in the First year and the debt cover ratio for a lender | | 

bo. a respectable 1.29 or 1.3 at 13 percent for 25 years. (See ij | 

0 - Exhibit VII-3 for VALTEST output.) The seller is no worse off | | 

than if he had received top dollar over a two-year selloff and | | 

fi | the purchaser and his mortgage lender have both found the ~ | | 

a , commitment to be much more attractive on a cash basis with a | | | 

| . yield of better than 20 percent after taxes over a. five-year | 

f To holding period with the same net resale price of $1,420,000. | | 

| —— Given the above parameters, we recommend that the asking | | 

price for the. five properties be set at $1,160,000, assuming | 

‘the buyer will be able to obtain a first mortgage of $875,000 | | a 

at 13 percent interest, 25-year term, with a 7-year balloon. | | | 

, | Those terms would require a down payment of $285,000, which - | | 

would give the lender a minimum debt cover ratio of 1.2, an | - 

average debt cover ratio of 1.35 over the five-year term, and a | 

the buyer would receive a cash return to equity ranging from : | 

: 8.8 to 21 percent over the five-year span for a total modified fo



after tax yield of 20.7 percent. See Exhibit VIII-4 for | 

VALTEST details of investor results assuming a $1,160,000 price pe 

tag. | | | | | 

An asking price of $1,160,000 provides an attractive p 

| purchase price to an investor with satisfactory cash returns Y 

a | during a period of ‘modest inflation, | capital appreciation | 

anticipated on a very conservative basis, and a net yield of 20 

a percent after taxes in hard dollars which is very competitive | 

| with other tax shelter investments which have far less basic | | 

f economic advantage. At the same time, the seller trades only | 

— $60,000 from market value of the individual properties £0 fo 

d achieve a package sale in a reasonable period of time. ~ |



fi — RXHIBIT VIII-1 a0 

1 PORTFOLIO OF FIVE WAREHOUSE PROPERTIES | | 
i | SCHEDULE OF NET OPERATING INCOME [1] | 

FROM JANUARY 1, 1985, THROUGH DECEMBER 31, 1989 | 

i  NDDRESS OF 
| SUBJECT PROPERTY | 1985 — 1986 1987 1988 1989 | 

dl 2201 Darwin Road => $ 30,271 «= $ 31,586 = $ 32,129 $ 30,434 = $ 29,012 

i | -—- 2223 Darwin Road (21,247 = -23,213, 23,983 24,808  —«- 25 633 

| -—- 2601 Seiferth Road 29 ,506 32,595 33,965 35,449 36,591 | 

a 625 Mayfair Road 24,408 24,401 = 24,395 35 ,308 n1,853 | 

2955-57 Packers Avenue __ 38,121. 39,611 41,156 42 688 Wy 27 | | 

TOTAL NET a Oe a ~ 
, OPERATING INCOME $143,553 $151,406 $155,628 $168,687 $177,363 |. 

| | [1] The annual NOI for each property is taken from the Schedule of po 

| oe Revenues and Expenses developed for each property found in Sections 

| III through VII. | | | oS a | po
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pt eo fe | 

, | ‘ STATEMENTS_OF GENERAL ASSUMPTIONS AND _ oe 
| _ LIMITING CONDITIONS - | a 

| | This appraisal is made subject to and is 

; | . conditioned upon the following General Assumptions 

' - and Limiting Conditions. oe | | 

1. Contributions of Other Professionals | | | | | 

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

J | the appraisers. | | | | | 

-« The appraiser assumes no responsibility for legal | - 
| matters. | | | | 

i | . 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, | 

5 } financing, or withdrawal without notice. | 

| 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 a 

8 inspect them all in detail. The value conclusions are 
subject to the accuracy of said data. | | 

A | . Forecasts of the effective demand for space are based 

| upon the best available data concerning the market, but | 

are projected under conditions of uncertainty. 

J ». 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 | 

I | 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 © | 

E | are subject to said limitations, ae 7 | 

. Since the projected mathematical models are based on | 

: estimates and assumptions, which are inherently subject : ae 

| to uncertainty and variation depending upon evolving | oe 

| events, we do not represent them as results that will | 
; actually be achieved, | - 

" | oo: -_ a7 = | | |



| : 

| . Sketches in the report are included to assist the reader 

i a in visualizing the property. These drawings are for P 
| illustrative purposes only and do not represent an | | 

5 | actual survey of the property. | | | 

3. Controls on Use of Appraisal | | | | 

Ef jo . Values for various components of the subject parcel as to. 
| ss @ontained within the report are valid only when making a | po 

| | summation and are not to be used independently for any — 
f | | 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 

i | © 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. | 

i - , Neither all nor any part of the contents of the report | 

| shall be conveyed to the public through advertising, 
2 | public relations, news, sales, or other media without | 
i | | 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. | 

| 7 | connected, or any of his associates. | | | | i - 

| . The report shall not be used in the client's reports or | | 

| financial statements or in any documents filed with any | . 

i | governmental agency, unless: (1) prior to making any | | 

- such reference in any report or statement or = any | 

| | - document filed with the Securities and Exchange , 
a | 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 | 

f | the appraisal report prepared by the appraiser; (2) in 
a | | the appraiser's opinion the proposed reference is not po 

| : untrue or misleading in light of the circumstances under | 

) which it is made; and (3) written permission has_ been — 

I a | obtained by the client from the appraiser for these | | 

uses. _ | a | - | 

i . The appraiser shall not be required to give testimony or | | 

- | to attend any governmental hearing regarding the subject fo 

matter of this appraisal without agreement as to | 
a : additional compensation and without sufficient notice to 

allow adequate preparation. | pA, | | } 

—— %2__ |



1‘ | | | CERTIFICATION OF VALUE - | 

| We hereby certify that we have no interest, present or. | 
i contemplated, in the property owned by the Madison Real Estate on 

: Investment Fund (MREIF) except, of the 374,204 total MREIF , 
shares outstanding as of January 10, 1985, James A. Graaskamp ! 
owns 60 shares and Jean 8B. Davis owns 100 shares. This 7 

f ownership predates any appraisal assignment by six or more | 
fp years. We also certify that neither the employment to make the | 

appraisal nor the compensation is contingent on the value of | 
i the property. We certify that we have personally inspected the | 

- property and that according to our knowledge and belief, all 
a statements and information in the report are true and correct, | 

i 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 values as defined herein of each property sold | 
i | Individually and subject to existing leases as of January 1, | | | 

| 1985, are: | oo ; os pe 

z | 2201 DARWIN ROAD ce 
| TWO HUNDRED TWENTY THOUSAND DOLLARS : | | fo 

| 7 ($220,000) | | oo | . 

i pe 2223 DARWIN ROAD | : 
| ONE HUNDRED EIGHTY THOUSAND DOLLARS | | | 

J ($180,000) | 

i 2601 SEIFERTH ROAD | | | p 
TWO HUNDRED EIGHTY THOUSAND DOLLARS | 

ve ($280,000) | | 

qt SS 625 MAYFAIR AVENUE : | 7 - 
. TWO HUNDRED FIFTY THOUSAND DOLLARS | : 

J | ce ($250,000) / | | fon 

8 2955 AND 2957 PACKERS AVENUE | | 
| TWO HUNDRED NINETY THOUSAND DOLLARS | 

5 assuming cash to the seller. | | | | | po



SS Esse | | | 

; | CERTIFICATION OF VALUE (Continued) | 

fp If the five properties were sold as a package, it is our a 
| opinion that the market value as defined herein, as of January | | 

1, 1985, should be: ce | | : 

J | ONE MILLION ONE HUNDRED SIXTY THOUSAND DOLLARS | | | 

: | ($1,160,000) | | | | 

i | assuming cash to the seller, but subject to existing lease | | 
terms. . | 

DO ee, fe 
Jqmes A.\Graaskamp, Ph.D., SREA, WRE of 

AKI | \, 

a (/ | 4 ys \ | 
| wn PELL LO AOE fo 

BL |) sOW6SW B. Davis, Real Estate Appraiser/Analyst a a 

| ge eer ay hem I Me EOF AE, LAE Se 

5 Daye Ve | |



| ij a JAMES A. GRAASKAMP | fo 

PROFESSIONAL DESIGNATIONS a fp 

a SREA, Senior Real Estate Analyst, Society of Real Estate Appraisers | 

| CRE, Counselor of Real Estate, American Society of Real Estate | | 

7 Counselors : | | : 

| | CPCU, Certified Property Casual ty Underwriter, College of Property | 

q | | Underwriters re | | | | | 

Sf EDUCATION | ne | 

i -- Ph.D., Urban Land Economics and Risk Management - University of Wisconsin _ 

Master of Business Administration Security Analysis - Marquette University oe 

| Bachelor of Arts - Rollins College  — | 

i “ACADEMIC AND PROFESSIONAL HONORS ee | 

| Chairman, Department of Real Estate and Urban Land Economics, _ | fo 
| School of Business, University of Wisconsin ee , } 

| Urban Land Institute Research Fellow | we | | 

| University of Wisconsin Fellow | an | | 
, Omicron Delta Kappa | | | 

7 | Lambda Alpha - Ely Chapter | | | | | 
fe | Beta Gamma Sigma - | a a Po 

I ae William Kiekhofer Teaching Award (1966) | | | 
. Urban Land Institute Trustee | | | | —— 

4 PROFESSIONAL EXPERIENCE a | 

| Dr. Graaskamp is the President and founder of Landmark Research, Inc., | | 

which was established in 1968. He is also co-founder of a general | 

a 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 pe 

| a a member of the Board and Executive Committee of First Asset Realty | ae 
5 Advisors, a subsidiary of First Bank Minneapolis. He is the co- a | 

designer and instructor of the EDUCARE teaching program for computer 

applications in the real estate industry. His work includes substan- | | 

i | tial and varied consulting and valuation assignments to include © | | 

) investment counseling to insurance companies and banks, court ; 

1 testimony as expert witness and the market/financial analysis of pe 

| various projects, both nationally and locally, and for private and 

i _. corporate investors and municipalities. | | Po 

a — = - 275 ——— _ |



(ep bt UT . | 

j | | JEAN Be. DAVIS | 7 

5 EDUCATION | nn 

| _ Master of Science - Real Estate Appraisal and Investment Analysis, } 

University of Wisconsin | . | | 

i | Master of Arts - Elementary Education, Stanford University | | 

' Bachelor of Arts - Stanford University (with distinctions) | | 

oe | Additional graduate and undergraduate work at Columbia Teachers | 
| - College and the University of Wisconsin - | a 

i | OS ~ PROFESSIONAL EDUCATION | | no 

j Oo ; — Society of Real Estate Appraisers | — | 

- Appraising Real Property Course 101 mt 

r | | : Principles of Income Property Appraising Course 201 | | 

| American Institute of Real Estate Appraisers a a | 

{ | Residential Valuation (formerly Course VIII) OO | 

| Certified as Assessor I, Department of Revenue, a Z 

i | | State of Wisconsin — | | 

| ae PROFESSIONAL EXPERIENCE | | de 

ef | With a significant background in education, practiced in California, : 

| Hawaii and Wisconsin, Ms. Davis is currently associated with Landmark | 

Research, Inc. Her experience includes the appraisal and analysis of a 

commercial and residential properties, significant involvement in , 

municipal assessment practices, and market and survey research to | 

| | determine demand potentials. | | | | 7



oe 7 APPENDIX A fo 

: : THE INCOME APPROACH Poe P| 

i The Income Approach combines a basic mortgage financing ood 

a i model to determine an acceptable mortgage amount justified by , | 

_ | the property income with the present value of cash dividends . , 

a and capital gains to the equity investor. The premise is that | 7 : 

f ; investment value is the sum of the present value of benefits to | 

a the owner plus the original balance to the loan Since a loan is o i; | 

a | the present value of all of the interest and principal payments | po 

. due the lender under the contract. | | | ! : 

q | a The revenue and expense models require a simple spreadsheet | i 

5 | = Forecast for each building, reflecting contract rents until of. , 

lease — renewals permit realization of market rents and . | 

"standardized lease terms. These forecasts are intensively be 

i documented by footnotes. . - De | | 

7 | . Net revenues and expenses are then input to an investment i” | 

8 valuation model known as MRCAP developed at the University of | | 

. | - Wisconsin. The model has an aggregate revenue and expense | | i 

" | format, but a detailed financing and income tax ‘model which | , 

/ | permit it to solve for a mortgage amount justified by specified : : 

| constraints of interest. amortization term, and a minimum | 

7 acceptable income to debt service for a selected year. one | | 

u Oo The financial results of the value computed are then —s| 

é | analyzed in terms of key ratios, such as cash breakeven point, | ; - 

| the present value of project before and after income tax 7 : 

a influences, and the change in net worth and dividends available | | 

5 | for distribution per period. The valuation model presumes , 

4 ag J} |



- — APPENDIX A (Continued) | pf 

resale value at some specified multiplier of net income at the | . | 

| end of the holding period based upon revenue and expense | , 

7 | projections for the forecast period. | | | 

| For purposes of the appraisal, it is assumed that equity | | 

a | investors in 1985 will emphasize cash dividends of at least 11 , } 

_ percent on _ cash investments and a modest rate of resale value PF 

increases which would provide a 16 percent internal rate of | fe | 

a return (IRR) to the investor over the holding period. Those ~ | | 

| - investment targets are based on current returns by property > | , 

class as reported by the Frank Russell Index of Institutional | | 

As | Real Estate Performance. | | ,



ie APPENDIX BO fac Seb 

7 MARKET COMPARISON APPROACH ft | 

i | The Market Comparison Approach, al so known “as the Sales | 

a | Comparison Approach, is a method of estimating market value we | 

| whereby a subject property is compared with comparable | : 

Hy ! - properties that. have sold recently. This approach is most | : 

|. reliable when an adequate number of properties of a similar | 

p type have sold recently in the subject property market, which, | 

in this case, would be industrial warehouses used for storage ; 

s | and distribution, = PO a fp 

| Comparable. sales were selected from the larger array of | | 

| sales listed in Appendix D based upon the following criteria: 7 : 

| 1. The comparable sale property must be located on the ) | , 

| oe northeast, east, or south central side of Madison. a : : 

™ | | 2. The sale site must be zoned C3L or M1 and improved with | : 

p | a general purpose industrial engineered steel | | 

| warehouse. — | a | ; 

3. The most recent sales were given the highest priority. | | | 

| 4, The sale must conform to the definition of a fair | : 

. ~ market transaction, (See Section I.) Oo a | |



| | | | | 2 

l The comparables selected are as follows: | , : 

4 | | SALE SALE GBA PRICE/SF SIZE BUILDING ; 
ij LOCATION DATE PRICE PRICE (SF) OF GBA (SF) RATIO | 

| [ 1115 Oneill 6/27/84 $210,000 $200 , 000 13,832 $14.45 43,914 3.17 : 

| 4622 Femrite 2/29/84 325,000 301,000 17,312 17.38 52,160 3.01 | , 

i | 4609 Femrite 9/9/83 = 125,500 * 120,000 6,000 20.00 20,211 3.37 | , 
if i 615 Mayfair 8/31/83 198,000 198,000 12,150 16.30 59,377 4.89 

| 3103 Watford 6/30/83 220 ,000 210,000 14,000 14.94 2,942 °®#«1.92 ; 

| | 929 Watson 7/19/79 | 345 ,000 345 ,000 14,684 23.50 57 ,935 3.95) | 

a These sale properties are described in greater detail in ; } 

Exhibit II-3. | oe | 

a \ although the comparables were selected on the basis of _ | | 

m= | structure type, each building and each site location has 2 | 

e | specific set of attributes to distinguish it from the others. ' 

i The application of the market comparison approach involves the | | 

conversion of the nominal price to cash price per square foot | a : 

2 | of gross building area and then seeks to explain the price | 

» | sensitive differences among ‘comparable properties and the | | 

subject property by the use of a price per point per square. ; 

A } Foot formula. | CO | oe | | 

| a Each comparable sale and the subject property is scored , 

a | based upon a scale first shown in Section III, Exhibit TII-9. | 

mn Since steel warehouses have relatively short physical lives and | | | 

a | can become functionally obsolete with changing transportation | 

and storage technology, the age of the “improvement is an | 

q — | | - — 585 - | — — - ;



“ important attribute in pricing a property. The building height, - | 

| which controls the storage density and efficiency, the ratio of ; | 

| higher-rent office area to gross building area, the ratio of . 2 | 

_ a land to building area, the location of the property in , 

relationship to storage/distribution operations in the Maidson | | | 

u | area, the accessibility/visibility of the property to main | | 

| | “highways, and the number and type of mechanicals included in i 

A the structure were selected as price sensitive attributes. Each ; | 

of attribute is given a weight (the total weights equal 100 | 

| percent) and the attribute score of each property multiplied by. | 

5 the weight yields a score for each attribute. The scores are | | ; 

a summed for a total point score for each property. The price per ~ | 7 | 

f | square foot for each property is divided by its point score, | | 

| | the scores for the comparable sales are summed to solve for the — | 

mean point score per square foot and the dispersion about the | | 

= - mean. The mean point score per square foot is applied to. the | o | 

| total point score of the subject property to indicate a central ) | 

| tendency value and the dispersion defines the Low and high | | 

estimates of value. - | oe = | 7 | | 

7 | The weighted point scores represent an attempt to capture po | 

| buyer perceptions, and the market comparison approach, using | | 

i ss the mean price per point equation method, attempts to predict | 

| buyer pricing behavior in a changing market. The degree of | | 

| reliance placed upon the market approach value estimate varies | |



with — each subject property's comparability to the sale | | 

| | properties. For the five warehouse properties valued in this | | 

a | portfolio, the property located at 2601 - Seiferth Road is i | 

n - considered most comparable in location to the sale properties | 

a and the property located at 2955-57 Packers Avenue is so unlike | 

a the sale properties that the market approach is not used as a fp 

| valuation method. In Sections III through VI of the report, the 

a market comparison value calculations for each of the four | : 

properties are detailed in an exhibit entitled Most Probable | | 

Price Computation Using Mean Price per Point Equation Method. © } | |



o oe APPENDIX C_ : 

- a COST APPROACH TO VALUE nee ea 

The Cost Approach is based on the premise that the value of | | 

i a property can be indicated by the current cost to construct a 

Ji | reproduction or replacement for. the improvements minus the ) | 

i - amount of depreciation evident in the structures from all 

a causes plus the value of the land and entrepreneurial profit. a 

| / This approach bo value is particularly useful for appraising | 

d new or nearly new improvements and for providing an alternative | 

to the sales comparison and income capitalization approaches.” | 

q Current. costs for constructing improvements are derived from ~ | | 

i | cost estimators, cost estimating publications, builders, and oe 

™ | contractors. oe ee | | 

| i | The Calculator Method, developed by the Marshall Valuation | 

| - Service, which is a computerized cost service of the Marshall | | 

a | and Swift Publication Company, is used as a check on the values | 

| estimated by both the Income Approach and the Market Comparison | | 

t | Approach. The following pages taken from the Marshall Valuation | 

: a - Service manual best explain the Cost Approach methodology. a 

fr oe



| . SECTION 10 PAGE 1 ee 

| UTLINE OF CALCULATOR METHOD February 1963 Be 

| | } me ) | | | eo 

| The Calculator Method gives average square meter and square and Cubic foot costs if elevators are found ina building not marked with an asterisk, add the cust as a . § — 

for typical buildings. These costs are divided into seven sections, each dealing with a lump sum from Section 58. 
Les 

Inajor Occupancy group. En addition, Section 16 is subdivided into two occupancy a 
elk 

groups, each having its own setot cefinements. Refinements are given on the last page . . . (\) 

or pages of each section or sub-section, so that the base cost can be modified to fit ; | SPRINKLERS 
Ss. 

| a buildings different from the standard descriptions. If further refinements are needed, . = 

the Segregated Cost Sections or Unit-in-Place Cost Sections may be used to adjust the Basic building costs do not allow for sprinkler systems. Where sprinkler systems are a. 

cost factor. found, price from the corresponding Segregated Cost Section. pee 

. oO Costs are classified by class and quality of construction. Buildings typicalofacertain : . — 

quality have many characteristics in common. For example, a Good Quality building , . . | a 

willusually have good quahty roofing so modifications for roof differences on a quality | HEIGHT oan 

. . Classified building are seldom necessary. The following are the most mioportant square a 
ae 

meter and square and cubic foot cost modifications. Many other modifications are All base costs are given for a base story height which is chosen to require the least 

possible but since they are seldom Cost-important, and usually require considerable modification for all buildings in the occupancy group. This base height and a story 

. additional time to count and measure, they have been omitted from the Calculator height multiplier table for both square foot, square meter and cubic foot costs are given . 

. Method which is designed to be a fairly rapid Cost system. on the refinements pages. For further discussion of height measurement see Sections : 

. The base cost refinements found at the end ofeach Calculator Section or on the cost | and Section 20. . | | 

pages, which are applied when the building being appraised varies from the general | - 

description, are us follows: 
| . 

| Oo | | a SIZE AND SHAPE 

© / - HEATING AND COOLING | The inajor effect that variation in size and shape ofa building has on the square foot | 

. or meter cost is due to the variation in the proportion of exterior wall area to Noor area. 

Each heating and cooling cost-is an average cost for the building described, as To adjust for this variation in cost, a “Floor Area-Perimeter” table is provided giving a 

. installed ina moderate climate, To.adjust to the climate and the type of heat used, take multiplier for various floor area and wall perimeter ratios. Most buildings being 

the difference between the average cost of the type found in the subject building as appraised will not have the exact area and perimeter shown on the table so some | | 

. ‘listed for the proper climate and the cost of the type listed in the “Heat” column of the interpolation is necessary. Usually the multiplier can be approximated accurately 

cost pages as found under “Moderate Climate”, and add or subtract from the base cost. enough without a detailed interpolation. An example of a two-way interpolation is 

: The cost ranges for the heating and cooling systens tound in each section are based | shown in Section 20. 

on the capacity, complexity afd typical occupancy load for each of the major In multistory buildings, use the average Noor area and the average perimeter to 

| . | occupancy groups listed. The lowest priced installations would normally be in a mild enter the Floor Area-Perimeter table, and the average story height for the story height : 

|  chmate (down to JOR), while the highest priced systems would be found in an extreme multiplier. 

cold (down to 30°F) or hot, humid climate with respect to alr conditioning. A further 
. 

a discussion can be found in Section 40. DO . 
. a y 

| | | | | MULTIPLE STORY BUILDINGS | | 

- . | | | | ELEVATORS Base costs are given for buildings of three stories or less. For buildings having more. , 

. . So . Nours (not counting basements), 4 recommended percentage adjustment is shown on 

The standard building descript ion indicates, by an asterisk in the mechanical the cost pages. This increased cost is the net of increased frame weight, construction | 

| column, that an allowance was made for elevators. If no elevator is found in a building difficulty, hi-rise wages, etc., less savings from shorter heating and plumbing runs, a . 

po of a type marked with an asterisk, stibtract from the base square meter or square foot single roof, etc. This added cost is applied Co all Noors including basements, regardless 

cost, the elevator factor found on the cost pages. The square foot figures must be of occupancy. In using the standard form, itis applied as a multiplier equal to one plus 

divided by the base height given tor the section before being applied to a cubic foot cost. the percentage increase, which is included on each Calculator Cost page. | - 

Bee AU ARSHALL AND BWIFT PUBLICATION CO. + PRINTER IN UB.A. 
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: | February 1983 | 
ee 

| OUTLINE OF CALCULATOR METHOD &> 

. - COMMENTS AND EXPLANATIONS base cost and as there is no elevator in the sabject building, a deduction of $1.40 must =. 

| | | be made (Figure 3) and entered on Line 13, There were no miscellaneous items to add, ae 

The costs in the Calculator Sections are averages of detailed estimates, actual cost so the adjusted square foot cost is $44.38 plus $2.35 minus $1.40, or $45.33. This is QB 

| breakdowns, and total end costs of many actual construction projects. These costs are entered on Line 16. The number of stories (3) is our base figure, so our muluupler on a 

oe assembled into groups by typical occupancy and general quality and each is adjusted Line 16 is 1.000, The 1! foot average story height is more than the 10 foot base, so the = 

a | to fit the base description, but the only items adjusted are those outlined on the correct multiplier, 1.027, is taken from the table (Figure 5) and entered on Line Vc are 

previous page. All other construction components are considered as commensurate Entering the Floor Area-Perimeter table (Figure 5) with the average fleor area, 6,000 oy 

a with the general quality of the building. There are a number of construction square feet, and the average perimeter, 300 feet, we find a multiplier of .884 which ts | | Ss. 

components that affect the total cost of a building and to take them ail into entered on Line 18. Line 17 is multiplied by Line 18 and the answer, 1.01], is placed on | ae 

| consideration would entail a complete, detailed estimate. The above refinements are Line 19. Line 15 is then multiplied by Line 19 and the answer, $45.83, which is the : SL 

| | provided as the ones that have the most significant effect on the total cost of the refined square foot cost, is entered on Line 20. | 

| building. They are all modifications that can be considered and computed readily and The current cost multiplier entered on Line 21 is found in the Monthly Green 

this system provides an accurate estimate in a reasonably short time. For those who ‘Supplement, Section 99, Page 3. For the example, it is assumed to be 1.02. The local — | . | 

. wish to give more detailed consideration to additional construction components, we multiplier is found in Section 99, Pages 5 thru 8, and is assumed to be 1.04 for the 

. . - suggest the use of the Segregated Cost Method, Sections 40 through 47, or to further . example. This is entered on Line 22. The current cost multipliers, sent out each month, . ' 

| oo refine their approach by using various Unit-in- Place costs found in Section 61 through adjust the costs to current figures and the local multipliers adjust the costs for local | 

. NO | BS. | a differences. 

Wn | a . Line 20 is multiplied by Lines 21 and 22 to give the final square foot cost on Line 23, 

| 
and this is multiplied by the total square foot of the floor area which is entered on Line 

| 
24 from the back of the form. The answer, $729,300, is placed on Line 25. In the 

=. EXAMPLE . , example there were no lump sum additions, so Line 26 is left blank, and the sum of | . | 

| | | . | Lines 25 and 26 is entered on Line 27 as the replacement cost. : 

| A filled-in field form and sample pages from which the prices in the example are Lirie 28, percentage of depreciation, is a matter of judgment based onthe appraiser's | | : 

taken are shown in Figures 1 through 6. a inspection of the property and examination of the factors influencing depreciation, . 

The subject building used in the example is a J-story, Good Quality, Class C including all forms of deterioration and obsolescence, and using Section 97 as a guide. 

apartment building with brick exterior walls and no elevators or sprinklers. The . In the example, depreciation for a life expectancy of 66 years and an age of 11 years | 

dimensions are 60’ x LO0' with a height of 33" This information along with the age and was 6% (Fi gure 6) and this was entered on Line 28. ‘The dollar amount was computed — 

. | condit ion of the building is entered on Lines 4 through 10 of the form. The computing of and entered on Line 29. Line 30 is the replacement cost less depreciation (Line 27 - Line . 

. the area and perimeter is done on the back of the form as shown in Figure 2. | 29). 
. 

| The base square foot cost, $44.38, is entered on Line 1! from the Calculator Costs a 

me | (Fi gure 3). In the example, the subject building has warm and cool air (zoned air- If the purpose of the appraisal is for fire insurance, the value of the normal | | 

| | oo conditioning) for an extreme climate, whereas the base cost includes warm and cool _ exclusions in a fire policy are listed on the back of the form. | 

| air (zoned) for a moderate climate. This difference ($7.40 less $5.05) or plus $2.35 Percentage suggestions for structural exclusions are taken from Section 96. The ~~ 

| (from Figure 4 ) is entered on Line 12. There is an amount for elevators included in the exact items to be excluded should be listed in the policy. The foundation (2.00) and i | 

2/83 . .
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| 7 OUTLINE OF CALCULATOR METHOD LD 
ia eee os 

| ee 
piping below ground (.334%,) exclusions from Section 06 have been used. Architect's fees 40. Line 31 is a samimary of the items on Lines 27, JO, and 40, rounded out. So 

. . : . 1 
. . ' oo Dow . ' ’ er eee 

are taken from the suggestions in Section 99, Page 2. These are entered on Lines 44, J5, cam 

. and 36 and the total (8.03%) is entered on Line 37. This percentage of the depreciated Section 20 includes a4 more involved estimate which is worked out by the Square nes 

cost equals the excluded amount which is entered on Line 39. This excluded amount is Foot, Cubic Foot: and Square Meter Methods and also more explanation of the Q# 

subtracted from the depreciated cost to arrive at the insurable value, $637,200, on Line Calculator Method. 2 ae 
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| | 7 > G SECTION 1 PAGE & oO} 

| CLASS OF CONSTRUCTION 8 

The Class of Construction is the basic subdivision in the Marshall Valuation Service, ~ tn each Class, there will be variations, combinations, and sub-classes, but for es 

| dividing all buildings inte five basic Cost groups by type of framing (supporting Columns purposes of pricing, the major elements of the building should be considered in ww 
| . and beams), walls, Moors and roof structures, and fireproofing. selecting costs from the tables. Thus, ifa building which is otherwise in Class B, has a oe 

Class “A” buildings have fireproofed structural steel frames with reinforced concrete wood or steel truss roof, the costs for the Class B building may still be representative, or a = 

or musoury Moors and roofs. . a Class C building may have concrete plank floors, Interpolations may be made if the ES mn 

Class "B” buildings have reinforced concrete frames and concrete or masonry flours appraiser feels the building overlaps two classes sufficiently or the Segregated Cost ce 

| and roofs. Sections may be used to modify the cost. oe pe 

Class °C” buildings have masonry or concrete exterior walls, and wood or steel roof . . s 

. and floor structures, except for concrete slab on grade. . | oe 

Class “D” buildings generally have wood frame, floor, and root structure, They may Further details and sketches of the various construction types willbe found on pages Le 

. have a concrete floor on grade and other substitute materials, but is considered com- 6 through 10 of this section, as well as in Section 51, which has definitions and sketches , 

| bustible construction. This class includes the pre-engineered pole frame buildings. of framing types. ISO Construction Classifications are referenced on pages 6 thru 10. 
| - Class “S” buildings have frames, roofs, and walls of incombustible metal. This class Those indicated are the classification before considering any adjustments for 

; includes the pre engineered metal buildings. : construction deficiencies or insurance rating purposes. , . . 

: | | CLASS OF CONSTRUCTION INDICATORS : | 

No. Structural steel colunins and beams, Concrete or concrete on steel deck, Formed concrete, precast slabs, con- Non-bearing curtain walls, masonry, 

CO . fireproofed with masonry, concrete, fireproofed. _erete or gypsum on steel deck, concrete, metal and glass panels, 

“ plaster, or other incombustible ma- fireproofed. : stone. . . . 

terial. 
. | 

Reinforced concrete) columns and - Concrete or concrete on steel deck, Formed concrete, precast slabs, con- Non-bearing curtain walls, masonry, 

beams. Pire-resistant construction. tireproofed. crete or gypsum on steel deck, concrete, metal and ylass panels, 

| . fireproofed. stone. . . . 

Masonry or concrete load-bearing Wood or concrete plank on steel Wood or steel joists with wood or Brick, concrete block, or tle mason- | 

C walls with or without pilasters. | floor joists, or concrete slab on steel deck. Concrete plank. ry, tilt-up, formed concrete, curtain 

Masoury or concrete walls with steel, grade. walla. 

| wood, or concrete frame. 

- : — Wood or steel studs in bearing wail, Wood or steel floor joists or concrete Wood or steel joists with wood or Almost any material except bearing . | 

wood or steel frame, primarily com- |] slab on grade. — | steel deck. Concrete plank. or curtain walls of mason-|[ | | | 

. . bustible construction, . . ry or concrete. Generally com- . . 
bustible construction. — 

| Metal bents, columas, girders, pur- Wood or steel deck on steel floor Steel or wood deck on steel joists. Metal skin or sandwich panels. | 

. lins, and yirts without fireproofing, joists, or concrete slab on grade. Generally incombustible. . 

L incombustible construction. a 

: MANRHALL VALUATION BA HVICE . , . 
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| CLASS “S” BUILDINGS | , Qe 
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| Class S buldings are characterized by incombustible construction and prefabricated rvof are supported on steel joists or beams, or the floor may be concrete slab on grade. a 

structural members. The exterior walls may be steel studs or an open steel skeleton Upper floors or roof may consist of metal deck, prefabricated panels or sheathing. - ee 

. frame with exterior coverings consisting of prefabricated panels or sheet siding. Floors and Included in this classification is Uniform Building Code construction, Type 1V and | Dy 
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| | | SECTION 14 PAGE 1 oe 

| 
Muy 1984 Qe. 

INDUSTRIALS, GARAGES, LOFTS AND WAREHOUSES oe ) E> 

| | | | | | (CALCULATOR METHOD) | s 

. GENERAL INFORMATION Warehouses are designed primarily for storage. An amount of office space com- a 

| mensurate with the quality of the building is included in the costs. Typically, this is CNY 

Calculator Costs are averages of final costs including architects’ fees and contractors’ between 3% and 12% of the total area. Distribution warehouses will have larger areas eo 

. overhead and profit. They do not represent any building illustrated, except as the designed to acconmodate breakdown and transhipment of small lots, as well as in- S. 

building is included in the averages. Refinements to the average costs for type of. heat- creased plumbing, ‘lighting, and compartmentation to accommodate a larger — cay , 

ing, area/perimeter ratio, and story height are given at the end of the section, and P ersonnel load. 
Pe 

L ransit: warehouses are designed for temporary closed storage, freight segregation, Ao! 

adjustments for elevaturs and number of stories are on the cost pages. Sprinklers may in pee ves: . ee 

. wade _ ares and loading. ‘They will generally have additional facilities to cater to transient es. 

be added from Section 44. Current and Local Cost Multipliers are given in Section 99. personnel . 
=. 

| Sheds, including low-cost, utilitarian buildings which are usually lighter than typical  Mini-warehouses are warehouses subdivided into cubicles of generally small size, | a 

industrial or warehouse buildings, should be priced from Section 17. designed primarily to be rented for non-commercial storage. | ee 

DESCRIPTIONS Storage garages are buildings designed for live and dead storage of automobiles. 

The abbreviated descriptions piven in the tables show s of the j . Parking structures or parkades are structures with no exterior walls, or with partial . 

. | e ab reviatec descriptions given int eta es show some 0 the items most gen- walls, designed for above grade live storage of automobiles. 

| erally found in buildings of the class, quality and occupancy listed. They are merely — Underground parking garages are structures built below grade with a load bearing | | 

| indicative of many buildings in this cost classification, and are not meant to be build- roof. Basement parking is situated beneath an above grade structure and receives the . 

ing specifications. Be same multistory refinement as the balance of the building. | 

| | . CONSTRUCTION Service garages are buildings designed primarily for vehicular repair and mainte- 

, va: wo . . . ance. 
Ka: » . y * ~ ~ 8 4 oe 

. . . . . . 

| an are divided into five construction classes! A, B, C, D and S, as described Automotive centers are buildings designed for sales and service and will have show- 

Nh in-section t. co _ room, sales area, office, storage and repair space commensurate with the quality. 

Oo la each class there will be variations and sub-classes, but for purposes of pricing, the Hangars are buildings designed for aircraft storage, and repair maintenance, and 

| LO major elements of the building should be considered in entering the tables. Thus, if a normally will have offices and storage space commensurate with the quality and type 

building which is otherwise a Class B has a steel truss roof, the costs for the Class B of services they perform. The storage hangar will have limited facilities for light mainte- 

| building will still be representative. Interpolations may be made if the appraiser feels ance and repair servicing only. Maintenance and repair hangars are generally heavier 

: the building overlaps two classes, or the segregated costs in Section 44 may be used structures and have more plumbing, electrical, and interior costs to accommodate 

. ; 
larger personnel loads for complete maintenance and repair functions. 

for adjustments. 
. . wes 

. | | T-Hangars are multiple hangars for small planes and include partitioned areas for 

| | OCCUPANCY | individual planes. | | | | 

- Industrial buildings are designed for manufacturing processes. An average amount of Vehicular showrooms are sales rooms. Where a sales room and service garage or 

| office space commensurate with the quality of the building is included. Typically, this warehouse constitute one building, the cost for each portion should be modified by its 

| | : is between 4% and 12% of the total area, either single story or stacked. Single story area-perimeter multiplier, considering the common wall as belonging half to each of : | 

offices may have a softwood flooring storage mezzanine overhead as part of the office the p ortions. aa: , “s . . | 

nui .; d h industrial buildings, which h t Armories are buildings designed for military training. 

| area Costs. Engineering ang research induscyiat bus ings, which have a larger amoun! Post Office costs are derived from costs of buildings built under lease agreements 

po | _ of divided and finished space, are listed separately from manufacturing buildings even with the Post Office Department. — | 

oe though they may contain some manufacturing or assembly. The industrial building Shipping docks are roofed structures designed for temporary open storage and | 

| costs will include power leads to the building and industrial sewer and drainage lines, segregation and loading of freight. . | | 

: but do not include the power panel, power wiring or industrial piping to the fixtures Loading docks are designed for freight loading and the basic costs do not include 

; . roof structures, which are listed separately. 

and equipment used in the manufacturing processes. 

. Lofts are light industrial mall buildings usually designed for multiple occupancy by 

relatively small space users. Because of display areas and extra partitioning and plumb- _ | TRADE FIXTURES AND EQUIP MENT ; 

ing in the higher qualities, they are a transition between industrial and office | Some fixtures and equipment costs for buildings in this section are listed in | 

construction. - . . Section 65. 
| 

A UNSHACLAND SWIFT PAINTED IN UDA. | | | 5/84 |



oe | | | , _* SECTION 14 PAGE 17 ee 

| a | | WAREHOUSES | Sf 

7 (CALCULATOR Mt THOD) | =a 

one ae LIGHTING, PLUMBING COST = 

| CLASS TYPE EXTERIOR WALLS INTERIOR FINISH AND MLCHANICAL HEAT Sq.M. Cu. Ft. Sq. Ft} a 

: | ~ | Good Goud wood frame with stucco Some good offices and Reading level lighting, Forced air $242.51 $1.61 $22.53 oe 

| Distribution or siding, some ornamentation distribution areas adequate plumbing _ | a 

Average Stucco or siding on wood, Small office, partitions Good biphtiaag, Space heaters 177.07 1.18 16.45 Ww 

| | : [Distribution good fenestration ind distribution area, adequate plumbing ee =. 

| | Good Heavy wood frame, wood Heavy slab or Good lighting, Space heaters 228.52 1.52 21.23 Se 

7 | Storme  orstucco siding ml type floors adequate plumbing. 0 ee pee ee &. 

| | Average . Stucco on wood frame, Stnall office, average slab Adequate lighting, low Space heaters 169.86 LAS) 15.78 ae 

ID [storape wood trusses plumbing fixtures | ee Lee 

| Average Pole frame, good metal Small office, some finish, slab Adequate lighting, Space heaters 128.31 85 11927 | a 

| , | [ Storage siding, insulated title pl bing ee a 

| “ow cost Stucco or siding on wood Unfinished, slab, utility type Minimum lighting — Space heaters 126.91 84 11.79 a 

| PStorage plumbing epee Ee 

= . Low cost Pole frame, Unfinished utility type, Minimum code Space heaters | 79.98 53 1.43 

| a Storage metal siding ight sta | eee | | 

. Average ‘Transit Wood frame, siding or stucco Finished office & drivers’ area Adequate lighting, plumbing Space heaters 272.76 18) 25.34 4. 

. Excellent . Heavy steel frame, sandwich Completely finished, drugs, food, High level lighting Package A.C. 403.11 2.68 37.45 

[Distribution ——__panels, good ornamentation _or bonded st age, large offices and good plumbing Oe - : 

. Good Good steel frame, siding Some good otsices and interior Reading level lighting, Forced air 269.42 1.79 25.03 . : 

| | Distribution and fenestration finish, distribution areas _ adequate plumbing ___ ee 

. Avg. Distribution Rigid steel frame and siding Distribution areas, small offices Adequate lighting/plumbing Space heaters 181.70 1.21 16.88 

Excellent Heavy steel frame, insulated Plaster or drywall, partitioned, Good lighting . Package A.C. 361.35 2.40 33.57 

S Storage panels, good facade ceilings in most areas and plumbing ee ee 

No Good Good steel frame, siding Some good office, interior Good lighting, a Space heaters | 239.28 1.59 22.23 

Ss ‘Storage and fenestration” tins and floor _____adequate plumbing —_______ ee 

© | | Average Storage _Rigid steel frame, siding Small office, average slab Adequate lighjing/plumbing Space heaters 172.65 1.15 16.04 

+ Low cost Pre-engineered frame, nfinished utility type, Minimum lighting ‘Space heaters 125.40 83 11.65 | 

: , Storage metal siding ight slab and plumbing ae ot | 

| Average Transit Heavy steel frame and siding Finished office and drivers’ area Adequate lighting/plumbing Space heaters 976.10 1.83 25.60 

ee | 7 MINI-WAREHOUSES | a a | 

| Good ‘Brick, block or tilt-up, Subdivided cubicles, good . Electrical outlets and lighting None — $ 206.99 $1.37 $19.25 — 

| Cc many doors crit partitions, slab in each space, minimum plumbing a | . : 

. | Average Block, tilt-up, light Subdivided into cubicles, Adequate electrical service None 170.07 Lis 15.80 

. construction unfinished slab er space, minimum water po a 

. Good | Stucco or siding, Subdivided cubicles, good Electrical outlets and lighting © None 188.15 1.25 17.48 

, a many doors security partitions, slab ___in each space, minimum plumbing ——______ eens 

Good Pole frame, metal Subdivided cubicles, good Electrical outlets and lighting | None 150.16 1.00 13.95. 

) | siding, many doors security partitions, slab sin each space, minimum plumbing = 
| 

Average Wood frame and Subdivided into cubicles, Adequate electrical service — None 146.82 97 13.64 

ae! stweo or woud inifinished slab____per space, minimum water fo | 

Average Pole frame and truss, Subdivided into cubicles, Adequate electrical service None 118.62 19 11.02 

| . metal siding light slab sper space, Minimum water | oe | 

Good | ~ Pre-engineered frame, Subdivided cubicles, good Electrical outlets and lighting None - } 200.10 1.33 18.59 

po | insulated, many doors security partitions, slab sin each space, minimum plumbing i 

S ~ T Average Light steel frame and Subdivided into cubicles, | Adequate electrical service - None 148.87 99 =13.83 

. metal siding light slab per space, minimum water . Po, 

| . Note — Use average area and perimeter of entire mini-warehouse group to enter the floor area-perimeter table. 
| | 

| MN AID SWIFT PRINTED IN U.S.A. . ; 
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ne 

| | POTENTIAL COMPARABLE SALES OF | oO 

| | | INDUSTRIAL WAREHOUSE IN THE MADISON AREA | | | | > 

| | , ) 1979 - 1984 | | | Sy 
| | <0 

| YEAR GROSS BLDG. LAND SALE CONVEY- SALE NOMINAL § CASH — 3 
| ADDRESS ZONING BLDG. TYPE BUILT AREA (SQ-FT.) STRUCTURE TYPE AREA (SF) DATE ANCE PRICE  $PRICE/SF PRICE/SF a 

| WASHINGTON, 3165 E- C2C3 WHSE/STORE 1953. 4600 STEEL FRAME 19315 840629 ~—s LL... $99000 $21.52 | st 
 ONEILL, 1115 M1 WHSE/OFFICE 1965 = 13832 EXT. MASONRY/STEEL 43914 840627 L.C. 210000 15.18 $14.45 Se 
NAKOCSA, 4317 ML _ WAREHOUSE 1970 3187 EXT. MASONRY/STEEL 44869 840608 W.D. 77000, 24.16 24.16 A 

7 MAIN, 924 E.,, M1 WAREHOUSE 1929-7063 EXT. MASONRY/WOOD 10890 840518 ~=—L.C. 80000 © 11.33 | 
 FEMRITE, 4622>> 2.  C3L WHSE/OFFICE 1964 17312 STEEL FRAME | $2160 840229 ~=—L.C.. 325000 18.77 17.38 , 

| BROADWAY, 4806 E. C3C3L  WHSE/OFFICE 1971 10000 EXT. MASONRY/STEEL 44820 840223 -W-D. 250000 25.00 25-00 : 
SEIFERTH, 2606 M1 WAREHOUSE 1975 5000 EXT. MASONRY/STEEL 15797 831222 = W..D. 120000 24.00 24.00 | 
FEMRITE, 4607 C3L WHSE/OFFICE 1973 6000 PREENGINEERED STEEL 20211 830909 —s_ LL... 125500 20.92 20.00 
WATSON, 925 M1 WHSE/OFFICE 1983 10464 EXT. MASONRY/STEEL = = = 50085 830902 —s- W-_D. 480000 45.87 45.87 

| MAYFAIR, 615 ML WAREHOUSE 1978 12150 PREENGINEERED STEEL 59377 830831 W.D. 198000 16.30 16.30 
| STOUGHTON, 2314 S. 9 C3L WHSE/SHOP 1964 6672 EXT. MASONRY/WCOD 36591 830103 W.D. 200000 29.98 29.98 > 

| INTERNATIONAL, 3521 Ml _ WAREHOUSE 1975 43500 PREENGINEERED STEEL #§ 266509 [1] 830101 OTHER 1325000 30.46 3 
No PFLAUM, 4605 ML WHSE/OFFICE 1971 6640 PREENGINEERED STEEL #123293 821029 = W.D. 110000 16.57 16.57 m 
\o WASHINGTON, 3501 E. C2. WHSE/STORE | 1963 23820 — EXT. MASONRY/STEEL 50827 821001 ~—s LL... 450000 18.89 = 

| _ STOUGHTON, 2627 S. Ml WHSE/OFFICE > 1971 8051 EXT. MASONRY/STEEL 40551 , 820729 W.D. 192000 23.85 23.58 — 
WATFORD WAY, 3103 M1 | WAREHOUSE 1970 14000 EXT. MASONRY/STEEL  =§ €49050.,//2 , 820630 LC. 220000 15.71 14.94 ~< 
COMMERCIAL, 1741 ML “WAREHOUSE = 1916 22958 = EXT. MASONRY/WOOD 208284 2677” 20511 wD. 198000 8.62 8.62 ) 

| WINGRA, 820 We OBL WHSE/OFFICE 1964 39189 EXT. MASONRY/STEEL 78624 820211 OTHER 655000 16.71 | 
STOUGHTON, 1302 N. c3 WHSE/SHOP 1971 3780 EXT. MASONRY/STEEL - 13000 820128 wW.D. 87000 23.02 23.02 | 

| STEWART, 1002 ML WAREHOUSE _ 1979-18091 STEEL FRAME 51902 810807 = W.D. 320000 17.69 17.69 
ACKER, 4260 oo 10820 | 810401 193000 17.84 | | 
DANIELS, 2409 | 5760 | 810101 91000 15.80 | | 
ATLAS, 701 M1 WAREHOUSE 1971 14000 STEEL FRAME 43800 801107 = W.D. 251000 17.93 17.93 : | 

| JONATHON, 1109 C3L  —- WHSE/OF FICE 1964 17134 EXT. MASONRY/STEEL 101565 800808 L.C. 340000 ~=—_-:19.84 | , 
STOUGHTON, 2117 N._ | 25600 | 800201 466500 18.22 | 

| COTTAGE GROVE, 4401 Ml -WHSE/OFFICE 1955 34624 EXT. MASONRY/STEEL 194190 820104 = WD. 525000 15.16 15.16 
| WATSON, 929 M1 WHSE/OFFICE 1979 14684 EXT. MASONRY/STEEL = = 57935 790719 = W.D. 345000 23.50 23.50 

: {1] Leased from Dane County | | | | | , 

. : f 

| ; Oo oe | | ae | , 
| 

'
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A | Sec. 28.10 : ZONING CQDE | — | 

28.10 MANUFACTURING DISTRICTS. | , , | 

| (1) General Requirements. | | oe ‘| 

5 | (a) Permitted Uses. Permitted uses of land or buildings, as here- | | 

| | in listed, shall be restricted to the districts indicated and | 

} under the conditions specified. No building or tract of land | | 

| shall be devoted to any use other than a use permitted herein | a 

? . in the zoning district in which such building or tract of land : 

| | shall be located, with the following exceptions: : wy 

-_ |. 1. Uses lawfully established on the effective date of this | | 

| ordinance; and | | | | | 

, 2. Conditional uses allowed in accordance with the pro- : 

visions of (b) hereunder. | _ | | 

| | Uses lawfully established on the effective date of this ordi- | | : 

— | | nance and rendered nonconforming by the provisions thereof, | | : 

| shall be subject to those regulations of Section 28.05 : ; 

| | governing nonconforming uses. Activities other than those | | 

i | | “Specifically prohibited in Sections 25.03 and 25.04 of the | | 

| Madison General Ordinances, involving the storage, utilization | | . 

or manufacture of materials or products which decompose by | | ; 4 

detonation, are permitted only in the M2 district, and then | | 

only when specifically licensed by the Common Council. 3 : 

| | Further, such materials or products shall not be stored, | 

Poe utilized or manufactured within three hundred (300) feet of ~ | 

any boundary of a special, residence, commercial or Ml dis- , | 

: trict. Such materials shall include but shall not be limited | 

a ; to: all primary explosives such as lead azide, lead | 

7 styphnate, fulminates and tetrocene; all high explosives such | 

as TNT, RDX, HMN, PEIN and picric acid; propellants and | 

| components thereof such as nitrocellulose, black powder, boron pe | 

i , hydrides, hydrazine and its derivatives; pyrotechnics and | 

| | fireworks such as magnesium powder, potassium chlorate and | | 

| potassium nitrate; blasting explosives such as dynamite and : 

nitroglycerine; unstable organic compounds such as acetylides, : | 

| | . tetrazoles and ozonides; strong oxidizing agents such as | | 

i | 7 perchloric acid, perchlorates, chlorates and hydrogen peroxide } 

| in concentrations greater than thirty-five percent (35%); and , | | | 

| nuclear fuels, fissionable materials and products, and reactor | | ; 

| elements such as Uranium 235 and Plutonium 259. (Am. by Ord. | | 

| 7085, 9-6-80) _ | | 

(b) Conditional Uses. Conditional uses, as herein listed, may be | 

| allowed in the districts indicated, subject to the issuance of | 

conditional use permits in accordance with the provisions of } 

| Section 28.12(10). a | - | 

a | (c) Floor Area Ratio. Maximum floor area ratio as set forth in | | 

| the Ml and M2 districts shall apply to all buildings or | 

a structures in such districts. — : a oe | 

(d) Yard Requirements. Yards shall be provided in accordance with | ; | 

5 the regulations herein indicated and shall be unobstructed 

fran the ground level to the sky, except as allowed in Section a | 

28.04(6)(e). All additions to a principal building, such as | 

| attached garages, shall comply with the yard requirements of © oe | | 

i a | the principal building. a 7 | ; 

" : | 7 28 - lll Rev. 5/15/84 | | | 
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E — Ledworh Rowwch, Tc. —— ——__- : 

4 Sec. 28.10(1)(e) a | | ZONING CODE © : 

| —(e) Regulations Along Residence District Boundaries. In the Ml or M2 | 

| | district, if any point on the exterior surface of any building or oO a 

4 structure located adjacent to a side or rear property line in a | | 

: residence district or directly across a street fram a residence | 

district is a greater height than thirty-five (35) feet above curb | | if 

- level, such point projected vertically upon the ground shall in no ~ | : 

case be nearer to the lot line of the property on which said buil- | | 

| | ding or structure is located than a horizontal distance equal to the , | 

| | height of such point above curb level. However, stacks, tanks, | 

bulkheads or ventilating equipment, including towers enclosing same, | | | 

| shall be exempt from such limitations if not exceeding in the aggre- | 

| | gate twenty-five (25) feet in lineal dimension parallel to the : 

| street for each one hundred (100) feet of street frontage. Parapets | . 

| not exceeding three (3) feet in height shall also be exempt Fram | 

such limitation. 
pe 

ee | (£) (R. by Ord. $831, 5-6-77) | | 7 

i | (g) Off-Street Parking _And Loading. In the Ml and M2 districts, off- 
| street parking loading facilities shall be provided in | . | 

od accordance. with applicable regulations as herein set forth in | 

| Section 28.11. | | oe ; 

 ] (2) Ml Limited Manufacturing District. | oe 7 J 

i (a) Statement Of Purpose. The Ml limited manufacturing district is a } 

| established to accommodate existing non-nuisance t industrial , 

- uses presently located in relative proximity to residential areas, | . 

| : and to preserve and protect lands designated on the camprehensive oe 7 | 

, plan for industrial development and use from the intrusion of | - : 

certain incanpatible uses which might impede the development and use 

of lands for industrial purposes. Development in the Ml limited | 

manufacturing district is limited primarily to certain came rcial | , 

; | uses and certain industrial uses, ‘such as the fabrication of | | 

= materials and specialized manufacturing and research institutions, | | 

| all of a non-nuisance type. Loe | | | | | 

oe - (b) General Regulations. Uses permitted in the Ml district are subject | | 

| to the following conditions: 
| ; 

i | 1. All business, servicing or processing, except for off-street | ; 

| parking, off-street loading, display of merchandise for sale to | 

| the public, establishments of the drive-in type and outdoor ; 

. eating areas of restaurants approved as a conditional use by | | 

the Plan Commission, shall be conducted within completely en- | | 

Closed buildings unless otherwise indicated hereinafter. (Am. | | 

by Ord. 4305, 8-29-73) | | | | | 

| 2. All storage within one hundred (100) feet of a residence dis- : | a 

trict, arterial or collector street, except for motor vehicles | | | 

J - in operable condition, shall be within completely enclosed : | 

buildings or effectively screened with screening not less than | 7 

six (6) feet nor more than eight (8) feet in height, provided | a 

no storage located within fifty (50) feet of such screening | | | 

B | shall exceed the maximum height of such screening, further | | : 

| provided, however, the Zoning Administrator may approve | 

alternate landscaping/screening plans meeting the general , | , 7 

| intent, purpose and guidelines of the revised "New Approach to | ; 

/ | Parking Lot Landscaping" adopted by Substitute Resolution No. - 

a | 37,915. (Am. by Ord. 8300, 4-16-89) — 
| o 

ov. 5/15/84 | 28-1120 | | - ee



5 ZONING CODE | : Sec. 28.10(2)(c) 

{ | 7 (c) Permitted Uses. The following uses are permitted in the Ml district: ) 4 

, oe | 1. Accessory uses, including but not limited to the following: | | | | 

a. Signs as regulated in this section. | | : | 

b. Temporary buildings for construction purposes, for a period not | | 

| to exceed the duration of such construction. 
Pe | 

| c. Approved nursery schools or day care centers for children of | | | 

7 employes’ during the hours of operation. (Cr. by Ord. $923, | | 

-29- 
. , | 

; 

| 2. Agricultural uses, provided that commercial feeding of garbage or — | | | 

| OG offal to swine or other animals shall be prohibited. , ; | 

| 3, | Amisement establishments, including archery ranges, bowling alleys, a | 

| | dance halls, golf driving ranges, gymnasiums, pool halls, swimsaing | 

rf | pools, skating rinks and other similar indoor amusement facilities. | : 

| 4. Animal hospitals and kennels including outdoor dog runs or exercise , 

| pens when located less than two tumdred (200) feet from the resi- | : | 

q dence district. 
| ce 

, : §. Any production, processing, cleaning, servicing, testing or repair 

of materials, goods or products, limited to the following uses or | 

products: 
| 

| | a. Advertising products, such as signs and billboards. | | | 

| a Bs Awnings, venetian blinds and window shades. | ; | 

| : --¢, Bakery, candy, dairy and other food products but not including | | 

| | | fish and meat products other than poultry and rabbit. | | 

| : d. Boatbuilding of small crafts. | | : | co an ! 

i e, Bottling or distribution plants, milk or soft drinks. | eo | 

; | f. Breweries. 
: a 

g. Cameras and other photographic equipment. ae ~ 7 | 

h. Ceramic products, such as pottery, figurines and small glazed 

: 7 tiles. . | , | | | 

i 
i,  Cooperage works. _ . 

, 

7 j. Cosmetics and toiletries, drugs, perfumes and perfumed soaps | 

| and pharmaceutical products. | | | , 

5 k. Electrical appliances, such as lighting fixtures, irons, fans | 

J. | | and toasters. : 
_ 

| a | 1. Electrical equipment assembly, such as home radio and televi- | 

: sion receivers and hame movie equipment, but not including | 

| | | | electrical machinery. 
| | 

| m. Electrical supplies, manufacturing and assembly, such as wire fo 

, and cable assembly, switches, lamps, insulation and dry cell oe | | | 

batteries. | es 

mn. Electronic instruments. 
| 

| o. Feed mixing and grinding plants. | | | 

i | p. Film developing and processing. | —_ 

q. Foundries and machine shops, but not including forging oper- | | 

ations. | - | 

r.  Fumiture refinishing. a | , 

5.  Imsecticide and pesticide, packaging only. 
| | 

i | t. Iron, steel or other metal fabrication, but not including 

| forging operations. . : | | | | 

u. Jewelry. | | 
| 

3 7 v. Machine shops and fabrication of metal. . | oO | 

| | w, Medical, dental and optical supplies. | : | 

i | | | 28 - 113 eR Rev. 10/15/79 | |



i | Sec. 28.10(2)(c)5.x. ZONING CODE ; | 

= x. Metal finishing, plating, grinding, sharpening, polishing, Cleaning, / J 

a rastproofing and heat treatment. — Oo po | 

/ | y. ‘etal stamping and extrusion of small products, such as costume — | | 

| jewelry, pins and needles, razor blades, bottle caps, buttons and | | 

7 | kitchen utensils. | | | | | 

, -2, Milk and ice cream processing. | | 

= : aa. Monument works. | | a | | ~ ; | 

| | bb. Musical instruments. | | | 4 

ec, Orthopedic and medical appliances, such as artificial limbs, brace | 

| | supports and stretchers. | | 

a dd. Paint, oil (including linseed), shellac, turpentine, lacquer or | : 

| varnish manufacture. — | a | 

| | | ee. Poultry and rabbits, slaughtering and processing. 
| 

| ff. Products fran the following previously prepared materials: bone, | , | 

| canvas, cellophane, cloth, cork, feathers, felt, fiber, fur, glass, 3 ; 

| - hair, horn, leather, paper, plastic, precious or semiprecious 

| stones, rubber, shell, wood (but not including a planing mill) and a | | 

yam. | | | 
| 

f gg. Repair of farm, household or office machinery or equipment. | 

hh. Scientific and precision instruments. | | | co | 

ii. Sheet metal shops. | | | 

7 oT jj. Shell egg business, candling, cartoning and distributing. | . 

| kk. Silverware, plate and sterling. eo | | 

I | | 11. Soap and detergents, packaging only. | | | | 

| mm. Soldering and welding. | . | | 

m. Sporting goods andathletic equipment. | = ~ | | 

oo. Textiles, spinning, weaving, manufacturing, dyeing, printing, knit ee 

| | goods, yard, thread and cordage, but not including textile bleaching. | . | 

| pp. Tools and hardware, such as bolts, nuts and screws, doorknobs, 

| 7 - drills, hand tools and cutlery, hinges, house hardware, locks, non- ; 

| ferrous metal castings and plumbing appliances. yas | | 

: qq. Toys, novelties and watches. | | 

i | _tr. Upbolstering, including mattress manufacturing, rebuilding and | | 

| renovating. | | | | : 

| 6. Automobile service stations for the retail sale and dispensing of fuel, | ; | 

| lubricants, tires, batteries, accessories and supplies, including | 

installation and minor services customarily incidental thereto, an | | | 

i facilities for chassis and gear lubrication and for washing of motor | 

vehicles, only if enclosed in a building. | | } 

7, Banks and financial institutions. | — | 

. | 8. Building material sales establishments. | | | | 

I 9. Bus terminals and bus turnaround areas. _ : _ 

10. Contractor or construction offices and shops, and yards, such as buil- — , 

| | ding, cement, electrical, heating, ventilating and air conditioning, _ ; 

: | masonry, painting, plumbing, refrigeration and roofing. . | 

}1. Drugstores. oe | | : | 

J | | 12. Dry cleaning and laundry establishments with no limitation on number of | : 

| employees. 
| | | | 

| 13. Dwelling units for watchmen and their families located on the premises | | | 

7 where they are employed. | | : | 

I 14. Express and parcel delivery establishments. 7 | —— - ; 

; 1S. Fire stations. , / on ; 

16. Fuel and ice sales establishments. | | | 

Z Rev. 10/1579 | 28 - 1s | | - :



a | ZONING CODE ~ | | Sec. 28.10(2)(c)17. a | 

Pe | 17. Furniture and floor covering storage and sales. (Am. by Ord. 6908, | 

a : 2-29-80 | oO | 

18. Garages for repair and servicing of motor vehicles, including body | 

& | | repair, painting or motor rebuilding. | | | 

| 19. Greenhouses. oo | . | | 

7 | 20. Highway maintenance shops and yards. | : | : | 

21. Laboratories--research, development and testing. | 

22. Machinery and equipment sales and service establishments. | 

| | 23. Mail order houses. | on 
. 

24. Meeting halls, convention halls and exhibition halls. | 

| | 25, Mobile hame sales and service establishments. 
, 

| 26. Model hames or garage displays. 
| | 

i | 27. Offices, business and professional. | | | 

| 28. Packing and crating establishments. — 

oe 29. Parks and playgrounds. . | 

30. Printing, publishing and bookbinding establishments. : El 

, 31. Public utility and public service uses as follows: 
| 

i OO a. Bus stations, bus terminals, bus turnaroumds (off-street), bus | 

| garages and bus lots. : , 

| | - b. Electric power production. | | , | | 

, : c. Electric substations. _ ST , : - | | 

J | d. Gas regulator stations, mixing stations and gate stations. | | 

| | | e. Radio and television towers. | | | 

| f. Railroad passenger stations. | ~ | | 

| g. Railroad rights-of-way. | | fp 

h. Sewerage system lift stations. os 7 

| 7 i. Telephone exchanges, microwave relay towers, telephone 

| , transmission equipment buildings and service yards, and _ 

, telephone booths (outside). | | | 

j. Water pumping stations and water reservoirs. 
| 

; 32. Radar installations and towers. | | 

| 33. Radio and television studios and stations. 
} 

| | 34, Restaurants. | 
| | 

| 35. Schools, trade. a | | | } | 

36. Stadiums, auditoriums and arenas, open or enclosed. | ; 

| 37, +Storage and warehousing establishments. | | | 

| 38. Storage yards, but not including junkyards. , 
| 

39. Taverns. | | : : | | 

7 40. Trailer sales and rental, for use with private passenger motor 7 ; | 

4 a vehicles. | | 7 | | | | 

41. Weighing stations. | | } 

— , 42. Wholesaling establishments. | | 

| | 43, Nursery schools. (Cr. by Ord. 5887, 6-10-77) | 

| 44. Truck sales and rental. (Cr. by Ord. 6127, 2-7-78) | | 

Oo 85. Taxicab business. (Cr. by Ord. 7871, 11-29-82) | | | 

| 86. Retail nursery sales incidental to wholesale nursery sales. (Cr. by | : 

Ord. 8221, 1-13-84) | - : | | | 

, . 47. Motor vehicle salvage business conducted entirely within an enclosed | | 

I SO building. All vehicles on premises for the purpose of repair or ; 

| : dismantling and all parts fran vehicles shall be stored inside an | 

enclosed building. (Cr. by Ord. 8385, 7-25-84) | oy | | | 

| | a 78 - 115 | Rev. 8/15/84 : |



Sec. 28.10(2)(d) | ZONING CODE | | ee 

(d) Conditional Uses. The following conditional uses may be allowed in the ? | 

| MI district subject to the provisions of Section 28.12(10): ) | | 

| 1. Airports or aircraft landing fields and heliports. : : : 

; 2. Amusement establishments, including fairgrounds, permanent carni- | | | 

vals, kiddie parks and other similar outdoor amusement facilities. | } | 

i , | 3. ASphalt and concrete batching or ready-mix plants. | | a 

4. Autamobile laundries. | | | | | pe | 
fp 5S. Cartage establishments. | = . ; 

| | 6. Concrete products casting. | | 

_ 7 7. Junkyards and autamobile storage yards located a minimm of five Z | 

= - hundred (500) feet fram any residence district, except that the Plan | | 

| Camission may reduce the "five hundred (500) feet" requirement only : 

| | - 4€ such residential zoned land is not developed for residential use | | | 

| and upon the express recorded condition that the use shall only . 

i | Continue to operate until such time as the nearby residential land | 

| is developed at which time the operator's license will be suspended : | 

and the use discontinued. (Am. by Ord. 8384, 7-25-84) © | 

; 8. Motor freight terminals. | mo | | : 

9. Outdoor eating areas of restaurants and/or outdoor areas of | | | 

| : cabarets. (Am. by Ord. 8289, 3-16-84) | | | 

: 10. Parking facilities, open and accessory, for the storage of private OO | 

| passenger automobiles only, when located elsewhere than on the same | 

| | | | -ganing lot as the principal use served, subject to the applicable | | 

i | provisions of Section 28.11. | | | . : 

| Ul. Parking facilities, subject to the applicable provisions of Section we 

| 28.11: Accessory off-street parking facilities for any building | a 

| | where the proposed total number of spaces will exceed that required | | : | 

| by this ordinance for such use or for an equivalent new use by more | 

| 7 than one hundred percent (100%) or fifteen (15) spaces, whichever ; 

: number is greater. | — ee | | | | 

12. Parking lots, garages and structures for the storage of private | 

ss passenger autanobiles only, subject to the applicable provisions of | , 

; fo 7 Section 28.11. | : | | 

| 13. Railroad freight terminals, railroad switching and classification | 

: yards, repair shops and roundhouses. os } 

14. Secondhand stores and rummage shops. | | 

15. Sewage treatment plants. | | | 

I 16. Wholesaling establishments including incidental retailing in case | | 

lots. (Cr. by Ord. 8092, 8-12-83) | | | | 

| 17. Temporary parking lots for a total period not to exceed three (3) Po 

years, provided such lot complies with the provisions of Section ~ | — 

I 10.08(6)(c) (driveway and parking facility ordinance). (Am. by Ord. ; 

| 7809, 8-27-82) | a . | | 

| 18. Theaters, automobile drive-in. , | | 

i Rev. 8/15/84 | 28 - 116 | : 
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4 ZONING CDE | Sec. 28.10(2)(d)19. | | | 

19. Adult entertainment establishments, subject to the following con- 

ditions: 
7 | 

: 7 ; 

| a. All exterior windows in any premises occupied by such estab- 

i wn | lishment shall be blackened to the extent necessary to make them _ | 

: | opaque. - . 
| | 

| - -®. No such establishment shall be located within five hundred (S00) | 

| lineal feet of a church, or a private or public elementary, | | 

| 
secondary or vocational school, or a public park, or within five | 

a | , hundred (500) lineal feet of any residence district. 
| 

c. Such establishment may have only one (1) nonflashing business | 7 

| oe | - sign, which sign may only indicate the name of the business and 
| 

' . 
identify it as an adult entertainment establishment. 

| | (sec. 78 10(2)(4)19. Cr. by Ord. $712, 12-28-76) 
| 

20. Motor vehicle sales establishments. (cr. by Ord. 6685, 7-26-79) 
7 : 

21. Adult entertainment taverns, subject to the following conditions: | | 

a. No such establishment shall be located within five hundred (500) 

| - lineal feet of a church, or any private or public day care 

| | center, preschool center, OF school, or a public park, or any | 

library, or any Residential District, or any Planned | 

| , | Developments, or any tavern, OF any other adult entertainment | | 

- | tavern or adult entertainment establishment. (4m. by Ord. 8069, | 

| | 6-30-83) | | 7 | | 

I | b. The establishment shall acquire and maintain an adult | | 

| entertainment tavern permit pursuant to Section g9.10(17) or . | | 

| 
9.11(19) of these ordinances prior to issuance of an occupancy - PY 

| 
permit. | | , 

| , 

i 
(Sec. 28.10(2)(d)21. Cr. by Ord. 6101, 1-6-78) - | | 

po | 22. Autamobile accessory stores including installation. (Cr. by Ord. ; 

9174, 12-15-83) Oo - a 

| (e) Floor Area Ratio. In the Ml district, the floor area ratio shall not , 

| | exceed 2.0. . : 

I | -(£) Yard Requirements. In the Ml district, minimm yards shall be provided as : 

Le 
Follows: | 

| 

| 1. A yard shall be provided where the extension of a front or side lot | | 

| | | line abutting a street coincides with a front lot line of an adjacent 
| 

—- let located in a residence district. Such yard shall be equal in Po 

. | | depth to the minimum front yard required by this ordinance on such | , 

| 
adjacent residential 1ot. Such yard shall be provided along such | | 

| front or side lot line abutting a street for a distance of at least | 

J | | twenty-five (25) feet, including the width of any intervening alley, | 

fran such residential lot. 
| 

28 - 1l6a Rev. 8/15/84 
| 
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f ZONING CODE Sec. 28.10(2)(£)2. | 

| : 2. A-yard shall be provided where a side lot line coincides with an | 

| alley right-of-way line or a side or rear lot line in an | ) 

i adjacent residence district. Such yard along such side lot line | | 

shall be equal in dimension to the minimum side yard which would , , 

. oo be required under this ordinance for a residential use opposite : po 

| such alley right-of-way line or on the adjacent residential lot. | | 

. | 3. A yard shall be provided where a rear lot line coincides with an | | 

alley right-of-way line or a side lot line or rear lot line in 

| | | an adjacent district. Such yard along such rear lot line shall | 

| | be ten (10) feet in depth for buildings not exceeding one story | 

i | in height, and thirty (30) feet for buildings exceeding one 1 

| story in height. However, where a rear lot ‘line coincides with — | | | 

| a railroad right-of-way line, a yard shall not be required along 

' | such rear lot line. | | : 

j : D : , | 

a . . : , . 300 eee _ | | i



| | (6)  C3L Commercial Service And Distribution District (Nonresidential). _ | : 

| | (a) Statement Of Purpose. The C3L comercial service and distribution ' 

district 1S astebli shed to furnish a wide variety of goods, ser- | : 

fp vices and distribution activities. Within this district, resi- q 

! dential development is prohibited because most of the permitted | . 

a | uses are not canpatible with nontransient residential development. | | 

op A full range of retail, service, wholesale, warehouse and dis- , 

tribution activities is permitted. | : | 

: | (b) General Regulations. Uses permitted in the C3L district are sub- | | | 

| ject to the following conditions: 
| 

se a 1. All business, servicing or processing, except for offstreet | a | 

parking, off-street loading, display of merchandise for sale - | | | | 

| , to the public, establishments of the drive-in type and outdoor | 

i | | eating areas of restaurants approved as a conditional use by - 

the Plan Commission, shall be conducted within completely en- 

) closed buildings unless otherwise indicated hereinafter. (An. | fe 

7 by Ord. 4306, 8-29-73) | | pe 

| oan 2. Parking of trucks as an accessory use, when used in the con- | a 

duct of a permitted business listed hereinafter, shall be | 

. limited to vehicles of not over one and one-half (1 1/2) tons 

capacity when located within one hundred fifty (150) feet of a ~ | 

. | residence district boundary line. | : | 

fo 3. All storage within one hundred (100) feet of a residence © . 

| | district, arterial or collector street, except for motor 4 

| | vehicles in operable condition, shall be within completely en- : . 

closed buildings or effectively screened with screening not . | 

less than six 6) feet nor more than eight (8) feet in height, oe 

|. | | provided no storage located within fifty (SQ) feet of such | | | 

- screening shall exceed the maximun height of such screening; | 

further provided, however, the Zoning Administrator may | 

| | approve alternate landscaping/screening plans meeting the | | 

| | ‘general intent, purpose and guidelines of the revised "New | | 

| | Approach to Parking Lot Landscaping" adopted by Substitute | 

Resolution No. 37,915. (Am. by Ord. 8300, 4-16-84) | : | 

a Rev. 5/15/84 oe 28 - :110 | | | 
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| ZONING CODE | | | | Sec. 28.09(6)(c) ft 

i : (c) Permitted Uses. The following uses are permitted in the C3L dis- po 

: trict: | | | 

o | 1. Any use permitted in the C3 district excepting dwelling units fo 

| : and lodging rooms located above the ground floor. | | 

| | 2. Dwelling units for watchmen and their families located on the | 

| : premises where they are employed. — | | ae | 

(d) Conditional Uses. Any use allowed as a conditional use in the C3 } 
district, excepting dwelling units and lodging rooms located on the 

ground floor, may be allowed in the C3L district, subject to the | 

' - provisions of Section 28.12(10). | | | | | | 

=m (e) Floor Area Ratio. In the C3L district, the floor area ratio shall Po 

fo | (f£) Yard Requirements. In the C3L district, the yard requirements of the a 

| C3 district shall apply. | | a | 

i (g) (R. by Ord. 5831, S-6-77) : | : | 

il or | | | 28 - 1l0a | re | 
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| 
- . | one 

a 

| | | SUMMARY OF EXISTING NON-ASSUMABLE MORTGAGES | sS. 

| IE a 7 ORIGINAL . MONTHLY ~~ ANNUAL t—i—‘“SC~™S pe 
LOCATION OF . DATE OF LOAN INTEREST DEBT . DEBT | BALANCE DUE 

PROPERTY . LENDER . LOAN BALANCE | RATE TERM SERVICE | SERVICE AS OF 1/1/85 . 

| | | The Wisconsin Life a ae | | : a | : 
, . 2201 Darwin Road Insurance Company 2/3/78 $115,000 9.5% 15 yrs $1,040.75 $12,489 $ 99,857.52 7 

: | The Wisconsin Life : os | vu 
| a 2223 Darwin Road Insurance Company — 2/3/78 100,000 : 9.5% 15 yrs 905.00 10,860 86 ,832.62 | mn 

| ww | Security Marine 10% 4/19/76- | | | 7 oS 
| S 2601 Seiferth Road Bank of Madison 4/19/76 | 168,187.82 14% currently N/A 1,807.50. 21,690 107,866.20 x . 

| | | | Rural Security | 9.0% 1978 | : | | | 7 i 
625 Mayfair Avenue Life Insurance 4/26/73 200,000 9.5% 1983 15 yrs 1,612.00 19,344 — 163,155.35 

| 2955-57 Packers | | } | | | | 

| Os ‘TOTALS | | | | $5,365.25 $64,383 $457,711.69 © | 
| | | | | | | 

| | | : | | Rounded | | $457,712.00 | 
po . . . sasssstszasss 

: : . | | | 

i | | ae | | | 

| | , | | . |



> | | | | | | | APPENDIX G | | ae | | 

) , fel | | SUMMARY OF PROPERTY AND oe | | | | | | 

i | | . : es oe LEASE DATA FOR THE PACKAGE a | | : | 
: - ey | OF FIVE WAREHOUSE PROPERTIES | | | 

3 | | | | | , APPRAISED IN THIS REPORT | | Ses 

| SUBCSEIT WAREHCUSE PROPERTIES . | | | a | | , 

+ a Oe ee 2 Se se Se ee Suaseaeneeeen cme eeeeSEn ieee coeeeees ese ee see ene seers seen seen snes reese sess sos scaeeeeaeeseeemesewenensenssenecssenensanes a0 OE OD A ey OE A A Oe Se Oe ES ee Oo Se ee ee ee oe ro a ee Ee sm a sr mw ie a cn msm Bt ste ew en ene seseetm ase : , . 

: | | BUILDING SIZE-SQ. FT. BUILDING | ANNUAL RENT AS OF: | Se 1983 1983-1983 
. , LAND AREA YEAR ————--—---—_-------—_-- CONSTRUCTION SQ.FT. | 6 / SF TOTAL TOTAL ‘TOTAL 

ADDRESS | ZONING (SQ.-FT.) BUILT TOTAL OFFICE WHSE TYPE. ‘TENANT - _ LEASED LEASE TERM UEASE DATE 1984 1984 ESCALATOR EXPENSES R.E. TAX | REVENUE EXPENSES NOI | 

ii @ 625 MAYFAIR ML | 143748 1973 30000 1456 28544 STEEL ‘ EMMER-MADISON, INC. 30000 5-73 TO 4-88 | $27000 $27000 = 0-00 NONE _ TENANTS PAY = =——ss TENANT PAYS: ANNUAL BILL $27000 $2630 0 | =. _ (3.3 acres) (5%) (953), co 15 YRS | (1973) HEAT. ELEC., | os . 

a ean | | | WATER, SEWER | 
| | | : | | o | AT ALL PROPERTIES | | , 

2601 SEIFERTH RD. Mi 58730 1971 12053 1160 10893 STEEL = UNIVERSAL PAPER | 12000 6-84 TO 6-85 30000 30000 2.50 BUILT INTO TENANTS PAY LANDLORD PAYS ANNUAL BILL 49773 21589 $28184 | 
_ c (1.35 acres) (9%) (928) 7 Le wee | 1 YR + 1 YR OPTION € $31,500/YR (1984) RENEWAL HEAT, ELEC., | | : 

oe 8 OPTION WATER, SEWER ; . a 
| 1976 7120: i 7120. STEEL. _—_sK IPP. CAST CORP.’ 9220 8-84 TO MO-MO | 17800 «17800 =i. S00 NONE AT ALL PROPERTIES LANDLORD PAYS ANNUAL BILL . 7 

| | ——— (100%) mae = MONTHLY (1984) | | | 

I 19173 | 19120 | : | | | 
ee enereyeene ener tn cuneate nee sass een sansa un tec etn se ans te amen tse etnies nett tt teehee eR Ne mi tn tnt eA A nL ALON i 7 ee OR eae tte tent en ne enn nemenrar aera tta cin nn china penne shines emt wetneutanee nereemsere npn enpeetermnonnnvencnes sm ee eee ence nner einen ner . . 

2955 PACKERS Ml 130244 1948 16500 820 15680 ROLLED METAL CAPITAL WHSING CORP. 8945 9-77 TO 9-82 9840 : (°° @PIUINDEX TENANTS PAY =————s LANDLORD PASSES THROUGH 56778 12614 44164 | 
| (2.00 acres) (5%) (95%) QUONSET WITH. re | a 5 YRS + TWO- (1977). NOT > 6%, HEAT, ELEC., =. INCREASE ABOVE 1977 BASE YEAR | 

| . | STEEL AND Be 5 YR. OPTIONS; ANNUALLY WATER, SEWER | | | 
WOOD FRAMING = | : FIRST OPTZON— | | AT ALL PROPERTIES _ - et | 9-82 TC 9-87 | 10800 11016 1.23 

| | : | (1982) | 

| a tay OY Ae Bs cee ke oe PE 7300. «8/78 TO 9,82 7 7320 9743 1.30 CPT INDEX —s_ Same as above TENANT TAYS 21% OF TOTAL BILL | | 
| 7 : Oty (5 YRS + TWO 5-YR OPTIONS (1978) NCT > 6%, ANNy sLLY oe 

3 | | ea Ee Sy FIRST OPTION 9/82 TO $/8? ANNUALLY : - 

| 15700 aes obs - . - OLDS SEED COMPANY “15722 8-81 TC 7-86 wes 20682 23877 1.52 CPI INDEX Same as above: TENANT PAYS 45% OF TOTAL BILL : | 

5 | a 7 ee OPTION | | ANNUALLY | | 7 

| - 32200 32167 | | | | | 

aa 2957 PACKERS Mi. 2640 = 600. 2040 MASONRY . -WM. FOLEY 2600 9-84 TO 9-87 -  §880 $880 2.26 5% INCREASE Same as above | TENANT PAYS 7.6% OF TOTAL BILL | | a (23%) (778) | Oy a ga ee 3 YRS | (1984) ANNUALLY | oo ANNUALLY | 
, ce 34840 ' | 34767 ; | | 

, | | BILLBOARD HANSEN SIGN COMPANY BILLBOARD | 4000 7s Paes 

i 2222 DARWIN RD. M1 40035 1977 12000 " 12000 STEEL § DELTA STORAGE 12000 4-84 TO 4-85 oe 21000 =. 22200 1.85 | TENANTS PAY TENANT PAYS ANNUAL BILL 22200 3109 =s-19091 : 
| | | | 7 (100%) YEARLY (1980) - HEAT, ELEC., | | | | | | | | 22200 WATER, SEWER | | ' | | | | | _ | | | (1981) AT ALL PROPERTIES - . | a 

x . 320] DARWIN RD. M1 39053 1977 8000 | 8000. STEEL “DELTA STORAGE 8000 «4-84 TO 4-85 14796 =: 14796 1.85 NONE ==—s TENANTS. PAY TENANT PAYS PRORATA 39081 10039 29042 | . | mo | | ea YEARLY _ (1981) HEAT, ELEC., SHARE OF ANNUAL BILL : . 
_ | | 7 | | WATER, SEWER | 

: | | 3000 330-2670. | MURPHY MOTORS 3000 7-83 TO 7-88 15000 15000 5.00 NONE > AT ALL PROPERTIES LANDLORD PASSES THROUGH INCREASE | | 
| | (0.11) (89%) | | 5 YRS a (1983) | - OVER 1982 BASE YEAR | 

a . , 3000 270 - «2730 ; as AMBOISE CELLAR. 3000 12-83 TO 12-86 | 7800 7500 2.50 CPT INDEX LANDLORD PAYS - LANDLORD PAYS ANNUAL BILL 
, | , (9%) (91%) | ———---— 3 YRS - | (1983) FOR SNOW REMOVAL © 7 | | 
: ; 14000 | 14000 | | | 

7 — — 304 | | | | | | |



ne 

: 
E 
1 
i 7 

i 
: 

i 

, 

i 
; 

, 
: 
: 
i 
I


	Blank Page



