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. | THE COUNTRY KITCHEN RESTAURANT : -—o- 

r LOCATED IN } 

| — | THE CITY OF MIDDLETON or | | 

i | | | | - AT | | | | 

a | 6202 UNIVERSITY AVENUE | ae 
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P| APRIL 30, 1980 a oo ee | 

fe - mes PREPARED FOR | 
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f PREPARED BY | 
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JAMES. A. GRAASKAMP es 
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fi 1501 Monroe Str eet, Madison, Wisconsin 5371 1, 608-256-1090 — a | 

| a 

| December 18, 1980 dames A. Graaskemp, PRD. SREA, CRE 

| | | , | | Jean B. Davis, MS oo | 

. | R. Christian Davis : Oo | | 
A - Trust Account Manager | ; : | : | | 

, - First Wisconsin National Bank of Madison | | | 
“ee One South Pinckney Street — : | | | 
| Madison, Wisconsin 53703 | oo : : | | 

| ~ Dear Mr. Davis: — - a | co | 

i With this letter we are delivering the appraisal of the property known | 
as the Country Kitchen Restaurant located at 6202 University Avenue in the | 

ae City of Middleton and further described within this report. The appraisal | ft 
fi -is requested as a measure of fair market value as of April 30, 1980, for the | 

- purpose of settling the estate of George J. Maloof. | | 

| My associate, Jean B. Davis, real estate appraiser and analyst, and lI | | 
a have inspected the property on several occasions. Recent buyers of similar | 

| | properties were interviewed to confirm sale and property information and to | 
~ compile a buyer profile. | | | | | 

The most probable use of the subject property is to continue as a | | 
| - limited menu table service restaurant which is classified as a Class | | 

i ao restaurant in Chapter 10 of the City of Middleton Zoning Code. The most | | 
probable buyer of the subject property is an investor/investor group with | | 

| the financial strength to pay cash who seeks the cash flow; the growth — | 
fl ss potential of the overage rent and the future site value; and the tax shelter. — | 

Our estimate is based upon the income approach to value; there were too , 
few sales of comparable restaurants in the Madison metropolitan area to use 

i the market comparison approach to value. Sales of similar restaurants in | f 
the Milwaukee area and offerings of three Country Kitchen restaurants in 
Wisconsin are described to bracket market value of this type of real estate. | 

H The site valuation is based upon the market comparison approach; recent | 
| sales of vacant sites located near the subject are used to predict its most 3 

probable selling price. A survey of sales of vacant sites purchased for 7 

a - use as limited menu fast foods and/or table service restaurants in the | 
| Madison metropolitan area confirm the value estimate of the subject site. | 

i | . A variety of financing techniques are currently used for restaurant 
; properties; this appraised value assumes a cash sale. | |



- oo - oe 

e | Mr. Davis | fone a ae ee a 
| Page Two | | | | oe | | ce 

December 18, 1980 | | | | ee 

| | ~ Based upon the assumptions and limiting conditions presented in the attached 
i report, it is the opinion of the appraiser that the highest probable price in | | 

| dollars and fair market value of the subject property which might be obtained : 
. as of April 30, 1980, is the amount of : | a | | 

| | | TWO HUNDRED TEN THOUSAND DOLLARS : a 
H | | ($210,000) | | 

assuming cash to the seller with financing based on a debt cover ratio of 1.4 — | 4 
t (53 percent financing) at 13 percent interest amortized over a 20 year term with 

: | the balance of the mortgage due at the end of the lease term. | | 

| We are pleased to be of continuing service to you, and Ms. Davis and I eos 
remain available to answer any specific questions you may have regarding this | 

| report. | ; | | | Bs 

| FOR LANDMARK RESEARCH, INC, = fp 

E | Jamels A. Graaskamp, Ph.D., SREA, CRE - we ee 

“Jean B. Davis, MS — 7 | | | | 

iii | |
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a ee ey aE . | ee eee | 

SUMMARY OF IMPORTANT FACTS, ASSUMPTIONS, AND CONCLUSIONS = = = ~~ | 

J Address of Property — 6202 University Aven ss a 
us | a | | | : Middleton, Wisconsin oe 

i Date of Valuation | | April 30, 1980 » | a | De en 

| Type of Estate | a Was Fee simple, subject to zoning and building - me 
' | a Oe | restrictions and to a possessory interest | © 

ql | age Ee in the form of a lease with Owen R. Massie, | 
oe Ea , eee | representing Country Kitchens of Wisconsin, | © 

© a | | con tase ee! Inc. Oe ee ee 

i Lease Term | “ey as | 9.42 years remaining (until September 30, | | 
; | | | 1989) with three 5-year renewal options oes 

| i Site Size ae 35,157 square feet or .81 acres | 

“Improvements _ | | mes Steel frame building with brick veneer ee | 
| t ) | a “ | exterior finish; gross building area of ~_ moa 

7 | | | 4,550 square feet; fixtures installed by | | 
| tenant not included in valuation — | | 

| i _ Gross Annual Rent — . $22,000; $1,833.33/month plus 5 percent of | | 
| oe ee — gross sales over $450,000. Average rent | | 

, ae | - | over past five years has been $28,533 with | | 
: a | | | a | a high of $32,654 in 1976. | | 

| : Unit of Comparison for | | - | / Pe 7 | 

i | Site Valuation  — | Price per square foot s a | 

| | Probable Terms of Sale Cash to seller | oo es - 

i Value Estimate of Subject Ey | | fo | 
| Property - Income Approach > $210,000 oe | | 

f Value Estimate of Subject Site — ee | fo | 
| | (assumed vacant) - Market — | | | | J 

; | | Comparison Approach ~~ $70,500 Boy | | : 

ee Current Assessed Value (1980) a | | we eS | & oe | 

i eS, oes Land = =————<“<i—sSS S$: «4B511, 9000 | | 
pe - Improvement | _ 145,700 a | Lt , 

F Assessment is 68 percent of Market $197,600 oy | aalepe a | 

' Real Estate Taxes (1979) | $4,636.31. ee a | , | 

f vii . . , J |



ee I. PROBLEM ASSIGNMENT Or BES ee 

7 | The content of an appraisal report is determined by the decision for which | | 

2 | | it will serve as a benchmark and by the limiting assumptions inherent in the me 

a property, data base, or other factors in the decision context. > eR AL | 

f ge . This appraisal is requested as a measure of Fair Market Value as of = 

- | | April 30, 1980, of the property known as the Country Kitchen Restaurant me | | 

7 | : located at 6202 University Avenue in the City of Middleton for the purpose a 

" of settling the estate of George J. Maloof. ee ee ; : a 

a A. Legal Interest to be Appraised ep fb | ae ae | | 

i One, — The rights valued in this appraisal involve the fee simple estate subject | 

ss ae ? to public limitations and a possessory interest in the form of a lease. The ae 

7 oe site is valued as if vacant. So es - | : | : See 

- | ‘d. Property Identification - | ; - oe Los ms 

. oe The subject property is located on the northwest corner of University . 

i Avenue and Allen Boulevard (aka County Trunk Q) in the City of Middleton, | : 

* Dane County, Wisconsin. (See Exhibit 1). The property is improved with a o 

i “structure currently leased as a limited menu, table service! restaurant known 

ty : S as Country Kitchen, ee . : ae | A ES , - 

The tax parcel identification is: 50-01-267.20.1 Ce aS 

; uN, 2. Legal Description : Je - | | Ae | | 

foe os The Tegal description of the subject property, recently updated by the Dane ~ 

7 | “County Title Company and provided by R. Christian Davis, Trust Account Manager, 

: | First Wisconsin National Bank of Madison, is: Ce Th oe _ 

a : classification of restaurants taken from the National Restaurant Association's 
. _ publication Restaurant Industry Operations Report ‘79. _ 

ask 1



- | LOCATION OF SUBJECT PROPERTY i Cee ae 
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3 - PARCEL I. A parcel of land which is part of Lots Twenty-eight (28) eee 
| and Twenty-nine (29), and part of a vacated unnamed street lying _— 

an a between said Lots 28 and 29, all in Assessor's Plat No. 1 of the 
: es , Township of Middleton, now in the City of Middleton, Dane County, a ee 

ee Wisconsin, to-wit: Commencing at the Southeast corner of Lot 8, 
| oe Block 3, H. A. Raemisch Plat; thence South 04° 12' 20" East, 933.80 © as S 
a | | feet to a point of curve; thence Southwesterly on a curve to the - Sa 
| right, which has a radius of 895.0 feet and a chord which bears Coss : 

 , | South 03° 11' 50" West, 230.63 feet; thence South 10° 36' West, BGS dng A 
Be 182.57 feet to the point of beginning; thence continuing South 10°. oe 

z | - 36' West, 80.00 feet; thence South 72° 01' 53" West, 234.55 feet; = = | = 
| . thence North 43° 27' 46" East, 200.00 feet; thence South 46° 32' 14" | | 

So East, 28.91 feet; thence North 72° 01' 53" East, 83.34 feet to the EI EGS 
7 | point of beginning. | | coe vr | : eee ree 

| See eS EXCEPT therefrom any part thereof included in Conveyance to Dane _ ee 
* County recorded in Volume 104 of Misc., page 558, as Document No. | | 
‘ 553383. | , a ee an 

| | PARCEL II. Part of Lots Twenty-eight (28), Twenty-nine (29), and = 
i} | part of vacated Overlook Drive and part of a vacated unnamed street, | Be, 

- | | lying between said Lots 28 and 29, all in Assessor's Plat No. 1 of | | 
the Township of Middleton, in the City of Middleton, Dane.County, | 

y a - Wisconsin, more particularly described as follows: The reference AE he an aS 
[ a line as established by the Dane County Highway survey on Project 

Oo No. 1271, is described as follows: Commencing at a point on curve, ~ Se 
_ 990.2 feet South 85° 44' West (Mag.) of the Southeast corner of 
[ oe said Section 12; thence along a curve to the right, radius 11,460 = 

eT okloee feet, 51.7 feet to the point of beginning; thence North 6° 51' East ~ a oe 
; | (Mag. ) 621.7 feet to a point of curve and end of this parcel. | oe 
7 - Said parcel includes all the land lying between the existing westerly — BS ae 
¢ highway right-of-way line and a new highway right-of-way line located =~ 

| | parallel to the above described reference line and 60 feet westerly Sees | 
| therefrom, from the point of beginning 621.7 feet, northerly therefrom, a 

7 | - ‘measured along said reference line. ae mee ope a ENE oe 
“ | Said parcel excludes all land lying within the following described | 

| traverse: Beginning at a point 250 feet North 6° 51' East (Mag.) of : 
i a the above described point of beginning; thence South 6° 51' West (Mag.) — | 

| & we - 250 feet to a point on curve; thence along a curve to the right, radius | — 
pee 11,460 feet, 250 feet; thence in a northeasterly direction to the | wee. 

r — point of beginning of said traverse. | 7 oe a AE EE 

oF 3. Qualifications of the Property to be Appraised | | : BO 

i | This appraisal is to include only the fee simple real estate interests at 

a . the above location subject to public limitations such as zoning and building © 

5 codes, and to a possessory interest in the form of a lease with Owen R. Massie, oo 
| | | | | | | sale s ! 

ee of Franchised Restaurants, Inc. | oe fe ee . 

d oe The lease term of 15 years is from October 1, 1974, through September 30, ~~ | 

; 1989, with three five-year renewal options upon the same conditions. The lessee | 
| | 

| 
|



F - retains the right to aon 6 SS © - ee - 

, _ -«..sublet the premises to any licensee of Franchised Restaurants, _ ae oe 
Z Tne. a Wisconsin Corporation, which owns the right to license the 
nee _ use of the trademark and the trade names appertaining to the 
oe | | operation of Country Kitchen Restaurants...The right of the Tenant ~~ | 
F cone to assign the lease or sublet the premises as a Country Kitchen = = | 
see Restaurant during the then remaining term of the Lease or any oe : eee 

ne renewals thereof.... 2 | ee ee 

i | (See Appendix A). | é ee coe - dE Bo oe . 

ee ee The lease qualifies, in the following manner, the title to the equipment, ol oe 

i ss fixtures and machinery installed by the lessee: | one os rea ee 

, ‘Title to all equipment, fixtures and machinery placed thereon by yes 
ae the Tenant, at his cost, shall remain in and be the property of the | | | 

: | Tenant during the term of this Lease, and the Tenant shall have the eer 
| exclusive right to repair, remove or remodel all such equipment, = = we 

i | _ fixtures and machinery at any time. OO ae | | 

Upon termination of the lease the fixtures installed by the lessee become a 

a me the property of the lessee. ‘Under section 15, General Covenants of Tenant, it . 

ss h) At the termination of this Lease, to,quit and surrender to 8st 
| oe Landlord peaceable possession of the premises, including all —| Sree | 
i ss improvements, structures and fixtures (excluding fixtures _ - | oe 
<¢@ ss installed by Tenant) forming a part of said structures, in good  ~— ee 
oe and clean condition and in the same condition as they originally 
1 Oe were, subject to ordinary wear and tear. oe Oe - 

> oe 4. Special Assumptions — | a ag ee - ats 

Z _ For the purpose of this appraisal it is assumed the lessee will retain 
owe S possession of the subject property until the end of the original term of the ee 

Z EE lease which is September 30, 1989. ‘It is also assumed the lessee will not | cas 

i exercise any of the options for renewal; past performance and present : oe 

a ; economic indicators suggest that gross restaurant sales at this location will se 

; continue to find it difficult to keep pace with inflation. | F : 

ee OB. Selection of Market Value Methodology _ ee eee | | — 

i x / 1. Value Definition fo is fee | cee - | | 

5 | | | 
| | : . : 

> | . \ 

| , | \ :



q The fundamental purpose of an appraisal assignment is most usually to - | 

J | a estimate value. Conventionally, the value required is Market Value, defined — oe 

q - a | The most probable price in terms of money which a property is Su eee es a8 
- expected to bring in a competitive and open market under all ee 

28 conditions requisite to a fair sale, the buyer and seller, each eae Py 
| acting prudently, knowledgeably and assuming the price is not | - 

; affected by undue stimulus. EROS Se — 

a Tee Implicit in this definition is. the consummation of a sale as moe - Se Be 
: | Of a specified date and the passing of title from seller to buyer | ree 

4 | oe under conditions whereby: a PP NS ONE ee 

t | | 1. Buyer and seller are typically motivated. > SE OS | a 

as oe 2. Both parties are well informed or well advised, and each : ee ee 
I ESRI acting in what he considers his own best interest. EEE SARE 

. oes | 3. A reasonable time is allowed for exposure in the open 3 | | 
ee | market. ses cos | eee eg es | a 

d ee iy “Payment is made in cash or its equivalent, if market soe 
css conditions indicate that cash sales prevail. — Ee BOT AS 

i | 5, Financing, if any, is on terms generally available in the ea 
Poe community at the specified date and typical for the property type = | ee 

one | in its location. | a ee ee Ee a 

, | : 6. The price represents a normal consideration for the _ A Bee Ne oe 
property sold unaffected by special financing amounts and/or es Meese 

, terms, services, fees, costs, or credits incurred in the ae Pte 
i transaction.2 . | OS, : : Wate acne ee ae SE 

Se - This definition assumes a perfect market where a number of fully informed, | 

i ee reasonably prudent buyers and sellers are acting rationally and logically to | - 

; maximize their financial well-being. It also assumes payment in cash if cash 

sales prevail. | | re = ? a | ee | oe a 

7 oe | Monetary and banking conditions as of April 30, 1980, made real estate — | | 

ee “ - transactions extremely difficult under conventional mortgage financing terms. . 2 

i - Financing by the seller has been the principal method of assuring consummation oe 

we ofa transaction, but in the real estate market of limited menu restaurants, LenS 

i Tenders such as Rural Security Life Insurance Company are making participation 

; “THE REAL ESTATE APPRAISER, Nov. - Dec. 1977, p. 18. 

oe



. . oe a | he | OSES 

1 ee loans at 13 percent interest. Institutional investors are able to buy for cash. 

. ‘There is no market evidence as to the prevalent method of financing the purchase 

| of comparable restaurants in the Madison metropolitan area. The value estimate oe 

a Me of this appraisal assumes a cash sale. | ee ese ae oe See 

. | es _ For purposes of this appraisal the terms market value and most probable ~ 

3 selling price will be considered synonymous. AG eS : : | oe 

- oe. Oe Preference for Market Comparison Approach : NE | eee we: 

i a : - The appraisal process prefers to base valuations on actual sales of S - 

J | comparable property where buyer and seller were under no unusual duress and - 

_ where no special financing, that is, financing not obtainable in the market place _ 

Z | was provided by the seller. - 2s - | oe - ae | : | ; 

| | There have been no sales of comparable limited menu family restaurants in | 

i oe the Madison metropolitan area in the past few years except for the sale of the 

a _ International House of Pancakes (IHOP) located near the University of Wisconsin 

campus at 505 University Avenue in the City of Madison. RS ne eo Oe 

7 : A survey of sales of comparable restaurants in the Milwaukee area can only 

ns hs aS bracket the price ai investor is willing to pay for this type of rea | estate = : a 

a in an urban area; differences in physical, linkage. and dynamic attributes _ 

° | found in the Milwaukee area make comparisons with Middleton unreliable. EEE ee 

i | Listing prices of three Country Kitchen Restaurants, one in the more rare Ae 

7 ee community of Neenah and two in or hear Milwaukee can only suggest an upper 7 

| ‘limit on an estimate of value. : cee Seles cee _ 

t Lee 3. Limitations of the Cost Approach See S EA Mek s : a 

oe While many appraisal textbooks stil] recommend the cost approach to value, / 

i | a it is acceptable only when the improvements are new and represent the optimum — S 

oe “use of the property in question. In this case the improvements were built in- oe 

i «1969-70 and were designed for rapid depreciation as is coninon in the fast food a 

‘ | business where design and function are rapidly changing in a highly competitive | 

:



q oe business. The extensive window area finished in single pane glass is extremely 

. energy inefficient in a period of rapidly increasing fuel costs. ‘The improve- a 

- oe ments are not new nor are they optimum. Thus the cost approach ig dvrelevant 2 a 

and inapplicable for this appraisal. | - ae oe ig o co 

Ce 4. Relevance of the Income Approach oes o | ous a a 

i | . | When market value cannot be established by comparable sales data, the oe os 

ec. | income approach can be used to estimate value. The income approach is the __ 

i _ : - method of converting anticipated future benefits (income) into an estimate ce | oe 

‘ of the present worth of ‘the property; this process is called capi talization; a | 

OS ans 8 A limited menu, table service restaurant is a vehicle for the purchase of EE es 

i | | investment income and appreciation, not unlike any other cash cycle investment a 

a with a series of returns. The relationship of outlays and receipts in time oe 

i : moe and quantity determines investment rate of return. Conversely, if the a 

Investment return desired is assumed and net receipts can be estimated, the 

ee relationship can be reversed to determine the maximum outlay, i.e., probable > 

7 eS purchase price, which could be justified by an investor. Be aoe ee 

ce : es 5. Legality of the Income Approach os ee : | ee EAS 

i / - The Supreme Court of Wisconsin has stated: vies he ee | 

| oe A income be considered and the capitalization of income formula . oe . 
I oe applied, net income, not gross income, should be considered. Oe eee 

| ee The use of an income approach to valuation in arriving at the market value ee | 

i ) - of property has been approved by the Wisconsin Supreme Court in the following - | 

| cases: State eX rel. Garton Toy Company vs. Mosel, supra, 259; State ex rel. - , | 

E IBM Corporation 311-313; Rahr Malting Company vs. Manitowoc, (1973) 228 —™” 

j ae, Wisconsin 401, 405; State ex rel. Northwestern Mutual Life Insurance Co. VS. : 

oe - “Wether, su ra, 450. | - - 2 | eee — - | : |



a TT PHYSICAL ANALYSIS OF PROPERTY ATTRIBUTES = 
| | _ TO DETERMINE MOST PROBABLE USE Ce 

| [a The market value of the Subject property depends upon its income investment ee 

7 oe ‘productivity which can be attributed to the interrelationship of the physical - | 

oe site and the improvements. fees ees Ly ss - ee 

i TY analyzing the Subject property, it is useful to review the physical : Couey : 

7 attributes of the site and the improvements, the Tegal attributes constraining HS 

: use of the parcel, the linkages of the property location to generators of ee 

i | restaurant demand which will determine its revenue potential, and the dynamic oe 

: attributes of the site, that is, how people perceive and behave relative to | 

i the property. — ae Ee Le . aes 

i A. Physical Attributes (See Exhibit 2 for photographs) oe ; | | 

| : . | The subject property is located on the northwest corner of the intersection 

i of Allen Boulevard (County Q) and University Avenue and is a part of Lots 28 5 a 

and 29 of Assessors Plat 1 of the Township of Middleton in the City of 

t | d. ‘Site Analysis | - te een - | a Se ya ae . ) 

Phe cae Soils. 0 ee ee oS 

: a os oS According to the Soil Survey of Dane County, Wisconsin, the soil of the 

PE SS subject property is predominantly Dresden silt loam (DsC,) with 6 to 12 | 

| percent. slopes and it is eroded. DsC, has an agricultural capability unit | woe 

i | | of III on a scale of I to VIII with I representing the best soil. These = 

—— an soils usually have a depth to bedrock of greater than ten feet and the : | 

z | we seasonal high water table is greater than five feet. This soil type has | | 7 

| | low corrosivity and low shrink-swel] potential. Low corrosivity means 

; | | | | |



EXHIBIT 2 

PHOTOGRAPHS OF SUBJECT PROPERTY 

me oe yo 

Looking west northwest 
from Allen Blvd. and 

i \ University Ave. inter- 
| section. Proposed 

| changes on Allen Blvd. 
— _ | include new right turn 

{ lane onto University 
Ave. which cuts through 
grassy strip in front 
of structure. 

ss 

Looking north along , sad tt, ; 
Allen Blvd. Note ; Fas a 
ingress/egress point : | 
for subject property. i 
When median strip is - ts 7 
installed along Allen a 
Blvd. only southbound ee ears roe 
traffic can use this i el Pe 
access point. i TM 

9



EXHIBIT 2 (Continued) 

df 
| PF 

a 

a= 
‘ = LL eames] Looking southeast from 

el a = eT vacated Consolidated 
= )) YW Station site. Front 

1 entrance to Country 
f ¥ iA ee = Kitchen is midway on 
5 ee ; BeOS, ae } north side of structure. 

~~; lag > C) a: Te L 

am os 
lat ' 

* alti ' ‘ 

oi 

Taken from vacated : ee 
Consolidated Station P Ere 
site looking east as TI a 
toward subject. South [i die 
side of structure . . : . B = 
parallels University ee oe at Ls if " 
Ave. . > ag 
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EXHIBIT 2 (Continued) 

= —<— 

be. | 
ie ; Tle . =~ View of Country 

OB dl ala ee OE ee Kitchen Restaurant from 
site il ET idle F- SI echiini University Ave. 

= - travelling west 

northwest. The upward 
slope of the approach 
to the site diminishes 
its visibility. 

> . ¥ 

Approach to Country Pie: " 
Kitchen Restaurant ae «te ae 
from Allen Blvd. ee . , 
traveling south. ae 1 
Restaurant is barely 
visible at this point. 

1



EXHIBIT 2 (Continued) 

oT = Approach to Allen Blvd. | . and University Ave. t intersection from 
a { Middleton traveling 

; ce - southeast, along 
University Ave. 
Upward slope of 
approach to the site 
diminishes its visi- 
bility. Access point 
is undefined. 

Looking northeast 
toward vacated Consoli- 
dated Station site and = 
subject property. 

+ Middleton Public Works | Dept. proposes a median a 9 ae : } break and frontage road 2 | along Consolidated's » menu 
property so eastbound | | | it | ping oh Be) Lt 
traffic will have access : 
to both sites; this is 
to alleviate access 
problem to be caused by 
Proposed median strip 
along Allen Blvd. 

12



there is a low probability of soil-induced corrosion damage to structures HS : 

| - | bel ow grade. “Low shrink-swel1 potential indicates there is little hazard | - | | 

| to the maintenance of structures built in, on, or with material having ; - : 

| 7 this rating. The soils report relates to the original grade; the site has eho 

at | Since been filled with material of unknown quality. oe : ; 

q ne Ba —b. Topography and Shape 7 oe | fay | Meas | : 

‘ ge es: The site has been shored up with retaining walls located on the north — = 

Z ; = side of the property. Exhibit 3 illustrates the south to north downward | | - 

; | Le | 8 tope of the site and its irregular shape. 2 / | . | | oe 

_ OS. c. Size : os 7 - co oa | | a on | one 

3 & The area of the site is 35,157 square feet or 807 acres as determined Ay | | 

| bY Bridwel Engineering Company, Inc. See Exhibit 4 for site dimensions. ae | 

D oe d. Site Improvements ed es Bs 

q : . | The site has been paved with asphalt to provide approximately 77 _ oS oe | 

= | parking spaces. Six large outdoor lights are located on both the eastern ; : 

| f Ee aS ~ and western edge of the site. The retaining walls mentioned above complete a 

ee, ‘the inventory of site improvements. An outdoor free-standing sign 

a ss identifying the Country Kitchen Restaurant is assumed to be the property oe 

. Pe of the lessee. ae es | gee os 

a : - 2. «Improvements (See Exhibit 5 for sketch) | | | oes ee 

7 oe The improvements were built between 1969 and 1970 for the use of the original 

: | tenant, King's Food Host. In 1974, Country Kitchen took possession as lessee and 

I remodeled the structure extensively for approximately $25,000. coe : en 

| os The building has a gross area of 4,550 square feet and is framed in steel’ 

with a brick veneer exterior finish. The single pane windows which dominate the | 

7 east and half of each of the north and south sides of the structure, are framed — 

| J | in aluminum. The plywood facia is backed by corrugated metal] and is hung about — 

: one foot away from the building on a rusting metal frame. Fluorescent lighting “ 

" | | | | 13 re
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7 a overhangs the facia to provide illumination for the entire building. - eee 7 | 

5 BES ‘The interior walls of the structure are drywall and the inside of the ee , 

.. ane exterior walls are constructed of concrete block. The floors in the work and oS 5 : 

a storage areas are constructed of red tile; the dining area is carpeted, but is: : : 

oe in need of refurbishing. The estimated cost for new carpeting is $3,200. a < 

: | a7 The 23 foot by 5 foot ceiling tiles in the dining room are backed by 3 inches | 

e | to 4 inches insulation and vinyl sheeting. Fluorescent lighting is used | 
i sirouihout “hi ining ave. a8 oe (oe - a : S 

q es : — The heating and cooling systems are located on the flat roof of the structure. | | 

~ Natural gas is the fuel for both the forced hot air system and the hot water. oa 

i - heater; electricity powers the cooling system. ox Cees es es ve 

7 : To correct the heat loss through the single pane windows, several solutions | 

. | are possible. For example, every other window could be covered with some — a | 

| " material such as plywood, an insulating material and a suitable interior ORES © 

Z a - : finish; the remaining windows could be re-glazed with double panes. Or to “ os 

| ; | ; | | retain the same amount of natural il1umination, all windows could be double oe 

a os The structure has been moderately well-maintained. Some minor damage to | : 

* aa the interior finish in restrooms is apparent. Rust is present on the framing — oe . 

u of the exterior framing for the facia, and has stained the sidewalk directly 
. os : below. | | Oo Cees hea | : 

2 : i” B. Legal-Pol itical Attributes oe a 2 : nS oo Os 

n BS The subject property is located in a B-2 Retail Business District which | oe oe > 

os | includes Class I restaurants among the permitted uses. Conditional uses include a 

a | ‘the rest of the restaurant types defined in Chapter 10 of the City of Middleton | 

f Toning Code, Bo eae 

a — 7 |



5 ; os  AClass I restaurant is defined as one in which substantially allof the = | 

, patrons sit at tables inside. A Class II restaurant is defined as one in Doe 

; which a predominant percentage of patrons sit down inside, although some may oe ae 

| carry out food. Cliff Lawton, Zoning Administrator for the City of Middleton ——t™*s 

fe | classifies the subject as a Class I restaurant. See ae te — 2 

: | a | A portion of the City of Middleton zoning map which incorporates the (sonhe vide , 

subject property and its environs is shown in Exhibit 6. Pertinent parts of the os 

a Middleton Zoning Code are found in Appendix B. Teak ees es fe 

. 2, Assessed Value —t | Cg “Boe eRe ees ues : 

i Ss The subject property listed on the assessment roll as parcel number aoe cee CO 

a 50-01-267.20.1 under King's Food Host/Country Kitchens of Wisconsin was assessed 

| | as of January 1, 1979 and 1980 as follows: oe es | | a 

: - oe land $51,900 ~~ / a ge Bs a © 

ORNS Bes _ Improvements: 145,700 © | os eee! 

OS Tota $197,600 Se Se 

u ss Middleton assessments are reported to be 75 percent of market in 1979 and” 

i 68 percent of market in 1980. ‘The tax paid in 1979 was $4,636.31. . ee 

| - Seen 3. Anticipated Construction of Allen Boulevard Median Strip — 

| A ee The City of Middleton Public Works Department is planning to begin construc- - HS. 

oe a tion in June, 1981, of a median strip along the full length of Allen Boulevard | - : 

i an if funding and final approvals are given as anticipated. A sketch of the | - - 

c proposed changes in the intersection at Allen Boulevard and University Avenue UES | 

- s are shown in Exhibit 7. : 8 ao | | a | : ea : 

c The City of Middleton has proposed a plan to alleviate some of the access =~ 

- problems the median strip would cause Country Kitchen. A sketch of the os | | 7 

i -. proposed Frontage road and change in the University Avenue median strip is : - ; 

pp . , found in Exhibit 8. A letter from the Middleton engineer is included. This - 

5 se ‘change would allow eastbound University Avenue traffic to have access to the ~ | 

i - subject site: presently eastbound traffic must turn north on Allen Boulevard and — 

18 :
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PROPOSED ALTERATION OF UNIVERSITY AVENUE ACCESS TO SUBJECT SITE oe 

se \VANANY Rs 
| a | Oe — , - , , : ee ALLEN 

. Store =} =| Red Baron | OJ] ee 7 AY _ 7 | 
‘Donut Shop ee ee re ee we es a | a \ \ | 

| | | | nee fo Abandoned Bee [tT — Po 
| Laundry ]}— =] | Gas Station} oth p | Beh es | 

>» TET SEE SL | eoven | 
: en ee ee 7 ty >> ff. : Go 

ee a ia 

| Middleton © | | ees | So lue ks ge he ph Be. eee ee ee : 7 pee 

| me — ee ee UNIVERSITY AVENUE ies ne E a oe Madison | 

os ms | oe ae i ) ( Not Drawn to Scale a Be ae - ee Eee ee _ ae | / :



i - ae mo , EXHIBIT 8 (Continued) © | | fe ge 

ef ‘ES 2) - | | - | 

ee Joo _ DEPARTMENT OF PUBLIC WORKS sd 

i | — ee — Qetober 15, 1980 Pe eg AOR) BBRTIIA re | 

i Ue ‘Landmark Research, Inc. a a : | ee ee Og a | 
Sg eg EE ‘ATTN: Jean B. Davis, M.S. © oe a As a — | 

eee 1501 Monroe St. | | ) a Coe eh ny ee ee Ons 

4 | gs Madison, WI 53711 nee Eg oe Ss eter est nec ec 

es 6 _ SUBJECT: Access to Country Kitchen Site ca ee 

es  £ Middleton, Wisconsin i os Ces of RS ee 

| 5 es | | | TN Oe eee 

, | o AS previously discussed, the purpose of this letter is to confirm = ~~ 
: — | the fact that the City of Middleton will be pursuing the acquisition ete 

oe s a of the joint use easement across the vacated gas station site, which | nee 

: oS O adjoins the Country Kitchen on the west. The purpose of this easement _ nas 

= aT will be to provide access to the Country Kitchen and the gas station | re 
aos EB es, site for eastbound traffic on University Ave. at the time of construction | 

eo. ee of improvements to University Ave. This easement will also provide for = ~~ 

T Ce gid oe: = access for Country Kitchen patrons who wish to exit the Country Kitchen - a 

aS | ae and proceed north on Allen Blvd. , Oo ao 7 

Oa ing Attached for your reference is a photocopy of a quick sketch which —™S 
a ot ee would indicate one possible arrangement of the proposed joint driveway Yee ao 

pF ACRES ene bg SE a 
gy If any further information is desired regarding this matter, please : Ds 

; Se 2 | do not hesitate to contact this office. 9 = Oe Bos. 

a . - 2 | : oes | Sincerely, - a os . oe 

Pa — 2 ee | 2 -——,sdDirector of Public Works st” a | 

| ae enclosure : | | | ce . Pg rate 

po . os cc: Joel DeVore - | . ce Ce oS eh, 

oo ee ee ee 

c Oo. aa | | 

| 22° |



i 7 cross over to Country Kitchen. This “ross over would no longer be possible with | 

i the construction of the Allen Boulevard median strip. oy ees 
ee Traffic traveling north on Allen Boulevard would no longer have access to - : 

i , s Country Kitchen from Allen Boulevard; this potential customer would have to. | es | 

we Doe plan his approach by traveling west through the intersection along University - , 

i - Avenue and then turn onto a proposed frontage road which would lead to : Lge , 

: s a Country Kitchen's parking facilities. A customer leaving the subject property _ ae : | 

i onto Allen Boulevard could not travel north along Allen Boulevard; he would | 

i : have to leave via the University Avenue exit and access the northbound lane of © | aS 

: Allen Boulevard from University Avenue. > a ve eg op eee a : 

d | C¢. Linkage Attributes OS | | SoS eee ee oo | ! 

4 | fos : _ The success of a limited menu restaurant operation is highly correlated — a | 

OES oho with the linkages of the site to its potential customers. The main sources of 

Pe | customers are from the vehicular traffic that passes the site and from nearby © — a] 

Been BS residents. oe eo es eos oy oe eons | 

a | | The major area of growth of the limited menu fast food and table service _ , 

7 ee restaurants in the Madison area in the past few years has been along major = & oe 7 

reg Bae “traffic corridors and in rapid growth areas around regional shopping centers; | 

a Bast Washington Avenue near East Towne, and Odana Road near West Towne are | a 

/ - ‘excellent examples. - a a e | oe creas - | 

a aS - The subject site is on the eastern fringe of the City of Middleton and is SoS 

— * approximately 1.5 miles from its central business district. The site is | oe | 

i S approximately 6 miles from the center of Madison. . aos aE OO 

a : | The city of Middleton has a population of approximately 12,000 according x wd 

to the 1980 preliminary census; the population has increased 45 percent since boa: se] 

a ape 1970 at an average rate of 4.5 percent a year. The greatest growth spurt has ‘ . 

- been in the last four to Five years. | oe | 
i - | : | 

| q | — | a 23



7 oe | | oe | | , 

i Ss In the proximity of the subject site the major area of growth has been to : 

| : “ the north along Allen Boulevard and Century Boulevard (County M). The recent _ | 

gs a oe construction of neighborhood shopping centers and apartment complexes in this ; 

a | area has greatly increased its retailing activity. In contrast, the businesses oe | | 

- ee adjacent to the subject property have been abandoned and the nearby apartment : See 

a | buildings are separated from the subject by a steep slope. re ee | 

as ae The corner location gives exposure to travelers along both University a | 

d We Avenue and Allen Boulevard, but since the site is located on the crest of a : 

a 2 as hint, visibility is poor so an impulsive decision to stop must be made quickly. ee | 

/ “When the median strip is installed along Allen Boulevard, access will require oS | | 

| f | oe more planning 50 some impulsive food shoppers will be lost. & ; | a - : 

ae oe The traffic counts along University Avenue and Allen Boulevard from 1976 4 

g through 1980 are as follows: oe oP | wee ee as - | 

- University Ave. «University Ave. ee Ee | 
A West of Allen Blvd. East of Allen Blvd. = = = Allen Blvd. | 

oe = 1976 15,352 vehicles/day 28,361 vehicles/day 13 ,376 vehicles/day | 

i = «4977—«14,572 vehicles/day 27,850 vehicles/day «12,545 vehicles/day sts 

a 1978 16,673 vehicles/day __ 25,159 vehicles/day ‘12,968 vehicles/day “a 

a. 1979 © No count taken in 19790 ee 
q 1980 «14,591 vehicles/dtay = ss ss —sss—is—<‘<—~*é‘—~S~*«SN BEY VehicT@S/day 

ce 4 The greatest increase in traffic flow over the past’ few years has been on 

2 oe Allen Boulevard. Since 1976 an increase of 1,500 vehicles per day has occurred «00 - 

- | and yet the subject site will lose all of the northbound traffic as potential — oes ( 

a ee customers when the median strip on Allen Boulevard is in place. (See Exhibit 9° Ae 

7 eae for points of ingress/egress). —— Pe ae Cake 

oh 7 Exhibit 10 illustrates the isolation of the subject site From other | a ae | 

5 agg Bey. retailing areas; the Middleton Master Plan, developed in 1973, divided the city Ee, 

- into planning neighborhoods. Planning Neighborhoods 9, 10, and 11 encompass SOE SES 

j | ee 

fees aa as
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the area to the east, north and west of the subject site. Very little area has | 

' os been set aside for general business and retailing activity; the largest oe | 

oe - concentration lies on the Century Avenue (County M) and Allen Boulevard corners. we 

7 bogere The new McDonald's Restaurant is located on the northwest corner of this - | | 

Cee a intersection. St. Dunstan's Church occupies the wooded site directly south of. | 

i the subject along University Avenue; to the Church's east is a funeral home and - 

| ' _ to the west is an office building. This latter area is zoned B-2 Retail Business | 

~~ -—s District and is not shown qn the neighborhood planning maps. 

z D. Dynamic Attributes moe oe Sr e8 

; The corner of University Avenue and Allen Boulevard appears blighted and 

. Se isolated due to several nearby vacated sites which have deteriorating improve- 

i ments. The service station directly east of the Country Kitchen has not been es 

| cee operative for several years; weeds are growing around the pumps and paint is S : - 
| oe an he ato oe ess o ae eee - 

: nee | An ethnic restaurant, Villa Piazza, closed its doors in the spring of 1980. 

Ei Bae The landscaping is poorly maintained and weeds grow in the pavement's cracks. | 

i SO ey This site is northeast of the subject across Allen Boulevard. a . | ve : ve 

: : me | Directly west of the Country Kitchen, an abandoned Consolidated Station Be one - 

U adds ~to the blight and isolation of the area. - es eee | | Be | a 

co ~The general topography of the area allows for poor visibility of the Country soe —_ 

: a | - pe Kitchen; all three approachés.are on the incline so oncoming traffic has little ee 

Re chance to recognize the site, determine the access point and make a decision to : 

a Cea stop before passing the site. (See Exhibit 2 for photographs of the approaches” Poe 

: - to the site). - : : | - L Z eee 

moe _ The number of accidents at the intersection is as follows: OS ee 
5 oS 3 " oe | ee ; | aes - es ce | 

A | a 29 |



E ot | ee . 

ne a ee Number of oe See 
es ee (-- Accidents | cee ee 

i - | 1977 OO 10 a ; Madison ee eS 
egg va | | | | : police report 
' Oo 1978 ao 7 | _ only | 

De 19799” 15 | Madison and ee 
nary | : oS: - | Middleton S 

a | 1980 (to date) | 10 | ) police reports | | | oe 

| Sol “Though the intersection is not ranked as among the most accident prone a 

' by the Madison Police, Middleton engineers have been concerned enough to ee 

| - | initiate the development of the Allen Boulevard median strip; the lane cross _ oe : me 

: ee ‘overs now permitted at the Country Kitchen point of ingress/egress are consid- | 2 

Hl | S | ered extremely dangerous. os a & oe Ay oe 2 ae | — 

| aa Some property owners believe the construction of the median strip along | 7 

: ee : Allen Boulevard reflects a disregard for their needs; they believe they are | oS 

ee the forgotten segment of the Middleton business community. aoe. | uy : 

. | OE Market Demand Attributes - | - | oe : a | 

a | ae - A limited menu table service restaurant such as Country Kitchen depends vs | 

cn - -=upon customers who stop impulsively because they are hungry when passing by ; 

| i | _ and upon requiar customers who return frequently because of some satisfaction Ss 

: | ” received consistently such as price, food quality, service, convenient location - | 

| eo = 4 or atmosphere. The volume of irregular customers is highly correlated to the | ws 

i | attributes of the real estate; the volume of regular cus tomers is more highly 

re correlated with the quality of the management. Both kinds of customers are | 

7 i _ vital to the SUCCESS of this type of food service operation. : | : a - - 

os : oe A review of the physical attributes of the site has revealed such. | Oe 7 

| as deficiencies as poor visibility, access problems, blight caused by vacated | | 

i : i Properties in the environs and a lack of retailing synergism. | ee 

—_ zy | The site problems are compounded by the location of the wrong type of o 

i a restaurant on the site; experience throughout Wisconsin shows that Country -



' 7 2 _ | | ae my 

I | x - Kitchen. Restaurants have larger sales vol umes in rural areas. | ; ne a | oe | 

, es As will be discussed later, the annual gross sales for this Country Kitchen | 

- restaurant have been on the decline in spite of the continuing inflation of eS ae 

; Got ge a food prices; both the. real estate attributes and the skil] of management are | ; : - 

| | reflected in the declining volume of annual gross sales. _ | : 

| I _ In the past few years several limited menu restaurants have opened in the | | 

eS vicinity of the subject site. An inventory of restaurants along University a oe , 

i -. Avenue and Allen Boulevard within 2.5 miles of the subject property which es 

i 7 reveals the proximity of dining alternatives for the consumer is found in | . | 

exhibit oe 4 

a | Excluding the full table service and ethnic restaurants, there are six limited 

eee ~ menu table service/carry out restaurants within one mile of the subject property. 

y a Perkins, a limited menu table service restaurant, is located 1.2 miles away | ee 

: and is most comparable to the Country Kitchen in its range of menu items and a 

ee hours of service. Country Kitchen was one of the first restaurants of this type 

a oe in the area, but the increasing competition has severely eroded the monopoly eo ’ | 

! : es ance enjoyed. | - a - ee a ay Ee | oe 

. we : F. Most Probable Use and Most Probable Buyer eS oe o ses 

i - ee Given the remaining tern of a ‘lease for 9.42 years, the most probable use , ~ & 

& | of the subject property is to continue asa restaurant for this time period. 

I 8 S The appraisal scenario requires the building and the land be sold to another | : 

ao es owner as of April 30, 1980, in an arm's length transaction. Buildings eo 

au _ designed For limited menu table service restaurant use are sold to investors ee 

7 who purchase the cash income secured by the base rent and protected against / Oe 

re yee the erosion of purchasing power due to inflation by the overage rent. An. 

I investor also buys the residual value of the land and, possibly, the improve- | ae 

ments at the end of the lease term. Therefore, = les | oe 

| OS 31 | OS



C INVENTORY OF RESTAURANTS WITHIN THO ANDA HALF =i (ai‘aitstststststi‘<isis~=CS*™Y 
ee — MILES OF THE SUBJECT PROPERTY = a ee) 

a ees Name Location | Subject (in miles) = = = ~— Restaurant Type” sd 

e McDonald's = 4500 University = = 2.2.~—S”—=<“‘<«~*‘«<L mitted «menu - Fast foods =ti‘é‘i*”d 
ee Ave, Madison Carry out or sit dwn 

a : Perkins «#217 University : By eo Limited menu - Table Service Eh Oe 

; - Peppino's Ss 5518 University —.7 Full menu - Table service 
ae | — Ave., Madison — —  FOOd and beverage 

| SUBJECT oe oe 6202 University fhe oe 0 Limited menu - Table service 
a | LS Aves, Middleton ne ed ee 

oe Red Barron 6230 University : ou. | ; Limited menu - Fast foods | 
| a cae alle Aves, Middleton _ Sit down or carry out 

oS Minnick's ae 6630 University oe eB cee Full menu - Table service _ : 
| i _ Top Hat  ——— Ave., Middleton ae pace Food and beverage ~ ih : 

een © Shakey’ s —— 6640 University. ; 7 : ss Limited menu- Fast foods ss —~™S 

i _ Nuha's Ark = 6653 University == = .7.——S*=<wLimmtted menu - Table service 
cee Eee Ave. , Middleton ee Pcs Ethnic restaurant 2 

A&W 2420 Allen Blvd. = —s—=<—S*=~<CS~s*sSsésL mitted menu - Fast foods 
me Ss Middleton oe _ Carry out or sit down © : 

7 a | Pizza Pit =~ “~Middleton Springs. a | EQ ee Limited menu - Fast foods — — ie | 
COS ee Shopping Center noes ee Carry out eee oe 

ATT Bd, 

Kentucky Fried 2550 Allen Blvd. = .9 Limited menu - Fast foods sit 
— Chicken — Middleton Carry out or sit down 

a . McDonald's 2626 Allen Blvd. oo be 1.0 Limited menu - Fast foods oh 

Se ee Middleton Carry out or sit down 

’ a Hatch Cover 2701 Century | | 1.1 cee ‘Limited menu - Table Service 
| ee Harbor Road pu aie Food and beverage | A 

os ae Middleton wens a ae - oe Ms a ee 

i a lciassification of restaurants taken from the National Restaurant Association's aoe a 
" publication, Restaurant Industry Operations Report '79. RS : Oo 
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S "THE MOST PROBABLE USE OF THE SUBJECT PROPERTY IS TO CONTINUE AS A gi ee 

’ "RESTAURANT FOR THE REMAINING TERM OF THE LEASE. oS oe ee 

| "THE MOST PROBABLE BUYER IS AN INVESTOR/INVESTOR GROUP WITH THE FINANCIAL = 

7 | STRENGTH TO PAY CASH WHO SEEKS CASH FLOW, THE GROWTH POTENTIAL OF THE OVERAGE — 

; RENT AND FUTURE SITE VALUE AND THE TAX SHELTER. Eh ee 

, 33 
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: oe Oe IIT. MARKET APPROACH TO VALUE = ee 2 ae 

: WUE The preferred method of appraisal is inference of value of the subject | - 

: ss property from actual sales of comparable property where neither buyer nor | : | 

: | seller were under duress, the property has been exposed on the market for a | a a 

a reasonable time and both parties were knowledgeable about the property. 7 - 

| Be | Since there has been only one known comparable sale in Madison in the past | oS | 

| two years, in this appraisal sales of limited menu fast food and table service ; - 

restaurant areas outside of the Madison metropolitan area are used to bracket a 

. Bea a probable selling price of the subject property. / | | oe 

A. Search for Comparable Restaurant Sales eee e oe 

q - | ‘The Madison sale from Anding-RIK, Inc., No. la joint venture, to Trilok Ss. 

: Bo Khanna occurred June 5, 1978, and was a cash sale for $282,000. The grantee | 

q | assumed the existing conventional mortgage with a remaining balance of $210,646.90 

Se at 8-3/4 percent interest. _ aoe | | | | ee . 

This THOP restaurant was built in 1973-1974 on a small corner site of 9,782 2S 

a square feet in a high traffic urban-campus location. The restaurant grossed : 

: - approximately $300 ,000 in sales when it first opened with the dollar amount of oh 

i ce gross sales increasing each year thereafter; the increase was due both to an 

Soo increase in volume and an increase in the price of food. uss _ Cs 

a fee ‘A survey of similar restaurants in the Milwaukee area led to six recent | 

- sales. The available sales data is summarized in Exhibit 12. cosas 

| | | The sales are relatively old, and the improvements are of varying ages a 

ee and of course, all are in the Milwaukee area at varied urban locations. 

: . ‘Three listings of Country Kitchen Restaurants in Wisconsin can also assist 

: in bracketing the upper limit of value of this type of real estate. These ca | 

, | 34 7 dS



| _ MARKET DATA FOR COMPARABLE RESTAURANT SALES IN MILWAUKEE = of | 

on a | | Size of , vs Improvements , Oe a | cece ee 
Name ? Location _ Improvements Year Built at Time of Sale _ Sale Date Sale Price | | 

Wendy's 6863 N. 76th St. 2,393 sq. ft. 1978 | New 7B $360,000 im | 

Burger King 6709 N. 2,436 sq. ft. | 1966 » SS 12 years — 40/78 101,500 1 
_ Teutonia Ave. | a Se ee | | ho 

_ McDonald's 6574. N. 76th St. N/A 7 1968 coon 9 years 10/77 180,000 

IOP BON. Oakland = 2,575 sq. ft. 978 3years § ~—«»3/76 277,000 

| Red Barn 2830 .N. Oakland = s-2,265 sq. ft. = (sdSKG—(i‘“‘~*‘«*d*S‘C eas 10/7778 500 

Burger Chef =—s»ss«GOS.N. 27th St. == 2,610 sq. ft. 1969 Tyears = = -9/76———<CSsS*~*«S, 700 Ce Ea



a properties have been on the market since August 1980; advertisements in the a woe 

q Wall Street Journal elicited 25 inquiries, but there were no offers in two months. | | 

; — The listing data is summarized in Exhibit 3. - Cee oes | | - 

| i Of the six Milwaukee restaurant sales examined, three were most comparable : 

' | to the subject property in age and date of sale. A nine year old McDonald's eee 

| a sold for $180,000 in late 1977, an eleven year old Red Barn sold for $173,500 

| in late 1977 and a twelve year old Burger King sold for $101,500 in late 1978. Pe 

I - vt ‘The three listings of Country Kitchen Restaurants which range in asking 

a | price from $336 ,000 to $441,000 have improvements that are four years or less oe a 

: | in age. Higher land costs and stricter building codes in Milwaukee partially . a 

i explain the higher asking price of $441,000. “None of these restaurants had” 

te es sold after two months’ exposure on the market. OS | ee we cee 
| a a . oe Apes Q oS — 

Bo ---B..s Market Comparison Approach to Site Valuation aes LOL gh 

i ee ‘As will be discussed later in the following section, the Income Approach — 

: a to Value is the only correct approach to valuation of the subject property. . 

e oe A discounted cash flow analysis is used to estimate value; the value of the 

J a reversion is one of the variables used in the analysis. Therefore it is sens ay : 

» | necessary to estimate the present value of the subject site assumed vacant. | o 

i ~The recent market sales and listings of vacant sites in the area are the a a 

| most reliable predictors of what the most probable buyer might be willing to woe cas 

‘ | pay for ariother vacant site in that area. The value estimate for vacant sites 

is then checked/substantiated by sales of sites to be used for comparable food 

Z an service operations in the Madison metropolitan area. | - — S | oe a | 

i os st 1. Criteria for Comparable sales | : - 2 | : - 

| The following criteria were used for the selection of comparable vacant | 

i site sales: ee | | See, Je ee oe 

| — eS weg Zoned for income-production as opposed to single family residential, | - 
$ oe | ; - | | 

’ | | 36 | |



| ec — MARKET DATA FOR COMPARABLE LISTINGS = = pe RE Boe 
| - - QF COUNTRY KITCHEN RESTAURANTS IN WISCONSIN | | OTE ee es 

et | - | Size of | | ‘Age of | oe pnnval Percentage —SOAnnuall Gross Sales | 
| | Location Improvements Year Built = Improvements = Base Rent = Overage Factor _Year Ending 1979. | 

West Allis —s—~*éS3;« 28 gq. Fé 1976 = dyears ‘$36,400 Stover” $526,526 | m ° ee one eee SS DEON $800,000. : oR a | | o | “ vos | | | oy | | 
| - | Ces oe, a | . a oe cw 

& Milwaukee, os | ee CE SPE aes ae | | a | Appleton Ave. 3,250 sq. ft. _ 1978 2 years ———s $43,294 — 4% over. | 7 $507,632 — — 

Neenah 3,250 sq. ft. 197% 4 years > $34,450. — §fover = =—i(‘<i«é‘éCS*é«S 386~«z7 302 ae | DEE eg oe ) | $672,000 | | 

| Road construction impaired access for four peak months in 1977. Q 2 . | foe Sues at Bes te : As |



q Leeks -. Outside of the central business district of Middleton defined as S Soa Te 

| ‘ . ESS: | oS Parmenter Street, Hubbard Avenue, and Elwood Avenue just south of 
q an : Universtey. Avenue: 's 7 oe os s | 

3 nay Vacant or with improvements obsolete to a buyer not currently involved oe 

ae | with the property. ce os Bes | : | : SS | Oe oh | 

4 -, Fronting on a major roadway such as Allen Boulevard, County M, oe Eee | 
e ae Highway 12 or University Avenue. a : S ae ) ms - 

: "The details of the sales and listings are summarized in Exhibit 14. The 
" oe | location of the comparable sales and listings are in Exhibit 15. ~ ees ee | 

a Bos Sale No. 1 to McDonald's on May 8, 1980, included the purchase of perpetual ee 

: “nee easements for vehicular and pedestrian traffic, signage and five parking spaces 

gor employees. The sale price of $2.83 per square foot includes the cost to | Pe 

a - = Flad, the seller, to convert the property from a muck ‘site to a buildable site. oe 

ee ‘Though the site is not directly accessible from Century Boulevard, a turn onto | 

J | Allen Boulevard and then into the shopping center easily accesses the site. The | 

i a proposed median Strip on Allen Boulevard will have a median break at the access 

ans , ae point and wil] not impede ingress/egress to and from the site. cee ae he 

i Sale No. 2 to Flad Development and Investment Corporation on March 14, 1980, 

oe ce for $1.87 per square foot was adjusted to include the $1.00 per square foot cost | 

i :  Flad must expend to convert a peat site into a buildable site. The site is se oe 

ee zoned R-3 for multi-family residential development; conditional uses include a sos 

i office use, but no independent retail uses are allowed. The site contains 2.87 — . 

q ee acres and a small portion is not useable; the larger sites sell for a relatively - | 

2 lower price per square foot. = | . | - a oe - 

, Sales No. 3, 4, and 5 Front on Highway 12 on the west side of Middleton. _ oe 

| ~All are zoned B-3 which allows a wide variety of retail and commercial uses | 

] eee including a full service garage and service station. The time span for the | a S 2 

J | three sales is from October 6, 1977, to August, 1979, but in those two years 

| | a | 
, 38 7



7 JP Se SUMMARY OF COMPARABLE SALES AND LISTINGS = . os gee 
| | | me , Sale No. Lo Sale No. 2 | Sale No. 3. Sale No. 4 | Sale No. 5 | - 

| Identification §  -—Lot 4, Middleton =—Located in NEB. —SS=swLocatted inn SW Located in NWA Located in SWi oe 
of Parcel Springs, Middleton, Sec. 12, T7N, . SEX, Sec. 2, TIN, NE, Sec. 11,. SE4, Sec. 2, | 

, : WI (Corner Allen R8E, Near corner | R8E, on US 12. T7N, R8E at US 12 - TIN, R8E, on | So 
| | Blvd. & Cnty. M) of Maywood & _ & Parmenter | US 12 Seite 

| . me os Allen, North side a | oe oo : a | 
| | | | of Maywood, Behind | | Le | a | , . os | ae 

| . | . | , | | & west of A&W : ee | : - Cs | 

os Date of purchase aaa 5/8/80 oo 3/14/80 8/79 oe 10/26/78 | | 10/6/77 | | 

| | | Description of | of None mo None None a None” None Bs ee 
os Improvements — oe | a UTS cree 88 ete woe a hee es | Pg ag | Oo me 

: oo | Grantor 7 Flad Devel opment x Associated Realty - Ted A. Poelma, = Affiliated Bank Ruth M. Miller | me egy 
| — & Investment  —i.:s« Corporation , Lloyd L. Qtteson, = of Madison | ye Es a 

foe Bes Corporation vo ee  $tephen C. Sash | | | 
| : | oS a and ArlyeM. | | os re oe | | oe : oe a McDermid | os | | | | | 

| ; Grantee a McDonalds’ Fad Development _ - Tracor Northern, -B. & L. Investors, Richard F. | | 
| oe Corporation | & Investment Ine. | * a partnership Trotta and me | 

| | oo oe Corporation consisting of sie Hazel V. Trotta, m _ vee oe . | est oe Leland C. Bruce and = =—shusband and | o< 
: | | | | | | oe : a William J. Lazarz wife Mon et 

WwW Vol. & Page . | Vol. 1941, p. 72 Vol. 1754, p. 58. Vol. 1090, p. 68 Vol. 1007, p. 560 Vol. 873, p. 41 | aan 

| | Instrument of sale _ Warranty Deed Warranty Deed . Warranty Deed > Warranty Deed = =—sLand Contract 7 i 

Zoning |  BR-eRetail — R3--Mul tiple _ B3--General B3--General _-B3--General 
| ee oan ~ Business sy ~ Family Business «. Business = | Business 

os a 3 open hs District | oe Residential | | District ee District = District 

Size of site | - 45,000 sq. ft. | 126,324 sq. ft. - 15,000 sq. ft. ae 79,590 sq. ft. ny 27,120 sq. ft. | 

Purchase price $127,500 | $110,000 = «$24,000 ——s«é$100,000 $44,200 | 

Ss Corner site oe | Yes. e No No | ee a a No | | No | : Ces | 

Site Preparation Cost a _ Included | — - $1.00 sq. ft. == None eo ae | None as None . oe 

| — Priceper'sq. ft. $2838 ss$BF $0 RB $63 

| Remarks --~Price includes Price per sq. ft. None os Nome” None t— - | 
| | ee es costs to convert includes projected Bee le EOS Seg ne | : : LEE SS | 

| | | oS from muck site cost to correct — | - OB : | os, | | | oS Bo | to buildable site. = peat problem. Be, Cap RE ae eS “



- | | « a | | | es | oot a —_ 

| SUMMARY OF COMPARABLE SALES AND LISTINGS (Continued) | : | | | . 

. | a be —SaleNo.6 Sale No. 7 Listing No. 8 - ListingNo. 9 = « Listing No. 10° 
Identification Parts of Lot 27 & 41 Located in SW of SES Town of Middleton, — Parts of Lot 27 & 41 Site contiguous (to es | 

of Parcel — ' in Assessors Plat 1, of Sec. 18, T7N, ROE, Along University Ave. in Assessors Plat l, “west).to subject, | | 
, 1+ Middleton City of Madison, | ' Middleton» Middleton | 

. mn i 5217 University Ave. — | | | = | 

Date of purchase | 3/1/77 | 1/13/77 : currently listed currently on market currently on market - . 

“Description of — None None | None None »smail station facility & | 
Improvements oe | : oe : | paving, no gas tanks 

Grantor | Melvin J. Andre Emma I, Stoddard — “N/A | Country Kitchens of Consolidated Station —. : 
| wo | | Wisconsin, Inc. | | | Fo | oo | | ; | m | eee - | . (Owen Massie) | | - | | 

. ae . So — - | . . Ao ag: . | 

Grantee | Country Kitchens of C & S$ Joint Venture N/A | | N/A N/A | | | _ Wisconsin, Inc. _ | | a | : oe | | | | _ 

Vol. & Page . Vol. 778, p. 407 © Vol. 766, p. 18 7 N/A : N/A N/A S | 
Instrument of sale Warranty Deed Warranty Deed | N/A N/A - N/A S 

- Zoning | : B2--Retail oY  €3--Commercial - B2--Retail B2--Retail — B2--Retail 0 
Business | Business | Business. Business i O 
District — . oe | ~ District — District | ~ District —" 

Size of site 28,686 sq. ft. 103,000 sq. ft. 43,560 sq. ft. 28,686 sq. ft. 36,360 sq. ft. 
Purchase price $39,500 $125,000 | Listed $140,000 Asking $65,000 Asking $90,000 — 

| | Viable offer $125,000 Under contract to Nibbles, but no 
, | . : ae Bees, a close at $60,000 , ‘contract ~ : 

| | | . | | as of 10/80 | : | 

Corner site | No , No | : NO No No. | | 

. _ Site Preparation Cost © None | ) None Se None . None o . Demolition of 
: : | improvements 

| Price per sq. ft. | $1.38 $1.21 | Possible offer price . $2.27/sq. ft. asking $2.48 asking _ : 
ee $2.87 . $2.09/sq. ft. contract 

| fe = Listing price as of 
| | | 10/€0 = $3.21. . 7 ey 

Remarks Site has since been Site used for None This potential sale | On market for 2 
. paved for a parking Perkins Cake & | is being transacted years. Deed 

. Yot at cost of $15,000 ‘Steak Restaurant me under duress restrictions : : | ; . oY 30:52/sq. ft. fora : - . , (25 yrs.) = no 
_ value of $1.90/sq. ft. ° | a | retail gas/oil - | 

| ee | : Oo Ne | products can be . : 
| - | a | | oo oe ge | - _ sold on.property, | oe
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i there is little evidence of any appreciation in land values for that area. | an 

; Overall, sites on the western edge of Middleton sell for less per square foot 2 

. oS _ than do sites on the eastern edge. | | Hee se oe 

5 2 Sale No. 6, purchased by Country Kitchens of Wisconsin, Inc., March 1, 1977, a mS 

for $1.38 per square foot was paved after purchase at a cost of approximately : co 

i oe $15,000 or $.52 per square foot for a value of $1.90 per square foot. The site - oe 

= was on the market again in 1980 and is reported to have sold for $2.09 per square Boe 

i : foot. There is a question of duress in this transaction. Listing No. 9 more | 

1 fully addresses this issue. o - : oo oo : 

ae ss Sale No. 7 was purchased by an entity representing Perkins' Cake and Steak Le 

3 ee Restaurant. The site is larger than average for a limited menu table service | oe 

— ee restaurant. The site is approximately one mile east of the subject site. oe ee 

i Bee Re Listing No. 8 is a one acre site located in the Town of Middleton which is 

7 reported to have property taxes one half those in Madison/Middleton. The site 

a os fronts on the south side of University Avenue and has a rolling terrain. The | 

| | e broker stated that the listing price of $3.21 per square foot was too high, he Be 

ah - believed $2.87 per square foot or $125,000 a more reasonable price. An offer 

i at an undisclosed price has been pending for two months. oe : - ies 

: ° as Listing No. 9 is 4 potential resale of Sale No. 6. The owner of Country | es 

J oe Kitchens of Wisconsin, Inc., Owen Massie, is a lessee of the contiguous property ae 

5 oe which did business as Villa Piazza; the restaurant closed early in the spring of - 

a orn 1980 and has remained vacant since that time. The lessee needed to get out from 

a . : the lease of Villa Piazza and was able to package the paved vacant site of 

ee - 28 686 square feet with the leasehold improvements in Villa Piazza to the buyer - . 

i - | of the underlying real estate which was sold by Welard Associates (Ken Wel ton 

+ | | and Ross Menard). The reported buyer plans to operate an ethnic restaurant on ae 

the Villa Piazza site. ee



Ace Though it is reported Mr. Massie received $60,000 for the paved Site and eee 

9 : $60,000 for the leasehold improvements in Villa Piazza, it is assumed the figures =| 

lade may not represent an arm's length transaction; it was reportedly negotiated under 

q - duress. It is also assumed that the price paid for the site, if not arm's length, 

are is lower than market; it would be to the buyer's tax advantage to assign the © BR 

; se on greater value to the improvements since land is not depreciable. The presence of os 

. eS oe duress would also depress the price. Mr. Massie had been asking $65,000 or $2.27 2 | 

i per square foot before the package deal was reported to have been transacted. cage he 

a ce Listing No. 10 has been vacant and on the market for two years. It was | Sacks 

appraised at $90,000 in 1978 and it is Consolidated's policy to list and sell 2 

| a - at the appraised value. The site is partially paved and is improved witha = | 

smal] masonry structure (approximately 380 square feet in size) which is now | 

{ “boarded. The underground fuel storage tanks have been removed. Due to os cs | 

pec Consolidated's policy, a deed restriction restraining the sale of petroleum: oe os 

3 --—s products from the site for 25 years goes with the title. “Many offers have been - 

1 eet made for use as a gas station but they were refused. | - eS . 

es. ss Mr. deff Raymond, the new owner of Country Kitchens of Wisconsin, Inc. as 

I es of October 1, 1980, is interested in acquiring the site which is contiguous to - - 

oy the Country Kitchen site on the northwest corner of Allen Boulevard and eee ae 

] coe University Avenue. — | i - | | eee Seer Oe See Deeg 

ee : The asking price of $2.48 per square foot for the Consolidated Station > ee) 

J property (Listing No. 10) sets a cefling on value for vacant Sites in the area. woe ee 

q ee To date the market has not recognized that high a value. The. inprevements will ee 

a Bee probably be useless to a buyer so the cost of demolition to the buyer will have oe A 

] | to be included in the purchase price. Ae | os o ee . | ; 2 oe oes 

4 C. Conclusion of Site Value Estimate | a | o oe ee - 

a es To value the subject site, emphasis is placed upon those sales and listings eT 

i | with attributes most comparable to the subject. Size, the quality of retailing | 

qi | | 43 | | | |



d oe ~ location, and the ease of accessing the site are important attributes that : x oe 

4 determine what a buyer is willing to pay for the site (Exhibit 16). Sales - - 

? No. 1, 5, and 6 will be given a greater weight because of their comparable 2 ee ee 

q - | size to the subject's 35,157 square feet. eo | : : 

Eg Sale No. 1 is adjusted downward $.75 per square foot to account for the | See cay 

4 : easements that were included in the transaction and the difference in quality a | 

es oF retailing location. Also, McDonald's is known to pay premium prices for dae 

d | sites. Though there appear to be site access problems, ingress/egress from Hees me 

a | - Allen Boulevard can be done with ease and the planned median strip will break 2 | ea 

a oS at this access point. Le — Eo: oe LSS eo - Aes 

i a Sale No. 5 nets out to be fairly similar to the subject. It is located veh X 

MS ee along Highway 12 as a part of a low density commercial strip. There are See 

J we several new businesses in the area, but the synergism of a shopping center is : ee 

J not present. The site is highly visible to traffic and access is good, but it 

' pee lacks the advantages of a corner location and greater traffic volume. Ho 

7 : . : ‘Sale No. 6, contiguous to the subject, lacks the advantages of acorner 

--- Tocation and has more severe access problems than does the subject. It ig oes ue 

i So smaller and therefore more restricted as to alternative uses. : ae Le 

che ie With a range of five to ten percent per year adjustment for appreciation 2 

q “ “in the value of vacant sites on the eastern edge of Middleton and a recognition Shes 

q as of the differences between the comparable sales and the subject property; an sts 

= ee estimated value of $2.00 is reasonable. (See Exhibit 16). A review of the: 2 a 

q ss Visting prices substantiates the value conclusion. uO eee pe 

| Those sellers asking more than $2.10 per square foot today for sites as if poe 

5 vacant are still without buyers. But none of these sites has the corner it 

gees advantage of the subject. Listing No. 10 has been on the market for two years 5. oe 

J | the asking price of $2.48 per square foot ($2.32 adjusted as if vacant) is | : 

ql apparently higher than market value. Listing No. 9 is reported to be under | 

a ae — 44



sd DETERMINATION OF ESTIMATE OF SITE VALUE FROM COMPARABLE SALES AND LISTINGS EE es oc 
Time from Sale, Listing or Adjust to Vacant® Time Adjustment > . 4 | | | | 5 . ‘Site  § ob - 

| §/30/80_ Oftering Price/SF Site Price/SF_ @ 5¢/yr. @ 10%/yr. Site Size” Retailing Location” Accessibility Remarks 

Sale No. 1 9 «$2.83 208 2.08 * 2.08 45,0C0SF ‘Excellent ©—-—“ Fair to Good — Corner site - Price | 
| | | “ | | | | includes multiple 

| | a oo | oe oe | — Os : easements oS 

Sale Now 2 O88 BF 1.87 4.87 -:126,324 SF. —sNot permitted Good Foruse as multi- 
oe | i a : - : family resicences - oe 

| os : | | | : large site rm 

Sale No. 3) 8 mos. 1.60 : o. 1.65 1.71 15,000 SF : Fair Good Fronts on Hwy 12 i , 

& Sele No. 4 | 13 mos. | 1.26 - — 4.360—~—“‘i«‘<‘zx HS 79590 SF | Fair Good Fronts on Hwy 12 HS 
Oe es Boe ee Be RS es oe Large site = 

| | | oe | | eae | | | | i | oe | — 
| Sele No. 5 vl mos.) 1.63 | | -- 85 2.08 | 27,120 SF Fair Good =——s*éFronts on Rwy 120° DW 

| Sale No. 6 = 39 mos. 188 ow 28828686 SF tsi SS —i(ié‘;é SCC sed as parking Vt 
Sale No. 7 40 mos. Mk 1.42 "1.66 103,000 SF Good to Fair. ~ Good Located in City of 

: | Se 88 | | . — os Ce | _ Madison - Large site 

Listing No. 8 (6 mos.) 2.87 ee 880 2.73 «43,560 SF Fair Fair to Good = SToping terrain 
| | - ed | cei g iy Sige a ges Bee poor visibility 

. Listing ito. 9 | (6 mos.) : 2.09 : : 1.57 . 1.53 2.41 28,686 SF Poor Poor Same site as . 
en - a ea | | oy oe : | as | | Sale No. 6 

Listing No. 100 (6 mos.) 2S 2.38 | 2.52 2.14 36,360 SF  ~—=—*Fair Fair to Good Site can't be used | 
. oa we | . | Be ee 2s oa oe . a as service station . 
Cs : / ae eee ee ee DB ee o . ee eo - | for 25 years . ; 

Subject Property = 0 NA oe N/A N/A N/A 35,157 SFO Fair - Fair to Good Corner site but | : a 
ee © = ps a - : Cele es a | oe Pe EE” ; moe poor visibility © | 7



Oe EXHIBIT 16 (Continued) ee bo wae 

ee | NOTES TO DETERMINATION OF ESTIMATE OF ee 

q oe | SITE. VALUE FROM COMPARABLE SALES AND LISTINGS SO ea 

= Listing and offering prices are as of October 30, 1980; therefore listing prices : | i. 
i Bee are adjusted downward as of April 30, 1980, the valuation date. : ee Oe ee 

See oe . “adjustments are made in the price per square foot of the comparable sales and a 

i So listings so each site is valued as if vacant. Sale No. 1 is reduced $.75/square ss 
foot for the extra value of the easements included in the selling price. Listing 
No. 9 is reportedly being purchased for use as a parking lot. The depreciated =| 
value assigned the paving is $.52/square foot; cost new is $.90 to $1.00/square == 

| | foot. Listing No. 10 has a small structure and a narrow strip of paving to be ee 
es demolished. Estimates from Speedway Sand and Gravel Co. equate to a $.10/square —— 
arcs foot cost for removal of these obsolete improvements. Underground fuel tanks. oo 
; _ have been removed. | nes oe ee SEE aE | 

: a ay ° comparable sales on the western edge of Middleton appear to have little or MO 
Z -. change in value the past three years. The evidence of the relationship of time 
4 ss to value is not so clear for vacant sites on the eastern edge of Middleton. The © 

ee listing/offering prices reported recently indicate a slight upward trend in land © 
ig oe values in the area. An optimistic 5 percent and very optimistic 10 percent = =~ 
I a appreciation rate is used to adjust all sale and listing prices to the date of 
-— valuation; 2 MSL Lae | | ee ee ee eee 

4 Ses ‘The greatest emphasis is placed upon those sales of sites between 20,000 square a 
= feet to 50,000 square feet. As size increases price per square foot decreases oR 

beyond a point of maximum marginal utility. — CE OR OE OE ee a 

i ope “The criteria used to determine the quality of the site location for retailing soos 
» purposes include: visibility to vehicular and pedestrian traffic, proximity to | 

ies other retailing centers, and positive dynamic attributes. — : i eee 

i ee. Ssite accessibility is judged by the degree of ease of ingress/egress and the EN 

| Le eS availability of access points to all traffic passing the site. ee ee ee 

; me 46



| — es | 7 

’ gales contract for use as a parking lot; the $2.09 per square foot price includes 3 

5 “ee | a paved surface in good condition. The sales price adjusted as if vacant is $1.57 : 

on | ~ per square foot. The sale was reportedly made under duress. as explained earlier. oe 

a oe Listing No. 8 has an offer, but the transaction price is unknown as the oe 

| "negotiations have not closed, | This property, located in the Town of Middleton, =| 

3 reportedly is taxed at about one half of the Madison/Middleton rate. Se ee 

Therefore the fair market value-(most probable selling price) of the subject - 

Su as if vacant as of April 30, 1980, is $2.00 per square foot or: | 

SEVENTY THOUSAND FIVE HUNDRED DOLLARS ee 
: eS / 8 ($70,500) oe : - 

D Test_ of Value Conclusion oe 
L oe A survey of vacant sites purchased for use as building sites for limited , 

q a menu fast foods and/or table service restaurants in the Madison metropolitan mo 

. area is done to bracket the price investors are willing to pay. The data is 

given in Exhibit 17 and the results are summarized in Exhibit 18. 
oe eee : Sales No. 2 and No. 9 are not considered comparable because of theik oe 

q oa | proximity to the more urbanized part of Madison. Sale No. 7 is almost three Bo 

| ee times larger than the subject, and Sale No. 5-6 is two and one half times as | 

q - Jarge. Sales No. 1, 8, and 10 are all well located near high traffic areas tit 

PERSE and/or near regional shopping centers and, therefore, would command a higher - oe 

a S price than the subject site. oe Ee : es . ae 

7 ; - ‘The most comparable sales are No. 3 and 4, but they have a better retailing Oe 

: ~- Jocation near Monona's neighborhood shopping centers. and access is not impaired. 

J | The value of the subject site, though a corner location, is diminished by ee 

zz: dts retailing isolation, impaired visibility, blighted environs, and difficult — | 

| ee access; therefore a value estimate of $2.00 per square foot is reasonable when _ | 

a | compared with prices paid by investors for limited menu restaurant sites in the | | 

Madison metropolitan area. 47 |



MARKET DATA OF VACANT SITES PURCHASED FOR USE AS = sss— 
es | ca Loge ae _ LIMITED MENU RESTAURANTS IN THE MADISON METROPOLITAN AREA oe Ce 

oe . oe Sale No. 1. os “ | ~ Sale No. 205 0 oe SaleNo.3 = = =————~— Se No. 4— ee - 

Identification Lot 69, Village of Green Part of SWA of Sec. 17, Lot 3 9 bot 4 5° : of Parcel | - Woods, Madison, WI -. TIN, RQE, Village of = = ———sCCSM 2681, | CSM 2681 = oo 
ae | Ws OP ben Sse Shorewood Hills CS.10/329-3000 CS 10/329-30 | 

Date of Purchase 12/26/78 5/24/78 W1O/78 TT | 
| Grantor _ Munz Investment Real Molbreak, Schmidt & Charles Albrecht Estate Charles Albrecht Estate 

| Seed a Estate, Inc. : Scnmock RE Mg | | Pst | 

Grantee : Madsen Ventures _ Franchise Realty == ===——s“ Filad Development 8 = = =~=~—~—«*Filad Development & | = 
- - a Interstate Corp. Oo Investment Corp. = =~—._—s Investment Corp. ot a 

a ee eee ele ; oe 7 | | UE RSE — ee om | & Vol. & Page  Vot. 1026, p. 274 © ss * Vol. 973, p. 230 ~ Vol. 904, p. 68 Vol. 897, p. 480 - 
| | pe a : Se Sg er ee ee ee eee ee a ae Instrument 7 Warranty Deed _ Warranty Deed = = = ~——s Warranty Deed =—s«#Pesonall Representative's cies | of Sale © a Ojon Sas Sages Soe eS ee ee a Mig Sha aden es Deed eo | 

Size of Site == -_-«§1,550 sq. ft. (44,800 sq. ft. = 33,100 sq. Ft. = 37,460 sq. Ft. 
Purchase Price = sss«$'154,700 $232,000 $75,000 $70,000 | 
Corner Site Veg oe No fe Ee ees No : oe No soe 

| ‘Price per'Sq. Ft. = $3.00 $5 ga ggg | 
Use Perkins Cake & Steak = McDonald's Country Kitchen Wendy's ve 

| Remarks 5 Located on corner of | _ Located in Madison Located in Monona on Located in Monona on en 
, oe ops _E. Washington and I-94. _ between Segoe Rd. & == Monona Dr. Daily traffic Monona Dr. Daily traffic | | —. Fotal daily 1978 traffic — _Midvale Blvd. Total = —s count in 1978 was 16,250 —— count in 1978 was 16,250 

: : count was 56,750 vehicles. daily 1978. traffic count | —-vehicles per day. = ~=~—_—s vehicles per day. : : Leis 
| | ae a ee Was 24,100 vehicles. Land 0 00 0 

| oe sn ogee Values Increase east of : ae ee a 7 J foarte Ss 
ie ee Do es SOO RI Oo EEE |



| Posy, Se - VACANT SITES (Continued) =” as a | 

- oe Sale No.5 Sale No. 6 Sale No. 7 SaleNo.8 ~~ Sale.No. 9 SaleNo. 10 | 

oo Identification — Dammon Rd. = =Ss—(<isé‘ié=*é«S AT Sn iverr'sity Ae. 433 S. Gammon Rd. 3600 University Ave. 1798 Thierer Rd. / 
of Parcel - — Town of Madison —3 - SNA of SE4 of Sec. City of Madison Part of SWi of Se% City. of Madison 

ets 3 Part of NEX of SEZ, 18, T7N, RSE, City = of Sec. 17, TIN, | es , | | , 
CS Sec. 34, T7N, RIE | of Madison : : —  RGE, Village of | 

| | ee ES Re ae S. - Shorewood Hills ae 

“Date of Purchase 1/6/77 s*~*«S0 1877” —ayngy77 YTB 3/29/76 «8/75 va | 
| coe | | o | ong | | ee | | 2s | | 

Grantor | _. Wilton Properties Barrell & Olund Emma I. Stodcard — ~ Park Towne | Sun Oi] Co. of RTRV Partnership wo - 
— - - Realtors - | Development — Pennsylvania oe I | 

Grantee | <— C&S Joint Venture—> Cc & S Joint Ns Denny's, Inc.- Kinsman. Denny's Inc. _ ae 

ca , ae | Venture Ce OA a as Development Co. | eee ™ 

ve Vol. & Page = Ss Vol. 766, p. 1811-2 ~—Vol. 766, p. 18 = (sSNA —:s«N YC «694, p70 WA | 

Instrument <——— Warranty Deed -——9 Warranty Deed | N/A | Q.C.D. N/A & | 

of Sale — rake eran ; pia oe a | oe = 
ale oo Boe a Oo | . ner 

Size of Site <——- 87,120 sq. ft. —~) 103,000 sq. ft. 46,225 sq. ft. 31,000 sq. ft. 39, 000 sq. ft. a 

Purchase Price $63,000 = $145,000 | $125,000 a $138 ,500 $175,100 $117,500 — sO 

Corner Site | o——— Yes —$ , No he No nee Yes | No | 

Price per Sq. Ft. -_ $2.39 ———4 oe Ss $1.21 Ba $3.00 ee $5.65 - cee Ba $3.00. | a - 

| Ue &~ Perkins' Cake & Steak—9 ——=@Peekins' Cake” Denny's A Kentucky Fried Denny's A an 

2 CSRs Steak | Se Chicken — oo Oe ee | a 

Remarks Viewed as a premium site “Daily traffic. Acress from West : Daily traffic Located near ae | 

rss with exposure to 65,000 count as of 1978 Towne Shopping == ~— count in 1978 =—————s East’ Tewne no - 2 
. f———- vehicles a day on the -4 was 24,400 vehicles Center. Data = was 33,106 vehicles Shopping Center. | 

| | : Beltline and Fish . provided by Denny's per day. Land - Data. provided | 
7 a Hatchery Read. ee main office. = ~—s values increase —s by Denny's main mae - 

| on . | ig oo Ses es 7 BASE of Segoe Rd. : office. | 7 

| - - SEE i os oe Tse Se | Py ea | Se



| ee ee ee a ee eee : Nae hes ces a 

= SUMMARY OF DATA OF VACANT SITES PURCHASED FOR a sssts—sS cases 
| | wey _ LIMITED MENU RESTAURANT USE IN THE MADISON METROPOLITAN AREA — oes ee | 

‘Time from Sale Price ‘Time Adjustment? ; hy | ee o 4 a ; 6 Be oe 4/30/80_ per Sq. Ft. @ 5%/yr. @ 10%/yr. Site Size Retailing Location” Site Accessibility | Site Use 

| - | Sale No. 1 16 mos. 3.00. “ 3.21 3.42 51,550 SF Good to Excellent : Good. | Perkins! - East m | | 
Sale No. 2. 23 mos. © 5.18! / 5.70 — 6.24 | 44,800 SF Good to Excellent | Good to Fair es McDonald's = 

Sale No. 3 27 mos. 2.27 2.54 2.83 = 33,100 SF Good ~ | Excellent Country Kitchen a Oe 
3 Sale No. 4 28mos. = 1.89 122,37 37,460 SF Good Excelent Wendy's 

| Sale No. 5 ee ee LE ee oe. Bie Be ee : | ° eS BO mos. 2.39 2.81 3.28 ~~ 87,120 SF Excellent | Good Perkins’ = South | | Sale No. 6 oe | ie | oe B | a | | 

Sale No. 7 40 mos. 1.21 142-1466 103,000 SF Good to Fair Good Perkins - West 
Sale No. 8 46 mos. 3.00 © oe 3.62 432 46,225 SF — Excellent - Good to Excellent OF A Denny's 8 

_ Sale No. 9 49 mos. 5.65) — 6.87— 8.34 31,000 SFO Good endo | “Excellent Kentucky Fried Chicken | 
Sale No. 10 60 mos. . 3.00 3824.81 39,000 SF Excellent obra! Excellent ee Denny's | 
Subject = 0 N/A sCSNAS*“‘«‘«*éNAS*~*« ST SE Fair Fair to Good =—Country Kitchen ee :



i = Lon pe ee ee es se EXHIBIT 18 (Continued) | | - oe 

re NOTES TO SUMMARY OF DATA OF VACANT SITES aia sts 
4 ; “ _ PURCHASED FOR LIMITED MENU RESTAURANT USE Ns 

a ae | beatles No. 2 and 9 are located near the Hilldale Shopping Center and the State Ae Le 
. | _ Farm Office Buildings. Land values east of Segoe Road are known to be ee | 

aoe consistently higher than in the more suburban areas to the west. These sales © 
: 4 are given little or no weight in the checks on the value estimate of the ce 

es ae ‘The evidence of the relationship of time to value is not clear for the variety “9 see 
i a of sales summarized herein. A range of annual appreciation from five percent ee 

| to ten percent compounded annually is given for each sale. - - ees 

i ae The greatest emphasis is placed upon those sites between 30,000 square feet Che oe 
: and 45,000 square feet. As size increases, price per square foot decreases Oe ene 

- beyond a point of maximum marginal utility. | On ee cen 

a The criteria used to determine the quality of the site for retailing purposes | 
~ Include: visibility to vehicular and pedestrian traffic, proximity to other 
a. retailing centers, and positive dynamic attributes. aoe | hoe 

: en Site accessibility is judged by the degree of ease of ingress/egress, and the | 
availability of access points to all traffic passing the site. OE a oo og 

| ee 7 = S Lee noe 7 es | pean oe: : se oo 

7 7 | | 51



i ee : | a & | IV. INCOME APPROACH TO VALUE - a 

q | | For Tack of sales of comparable properties in the Madison metropolitan area, | 

5 it is the opinion of the appraiser that the only correct approach to valuation cache 

eS Lo in the present instance is the Income Approach to Value as previously discussed os 

[ OA The Selection of the Income Approach Methodology & oe oe & ae oo 

_ The Income Approach assumes the fair market value of the property is the most AS 

| 3 probable price the subject will bring if offered in the marketplace as an invest- 

ogee & ment property for a reasonable period of time and sold subject to financing terms | oe: 

| i ae typically available for such an investor at the time of the sale. “Both buyer and oe 

os seller are assumed to have full knowledge of the property and neither is under - 

i es, duress. cae | - chs oy Se ee 

| i a | 1. Cash Flow Characteristics | | : oes | BOR | oe 

a 2 The investor will purchase the project for cash income as a return on his | | 

| : own cash invested and for a deferred cash return to be realized upon sale from - 

a = : equity accumulation which is attributed to debt amortization, to an increase in | | 

i cash earnings from overage rent due to the lessee's more effective management els 

| q and marketing and due to general inflationary price increases, and possibly to oe 

- the future appreciation of land values due to growth and increased demand for Be 

a poe sites in that area. Cash returns are therefore not level, but will vary from A : 

as year to year, hopefully increasing as certain current problems in management —— 

J ane and marketing are corrected by the new owner of Country Kitchens of Wisconsin, 

: Inc. A variety of assumptions based upon market data are made for investor 

i Sos requirements, revenues, and future resale value. BEES s oe - 
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ee. Oe 

Be avare of the ma nagement and marketi ng problems is assumed to turn aro und the | | 

type investment; some now requi re a 50 percent equity position in the project 

 . pu rpose of this appraisal the following generous financi ng terms re 

tt ee - S Debt cover ratio = 1.4 of the ba se annual rent | | | 
Re en eee > Interest © = [3 percent | ue - , 

We  occe Requirements fe OB EGS oa 

| ‘em seek the largest mortgage, based on the smallest acceptable 

= debt cover ratio, wi th the rema i ning contribution from equity. —C¢ ash-on-cash 

| e _ even negative. F or majo r office buil di ngs » an investor requires a 5 to 6 | | 

: By enc ash depending upon the terms of the existing leases. On the —>



I : | e , : a | othe : hand, a fast f 0 od. in vestime nt with a. sho rt Hi fe requires «| : i SSahcon- . | 

oe. 3 - ‘The three: ¢ ou ee . y Kitchen ove fo ee lier h sd bekina prices sca dew 

J $870;000 to $865,000, but none were Elase to being reatized. Be Bo 

ge _. The before tax present value of the project at the end of the holding period, 
ee ee ee 

(OFF, the present value of the net worth of the property before taxes due at the 
B—_tine oF the sale, and the original amount of the outstanding mortgage, 

"To determine the present value of a series of cash flows before income tax 
WF e's nettles ot he riect - er ty, a projection is made of the 
: “ | Le ° re cae - bent 4 - oe fe me ee : 4 ee : nce : : — ae = ae



a oe : bowers racks ‘ind Assungttone » e : oe. | es 

{ The terms and conditions of the lease establish the base rent at $22,000 per Le 

: year, payable in equal monthly installments of $1,833.33. In addition to the 

a annual minimum rental, the investor receives an amount equal to five percent 

/ rae (5%) of the gross retail sales in excess of $450,000 per year. : eee 

q Over the past five years the subject property has had the following = 

pee performance: foes ae ee eee i scan saatag oe S coe me ee eae 

LTT — 984,515 657260 8726 
| | 1978 58,174 | ee Bs409 27 AOD eee 

a ee 
oe 1980 (projected) 534,355 0 48 68 
: | ee Though the gross sales on the average have been declining for the subject 95s 

Ts from 19 to 24 percent over the past two andahalf years. = 

The new owner of Country Kitchens of Wisconsin, Inc. as of October 1, 1980, 

N= settrey taynord. reports that statecrigs grote cates tron country topan 2 = 
4 | restaurants increased, on the average, 12 percent in 1978-79 and 5 percent in 

es 1979-80. In his opinion, a partial explanation for the decline in the sales oft 

2 : . the subject property lies in management and the building's appearance. = 

The decrease in 1979 restaurant sales is confirmed by a national study. = 
j "According to Restaurant Industry Operations Report '79 published by the = —™” 

gq _ National Restaurant Association in cooperation with Laventhol and Horwath, = 
7 5 oS eating place sales actually declined in 1979 from the previous year after 

7 adjustment for menu price increases. The chart relating eating and drinking = its 

) places sales to the changes of the gross national product over time is shown 0 

a | a In Exhibit 19. But in prior years the rapid growth of eating place sales have 

5 more than kept pace with the gross national product. The decline, which also 8 
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ee eee EXHIBIT 19 ee OS 

a ee ee CHANGES IN NATIONAL RESTAURANT FOOD SALES = sts Pes 

- | | _ Inereases and Decreases in Index of Food Sales _ cee ae oe een 
- | | oo | | | of Eating and Drinking Places i i a ohn eee a ee ee 

2 a in Relation to Gross National Product: are . a oe e oo Ss ne (All indices based on 1972 DOLLARS, 1971 =1002)  ss—s— - po oe 

| Poo, se ee ee ee 

ccs OE appa J. fee SN ON ee eh Oe ME eS 

ee ee 1971 1972 19731974 197519761977, 1978 1978 
| oo eS Source: U.S. Department of Commerce, oe | DE EE ce ee x Br TE oO, L&H Estimates fs a — . a | oe es 

eg Sy Legend: G = GNP Oo Coe | oO eee Coed ee | a - | _. § = Sales of eating and drinking places | —— | oe (OE 

| dee oe "Estimate for 1979 | | | no oe 
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i ees ~ occurred prior to the recession of 1974, demonstrates the close relationship — : 

7 of food sales to people's perception of economic heal th and, therefore, the | 

7 a volatility of the restaurant industry. ‘In short, it is high risk industry. . ee 

y o - Based upon the assumption that new management will] gradually improve gross vee 

- | & sales, a projection of future revenues assumes sales to be level in the first | 

a - oS year of new ownership and then to increase annually at four percent through © | | 

uae eS, the third year. From the fourth year on, it is assumed gross sales will increase : 

i > at five percent per year through the end of the holding period. Projected . nbs! | a 

| a eae rental revenues over the holding period are shown in Exhibit 20. he 

: 2. Assumptions Used in Discounted Cash Flow Calculations “: oS 7 ees : es 

q | | : The discounted cash flow method, based ‘pot the mortgage-equity model , | 

_ | solves for a justified project value using the cash throw off available to the o fa 

| a nh investor. The debt service, determined by the annual base rent divided by the ce 

s debt cover ratio, is subtracted from each year's projected revenue; the resulting 

BS = cash throw off is then discounted at the required equity dividend rate to solve 

a for the cumulative present value of the income stream projected over the Soke ees 

on | eo project's holding period. The resale value of the property at the end of the ; ae 

ql os _ holding period less the balance due on the mortgage is discounted at the required - ee 

< “ : equity yield rate and added to the present value of the income stream and the ook 

i ae original amount of the outstanding mortgage. pl Le eee Sas ee sy 

, SS Ss The following assumptions are used in the calculations: nee : 

oo ae a. The holding period is 9.4166 years, the original term of the lease; Woe 

a there is no evidence the renewal options will be exercised. oe o | 

| / | _ 'b. The annual debt service is $15,710 based upon an annual base rent pe 

a = | of $22,000 and a debt cover ratio of 14 | oe | . 

| Le | - c. The mortgage interest is 13 percent and the balance is amortized a 

i | es over a 20 year term with the remaining balance due at the end of the lease See 

5 ; | term or 9.42 years. The mortgage constant is .142354. me | ee 

| | BT oo



I a ee EXHIBIT 20. Hs cS ee. 

a Doe & PROJECTION OF RENTAL REVENUES FOR oe pe a 
—o SUBJECT PROPERTY OVER TERM OF LEASE 

: | Projection Period - | Gross Sales  ‘Qverage ee - Rent Paid 7 SS 

3 ~ 4/30/80 - 4/29/81. $530,000 ee $4,000 — $26,000 | 

S 4/30/81 - 4/29/82 = SS«881,200 5,060 27,060 
‘ 4/30/82 - 4/29/83 = s—sts=«iS300— ssi“ tst*é‘“i«é«~SNG 28,160 

5 a/30/88 = 4/2s/ee 60965 7,600 29,600 
Bs sys0vea- 4729705 siz tsi tC(sts*~*~*«A OO 

4/30/85 - 4/29/86 =  —« 663,670 10,680 32,680 

4/30/86 - 4/29/87 = 696,853 si 8B 
| apo iiaayas | | - 731,696 - e : 14,080 oe e gone 

we 4/30/88 - 4/29/89 Po 768,280 15,910. 37,910 a eS 

4730789 - 9/30/89 (5 months) 336,070 75880 6,600 

: ce «0 es



: | oo : d. The original outstanding mortgage is debt service of $15,710 . - oe 

— mortgage constant of .142354 or $110,360. Ng es 
iz a ene: The outstanding mortgage balance at the end of 9.42 years is $87,697. . 

| a woe | f. Investor/buyer requires 11 percent cash-on-cash and an overall yield : 2 : 

: : Of 14 percent. ee se ERS | fae oe a PS as 2 | 

: a aia | gs Land will have an annual appreciation of 4 percent a year; oo a | 

Bus Loe (1.04) 9° 4166 x $2.00 per square foot = $2.89, rounded to $2.90 per square | : 

, ee oh The improvements will have a residual value of $35,000. Based upon ee 

ON , ns cost new at $40 per square foot with a remaining economic life of five years o 

a ee or 80 percent depreciated at end of lease term. The discounted cash flow | S 

| - calculations are detailed in Exhibit 21.00 oy eee - 

Test of Value Conclusion BI ico _ Les SRP ge 

a Lee Investors in limited menu fast food/table service restaurants use a capitaliza- 

7 tion rate of 10 to 13 percent. If the value invested is, for example, $300,000, 

a the rent based upon 10 to 13 percent of value, would be from $30,000 to $39,000 ee x 

; ; “annual rent over the life of the improvements. If overage rent is based upon an es 

. Soe amount of gross sales achieved early in the life of the investment, the lower ee Ts 

| q ae cap rate is used. | / ee ee : a — | - oe a OS: | ee 

- | “In the present case, the annual base rent of $22,000 is 103 percent of the — 

a estimated value of $210,000. Historical data shows that overage rent has always 3 

Soe ee been a part of the rental revenues the projected revenues range from $26,000 to 3 

J $37,910 in the ninth year, with an average annual income to the investor of oe 7 

i a | $30,000. With an estimated value of $210,000, a13 percent return requires rents — / Be 

u ae of $27,000, which has already become a historical fact. Therefore, the value | 

4 | | ; estimate of $210,000 is considered reasonable given investor requirements. | | 

i | | | — meee fh 
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_ DETERMINATION OF JUSTIFIED PURCHASE PRICE OF SUBJECT PROPERTY = 

Boe : Boe eee ee ee | ane “Present Value Factor 7 Present Value | 
Year - Rental Revenue — - Debt Service _ Cash Throw-off — , at 116 | of Cash Flow 

i | $26,000 = - = $15,710 = $10,200 * goon $9270 
- | Qos 27,060 STO 8116220 = 9212 

3 BBO SIO SO BLA = 9,103 

| 4 29,600 oe 15,710 = 13, 890 - 658731 SO es 9,150 4 | 

5 | 31,100 ay 15,710 = «1,390 * 4593451 tg 
Sy . | Ce an Lee oe von = eee: 

7 a 34,340 te 45,710 = 18,630 * 481658 os 8,973 of : 

| 8 36,080 - 18,7103 83926 = B89 
| 9 37910 =I 22,2000 2«2=*«<“‘!S”*”!”!”!”*”*C« QUIS (iti‘ 8679 : 

9.4166 (5 months) 16,600 - 6,545 = 10,05 $$  —  .374@929 - = _ 3,764 
fhe oe kes ee ee ee 

| oe oe ee | fee EE Oe eh Ss pe at 14% . a : 

| Reversion: {esas = * $2.90) + $35,000] - s7.037| * 291172 = 14,343 : | | 

EEE SE aoe SE ae Oe es 99,539 a 
7 TNS ee yo - ee ae ne oe no ep 7 ee ‘Original Nortgage: 3 . 110,360 ; a ao 

| ee | | He - - | ae He - - os Justified Purchase Price: oe $209,899. Jos ee 

| et | ; | - . ve Bs | : le | oes en - ; | Say: : $210,000 ES 

| | IB os Ee ee ee ee ee eee



OS Ee = V. VALUE CONCLUSION, 

3 | Since there were limited transactions of comparable properties in the Ae 

" + Madison metropolitan area, the Market Approach is not reliable... ce 7 

~ s Since the Cost Approach is inappropriate to the subject property because the e | 

, a older improvements are not optimum for the site, and there is a significant risk oe 

2 eos of functional obsolescence due to increasing utility costs... ee Sees 

i oon! a It is necessary to base fair market value of the subject property on the — . : 

-_ Income Approach. Based upon ‘the assumptions and limiting conditions, it is the a 

s a 2 opinion of the appraiser that the highest probable price in dollars and fair | 

a | market value of the subject property herein described as of April 30, 1980, is — : 

TQ HUNDRED TEN THOUSAND DOLLARS 

Me FG eS Do ($2000) Ge 

Z / / ~ assuming cash to the seller and a debt cover ratio of 1.4 (53 percent financing) cee 

oe at 13 percent interest amortized over a 20 year term with the balance of the — oe - 

eee _ mortgage due at the end of the lease term. ge eee | oe ; 
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ee > STATEMENT OF LIMITING CONDITIONS eee 

| 3 | This appraisal is made subject especially to the following conditions and 
ona stipulations: — | B oo | eee se ee : Se 

a 1. Contributions of Other Professionals =” es a } 

—— ae The appraiser assumes no responsibility for matters which are legal in S ee - 
q Mature nor is any attempt made to render an opinion on the title. The 
= property has been appraised as if title to the subject property were in | ° 

| fee simple, Tegal ownership with no regard for mortgage loans or other 
: eae liens or encumbrances except the current lease. Sea oe a 

"The area of the site was determined by Bridwell Engineering Company, Inc., _ ie 
ne based on the results of a survey done for the City of Middleton in 19/1, 

3 The appraiser did not conduct soil analysis of the subject site; reliance —> 
, | : was placed upon the Dane County Soil Survey maps prepared by the Soil | 

a - _ Conservation Service in cooperation with the University of Wisconsin, 

: ames oe The maps and drawings in this report are included to assist the reader in 3 
a visualizing the property. These visual aids are for illustrative purposes . 
a : _ only and do not represent an actual survey of the property. == - 

oe Ce, Facts and Forecasts Under Conditions of Uncertainty He "ee ae “e 

i ss Information furnished by others in this report, while believed to be oe Qo 
| oe reliable, is in no sense guaranteed by this appraiser. | resem - 

a ; . All information furnished in this appraisal including property sales and ee 
ere git rentals, financing, soil characteristics, property land use restrictions oe 

- and vacant site inventory are deemed reliable. No warranty or representa- ee 
a | tion is made regarding the accuracy thereof, and it is submitted subject a 

se | to errors, omissions, change of price, rental or conditions, prior sale, | 
eS | lease, financing, or withdrawal without notice. a oes 

a cee 3. Controls on Use of Appraisal ew, ee oS oe | Te 2 L 

Values for various components of the subject parcel and improvements as —t™S 
7 ea contained within the report are valid only when making a summation and 
-  . are not to be used independently for any purpose and must be considered | s 

Oo invalid if so used. | ae - aS | 

i | . Possession of this report or any copy thereof does not carry with it the oe 
Oe right of publication nor may the same be used for any other purpose by ees 
ne 7 anyone without the previous written consent of the appraiser or the _ ) 

; | applicant and, in any event, only in its entirety. | a | : 

| | . Neither all nor any part of the contents of this report shall be conveyed 
: _ to the public through advertising, public relations, news, sales, or other



J : media without the written consent and approval of the author, particularly : 
a regarding the valuation conclusions and the identity of the appraiser, or | 
a of the firm with which he is connected or any of his associates. oe | | 

ae Oo , The authors will not be required to give testimony or to appear in court by | | 

7 | reason of this report, with reference to the property in question, unless ~ | 
: timely arrangements have been previously made therefore, at prevailing per 

oe diem rates, | ks Pe 

a . Landmark Research, Inc., will expect to be held harmless from any and all. ke 7 
fe claims that might be brought by third parties which might relate in any way ~ | 

ge to claims for injury or damage suffered as the result of the implementation = 
@ of any advice we may have given or services we may have rendered in this = 
a | connection. ee een ne ee ee oe a te



z . : ; ; “ CERTIFICATE OF APPRAISAL oe he oe 

i : We hereby certify that we have no interest, present or contemplated, in. Ee : 

a the property and that neither the employment to make the appraisal nor the ay 7 

- . oo compensation is contingent on the value of the property. We certify that we Le 

‘ have personally inspected the property and that according to our knowledge and 

See be | | belief, all statements and information in the report are true and correct, ue - 

i “subject to the underlying assumptions and limiting conditions. — a oe BS 

ee - ae Based upon the information and subject to the limiting conditions contained | me 

J , - in this report, it is our opinion that the Fair Market Value, as defined herein, EROS 

i | | of this property as of April 30, 1980, is: cee Sos | oe eS st : 

ie THOHUNDRED TEN THOUSAND DOLLARS | 

James JA. Graaskamp, Ph.D., SREA, CRE ee ee ees 

a pa fan Metre a moe | | oe ag ho eS 
, “Jean B. Davis, MS Seas Oo | Le Se eae 

a : Date WVecesrkv 23, /¢€0 a een | 

i: | | 64 | oo |



AMES AL GRAASKAMP 

, -- SREA, Senor Real Estate Analyst, Society of Real Estate Appraisers 
i = RE, Counselor of Real Estate, American Society of Real Estate —t™S 
WEB Counselors i ee Ch Eh Ore oe 

7 | en . CPCU, Certified Property Casualty Underwriter, College of Property _ ROR 

Underwriters Be 
fl Ee  eaTION Ree 

- a be Ph.D., Urban Land Economics and Risk Managment - University of Wisconsin | ees 
q ~ Master of Business Administration - Marquette University = = 9 | 

| _ Bachelor of Arts - Rollins College . | ee eee 

. ACADEMIC HONORS | 

_ 3 a Chairman, Department of Real Estate and Urban Land Economics, oe oe Ce Sy ae School of Business, University of Wisconsin _ Ee Ps | 
7 ee Urban Land Institute Research Fellow ee ' | Ae | | 
eg 4 Bees _ University of Wisconsin Fellow, Omicron Delta Kappa ORE ES aed oe 

oe Lambda Alpha - Ely Chapter © ae _ | | - ca 
7 ; | Beta Gamma Sigma, William Kiekhofer Teaching Award (1966) 2 

mee oe PROFESSIONAL EXPERIENCE 

q | Dr. Graaskamp is the President and founder of Landmark Research, Inc., a 
a which was established in 1968. He is also co-founder of a general —T me 

| LE ue contracting firm, and land development company and a farm investment _ - 
5 corporation. He is co-designer and instructor of the EDUCARE teaching | Os 
nee program for computer applications in the real estate industry. His = | 

s work includes substantial and varied consulting and valuation assign- > 
I oo ments to include investment counseling to insurance companies and banks, _ 

| eye court testimony as expert witness, and the market/financial analysis 
of various projects, both nationally and locally and for private and ee 

| corporate investors and municipalities. oc 7 oan 

; | Be ee a



5 a EDUCATION ee ee Se a 

wee | Master of Science - Real Estate Appraisal and Investment Analysis, = 3 = 
ee oe University of Wisconsin Ss OEP eS ye ee ee 

q ee —_ Master of Arts - Elementary Education, Stanford University PEG moe 

1 oe SS Bachelor of Arts - Stanford University (with distinctions) oe ae oo 

a Ss Additional graduate and undergraduate work at Colombia Teachers atts 
ee College and the University of Wisconsin [ons ee a 

z oe coe ore PROFESSIONAL EDUCATION AND MEMBERSHIPS | 3 Se os 

7 Te ee es Society of Real Estate Appraisers =i (aesti—t ee : 

| oc Appraising Real Property SEP py ele Course 110i 
oe | mys | Principles of Income Property Appraising Course 201 a | 

i ae es S - American Institute of Real Estate Appraisers ee eee 

‘ : OO ee | Residential Valuation (formerly Course VIII) Se oe 

| ones ss Certified as Assessor I, Department of Revenue, = | 
ss State of Wisconsin - | 

oe ee ae PROFESSIONAL EXPERIENCE sss 

| - With a significant background in education, practiced in California, _ ye 
gg oe Hawaii and Wisconsin, Ms. Davis is currently associated with Landmark = 

Research, Inc. Her experience includes the appraisal and analysis of = | 
commercial and residential properties, significant involvement in = | 

’ oe Municipal assessment practices, and market and survey research to = = 
: determine demand potentials. ee 
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e va HESS _ LEASE _ ee es 
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| I | oe THIS LEASE, made and entered into hy and between George J. - 

| H ; a _ Maloof, M.D., hereinafter called "Landlord," and Owen R. Massie, a 

: | hereinafter called "Tenant." ae seo - ae 7 

oe | | - IN CONSIDERATION of the mutual covenants and provisions by oo 

| J coe — each party to be performed, it is hereby agreed as follows: eee | 

Beko Te es LEASING CLAUSE. Landlord has this day leased unto - - 

l | Tenant the tract of real estate described on attached Exhibit A j 

1 | ah | and having at least thirty-nine thousand (39. ,000) square feet — ‘ | 

| | and the dimensions as shown on site plan designated Exhibit Bo a - 

- eo o aS ‘and made a part. hereof, including all appurtenances, structures, : 

/ Toke buildings and improvements hereinafter to he erected on said 5 Ee 

i as os premises, all collectively referred to as the ,demised premises. ee : | 

z - ES | | 2. TERM. | The term of this Lease shall be for a period 2 . - a 

. | commencing on the lst day of October, 1974, and ending at midnight | 

; | on the 30th day of September, 1989; provided, however, that the | 

| ss Lease term may be extended in accordance with Paragraph 14 of ; a 
4 - oe es : ‘this Agreement. | | oS | . _ | - 2 | ks x 2 a 

- | mo | : 3. TITLE. Landlord covenants, represents and warrants oe eee 

i cae : that he has full right and power to execute and perform this ; a 

| | | Lease and to grant the estate demised harein and that Tenant, we 

i 7 on payment of the rent and performance of the covenants and oe 

ve agreements hereof, shall peaceably and quietly have, hold and | |



i a - enjoy the demised premises and all rights, easements, appurtenances ve 

a - | and privileges belonging ox in anywise appertaining thereto 

~ - during the lease term without. molestation or hindrance of any . oe 

person whomsoever . | Landlord further covenants that the real : | 

a | estate is clear of easements and restrictions that would interfere’ oo 

any | 7 with the operation of a restaurant and that it is zoned for such 

4 He | purpose and will furnish to Tenant upon request, evidence of as ee 

Pe such title. ey oe ee ie ae 

| i | a - | | ae 4, RENTAL PAYMENTS. — Tenant covenants and agrees to pay | ee - 

Po to Landlord a minimum annual rental of Nineteen Thousand Dollars nae 

u se | a ($19,000.00) per annum for the first two (2) lease years commencing ue 

i oe October 1, 1974, and ending.on September 30, (1976. Said rentalcce = 

e oe | ’ shall be payable in seat monthly nebeliments of One Thousand Q - 

J oe | OES Five Hundred Eighty-Three Dollars and Thirty-Three ‘Cents — s Q Peg le 

ees ($1,583.33) through September 30, 1976. CEES ae SS ae 

: a a ue oe In addition to the minimum annual rental, provided for above ne 

a during the first two (2) lease years, in the event that gross. 2S : 

| » : retail sales exceed Four Hundred Twenty-Five Thousand Dollars ts 2 

3 - oo | ($425,000.00) per lwaea year during the first two (2) lease years, Q =: 

: ” : Tenant will pay to Landlord in addition to the minimum monthly es 

i - : rental an amount equal to five percent (58) of the. gross retail 

eee ee sales in excess of Four Hundred Twenty-Five Thousand Dollars ii—it«ts 

i Bes Bee ($425,000.00) per lease year, a : - | - ae = 

5 | Os . ‘Commencing on October 1, 1976, and continuing thereafter, ke | 

| aoe : 7 for the remaining lease term or any renewals thereof, the | 

| fae Bo annual minimum rental to be paid by the Tenant to the Landlord es 

oo eS -2- -



| i 2S, A will be in the amount of Twenty —Two Thousand Dollars ($22,000.00) ‘ z cS 

4 s 2 - per lease eax, payable in equal monthly installments of _ oe x 8 Be | 

neg - One Thousand Eight Hundred Thirty-Three Dollars and Thirty-Three. a a 

i Gents ($1,833.33). ee | : eye ee = | a She 

aes - Commencing on October 1, 1976, and continuing thereafter oe 

Ly at a for the rémaining lease term or ‘any renewals thereof, Tenant will | 

A a pees ae pay ta Landlord in addition to the annual minimum rental an. A - 

ee PS amount equal to five percent (5%) of the gross retail sales in 

i an ee excess of Four Hundred Fifty Thousand Dollars ($450,000.00). OR ees 

es oe mS The additional rental in excess: of the minimum annual rental, Q oe ee 

| a SE ee if any, | shall be paid by the Tenant to. the Landlord on October 31st e oe 

= - of. each year commencing October 31, 1975. ee ee < a a 5 ee oo 

i ie SR hE Landlord or his agent may inspect Tenant's records of gross ; 

j - coer ay sales annually , which records shall be made available to Landlord | 

ease 2 at the premises covered hy this Lease. Such inspection shall be o me 

i | oe - made within six (6) months after the statement of sales has been : no | 

oka delivered to Landlord. If such statement shall indicate an Le os 

a error of two percent (2%) or more, the expense thereof shall be | : | 

| reimbursed to Landlord. Except to the extent that disclosure 

| a = Bea S shall be required for any bona fide sale or mortgage of demised cee Bee 

i a premises or for legal proceedings in any court at law ox in : oy oe 

- os oot equity, Landlord shall hold in confidence sales figures or other - 

a & / | information ‘obtained from ‘Tenant ' 5 records. | ‘ oe oe a oe : : 

ue Ee The term "lease year" will he defined as a twelve (12) month | 

i 2 period sommancd ng: October Ist of each calendar year and extending a. 

| 5 Sees through September 30th. of the following calendar year. G og a 2 | 

a | | | 3. | | oe 

a Q (72 cn



/ 
: Tees Q The term "gross retail sales " shall mean all retail sales | : 

| i Oo made on, through or in connection with the damised premises, a Be “. 

Ee AES ees whether for cash or on credit, or a combination of ‘the two; Be | S | 

E Cotes oes provided, however, that the said term "gross: retail sales" shall | : : 

; ee ee 

ee es os a) meals given or otherwise given to Tenant's employees 

§ : - Sige while on duty, intra-company. transactions ox Wisconsin , sales ws > fe | | 

Lees _ tax or other excise tax imposed on gross sales by any governmental 
4 ae oe Be agency: See a ee : oe ae we e 7 : a a | . ee 4 Pes 

oe ee ae ee b) bulk sales of inventory and/or slaes of Capital assets = 

he os or equipment. : oe a ae Soe ee Ae oes 2 . 

os aes, ‘TAXES. Landlord shall pay all taxes assessed against ERS ates 

ee: + and levied upon the demised premises, and acéruing to the aate 

j ee 2 ' possession is given and shall pay all installments of any special . 

S : es 8 a | assessment of any presently existing improvement. Taxes for the” - | : 

i Has - year: in which possession is given shall be prorated. —> une co / : 

gee + Phe Tenant shall pay all subsequent taxes and special’. = 9 < 

i aaa assessments levied upon the demised premises accruing during ee ; . 

| 3 yeh the term of this Lease or any renewal thereof, except the last es 

ES Le year shall be prorated and Tenant shall be required to pay only 

q ay ee: ‘those taxes and installments of special assessments that accrue. = : oe 

ae : ee Y - during the | tenn hereof ox any renewal. _ The taxes mentioned . ce : | 

| - - ES £ herein rafer to ad valorem taxes and special assessments resulting Ss 

; | me | rom improvements such a6 paving, lighting, sewer “and aber: es 3 

2 and Tenant shall not be required to pay any other taxes. es Pn eee 

a oe & ; 6. ALTERATIONS. During the term of this Lease, the Tenant 

2 | | 7 a ; |



may make such alterations as are necessary and convenient ino cee fos 

2 es | the operation of the business; but such alterations shal l not a ae cee 

PEE SO damage the footings, load-bearing structures, or lessen the value 

aa et of the improvements. | During the term of the Lease, Tenant may : | | 

Sah oe ‘install all types of communication systems, signs and other 

; | "Structures or. improvements on said demised premises as are pe a ee 

q necessary or convenient in the operation of said Tenant’ s business. 

. ee it is hereby expressly agreed that the Tenant shall have no 

7 - ue | S authority, express éx implied, to create any lien ' charge or. ge 

eS - encumbrance upon the demised premises o% the improvements thereon oe. 

eS and shall hold harmless the Landlord from any claims or : causes eee 

i ous of action of whatsoever nature growing out of or arising from. eee . ob 

ee ee oe the construction of said building, and he or any contractor doing a 

i construction work on said building shall carry public liability 

ee os ineurancé in anvamount of at least One Hundred Thousand Dollars <0 

es ($10.0 000. 0Q) for bodily injury to any one person : Three , Hundred oS 7 

ae eS Thousand Dollars ($300,000.00) for bodily injury for any one | oe aS 

i - aes Accident, Fifty Thousand Dollars ($50,000.00) for property ‘damage oS. 

Oo | | for any one accident, and workmen's compensation insurance: . All oe S 

Pe such insurance policies shall be written or endorsed in such | 

i Bl Os 7 a: way de: to include the Landlord among the persons protected — : oe - . 

oe oS ee ‘thereby; and the Tenant shall indemnify the Landlord and keep 2 | 

a aes | Landlord indemnified against all such liens, charges, encumbrances, __ 

© o : a claims or causes of action as have been mentioned, referred : | aS 

‘ oe eo aoe to or contemplated in this paragraph. ae | a oes He Es. 

a PE TO EQUIPMENT, FIXTURES AND MACHINERY. Title to oss |



: ee : : all equipment, f ixtures and machinery placed thereon by the ; a 7 OSS 

: ee Tenant, oe nig cost, shall vemain fa and be the property of the A . Q - 

. / Ma Tenant during the term of this Lease, and the Tenant shall have Ale oe | 

OR os the exclusive right to xepair, remove or remodel all ‘euch equipment, 3 : 

‘ s : ss €ixtures and machinery at | any time. ‘The Landlord shall have no. & a : 

oo lien or claim against said equipment, fixtures and machinery == 

eee by virtue of this Lease or by virtue of any statutory landlord ig Ae 

_ : | - : : lien and agrees to subordinate any lien or claim he ‘might have a 2 oy . 

| : | : a to any mortgage, trust deed, ‘gecurity | agreement or other financial . e 

: : : Be : : document of the Tenant, including the orignal purchase money - Os ees 

ee eee | mortgage or any subsequent mortgage, trust deed, security agreement 

: a - or financial document : ‘The Landlord agrees to sign such waivers 

eee Mes and instruments as any financial institution shall require to a | 

: enable such financial institution to obtain a prior lien or © Be | 

ee BOs - elaim on said equipment. —«=~S 2 : DR ee 

i Poe Y. oes Be REPAIRS. The Tenant shall, at his Swi! Sbanse. keep ‘the Bo 

| a = | _ oS improvements | located on the demised premises an good repair and : - : 

a ee condition. The Landlord shall not be required to make any repairs 

| eopy NS or to make any improvements of any kind on or with respect to aes 

. ee Soe ‘the demised premises during the term of this tedee Gksepe, however: 

q ee! the randiord shall be responsible for and keep in good repair S “ 2 : wee 

So the foundations and bearing walls, and any damage caused by the 

a S ee failure of said structurals. Hee CP ee aoe AE | 8 : a os 

. MO ge JINSURANCE. During the term of this Lease, the Tenant tS 

oe foe - covenants and agrees to pay for and maintain a policy or policies 

c CE OS ee indurance’ naming the Landlord as insured, and ingurine tenant < ey 

| | | a) ; 75 : | |



APES - and Landlord against public liability perils in amounts | of . eee 2 : ; 

| : : Oe : one | Hundred Thousand Dollars ($100,000.00) and Three Hundred sore oy : 

ole Sheen . Thousand Dollars ($300,000.00) for bodily injuries, and Fifty 

| a i - Thousand Dollars ($50,000.00) for property damage. Tenant shall oe | | 

eee - as also at his expense keep all buildings hereafter to be erected, _ a 

a oe oe Soe insured for their replacement value of all improvements against : | | | 

4 Ae (et nae loss by fire and other hazards covered by ‘broad form extended _ oe 3 

ee _ coverage naming the Landlord: and ‘Tenant.as insureds as their. <- 

q ss vespective interests appear under ‘this Lease , against loss by | 2 - Se 

eee ‘fire, extended coverage, vandalism and malicious mischief, naming _ 

eee a the Landlord and Tenant as insureds as their ‘respective interests _ 2 

=» ~~ appear under this Lease. See ee 
I Sees | fae 10. DESTRUCTION OF IMPROVEMENTS. In the event that the © | : 

--- puilding or other improvements on the demised premises are 
Ee Sue an damaged, ox destroyed, by any act covered by the policies of o 

7 : | S A | insurance required to be maintained | in full force and effect ee 

under this Lease, the following covenants shall apply: a as 

: ee. os a) | ‘Insurance proceeds payable upon the damage ox destruction oe 

. | of the premises due to insurable risks under normal fire and 

a extended coverage policies will be paid directly to the Landlord _- 

ee Oh - & and/or his mortgagee. os | us oe o 5 | 8 

eee BB) In the event of damage or destruction to the building | 

a : a8 Bee from risks normally insured by. insurance policies covering : - < oe 

: : foe one fire and extended coverage risks, the Tenant shall have the a . | 

i a es ee = option to declare. the Lease null and void in the event that the Pose 

: 5 ees S 2 premises cannot be repaired or replaced within a period of fae - 2 | = = 

| | oe -7- Oo oA 
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4 coke  Fulelve La 7 ae oe . - 
ede = (9) months following the date of the said damage or destruction. — ; 

‘ ae RS ee ey ‘the event that rs een can be repaired or replaced within Se 

— a period of ees) aantas, the Landlord shall immediately 

a . - - repair, improve ox restore such. premises to as good 4 ‘condition : : | | < 

| : es as they were immediately prior to such destruction or damage, _ ua 

oS gpa the insurance proceeds received by the Landlord shall be ees 

7 7 ED 6 Sagas toe euch purposed. SL eee oe aoe Boe ee 

A ee c) ‘In the event that the building, during the lease term, 

q ee destroyed or damaged &0 that. it cannot be repaired or xeplaced a oa 

é | in its present form because of zoning regulations or other state - 

J LEE | : ee or municipal laws, then and Ta that event the Lease shall become ae oe 

| 7 7 oe | null and void. In | the | event. that the building cannot be repaired 28: | 

oe me "er replaced under this clause, the Landlord shall have full 

: ~ —  gight and title to the insurance proceeds paid ‘upon the damage a 

ms oe | or destruction of the premises. pgs ees Co IS EOE gE 

a ot | es ne oe | (a) In the event ‘that the building is totally destroyed by e an | = 

a : Loe : “ £ ire or any act of God during the last three ( 3) years of ‘the co wee - | 

| i ss Gnittial lease term, or any renewal thereof, then and in that = 

i Soe | event either the Tenant or the Landlord. shall at his discretion : ee - 

= - have tha sieht tel tesuinate the peades oS - Se : ee as 2 

i es de ee Sey Da the event that the building is destroyed by an act 

(other than the Tenant's) not covered by insurance, then this es 

i | e . s a : Lease shall automatically terminate except with respect to ouLigae Soe 

e a oan = tions and liabilities of Tenant then already accrued, Oe . 

e ee ll. LANDLORD'S AND TENANT'S RELEASE OF RECOVERY RIGHTS. Each 

ee a party hereby releases the other from any claim for recovery | a S on



S i. - | me for 1686 or damage to any of his property which is insured ° - ae = : . 

i - ae under valid and collectible insurance policies to the extent / pe 

" 2 ee of any recovery collectible under any such insurance. 2 | mo oe ee 7 

an : oo - 12. CONDEMNATION. -.In the event the whole or any part of Cee 

5 oes the demised premises shall be taken by | right of eminent domain” 

re 
i S . z any compensation: of damages shall be paid to Landlord and Tenant 2 , : | 

oe separately as their respective interests and rights are established, _ 

oe and, in addition, if the Tenant, ‘in good faith, shall determine e 

ae ae | ~ that the area remaining is insufficient to continue a restaurant © a : a 

ne - business, this Lease shall terminate at the exclusive judgment > 

ee eee and determination of Tenant; provided, however, that in the avent. oe 

of termination of this Lease in accordance with the first clause —— 

: ee of this sentence, Tenant shall not be relieved of. the burden _ - . / 

og ag aricdeles oe ult elon at aw a ROE OE 
- : ‘the ‘time of such termination. If such condemnation shall result oS oe 

a | : : in termination of the Lease , all compensation shall be payable . oF - 

* ~ me ed to the Landlord. _ a | ‘ ee oe fae Ses 

a eS | a ae | 13. | LANDLORD MAY TRANSFER. Landlord may, from time to time poe 

ae nee without Tenant's consent, sell, assign, mortgage or otherwise 

3 | : oe : : transfer the premises any part or parts thereof or any of the : oes o 

: Sees » : * Q : rights thereof. - This Lease shall be subj dee | and subordinate bo . - 

_ ee : any mortgages or trust deeds which Landlord may hereafter put ee : 

q co | oe upon the premises or any part or parts thereof and to any and all 

| Oe advances to be made thereunder, and to the interest thereon, and 

a eS all renewals, replacements, modifications, consolidations and PG 

| ) -9- a 

[ - 8 as : a



i Dees: ~~ extensions thereof, provided the mortgagee or trustee named in _ ~ 
‘ pee said mortgages or trust deeds shall agree, provided Tenant is oo a 

oe fae | “not then in default, to recognize. tha lease of Tenant in the ~ 

i - a event of foreclosure and agree, provided Tenant is not then in , 

ones, = default, that the term of this ‘Lease shall not be terminated : < | : 

z oy ’ _ or modified nor | Tenant's rights hereunder affected should such 

a Se : oes mortgage be foreclosed; any mortgagee or trustee may elect to oe 

ave this Lease a prior lien to its mortgage or deed of trust, 

a / oo oe! and in ‘the event of such election and upon notification by such es 

Se “mortgagee or trustee to Tenant to that effect, this Lease shall 
i be deemed prior to the lien of. the said mortgage or trust deed, | 

; | 7 a whether this Lease is dated : prior to “Or ‘subsequent | to the date E & S | 

- aoe o£ said mortgage or trust deed. Tenant shall execute and deliver: 

f ==. whatever instruments ‘may be required by such mortgagees or 
eo ss trustees including but not limited to an agreement to send copies ~ 

i a ; Of all notices, certificates or other instruments ‘which. Tenant | . n | 

| - is required or may send to Landlord to such mortgagees or trustees. 

i _ 1d. QRTIONS. The Tenant shall have the right and option. 
| J oe s 2 | to renew this Lease upon ‘the same conditions for one term of cae | 

Se os five (5) years by giving written notice to Landlord of his intention 

to renew, mailed to Landlord at least one (1) year prior to the 
expiration of the original term. In the event the Tenant has © 

a ae o : ) a - exercised his option to renew for a term of five (5) years, then : 

ee the Tenant shall have the right to renew this Lease fora second : 

d os _ additional term of five (51 years by giving written notice to . - - - 

: o oo . Landlord of his intention to reriaw, mailed ‘to Landlord at least | = 

| Qe |



oo - ee one (1) year prior to the expiration of the first five (5) year 5 

i & & LD waned bane, tn cha event Uke Genant hac ausveiese bie oulion. oS 

ee 2 to renew for a second term of five (5) years, then the Tenant a me : 

id as shall have the right to renew this Lease for a third additional Se ae 

Z term of five (5) years by giving written notice to Landlord of 
ae . fogs ‘his intention to rénew, mailed to Landlord at least one (1) year 

. q oes prior to. the “expiration of the second five (5) year pedawal ‘een A 

oe ors “The Landlord shall, when requested to do so, furnish the 

i | S ae - Penant with all documents and instruments as to the Landlord's ee 
oe ce interest in the demised premises. es oe Be ee 

E OES ges 15. GENERAL COVENANTS OF TENANT. Tenant covenants and agrees 

i that during the term of this Lease: _ ee fee whe g oe 

i a) To pay tha rental payments when duep st” 

| i a eee oe b) -To-pay all charges for gas, water, electricity, sewer - 
and other utility services; Ce : — | = 

i eee Ss | | = “ C)) To keep the premises in good and safe condition; = 

es dj) That all liens and encumbrances attached to the premises 

i ae / | : by virtue of any act or omission of Tenant shall, at the’ S : Oke 23 

i i AS expiration date of the term of this Lease, be paid, released and . | 

ae . satisfied in full at no expense to the Landlord; OMe oe 

i ne a : -e) Not to commit or permit waste or the maintenance of : a Be : 

any nuisance; ee —. Se 

i : A we | oe £) e To comply with all applicable laws, ordinances and . | = 

7 me | _ recorded restrictive covenants pertaining to the parties: Le “ | oa! 

Fg) to permit Landlord or the agents of Landlord to enter ae 

i JEEP | a the premises at reasonable hours for the purpose of inspecting a ue. 

oo | -ll- | |



. | oe nee 2 hy) oat ‘the termination of this Lease, to quit and Surrender 

a eee : . pe Landlord peaeable possession Of the premises, including ee : | oS e 

i S : Ee improvements , structures and fixtures (excluding fixtures Ne, Sa - 

< eS - installed by Tenant) forming a part of said structures, : in good eae 

BO Si eS and clean condition and in the gate condition as they originally = &: 

: i SS : ware. subject to ordinary wear and tear; and, S C oe ae HY - 

OS eee / i) Not to hold over after the term hereof, and no holdover 

I 2 =: Ose “shall work < renewal of ‘this Lease, but Tenant will merely be a . ; eee 

i tenant at will of Landlord. el OE oon — : vos . oe o Fo 

' . SS ee - 16. RIGHTS IN THE EVENT OF BREACH. In the event Tenant & ee 

i a eng: shall fail to pay sy ‘rental payment due héteundes and shall not ee 

ee * make such default good. within ten (10) days after written notice ~~ 

: i ae : . thereof to Tenant by Landlord, or in the. event Tenant | shall make oe S a 

Es default in the compliance with any other of his obligations hereunder 

I Tog eee and shall fail to make good such default within thirty (30) days ee os 

' pee SU ore after nokia thereof given to Tenant by Landlord, or in the event oe 

o the Tenant shall be adjudged bankrupt or an insolvent or in the 

7 | - | 7 : event a receiver shall be appointed for Tenant! S assets and such — = we : 

| ee receiver shall not be discharged within thirty (30) days after 

a ee his appointment, then and in any of such events, this Lease, gs Ss 

- - a | ; . e at the ‘option of the Landlord, may be terminated. “In the ent. : af = 

i eee ‘of such termination, Landlord shall be entitled to immediate and 
: ee "peaceable nogaession. of the premises; ‘such remedy of termination ~ - | . 

: a ee shall not ‘he eonstruad as precluding the Landlord from seeking —_—-- : 

i ee ee and obtaining any other remedy which otherwise: would have beer Be - a 

| oo | -12- oe aS, 
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ee available to him, whether in law or in equity or both, hy reason - : 

i ye RE | of Tenant's breach of this Lease, including a suit for any loss e ee — 

ae ees of rent such termination may have caused Landlord. se 2 - oes | ae 

J se 7. ASSIGNMENT AND SUBLETTING. Tenant shall have the right 

e a to assign this Lease or to sublet the premises to any licensee | 

i 2 a of Franchised Restaurants, Inc., a Wisconsin ‘corporation, wihich x - e 

i ES owns the right to license the use of the trademark and trade names 

EEGs appertaining to the operation of Country Kitchen Restaurants, —~> 

i ed : _ including, without limitation, the “se of the names "Country, Boy" Q oe 
| and "Country Gal." The right of the Tenant to assign the Lease 

i ee ee or sublet the premises is conditioned apon . the continued operation © ee 

a - a of the premises as a Country Kitchen Restaurant during the then “ : Sy 2 

oe ge “ pemaining term of the Lease or any ‘renewals tharos. It is a a 

; i Eee ae | _. further . condition of the assignment | of this Lease. or the subletting 7 

See : : ef the ‘premises that the Tenant shall | renain the primary obligor | | oe = 

i sss with respect to the performance of the Tenant's obligations and —s—~”™ 

ee covenants undér this “Agreemant. a a a “ SEE 

ee : 18. NOTICES AND HEADINGS. All notices required hereby eC 

c ao Shall be in writing, mailed by regular, certified or. registered me 

eee - ss mail to the parties hereto, addressed to their last place of 

i ons ae : 4 address : All | paragraph headings or titles axe for convenience ~ oe oe 

OES — of reference only and’ are not ta be considered as limiting,  — 

? a Hee adding or modifying the tanié Of this Lease nor interpretative — 

oe thereof. | oe oe os RE aoe ee | 

| d Soa a | | 19. SUCCESSORS AND ASSIGNS. This Lease Agreement shall. “ = | ce 

1 Oe gi TE . be binding upon the parties hereto and upon their respective | / pe oy : 

a oo PSE go | : | |



| heirs, legatees, devisees, personal representatives, executors, | 

i | administrators, successors and assigns of the parties hereto. “ : 

J IN WITNESS ‘WHEREOF, the parties hereto have hereunto set | 

| _ their hands and seals as of the day and year first above written. _ | 

i oe In the presence of: : | | | | | , 

Sees a NE IDF Ce! Ir iD | oe OG Nate Jue | 
| , Ay CLLCLLE 4 | HAE | a E™ © | | ef (SEAL) | 

[ oS | | George J@ Maxoot, M.D. /f Bogs 

I | eee ke eee . a *LANDLORD* {/ - 

: 7 , oN Sa é . | 
7 | 

/ 0 SF Ayre)! KO LOM meadgy UWA / (2 (69 (SEAL) — 

i oe 7 Owen" R. Massie | | | 

, | STATE OF WISCONSIN ) | | Se / 
ce - | -) SS. | | Pe 

oe COUNTY OF DANE oo a | | Oe 

a : On this llth day of September, 1974, before me, a notary | ces 

i poet - public, came George J. Maloof, M.D., to me known to be the identical a 

eo, | person who executed the above instrument, and acknowledged the - 

' | execution thereof to be his voluntary act and deed. | ae 

J | (SEAL) | | | : 2 

| | a GaORCE GC. ELAXE 

| : - -14- | | | 

a | : | | 83 | a



sss STATE OF WISCONSIN ) | | | , ote es] 

i | COUNTY OF LA CROSSE , es | Soles yo ye | | 

i | | | 7 On this 9th day of September, 1974, before me, a notary | os 

i: | os - public, came Owen R. Massie, to me known to be the identical 

yeas - person who executed the above instrument, acknowledged the execution > 

f | se thereof ‘to be his voluntary act and deed. | a Sg : S aS ; 

i oe - 
A A “4 “ z ft - LC pipe 

- oa | andra’ L. Stears, Notary/Public © 

aoe (SEAL) © | | 4 Crosse County, Wisconsin Sg ha 

; Oe teed en as | - My Commission Expires: Apr. 17, 1977 

i | | | , | | lyse | | 7 
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ee ee ee GUARANTY AND AGREEMENT TO BE BOUND ~~ ces | 
| es ee BY THE TERMS AND CONDITIONS OF es a oY 

; oe Ee Soh |THE LEASE AGREEMENT = Ley eee | 

J rae | IN CONSIDERATION of the execution of the foregoing Lease Be = 

i a : Agreement dated the Le day of September, 1974, by and between | 

a z George J. Maloof, M.D., as Landlord, and Owen R. Massie, as Tenant, oe 

; - ee and in further consideration of other good and valuable considera- : 

es tions, the receipt and legal sufficiency of which are hereby! ok 

i s : : | “ | acknowledged, the undersigned, for itself, its successors and SS 

os assigns, does hereby become surety and guarantee for the payment : | 

i | 3 x S of the rental reserved to the Landlord in the said Lease Agreement - 

i EFS & and the performance of the covenants, terms and conditions of the 

| = nos - said Lease Agreement, ta be paid, kept and performed by Owen R. 

i a o : . Massie, as Tenant, | thereunder. | | . ; | 7 . | | 7 

| “ | ‘Te any default should at any time be made thereon by Owen R. 

{ - Massie, as Tenant, then the undersigned, its successors and assigns, | 

) oo - . does hereby promise and agree to pay to George J. Maloof, M.De, | M 

i | ; OS ae Landlord, or his assigns, the rents and arrearages thereof to 

i : be due and payable to George J. Maloof, M.D., as Landlord, and Eos | 

mS ee - to fully satisfy the other conditions and covenants of the Tenant _ _ 

i | - | x under the said Lease Agreement, and to pay all damages that may Soe - 

| e a a occur by reason of the nonfulfillment of the Lease. Agreement bye 

J : | the Tenant, including the payment of reasonable attorneys' fees_ | . 

: | incurred by Dr. Maloof, as Landlord, in enforcing this Guaranty | | 

_ or any terms and conditions of the Lease Agreement. a Bele 

j a | - It is further understood and agreed by the undersigned that |



the provisions, covenants and conditions of this Guaranty shall 

i bind and inure to the benefit of the successors and assigns of ee Sa ey 

[ — ‘ George J. Maloof, M.D. woe Bee Be mois Bene ed 

SIN WITNESS WHEREOF, the undersigned has caused these presents . 

i tg be executed as of this 9th day of September, 1974. | 

' ns PRANCHISED RESTAURANTS, INC. 

oo : a Sot 0 en.R. Massie, President | oe tes 

i a ae oe Attest. yr_l Cé- — Y aoe hs 
| | ; ma Earl W. Zumach, Secyetary | ane e 

i | ae | ees oe eG _ = | | Oe (Corporate Seal) | 

| «STATE OF WISCONSIN ) Oey - | 

j COUNTY OF LA CROSSE L ee ee 

i Qn this 9th day of September, 1974, before me, a notary public, 

one came Owen R. Massie, President, ‘and Earl W. Zumach, Secretary, of a | 

a ss Pranchised Restaurants, Inc., and who acknowledged the execution  —-©- 

‘ thereof to be their voluntary act and deed as such officers and - 

i oe the voluntary act and deed of the corporation. | Sai se : ee 

7 es | | | ee A AY iv > AL ) 4 ee 

a . -  “Sdndra L. Stears, Notary Public os 

| (SEAL) I Ta Crosse County, Wiscgnsin 

| | - My Commission Expires: Apr. 17, 1977 | 

Pe nes -



Se ee GUARANTY AND AGREEMENT TO BE BOUND st oo = COs, BY THE TERMS AND CONDITIONS OF = = | i ee | _ THE LEASE AGREEMENT EE a | 

; : Sse ese . _ IN.CONSIDERATION of the execution of the foregoing Lease ~ ee S | 

i eet St Agreement dated the oe day of September, 1974, by and between s 5 - 

| George J. Maloof, M.D., as Landlord, and Owen R. Massie, as Tenant, 
i : Be Ses and. in further consideration of other. good and . valuable considera~ | 

® - tions, the receipt and legal sufficiency of which are hereby 

i gee os acknowledged, the undersigned, for itself, its successors and es | | 
kee a assigns, does hereby become surety and guarantee for the payment — 2 

i | : - : - of the rental reserved to the Landlord in the said Lease Agreement | 

i a 4 and the performance of the. covenants, terms ‘and conditions of the - 

| a -  gaid Lease Agreement, to be paid, kept and performed by Owen Re pais 

a | a “Massie, as Tenant, thereunder. | | ; | | oe ao ; ae x S 

le ee We a If any default should at any time be made thereon by Owen R. es 

i oe ws Massie, as Tenant, then the undersigned, “Ete ‘successors and assigns, 

Bae does hereby promise and agree to pay to George J. Maloof, M.D., | ce 

i - as Landlord, or his assigns , the rents and arreardges thereof to Es 

i Oe ee be due and payable to George J. Maloof, M.D. , as Landlord, and oes | - 

ee to fully satisfy the other conditions and covenants of the Tenant 

, } | | oe under the said Lease Agreement, and to pay alls damages that may oe 

: : : occur by reason of the nonfulfillment of the Lease Agreement by _ | 

i - - oe - the ‘Tenant, including the payment of reasonable attorneys' fees — 

, ° incurred by Dr. Maloo€, as Landlord, in enforcing this Guaranty | oo 

E | or any terms and conditions of the Lease Agreement. - | oe : 

i . It is further understood and agreed by. the undersigned that | .



the provisions, covenants and conditions of this Guaranty shall —s 

i oe bind and inure to the benefit of the successors and assigns of. oe | 

" George J. Maloof, M.D. | : | : en | 

F Ee / This Guaranty shall apply to the Tenant's obligations under a | 

: the initial lease term commencing October ‘1, 1974, and ending | oe | 

ca | September 30, 1989, but shall not apply to any extensions of : 

i ee the lease term or renewals ‘thereof. ne ‘ ga Eh oe ee : oe fe | 

ee sss IN WITNESS WHEREOF, the undersigned has caused these presents = | 

i | co to be executed as of ‘this _yg_ day of ‘September, (1974. ee e oe 

i Oa oe es poop HOST. U.S.A-, INC. — 

i Le OS | ae Coe 3 oe By” TD ED g J foe ee, he 

i Se oe dee | en ee ee Attest _¢ > x Se —Z eo 

i - oe oe a - ve | | ; ous _ (Corporate Seal) a 

_ = SPATE OF WISCONSIN ) ee ee ee 

| COUNTY OF DANE> yo | Oe Ae ceca. 

i os : BO | | On this /¢”™ day of September, 1974, before me, a notary public, 

gS came eT / ee bopelti Ga Ke oan and 

we Ley | wy ee EC Oe” be , of Food Host U.S.A., Inc., 

i oe and _~who acknowledged the execution thereof to be their voluntary _ oe 

ae act and deed as such officers and the voluntary act and deed” 

i of the corporation. : es EE 

ig TL Betty. Edwards a. ay 
. | TD GENERAL MOTARIAL | AZZ. 8 lees AG 

ee - SEAL, | | } : } a 

| - (SEAL) STATE OF NEBRASKA | 
} COMMISSION EXPIRES ‘ i, oe os 

i 7 DECEMBER 1, 1976 | | | | 

d



H Se Pe «Description of Real Estate Covered by Dr. = 
| eee ee _ George R. Maloof - King's Food Host = = =: 

CS | = ey Lease Zz | eee ee 
i otf} “BY Operty now Covered by Lease of = OE 

- EE PS September. 11, 1974, to Owen R. Massie . | ee 

££ me Ses A parcel of land which is part of Lots 28 and 29, and © ee 

i part of a vacated unnamed street lying between said Lots 28  — 

and 29, all in Assessor's Plat No. 1 of the Township of = = = | 
; oes Middleton, now in the City. of Middleton, Dane County, Wis- |. 

. gonsin, to-wit: ae Oe ee Ea a I ee a 

: Ce Ee Commencing at the Southeast corner of Lot 8, Block 3, © 
| Hy A. Raemisch Plat; thence S 04 degrees 12'20"E, 933.80 —  — 

| cas feet to a point of curve; thence Southwesterly on a curve to 
the right, which has a radius of 895.0 feet and a chord which 

s bears S 03 degrees 11'50"W, 230.63 feet; thence § 10 degrees 

—  * 836'W, 182.57 feet to the point.of beginning; thence S$ 10 degrees | 
7 . Of  36'W, 230.15 feet; thence S 72 degrees 1'53"'W, 91.02 feet; thence © 

N46 degrees 32'14"W, 150.22 feet; thence N 43 degrees 27'46" © 
Q «BY 200 feet; thence S 46 degrees 32'14" E, 28.91 feet; thence _ | 

J — N72 degrees 1'53" E, 83.32 feet to the point of beginning. See eS 

a The Landlord shall have an option to remove from the above 

| described land covered by the lease a strip of land 35 feet in | 

oe a width, the northerly boundary of which shall be the northerly oe 

7 7 | boundary of such above described land. Such option shall be 

woe exercised by 90 days' notice in writing to the Tenant. — As a 

jp. 89 -
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i ee ee EXCERPTS FROM CHAPTER 10 OF THE ee ee 
' 2 oe CITY OF MIDDLETON ZONING CODE US EO ee 

d | ces oe o - | for nets, picnic tables, lawn chairs, barbecue _ OS cate ee oe 

: | | | . es | 2 & | stands and similar apparatus but not including a , ; | : Sage 

a a “ : ie tree houses, swimming pools, playhouses exceed- 2 | OESaeS os 

: | ts | nef - | — ing 25 square feet floor area, or sheds utilized : oS | Heke oes os 

a : oS me oe gs oe for storage of equipment. | | 2 i oe a | : UEe os 

q oh 7 | | | a | ‘Class T “ sit down, substantially all of patrons LS ws ae : 

po a oe fs - - ae ie, sit at tables inside. ee es ae a | - 

ae a Ces | aos Class II -a predominant percentage of patrons sit ee ore a SES 

q | oe - a oe a down inside, although some may carry out ; | Es 

eu oe | | | food. oa oe oe ee - | | | 

j oe, - wo Class III - a predominant number of patrons carry out, | | Oe 

: | te a me | oe ‘although some inside seating is provided. a eee 

oS | : cena ee Class IV - all patrons carry food out. | cone o Bee oh 

] Se | Class V - concession shops without seating, selling ok Soong Ph | 

We ener ; | | | ice cream, popcorn and comparable items oo | S 

i : "t | win | | — , as the primary use. (8-16-77). — ve oS 

— _ ia | | a os 99. Repealed 8-16-77. — ; HT _ ae 

pS, oe | | | | a a eee een eee 

| | mn | | 100. Roadside Stand: A structure not perma- _ | ee ; a 

7 ne re nently fixed to the ground, covered or un- | ee 
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Te, heen | 2 10.13 “B-2" RETAIL BUSINESS DISTRICT. oo eee a ea 

1 | : | | _ REE oe a Within the “B-2" Retail Business District, no structures _ - oh Se ree 

oe Ee er land shall be used except for one or more of the following ages, 2 os oe ee 

2a | | Pe (1) Permitted Uses. A business providing any of the A a é ae a - 

BP oS following sales or services: - | A es - ee es a oan 

i oe ie - a (a) Antiques. 2 | | ie ae a ee a 

| 7 : wees | os, (b) ‘Appliance sales and service, locksmith and oe a : | 

7 ce OE ae Bhp Ee a Ge 

ne nels ey rt and school supplies. —t™” | as 

oe ? pee eens | | ee | (a) Auto accessory and parts, when conducted en- ks 

i oo | | Oy tirely within an enclosed building, but. not including eee cee ees Llp 

See, e “ a a | work on vehicles. | ae a | | poy | | | 

Bah sakes soot a hee Ok 

mo - | : Se SE (f£) Banks, savings and loan companies and other 7 - 

j | | | | a oo | financial institutions. : i | poke — S co : | 

us oe aoe | | o Ag) Barber and beauty shops. | - | Oe oo a aoe 

- | - | oe — (h) Books, cards and office supplies. . | on ee , a 

. i oe : a = oe (i) Bowling alleys, pool halls, raquet ball and. - - 

cy GEE and ball facilities. (3-15-77) | a eee 

i oe | - - oe | —q) Broadcasting, T.V. studios. | | vee | ; a 

| a | | ee —(k) Business, beauty schools. - os 7 | | ee inte oe ee 

bees | - a : (1) Candy, ice cream, popcorn, nuts, frozen des- | a a Soe 

j | ois ee Soe | serts and soft drinks, but not a Restaurant Class II. _ | ee 

oe | oe oe (mp) Camera, photographic supplies, photographic , | | Se 

i -- gtudio, optical and jewelry shop. | Ur ese a | | 

Oe : ‘(n) Carpet, rugs and floor covering. | | oe eg e 

i a | : | 720 | | ge ees



oy | ; | } t 

ces me tS ae | (0) Costume and formal wear rental. | es ee . a oes nee 

: ee > es oo oo (0) Delicatessen. Chae cee Po | es ee ee 

i - ee : | Be (r) Department, discount, drug store. | aS cee ee ae | | | 

ee Ss ~ de ) ve see (8) Dry cleanina, laundromat, pressing, tailor oS a eo PSE - ce 

Eee gy plorist shop,” Sg Se | ae 

| or oe fa) Frozen foods, not. includina locker plant a 2 eS | ; a | 

j S foes | or meat market. | Oo - ce or - | a ee ee a 

7 a oS - . | os . (v). Furniture, upholstery, picture framing, in- a 

i aoe ae a | | one - terior decorating studio. ee | oe a oe Oo | 

| e . n | (w) Glass, china, potterv, gifts and novelties. | . 

: a eS (x) Groceries, fruits and veaetables. AES | | 

, | : ae - - (y) Hardware, sporting goods. | oe 2 oo a ee — 

es a - es Cz) ‘Hobby craft, coins, stamps, handy craft ae oe a | CS | 

ae | | - | | a ae (aa) Hotel. - as ee a na ae | ne 

j mo , oe - (bb) Jewelry, time pieces, silverware. tas oe | a a 

Coe oe se aan oo (ce) Leather goods and lugaage. oe ae DER a eS | a an 

o a 
| By i ane | | | wear (ee) Liouor store, holding a Class “A" Licuor __ ; oe | - a8 

A Jus e | | | License. | - | | me he | ce ke oe ae | aes 

i 7 : : | oe os . (££) Musical instruments, records, television, cee ee 3 on 

7 2 we oe | radio, hi-fi, ete. | oS a a es Wee 

| | ES : os 2 (gg) Offices. - ae oe moe oe eS 

| i | | a (hh) Paint, wallpaper and related material. Ee | a oe 

i - a | | | : | 3) 8 . a | : | 
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i | , a | (ii) Pet shop, provided it is operated so as to a cos, a 

oo | | cause no offensive odor or noise, and Pet Clinics with | oo es 

i a | oe coe oon ee ; non-medical boarding and outside facilities prohibited. . PS Bek ee 

Silos a o (33) Pipe and tobacco shop, newsstand. : oe ote e es oe 

eS oye (kk) Printing shop. os | a | eos! | we eee oe 

i oe ee we ay Tavern, bar holding a Class "B" Liquor License. ae - oe ee 

. me os | | | (mm) Sewing centers, sewing machine sales, sewing as : a Pe bee 

i | | oe ; ena classes, yard goods. | - Be to : oe oh uN ea | | | mee | 

wes 7 - ee (nn) Shoes and shoe repair. - oes : a | Beg 

i | , aS ESP agg eS (00) Theater, not of drive-in type. > 2 oe So Se ee | 

pa OE a mee gs a (pp) Toy, games, variety store. , ws cr a oo - 

one | SO ee | on na aS (qq) Travel bureau. | - _ | | _ oe - | | | 

i a | LE OE oe (rr). Women and men apparel shops, furs and fur | ae : , . ae 

| | : Sole repair and storage. | Oo a - _ : oo ne | 

1 - - | - Oo | | . oe (ss) Municipal Buildings and Structures. se Onn tas | os 

one, eee a ae a (tt). Class I restaurants. (8-16-77) gee ee . : oe ees 

se one eS (2) Conditional Uses. Within any "B-2" Retail Business a : ees Sy ss 

i | cae ‘District, no structure or land shall be used for any of the Utes ea 

sO oe following uses unless a Conditional Use Permit is issued: | | = 7 e 

i se | | _ - | (a) ‘Accessory buildings and structures. oe | - = o 

en | ee ooe ae . (b) Dwelling units, provided the units do not ene 7 ce 

j ne PP | occupy the first floor. — o aan | re alge 

“ : ee ens a - (c) Open sales lots authorized under "SPECIAL ns a | me es - 

fA ne ; PROVISIONS" of this ordinance, except as herein modified. | eee & 

i ee oh vo - l. ‘The assembly, repair or manufacture of Es PS ees : 

7 . | | | goods if not permitted within an open sales lot. EE ae a - 

[ - | | Be There is located on the site a building oe a oe | 

oe | | a | “devoted to and used for such sales activity which = LO Sy EE Eg 

| _ | | | ds at least as large in floor area as the occupation | | 

| | : | - an@ use on the open lot. | | 7 fous



adhe oe Es ches oe (a) off-street parking lots for general public, : LS Pee oe 7 

i oe OF subject to provisions of “SPECIAL PROVISIONS" of this cee oodles : oy 

was 7 | ee S ordinance. os : , ” ; | ; De | ao oe a 

q oe - | - Se ore _ (e) Vending machines, whether for a service or pe Steal | cae S 4 

ee fo product, shall, when located outside of a building, be See, : ue Ee Be 

7 / | oo m. considered aS an accessory building except where all ? oe | | | | / 

| “ oe ee machines are installed and maintained immediately . oe whe | os 

| Loe oo adjacent to the principle building. _ | coed ao. eos Jee aaa 

i ae | | - ay (f) Motels, subject ‘to the same restrictions as | oe ee es 

| Le : - | provided in Section 10.13 (20, de os - ae 

i | coe ae - a ne s (g) Class II, III, Iv and V restaurants. Jones : 

| ee ne | - - (h) Motor Fuel Station, Class I. nS | a 

ao | Pye es ; | GQ) Permitted Accessory Uses. Within any "B-2" Rem | | - 

i SR es ah Business District, the following uses shall be permitted a Be 

oo s oe _- accessory uses: | os oO | ee os : . a es yo ie 

I | oe | oe | : (a) Decorative landscape features. = a / Ee | - : - 

| . wy Ae | A — (b) Off-street loading. — a - ee i 7 | | ee a a 

i : : pee (e) Parking for permitted or conditional uses. os | oe og, | | 

eee 8 . | - | fa) Signs, as regulated by the Sign Code. a. - | | es : we 

ae Nes wo | ot (e) Private swimming pools. — ; a oe 7 SENDS om a 

7 . cas my ie egy Buildings temporarily located for purposes Oe eS ss mee oss 

a | — ff construction on the premises for a period not to | 2 pus Sa ede 

I ; Cae ; Ne exceed completion of construction. ee a —— es ae | soe 

i : | | 95 -
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