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May 22, 1986 ape 
, | - James A. Graaskamp, Ph.D., S.R.E.A., CRE. © Ww 
a | Jean B. Davis, M.S. ee | 

| | | | ini 

|. Mr. Irving E. Levy, President | | | | | an - 
A Ed Phillips & Sons Madison, Ine. | . . Sa 
a 2620 Royal Avenue ~ a | | | | | 

. Madison, WI 53713-1597 | | oe | - cr 

a Dear Mr. Levy: | | | | | 

| | This letter transmits our appraisal of the Phillips retail store 
| in Monona, Wisconsin. The date of the taking for purposes of _ 

} this appraisal is March 26, 1986. | | | | 

i |. The appraisal includes "before" and "after" valuations of the 
| real property. It also includes an estimate of the cost of — | 

1 repositioning the store entrance to face the parking lot | 
entrance and an estimate of rents lost from construction | 
activity. | - | - re | | | ° 

| _ As a result of our analysis, we have established the following. oon 
q — eonelusions as to Fair Market Value as of March 26, 1986, | 
= | assuming cash to the seller and no consideration for financing ae 

| | or income tax leverage. a a | oe | | 

to The estimated market value, as defined herein, of this property © 
S before the taking as of March 26, 1986, is: © a | - 

a : oe - ONE MILLION TWO HUNDRED FIFTY FIVE THOUSAND DOLLARS | | | 

a The estimated market value, as defined herein, of this property | 

| after the taking as of March 26, 1986, is: | a : 

a | ne ONE MILLION ONE HUNDRED TWENTY THOUSAND DOLLARS ce, a | 

t —— - ($1,120,000) Po oe Se aa ee 

on The loss of market value accruing as a result of this taking as” 
| of March 26, 1986, is estimated to be: : a we Me Se 

ve | ONE HUNDRED THIRTY FIVE THOUSAND DOLLARS Oo 

a oe Oe ($135,000) eS es -



oto Mr. Irving E. Levy, President | , oe ae we to 
: oe Page Two - Pe a - a | 

May 22, 1986 | | | a : | oes 

a - The cost to bring the subject to a cured situation after the 7 
taking is estimated to be: ee | | 

oe eo a ONE HUNDRED EIGHTY FIVE THOUSAND DOLLARS | é | 

| See | ($185,000) ee ee eee a 

The value of rents lost as a result of temporary construction | a 
| activities is estimated to be: © | es | 

| oe oe SIXTY FIVE THOUSAND DOLLARS oo - - 

Le. | a or ($65,000) | | - | cet 

a | Therefore, the total loss and damages accruing as a result of | = 
| this taking as of March 26, 1986, is estimated to be: | | fo 

i on - THREE HUNDRED EIGHTY FIVE THOUSAND DOLLARS 2: 

| | Se | ($385,000) es oe 

a | This appraisal has been made in compliance with the requirements oo 
|e and guidelines of the State of Wisconsin and the Federal 

= - government with respect to valuation for eminent domain purposes. 
, and is subject to limiting conditions and assumptions contained 
fo throughout the report. ae | - 7 | 

A We further certify, that to the best of our knowledge, the |. 
| statements made in this report are true, and we have not : 

| | knowingly withheld any significant information; that we have | | 
a personally inspected the subject property; that we have no : 

interest, present or contemplated, in the subject property or 
| . the participants in the transaction; that neither the employment. | 

nor compensation to make said appraisal is contingent upon our | 
a value estimate; that all contingent and limiting conditions are OO 

stated herein; and that the fee charged is consistent with our o 
) usual charge for appraisal services. | oO | | iene 

- . Estimated Market Value, as defined, of the property taken is: , | ee 

oo THREE HUNDRED EIGHTY FIVE THOUSAND DOLLARS o | 

| eae an a | | ~ ($385,000) | ee fo
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| Mr. Irving E. Levy, President - | | Bo ne } 
B® | Page Three a | . ee | sae ee ve 

May 22, 1986 IS | | : | a 

a We are pleased to have been of services to you and remain | 
- | available to answer questions you may have regarding this | © 
| | appraisal. Bn ne a | | 

ug | - FOR LANDMARK RESEARCH,/ INC. | | | | 

7 Urban"Dand Economist ee: | | : Be 

; | Enclosures 7 . a | : 

a —  JAG/elm SO : nn | ;
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aT, PURPOSE OF THE APPRAISAL =i (<aitsttsti(i‘s;éSC~C*™ 

a ae | | An appraisal report provides a benchmark of value for a 

| “ decision; in ‘this case the issue is value for a partial taking & | 

ee of parking space and access to the site of a discount retail 

q | : center known as Ed Phillips and Son, Madison, Ine. | | - 

5 as a AL The Appraisal Tssue ee | 

Originally constructed in 1966, Ed Phillips and Son, | | 

a a Madison, Inc., (referred to as Phillips) began ‘primarily as a Se 

i a wholesale distribution warehouse with. a catalogue showroom | 

retail store. a Subsequently, both businesses have expanded and | a 

ql | three additions were made to the original structure, the latest | | 

- in 1981. The retail business has expanded into a specialty home | 

| store handling a. variety of goods from housewares LO sporting qo | 

| goods. . | | a Loe - | 

i | a An ever-present issue in the South Towne area has been the eae 

| relocation of Madison's South Beltline Highway. Each expansion | | 

| | was planned | after consulting with those responsible for highway fo 

, planning for that area, but | the highway concept changed over | 

: oo time, necessitating an unexpected taking. This appraisal report 

Will serve as a basis for negotiation of fair compensation under ” : 

me Wisconsin Chapter 32.09(6) and 32.195(6), as of March 26, 1986, | 

the date of the ‘jurisdictional offer to purchase the property. |



 Readinanls “Resaiel Tao. ) ) | | rr 
_ | Appraisal issues in this partial taking of an ongoing commercial — 

|. retail establishment are: | | | | Ts oe | 7 | 

s aS | te Defining the larger parcel concept and the ae oe | 
| sss remainder parcel resulting from the taking. | : cones | 

eS 2, Identifying the impact of altered access and site cee ft | 

a ae _ eireulation or after values of the remainder. OE SD sunny | 

g | 3. %Identifying severance damages, if any, to. existing | | 
Oo | structures and their function and utility. | | } 

-m («tl a 4, Identifying the impact of four and one-half years _ ae | 

to of = temporary access roads and construction detours © - | 

- - on retail sales and rental values of the subject — 
oa | --s property from late 1985 through 1989. | ae oo | | 

_ The subject of this appraisal is an improved tract of land | 

i adjacent. to the Monona | South Towne Development area. The of | 

| subject, as shown in Exhibit I-1, comprises 3.31 acres | 

| identified as Lot 14 and part of Lot 13 of Raywood Heights — | 

7 fo Industrial Park, part of the NW1/4 of Section 30, Township. 7 

® | #;|\North, Range 10 East, Raywood. Heights (originally Village of | | 

co Monona), now City of Monona, Dane County, Wisconsin. The | | 

ee / | interest appraised is a fee simple interest in the subject © | 

a property, subject to limitations of easements, zoning, and | 

| community planning districts of record. The subject is being _ | 

| acquired in connection with state of Wisconsin Department of : 

‘Transportation Project I,D. 1206-02-33. — a | 

Gg, Dake of the Valuation i ss—s 
= | os | Analysis and value conclusions are appl icable to the > ; 

a required | jurisdictional date of March 26, 1986, in accordance ae So
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| — With Section 32.05(2)(b) of Wisconsin Statutes. The appraiser's 

i final inspection of the property was made on March 1, 1986. | | 

a pelos OD. Definition of Market Value =  — 

- As used in this appraisal and report, the term "market | 

q | value" is defined as: SO a Oke | fo 

. The most probable price in cash, terms equivalent to fo 
cash, or in other precisely revealed terms, for which the | Jo 
appraised property will sell in a competitive market under oe 

m= (Cf all conditions requisite to fair sale, with the buyer and fo 
A ] seller each acting prudently, knowledgeably, and for a 

_ self-interest, and assuming that neither is under undue a a 
| duress. / - es | | 

7 Fundamental assumptions and conditions presumed in oo 
/ this definition are: | | | | es / 

fl | 1. Buyer and seller are motivated by self-interest. | | | 

| @. Buyer and seller are well informed and are acting | oe 
i | prudently. | oe | : 

| | 3. The property is exposed for a reasonable time on © 
A | / the open market. | | - | —— | 2 

1 4, Payment is made in cash, its equivalent, or in 
y oe specified financing terms. oe | 

. . ° : ° . ° 2 . . . | 
| | 5. Specified financing, if any, may be the financing 

| ve es actually in place or on terms generally available | 
i a for the property type in its locale on the | an 

| Ba effective appraisal date. | oe | oe 

, | 6. The effect, if any, on the amount of market value ee 
aa of atypical financing, services, or fees shall be : | 

ft) clearly and precisely revealed in the appraisal ees 

a | report. [1] | | a - fe | Be! 

[1] American Institute of Real Estate Appraisers, The | — 
| oe Appraisal of Real Estate, Eighth Edition, (Chicago, | ee 
gg IL: 1983), p. 33. oe oe PP |



| TE DESCRIPTION AND ANALYSTS OF oR NE 
| oe Ba THE SUBJECT PROPERTY — | 

| The total property owned by Ed Phillips and Sons is a | 
rectangular parcel of 4.94 acres, bordered on the west by | | 

/ | Mangrove Lane, | the remnants of Royal | Avenue on the north, and wo 

portions of Raywood Road, which has been partially replaced by a - 

- new boulevard to the east called South Towne Drive. The City of | 

i ; Monona currently retains ownership of the interdicted portions / | 

a of Raywood Road bordering the subject property. ee pO 

| The western half of this property facing Mangrove Lane is uo 

i | devoted to the liquor wholesale business, including warehouse 

| and office. — The loss. of the exit north on Mangrove Lane os 

a p increases the circuity of travel for wholesale trucks, but there ia - 

is no measurable change in value for this industrial warehouse Oo 

a | property. Therefore, the larger. parcel, for purposes of 

i , defining the partial taking, is only that 3.31 acre portion of | 

| | - the total Ed Phillips and Sons ownership which is devoted to ae / 

a retail sales and retail customer parking. A map of the total | 

property and the portion representing the larger. parcel is. — 

| provided in Exhibit II-1. The line of division follows. 

Firewalls which “subdivide the total Phillips structure as well pe 

oe as logical modules of parking. The appraiser believes this | : 

a | subdivision is consistent with, and is required to meet the | : 

5 | three unities rule ‘of unity of ownership, “use, and contiguity. -
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i | Real Estate Appraisal Terminology defines the larger parcel as: eres 

In condemnation, that portion of a property which has fp 
| unity of ownership, contiguity, and unity of use. | © 

- | | These are three conditions which must be present to of 
- oe establish the larger parcel for the purpose of | 
a eS considering the extent of severance damage in most | 
* states. [1] ~ | ; | 

The use of the larger parcel will be shown to be retail discount | | 

| sales before and after the taking. | - | , 

a A. Physiographic Characteristics eee ee 

ee ek | 1. Size and Shape © oe | a | 
= noes | | : me | . | | 

eee | The larger parcel is an irregular-shaped parcel of 3.31 7 

- aeres bordered by Royal Avenue on the north, South Towne Drive |. | 

: on. the east, and the liquor wholesale firewall on the west, and | 

| a occupies approximately 144,272 square feet of land wrapping Oo 

qi around the Phillip's liquor warehouse (Exhibit II-1). This is 

| the larger parcel as defined above. Photographs of the property | 

[ : are presented in Exhibit II-2. — cre | | : 

i a 2. Topography and Drainage | | po 

The subject land is fairly level, at street grade, and © 

i | slopes slightly to the southeast. Site drainage is via Street | 

storm sewer and ditches located in the southeast corner of the 

Gi | property leading to the greenway outlots that flow in a || 

a | southeasterly. direction past the bulkhead line into the area © | 

| designated as conservancy behind South Towne. The corner lot | 

i [1] Bryl N. Boyee, AIREA, SREA, Real Estate Appraisal OO 
| Terminology, Revised Edition, (Cambridge, MA: Ballinger . eee 
os Publishing Company, 1981), p. 148. | = fe
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EXHIBIT II-2 

PHOTOGRAPHS OF THE SUBJECT PROPERTY 
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View of entrance of Phillips Store looking 
southwesterly from Raywood Road. 
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View across eastern parking area of Phillips store. 
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EXHIBIT II-2 (Continued) 

gf ye 

es A ec 4 PR 

7 ; ca 
= me =e wen A 

eal 

View looking across Raywood Road at east side 

of Phillips and its eastern parking area. 
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View of southeastern access to Phillips 

from Raywood Road. This is the only access 
which will remain after the taking. 
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7 os has extensive frontage, but Royal Avenue and Raywood Road were |. - 

— | ‘marginal streets at the time of acquisition. oo oe ee ey 

| | 3, Soils and Subsoil Conditions s—™S od 

i 7 oo oouks Soil studies were neither made nor provided for use in this | | 

fe appraisal. However, an investigation of available information | | 

a fo indicates that the subject. property generally has soils that | 

will not adversely affect its potential use and value. Major | 

l | soil groupings are from the St. ‘Charles series and present only | oS 

i a slight limitations For most development activities. a | 

oe OB. Location and Linkages a | | | : 

a | The ‘South Towne development | area, as shown in Exhibit IT-3,. ie 

ois located at the south edge of the contiguous City of Madison, - 

oo within the south edge of the City of Monona. Tt is 

a | approximately three miles southeast of the Capitol Square, three _ 

| miles west of Interstate Highway 90, and one mile east of John | | 

G Nolen. Drive, which provides access to Madison's Central Business 

q District (CBD). — | OO le eS | | 

el a Despite its relative proximity to downtown Madison, the | 

i : | area around the subject property has been somewhat slow to. 

a | develop. Several. reasons for this are apparent. First, Lake ae 

a a Monona, which is situated approximately one-quarter. mile north | 

a : | of the subject, has diverted outward expansion of the City of oe 

“Se Madison to the east and west of the subject area rather than | | 

; | through the subject area. Second, the Madison Metropolitan | ; 

aa a Sewage District's Nine Springs Treatment Plant, which is located _ 

g : approximately ‘one-half mile south of the subject, has threatened Joes |
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oo 

| development in the area with occasional odors. Third, poor 

soils in marshland areas east of the subject ‘property limit the | 

- | maximum growth potential of the area and, thereby, further . | 

f : - reduce ‘the attractiveness of the area to users who would build © 

in anticipation of an “expanding residential trade area. Fourth, | 

_ the railroad embankment through the marsh creates a physical | 

a : barrier through which there are few streets providing access to 

) ; development areas to the south. ON Des = Sa | 

i | ee More recently, residential growth in adjoining areas, aa 

a | particularly in the City of Fitchburg, has increased the | 

desirability of the south side in general and the South ‘Towne. | 

| area in particular. This impact has been transferred most 

= | directly to the subject site via the area's primary traffic 

: | artery, West Broadway Boulevard (U.S. ‘Highways 12 and 18). . 

a | Traffic counts along this ‘roadway are among the highest in the 

| - Madison area and “have been increasing over the past several : 

a | years. The 1976, 1981, and 1983 counts, along with the | : 

-—spercentage change are shown below. os oe | | , 

i (Eee WEST BROADWAY (U.S. HIGHWAY 12 AND. 18) oe 
| oe - 2Q4-HOUR WEEKDAY TRAFFIC COUNTS: a ed 

BS SAS este hee ee ee, 
= | nnn nn nn ee eee eee eee ee en eee ee en OERCENT 7 

; LOCATION | 1976 = =— 1981 —6-1983 CHANGE | | 
| nae ~ (1976-1983) 

a / Broadway at Raywood | 7 46,600 50,250 54,100. 16. 1% | - 

; fo | Broadway at Bridge Road 39,000 43,500 43, 850 12.44 ee 

an Source: East Madison Traffic Flow Map, City of Madison, we 
| - | | Wisconsin, Department of Transportation, Division fo a fo - of Traffic Engineering (1976, 1981, and 1983). eee eae



| | The market access afforded by this roadway generates the | 

q - majority of the demand for goods and services at the subject's | ogee 

‘i location. Because the subject site is not iow, and. probably | a 

. fe will, not be, surrounded by a large. residential ‘trade area, f 

i ets successful uses will not be oriented toward the convenience type | 

=. retail goods. ‘The location then offers the best potential for |. 

a ae retail facilities oriented toward shopping or specialty goods, _ 

1 , retail/service | enterprises, offices, and office/warehouse | | 

| - facilities. | These last three uses are especially able to oo 

i | benefit from the area's good vehicular access to the entire - 

- Madison area and to the Interstate Highway system. | | - 

: Recent development of the South Towne Shopping Center has | 

| increased the desirability. of the area by providing amenities oe 

necessary for continued development. In addition to creating | 

a pe regional identification and customer draw to the area, the | : 7 

| center provides eating places and shopping for the area's : 

i ‘potential employees. A study done in November 1983, indicated | - 

fo South Towne was the third ranking shopping center in terms of | - 

Z | frequency of visit in the Madison area. [2] | | | 

a : 8 Reconstruction of U.S. Highways 12 and 18 will relieve the | 

| - growing congestion fostered by South Towne. - ‘The highway plan fo 

a | requires the improvement of a segment. beginning at Fish Hatchery 

a | wie ee | Sere ee es fo 

} [2] From work prepared by Simmons Company, November 1983, and | de | 
| | reported by Suzanne Reuschlein of Madison Newspapers, Inc., #§$|| 

a | on April 13, 1984, se, | | ee aa



aa 

ai Road and extending easterly 6-1/2 miles to Interstate Highway ee 

| 90, A six-lane freeway will deviate from the current alignment, | 

" | pass beneath South Towne Drive, and parallel | the existing road oe 

TL approximately 1,000 feet to the south, limiting area access to a | 

a new interchange constructed at Raywood Road. (See Exhibit 

 II-4.) | The new Raywood Road interchange will impact the subject 

property by reducing the retail parking area, eliminating all oe 

: a direct on-off site access on the Royal Avenue ‘side to the north | © 

| of the larger parcel, and restrict | shopping ingress and egress 

a - to a single apron at the southeast corner of the subject / | 

ee | - property. The eastbound off-ramp of the Raywood interchange 

|. will eliminate Royal Avenue from Mangrove Road east, and will | 

: i contribute to obscuring the subject property. from eastbound 

oe traffic with a retaining wall and recessed highway grade passing a 

a | below South Towne Drive. Although Phillips will have visibility | 

| to ~the off-ramp, the Main roadway will be lower than the subject | 

a 7 property and partially buffered with a retaining wall, berms, fo 

} and vegetation. The visibility of the remainder parcel of the. | 

subject property will not be improved by the fact that the South | 

a | Towne Drive bridge is approximately six feet higher because | 

a - eastbound cars face the wrong direction and southbound cars on” no 

a | South Towne will have their view impaired by redevelopment of |. 

— | Raywood surplus right-of-way. West bound traffic on the new : 

J po Beltline will be recessed well below grade of South Towne Drive. | |



I 
. . 

. 

. 

| 
a op ee tee . Ly ree ae PY yeeow SAN SA e 

| co spagecty Saga then OE Uh se a aR: sth te ara ee One | 
. fe ge BS he wat . a wy ee we Bs ay i : ". + he a ges ’ " f ; a r in” ¢ ad 4 i € ”~ ~~? * ee y > . a "; ch | pe, . : maae ne 

Le : o—! - wapalic \ * a 2 _. eS oe 4 * Se ee ‘ Exit ey oe “3 a . . . ag ; ie “ ee 7 . Jf ack “a *' £ ys od “na /_ P waa. . . % ~ & 
. oe 

Os ‘ 4 is & a a “.? Pay. WA a: fs 7 oe  §S, : B . Re : af. # <A. e 4 ER *y te: . a ie, . . . o Fe nw to : , i” ¥ : . >, —s ~ . a , . ‘ 
ce 

tr en vk (fo are fe ib ek eens 6 - ' ; Q : . 4 Pf me: 2 ~ ye a wr oR. Oe 

sf re woe oan a | FS o.5 re: L Py on =e Lae yew # fey se w* om O° Ra :. . ft Swe 8 a- > a a £ ‘ all, ; oang 

| | TNS SOO eel LS PE OSES Be gow Pat Korte! 7 Ree he, | Ss 

, ’ re ae ER ee ee ait See] ee en eA , owt RO _ Ge eee ™® i - - 6 @. " 
ee 

‘ so «is Sg Pacts a ae Lata Pa ra it ae ke", : x SS a ns ie an a bY ~ et # ” ears , L ® ta ey? * * = “ : : ~\ ss . -, OF" bam mo _ 
i = 

| 
< i a ag eR gro A ae ca oy bes 2 Ke ery anh ia " ee re wree ‘ eo" . bo | * . . ts “ ‘s , a * ae «x £ - cary QO enn : > \ of - . . = 

wee RnR A. WE SS, OR Ee : se a fe . i or y- - ) ae wh. a : ee 

| | > er aL SOT i ee ae.” wh : Why ‘." a kaa OP 2 wo we te a -_ Regret at ae fe = 

* a ; el ve fay tte me OR Koy ety? oo - 2 ARH IS, NO eee o1 an = ego 

mI ro : i ‘ iN ‘s f- . aie .. . bl rar a wf i‘ 7 - f - 9 oh * a vee he * roe ‘nam? & “— -> ; a ~ oe . “&, e 
So 

. ; < eae j ° ae a er a ae” on ; ee we a ¢ : “ : ae o, . J iat wie “a h- = as . : ® . ee ia 

eal ; ‘ were oo be be Me Fe OK soe ang: 5 ’ 4 t . Pee oy ay, Of “ ma afi! », - «© 5 = ren | 

“in “Sine %, . aS i ee the RE? ea ~e O*e rf. te a : aria. “e 1 SZ ay "eo: 7 a a 

| ine om re ros Cs 8 apne ° Se a Us > “A “ax a * WwW ve UW? a: ee 

tah 7 . p . a o ¥ 7 ‘ 4 “ yd ne NAIR: ‘. be ars ce 8 ot 4 ‘p . . . ; i tee. -y . a . tome mm . - a o 8 ¥ om SIMPSON 5 » . ¥ : Vek 

a ag a he A Ces) ees at ley” oF Wf ; “cies. F< mot: Aidtson._. i OO pol Tem: oN) 

‘ 
i + : * d ge t - os s.. : . ame at te Ae oo. i 3, a] ee . wr > te 4 “ a : ee, pes 

‘ ” e . “af * Ps had youre ys i r ~ ov ' oe ee we / ran : a ro , en... “NO . en 6 am - / 
Co 

: A Had ro o 48 ™ tA .” 1$OK re wn 4 . % hee ‘ * Kat oe ‘ . "e ? a ail . .¥3) 7 * ‘, * on eed ot ae 
Ss 

‘ Sree OR BAD f “sae dade SK *% ea ee . ot 1 , : 
rae 

mae. & i. . & ‘ . de, =. ; ae nail ; .. a . 
Son 

| 1. ay sy ne AR, \.4 % a ht ° RACHA “a PMENUE, ~ ma 1 ie’ * hen HPT" "0 = 

| - eM Woe. » Ea ay PT BEA wee Aen Ne tr” sie ESTING 42. 848-——__+—_- x} = 

: / . . ae . 2 Kno P : \ & ay bes & P . ee Aa « ° 7 ~ on . r rae ay wn . ‘co c— Coa on a. yucees amin “ At . yy . pea 

a 
| “fowl f oe pe ad “ % . 

, ea Be 

* . ve aa gn ~ ao ‘= BARE a - we * ves 7. “ , we a i i is At: @ROA F Oo : 

t;. #4705 > a eels - / Sad ae Senet a ‘oO Py Pag ) in “7% ; a tye” . .° Sao wk OE we a Te, _ oe 

: pale \. OO ony Ot as * a Te ier re. Ply e Anes . yi wo “a ie aa ~~ s , ee RY ay >. me ded. ; t{” ee 

| oo See we A le x a n'a eae) SIS. <a ae ‘'—e ast rae +," Z SL” OS, a %& “ ed ss ee [Ty — 

| BE Spins Ss ihe i Cae EE ae ye ew MEST / “Leo 2° Be | Ue gil at Ah. an OG om ee 

* i a eS p . _ f = J a " . eM, ‘ . Pate 2 f A Bt. Z oe 
fs os 

dey ae i a ; 
ESAS ‘ 

: RT SE Oey ie mney NEE oy REE AES cgay BEE ee eS ae 

=. 
ae wk rs asa tar At ' fh A: e- ei VP ed a JAA at ¢ “7° an 7 Lil ca Ae i Sr ei 

, a 7 Ex” Ply ew 0 q A i. , 53 a4 rn Ce oo y pg tl fille 6 *.  , a 4 D] scan 6 Ce _ ~ To | 

*, es ~ "a . - AP aa Se . 7 ee Bi gt ; ‘ ae fe Lge rs 2 ; A bs need na i , Sooo ¥ an — fi oy < KH XH 

a Can a A ry - rs a - . : hs Pr ae he if B i ry : 1 « mi -. 7 “ 4 ee Pp ae Po , . 7 : : wiheote . 

| ee Siete Sf eee Conwy 8 ‘To Ree een, ol i di are altace Pie ; >| Se rd aT : Q w 

Eh 
‘ a , n Wg fy ae AS . . 4 

Sy a a Pa Bs i fos 
a a ry a... i 

. 

| 
. ae ON ; ae ad wae a. Co Mes Poe Fo . y i. i aah y a, oe ea -. tes te “ ae mares Py 

: , ‘ema Ye or 7 b ai om gn : si eed a = .— be ew’ ‘ » . ae an eed, dl Poe ni ip ‘ae bes ; y* "y. * tet le eet 

| 
‘ i : hn “ ne 2 rhe. F 3 ge aes ie 4 "he or ne a ON ae. 

Wn oA . * RS a” eae a3 ‘ok Yen ey Wie ae i co ‘ & CTS « eh MALL Em, pie h ps po = ra 

, 
: : t ° 5 ae > * * we 2 .* s ae, A 7 ‘ Nar ‘ , ° * te : A 

: . . 2 Aa ; tail ie sear ys ; aaah C wen ; * ’ f ,* wot Pits f a! i nae ™y 4 ~~ : ’ 4 2 : FOWN, 

BO ag on Se aE I aa RL EN al haha \ inde Bo Mime OY oe 

coe x a e _ " 7 te - " * « 4 - a eo ; Fe 
7. ar) 

. + ° 
re . 4 n : a iu 

| : ” ie te aS ccna neem ae ae aD De KI NOY TSA) RE v 
3 

; . Ot 
er - Serna are wena 7 - — —«. _ an ; : 

re 
"0 i 

“ 
ro aa ae _— en ar 2 -_ 

. rrr eS Uae 
. en a . tv] Sz 

| | | Pr SS SS OVAL ge 0 RT ponte Se en ce pes yak anes! Seed St, 5 a4 

SL Spee oe oe Se oa. ia ~. . ©. Ake tC Oo oC Se ee eS ON | 

‘we i ue . . re ce.. “ me ~ levee + Mat. > - o . : 

ay aan 1 mt ie ue 4 a | Ps wwe NS tay ae Ries C NLAey - mein! Ug - C2. 

t > a ’ . ; *. > : ‘ ‘ at aah hers ; tw. fe : Me rome e 
: 

oo, . : Fy . 4 . a - 7. P42 ba al 2 T . < uf Subject aa es Lee / . Saar C5 - ag = ey h ce : : _, Hd 

, ‘ be e Ce Te * . eA EEN oe MS ener". or ' ; 

| ee | ETOKUFARM eee om * | y ee, | Mc, rigs || geet eel aw 4 

RR a ee ~ Fe «<8 ae ae ‘ eye ars eS iy pe, eT eee eee ee” 6, ~* Sa 

i Tia o “Sh Batt? Sok —. Ta ee \e ee <n Mitte Meee | Pace P/F va, kt. 

Re BATE Ge _— fei. | weer: Lge” ee. oO 

‘ : ‘e * + - Di, ‘y 7 . : Fat, bs ‘£4 : % Coe LN ia a ier wad _ Po ae —_ > Hy “ Fast mee a , - pie 7%. “ : 
. 

n Wer > , “we f . 9 Sea me * - ce . ' at ~ : “amg id Lp a , : “8 ; . a vo ; ¢ ¥ _§ <tr ut KHEAD a =. 

Tet, , Pe Canes te Zr BUCKHEAD | 
: Pi “ }. FF. aie av ris eh’ ra gg 2: ay * eal Fj ' MOC 

soe 
: . rey . 

F OS abit hie 0°: eh tak w, R. ma ie } é ; 

. BNA OD Tak en ne of WL Ea ee Pity. [ORME Se mo | | 

, 
, wo . 4 a “" , ’ : Lo “st ” "> . i ' . mS soy - Cy ze! . ‘ —, _ : os eae oa nigs ee” 5 Mee tr . . ay * * *  peiig 

. ? a i : ae: ’ var ; .¥ 7 ing . a F Ae 3 , me h 1) Py 1. A : ana f a . vot che 7 . a ~ a a wa 4 / ~ vr ei 

, . +g. i “y ; ae . ns. hac’ © P eee J eg Ri 3 eee. se OF SE ae P , pe et g if 

A> AA OS Se tity © Fg orig ||| |B chong eens eee PJ fey et a | 

Peo Ga OOS ets 3 a ~ » £0 Se eR re Pe coh ee tee - La ag “eee 

: 
. : Sar . -) . Me . i. « ron . : poe sean RS aE OF a ~ iy : z Bs Shred ¢ B “ / os i + Same 

ewe Kas w bs. ae ay B, : ; i _ * ba & ag aO hee oS ns a iyo 8 ba ¢ ~o «3 He a2 wo, a 

«Vt : a ’ a iz sy ie a * he : **, “ahs . 
‘ AL. - . 

2 at na ee « Pay, poet ig ~~ } ey a oN il 5 : 7 ee . , " . “ oe ne 
. 

| A eae ON Va PSs BH Mats ES Fes OF stb MR 
. . oe tim Pi srage oF re xv , Br > : .- “t ‘ : :* 5 S . -— Cy a eae Le led ag 4 : A ~ Ae, at Poe ew. 

97 i ish : Ms oo dot : i . Metin > een i -~ rede! ‘sar fear ‘y- OU . r ’ 

, ; ; of ee Aare Pe ae i “ —_ y ; aay at Poa P< oe : a ‘yee tte, an os ee a - ae x Se ag - < . 

* ae ei. my nt i nn | ., ‘ tee) oP fy Te Fe - a7! OWE ts . sey mM 

- , ea RO NR aa): Bo Te Gi ar % f  ecae fpeor Tas | 

: ’ vd ee ees eK RA. Rs ET tt" gene ? Ot ny Lain ba - or. x a4 ; fp ONE dL "see: 

| pe eo NS Se ee Be: I Ry, | S$ fon ea So Ca semen teeta ACM Mel | | 

. al, : .. we ‘ Re tae 8 Se ™ : SR Cte OO. Se ste = ae ie eS ° a: 6 AO 200 MO 4 : * 0 pO 0 t : : 

oo toy | OREN NRG Oa Soma ee ee | {|f[es | ae ee Se 
‘ fe ' aie, * , " . Oe % 7 , . : - 7 

“we . . . # 
. 

ot OES ye BRA SOR Be es oS le 6 LANE FREEWAY ON RELOCATION 

| : - | oo FYWIRIT TT-10 - 

| | : : : . 
. 

: SESE ANTIN ie ERE NS si panrienemeneseriaaneeonenae ae ; Lok : : : : : : oe



a : | 7 1. Access and Parking Before the Taking - | oe nee 

| 7 | | Presently, overall access to the property is acceptable. - 

a | - Eastbound | traffic on the South Beltline can reach the subject 

property by using Royal Avenue as an off-ramp directly to the | © 

7 parking lot or by a right turn at the signal-controlled new 

2 | South Towne intersection, the renamed Raywood Road | 

intersection. For westbound. traffic on the South Beltline, the fo 

i on only access route requires a left turn at the ‘signal-controlled oe 

7 ee South Towne Drive intersection. The ‘motorist on Royal Avenue | 

oo has three access points onto the Phillips site While the | 

1 | motorist on South Towne Drive must first exit onto a residual © 

To strip of Raywood Road and then has a choice of two access points 7 

to the Phillips' parking lot. (See Exhibit II-1.) This parking | | 

| lot offers 163 parking stalls, including o1 for the. employees of to 

J the liquor wholesaler and eight for visitors to the liquor 

a | business. The remaining 134 Spaces support the retail property, | 

| -- amounting to 3.9 spaces per 1,000 square feet of retail space 

f - compared to the Urban Land Institute (ULI) national Standard of | | 

; four parking spaces per 1,000 square feet. [3] ; oe | oe 7 nee 

Bo) lB OS Bee 
yo (31, Urban Land Institute, Shopping Center Development Handbook, : 

Second Edition, (Washington, D.C.: ULI-The Urban Land» | a 
fe Institute, 1985), p.65. - : oe Le 

| 16 8 - oe



. a ss 2, Aeeess and Parking After the Taking | a ee 

| | — Construction of the eastbound South Towne Drive off-ramp | | 

2 | will eliminate all three ingress and egress points from Royal - a 

| Avenue and shave off 13 parking stalls from the retail parking fo 

2 | | area, thereby reducing the parking ratio to 3.5 Spaces per 1,000 | 

: 7 square feet of retail. The only access point remaining on the to - 

, South Towne Drive side will be located at the extreme southeast | os 

a } corner of the remaining parcel. The State Highway Department | | 

| “wanted to maintain maximum possible distance from the | 

i intersection of the off-ramp to the north and align the | 

a ingress-egress apron with a break in the boulevard median of | 

= | | South Towne Drive. | This break 1S- required to permit left turns | 

into a relocated entrance to a residual strip of Royal Avenue ns. 

: extending eastward as a south frontage road for the Royal | 

a - Addition Plat. The result is a four-way intersection without | oS 

i control lights generating a high frequency of. left turns from 

| - the Phillips parcel onto South Towne Drive and left turns from - 

| ~ South Towne Drive onto Royal Avenue. The capacity is adequate, — 

| : according to the October ay 1985, engineering study included in | | 

a Appendix ‘B, if site modifications are made. — In short, the | 

| subject. property is left with a single ingress-egress point at | 

; the rear of the store building and at the opposite ‘end of the | - 

‘ } site from the majority of the remaining parking spaces. The eas 

| front entrance to the store would not be visible to the | 

: Po driver/shopper on South Towne Drive. Any modern retail facility ea 

fo provides an entrance to the site, parking, and visible entry | a



| _ doors at the front of the site so that the customer can | _ 

a - understand where he is going. It is basic to retailing that any | 

| factor which increases stress for those seeking the site or - . 

i | | walking — or driving through the parking lot on the site reduces 

the frequency of visits and the average. retail expenditure per 

| visit. The inability to "read" the site and building and then 

| a to locate the front entrance creates confusion and stress for. 

| go the consumer and a damaging loss of sales to the retailer. | | 

mo sy 3. South Madison Beltline Staging | | 

a ss Reeonstruction of the South Beltline Highway is an 11 stage | 

: process taking place over the next five years. Commencing in 

* | August 1985 with the first bid letting, reconstruction is 7 

expected to progress in. an orderly fashion with great effort } 

placed on mitigating the accessibility conflicts over the fo 

a ensuing time period. However, considerable inconvenience for | 

; os Phillips customers will be the result. | Referring to Exhibit |. | 

| II-5 provides a present accounting of the anticipated 

- eonstruction schedule. In conversations with the Wisconsin | 

fe Department of Transportation, specifically Greg Helgeson, the | 

A | construction schedule is a fair representation of the time es 

==” | required for a project of this type given a normal amount of | 

- delays that usually accompany major projects of this size and. a 

A duration. As to specific bid lettings that will impact on the 2 

; | subject property, the following chronology. is. representative of / 

q | probable reconstruction effects: — | OS Pe 

a | oe | a. August 1985 is the first construction letting for Se - a 
| mes the grading and site work from South Towne Drive =f 

/ ee 18 fs eres
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zen eee to the Yahara River. As a result, Gisholt Road ‘| 
a | | will be temporarily closed, bisecting the South _ ° 

fo Towne area. | | 7 oe : 

fo b. Bid lettings two through five have little impact pe 
a | on the subject area, however, bid letting number. ot 

to Six, John Nolen Drive to South Towne Drive, will - 
| have a great impact on the subject. First, the. | 

- | new South Towne Drive overpass will require . 
nn extensive site work and grading. Although no oo 

a roads will be completely closed, traffic will be | =: | 
yo funneled through lesser number of traffic lanes, © | 

| oe thus, creating more congestion. Also during this a 
a | | time Royal Avenue in front of the subject property  _ 

, | will be closed to prepare the roadbed for the © 
a | east-bound South Towne Drive off-ramp. Access | | oe 

a | from the existing highway to Royal Avenue then 
| Mangrove Lane will remain open during this 
i | | period. © Oo | ; | | | 

| ee ec. Bid letting number nine involves the final base | } 
| and pavement work from John Nolen Drive to 

Cg Interstate Highway 90. Access to the subject via © fo 
oes OB Royal Avenue and Mangrove Lane will be permanently | 

po | closed as will the detour around the South Towne | - 
Drive overpass. Access from the north side of the. os 

yt. | the new highway to the south side will involve a : 

| oo | circuitous route using the new intersection © | 
a | entrance to South Towne Shopping Center, following | 

the frontage road east to Engel Drive, then south | 
| | _ temporarily crossing the new highway and following - 

’ | nae Royal Avenue to the South Towne Drive. | | 

Items b and ec above will result in prolonged interference with a 

a t consumer access, with consequential sales erosion and temporary 

ee - rental value abatements. a ae! oo ; 

ne (eee ee 4, Utilities and Public Services = - oe 

q se A full complement of urban services and utilities is | | 

| available to the subject site. This includes water from the | 

City of Monona, sanitary sewer from the Madison Metropolitan | | 

a | - Sewage District, natural gas from Madison Gas and Electric | | 

a 7 Company, and buried telephone service from Wisconsin Telephone - 

ql Company, a Bell System affiliate, with a Madison exchange. None | |



oe Un n ene eae ane ee Se 

: of these attributes will be affected by the highway 

| reconstruction. | on os | ee 

fa | | C. Legal and Political Constraints | - Ps 

- | City of Monona zoning governing the use of the site is | | 

E - Commercial/Industrial District (C/I). These regulations are in | _ 

i | the form of flexible performance criteria rather than rigid | 

| specifications. The characteristics of the district and the |. 

i | district's performance standards are shown in Appendix C. This | 

 ¢Classification promotes development that meets the following | 

d | | standards: - Oe | | : | ; 

a 1. The proposed use shall be related to the general. | | 
| - development pattern and the objectives of the —_ | 

| : Master Plan. | oe oo ee - 

= 2. The proposed use shall be compatible with nearby | 
| | development as built or contemplated for _ 
q , | -  eonstruction in the near future. © ae | 

| 3. Because of the limited supply of vacant land, any | oo 
| | | proposed retail or service uses Shall not fp 

i | | unnecessarily duplicate retail or service uses _ - 
po . already existing in the immediate vicinity. | 7 

i : ca ese D. Subject Improvemen moe a 

fq | | 1. Background and Classification _ | | od 

: ss Initially constructed in 1966, the subject property first | 

a -— eontained a total of 29,362 square feet of space providing 5,200 | | 

| square feet of retail for a catalogue store, 3,600 square feet —— 

J of office, and 20,562 square feet of warehouse for a wholesale | 

7 liquor distributor. Retail continued to grow and in 1969, | 

| | | 21,800 square feet was added containing mostly retail space |



| |} (19,400 square feet and 2,400 Square feet of retail/office © | 

i . space). ‘Retailing shifted from a catalogue store to a specialty . 

4 7 home store and the wholesale liquor distributorship erew, In |. 

| 1972, ~13,500 square feet of ‘warehousing space was added. | 

al | | | Finally, in 1981, a 12,200 square foot addition was constructed | : | 

of which included 3,450 square feet of | retail/office “space, 3,500 pos 

q | | square feet of retail space, and 5,250 sqtiare feet of warehouse | ; 

| space. | | | a - | ca Can _— 

d - | | Basic dimensions of the multi-use structure are | presented | 

7 | in Exhibit ‘II-6. These dimensions convert to an estimated gross | 

to square footage of the building, excluding basement area, of 

a 76,862 square feet or 33,950 Square feet of retail and |— 

| | retail/office, 3,600 square feet of office, and 39,312 square |. os 

a feet of warehouse space. The basement area which houses some | 

[ | building mechanical systems is 1,860 square feet. va | - 

5 1 : | | . | 2. Type of Construction | ca ve 

Po | Consisting of three different heights, the subject property a - 

i / | is entirely of. masonry construction. The | original building : 

Pos contains an office and retail area with concrete bearing walls po 

i and interior walls, ten foot high ceilings, brick wall exterior : 

ss faeade, built-up composition roof, and a package heating and ae 

E cooling system. — ‘The warehouse area, also masonry construction, _ oaks. 

a es has an 18-foot ceiling with a steel truss roofing system, and a | 

| large covered loading dock, heated, but not cooled in the summer am 

a : | months. The warehouse is similar in construction to the = ) 

5 | original building except for the introduction of 20-foot |
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a 

dah olen te 

| _  eeilings which allow materials to be easily stacked three | | 

a | | pallets high. | | | | a | eS —_ 

yp The shift from catalogue sales to retailing was highlighted | 

: - by the construction of a pre-cast concrete entrance vestibule | 

a oo and display window area facing the north and major parking 

| areas. Eighteen-foot dramatic archways were intended to |. 

a at dramatize the change from warehouse to retail and to lead the | | 

J shopper to the correct entrance, avoiding confusion with the | 

| liquor distributor office on the west edge of the small wall. 

i | (See photos in Exhibit II-2.) Interiors are partially carpeted, | 

|  sprinklered, and arranged into theater-style display areas with a 

a :  - stage lighting, room settings, and specialty boutique areas of | 

| - single household items. Storage of sale goods is concealed | 

| around the perimeter in special inventory areas. | | 

i  £E. Highest and Best Use Before . 
| | , — and After the Taking ~ a 

a , _ The term highest and best use is defined in Real Estate ne 

Appraisal Terminology as: - : oe | ee 

i | - That reasonable and probable use that will Support the | 
| | highest present value, as defined, as of the effective | 

i | ss date of the appraisal. | cra | oe a 

fo Alternatively, that use, from among reasonably 
ee |. probable and legal alternative uses, found to be a | 
A | , physically possible, appropriately supported, © , 

ae | financially feasible, and Which results in highest | | 
ss Tand value. a a wy ) BO 

a | | _ The definition immediately above applies specifically ; = 
. oa to the highest and best use of land. It is to be ee 

a eens recognized that in cases where a site has existing | po 
| improvements on it, the highest and best use may very | | 

| oe well be determined to be different from the existing



| Gen ces en cee = |. 
po use. The existing use will continue, however, unless © | 

a and until land value in its highest and best use | oo 
an exceeds the total value of the property in its Jf | 

| | existing use. | a | ae Pee | 

a - | Implied within these definitions is recognition of the cd | 
: contribution of that specific use to community to 

- | | environment or to community development goals in | 
a addition to wealth maximization of individual property | oe 

1 . owners. Also implied is that the determination of ft 
| oe highest and best use results from the appraiser's. | | 

| Judgment and analytical skill, i.e., that the use |. 
| _ determined from analysis represents an opinion, not a fo 

facet to be found. In appraisal practice, the concept  |- 
oe of highest and best use represents the premise upon. 

i a which value is based. In the context of most probable 
selling price (market value) another appropriate term | 
to reflect highest and best use would be most probable : | 

i | | use. In the context of investment value an ; 
| alternative term would be most profitable use. [4] | | 

q | . As noted earlier, the subject property remains suitable for. | 

| | warehousing before and after. the highway construction. The 

q | larger parcel in this case is that portion used for a housewares |. : 

) _ discount store where the customer perceives the bargain as 

Z enhanced by warehouse type construction, detached from high | 

7 retail rent areas and utilitarian store interiors. None of a 

| _ these attributes are affected by the taking. However, the sales | | 

E volume accomplished will be adversely affected temporarily, if | 

| not permanently, because the taking of parking spaces, the loss | 

i of ingress and egress to convenient parking, and the loss of. 

5 - identity for the front of the store building from the South | | 

™ _ Towne Drive approach will upset the principle of balance between | 

: - [4] Byrl N. Boyce, AIREA, SREA, Real Estate Appraisal a | | 
o Terminology, Revised Edition, (Cambridge, MA: Ballinger on 

, { Publishing Company, 1981), pp. 126-127. _ | ns bee



| | building improvements, land and environs. A reduction in the | 

a parking ratio from 3.9 to 3.5 after the taking indicates the ee 

3 site is too small for the building area and the new access 8 

a routes will reduce sale volumes so that sales per square foot of : - 

a | retail space will indicate that the building area is too large | 

eae for the sales volume. Bop ae OS | a ce 

i | Highest and best use after the taking requires that the 7 

E | | : principle of balance be restored by curing the deficiency in ef 

| land area and the ‘siting of the store entrance to Face cars . 

f PS arriving on the subject property. ae | . |



| | “ cre ITI. VALUATION OF THE SUBJECT PROPERTY | 7 
7 | | | oe _ BEFORE THE TAKING © a a al 

- 8 a A, Market Comparison Approach - | | fe 

i - : It is possible to infer from market price behavior of past oO 

| _ transactions the probable price. and range of as transaction - s 

3 involving the subject property and a probable buyer of the type | | 

' oe defined, assuming that a buyer will pay no more for a property | | 

od than the amount another property offering | similar utility would” | | 

a | : cost. Of course, properties sell with respect to their. | 

oe location, size, marketability, and other factors. It is oo. 

- therefore necessary to reduce these differences to a eommon 

- denominator or price per square foot unit within which price 

a : comparison and patterns can be identified. Se ae | fo 

i Se Changes in the purchasing power. of the dollar, inflation, fo 

| | and an allowance for change in market conditions and real growth to 

i must be considered. A Gross National Product (GNP) Implicit | | 

_ Price ‘Deflator was used to adjust comparables in compensating < 

E for inflation effects. Real growth or decline was negligible 

during this period. The appraiser concluded that no price | 

a 7 adjustment for time was necessary. Comparable sale information ee 

A is provided in Exhibit III-1. a - oe 
| o After determining the price per square foot of the | 

i comparables, some method of analyzing qualitative differences : 

f | among comparable. properties must be constructed. KFach property | |



EXHIBIT III-1 

COMPARABLE SALE INFORMATION 

COMPARABLE SALE NO. 1 

a i 
Te ye ira ; 

Fn eal, es mendes Neomaaee <_< A . 

=e F saab ee 

eee aa ag aaa 

: SL Sgt ie oe ee ee na 
ee eee BETES Les 

LOCATION: 1802 W. Beltline Highway, Madison 

NOMINAL SALE PRICE: $3,300,000 

CASH EQUIVALENT PRICE: $3,300,000 

CASH EQUIVALENT PRICE/SF: $27.96 

SELLER: J.C. Penney Co. 

BUYER: H.C. Prange Co., 727 Plaza 8, 
Sheboygan, WI 

DATE OF CLOSING: 4/23/81 

RECORDING DATA: Volume 2751, Page 1, Dane County 

Register of Deeds 

INSTRUMENT TYPE: Quit claim deed 

SITE SIZE: 514,000 square feet 

GROSS FLOOR AREA: 118,043 square feet 

ZONING: M-1 

28



| wa | EXHIBIT III-1 (Continued) oo | | 

COMPARABLE SALE NO. 1 (Continued) mo ot 

J | PARKING: Ample space for customers and | 
fo | | : | employees building requires 600 a 

a a - | ne spaces at least 700 available. | 

— YEAR BUILT: © 1961 | oe | po. 

i CONSTRUCTION TYPE: _ Masonry/steel with a pre-cast a | 
ER SS : | concrete roof system | | 

i | HVAC: © Package heating and cooling system | 
, 3 | _ for the entire building | | 

a _ SPRINKLERED: | Yes a | a | 

TRUCK DOCKS:  — Six at north side of building | de 

ft 1986 ASSESSED VALUE: = ~~ $2,850,000 oe |



EXHIBIT III-1 (Continued) 

COMPARABLE SALE NO. 2 

lm F ” - i 

a= wed ae rane 

9 ee — 

a F Wargo A gl? 

a 
i 

LOCATION: 6401 Copps Avenue, Monona 

NOMNINAL SALE PRICE: $1,250,000 

CASH EQUIVALENT PRICE: $1,250,000 

CASH EQUIVALENT PRICE/SF: $12.82 

SELLER: K, Lepstad Co., Illinois 

BUYER: John R. Menard, Jr., 477 Menard 
Drive, Eau Claire, WI 

DATE OF CLOSING: 5/11/84 

RECORDING DATA: Volume 5647, Page 8, Dane County 
Register of Deeds 

INSTRUMENT TYPE: Warranty Deed 

SITE SIZE: 468,270 square feet 

GROSS FLOOR AREA: 97,468 square feet 

ZONING: Commercial/Industrial 
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een ee , , | | | 
a |  Paidaan i <OMDNE | , lw a : | : 

| —_ EXHIBIT III-1 (Continued) Oe po 

| COMPARABLE SALE NO. 2 (Continued) | | an 

PARKING: | | Ample space for customers and . 
: | | a | employees building requires 490 5 oe 

, a ; | | spaces, at least 750 are available | 

| YEAR BUILT: - 1972 : | | 

| CONSTRUCTION TYPE: © _ Masonry/steel | - OOD 

a HVAC: | | — - Unknown i | ts | | 

 SPRINKLERED: | Unknown Ba ee oe | | 

a | ‘TRUCK DOCKS: Two on south side of building. po 

J 1985 ASSESSED VALUE: © — $1,250,000 | | | ares |



EXHIBIT III-1 (Continued) 

COMPARABLE SALE NO, 3 

- - 

= 

Ree 2 | — 

———T . — 

(aoe ; 
‘a 

LOCATION: 4630-4648 East Washington Avenue, 
Madison, WI 

NOMINAL SALE PRICE: $1,082,500 

CASH EQUIVALENT PRICE: $1,082,500 

CASH EQUIVALENT PRICE/SF: $30.49 

SELLER: G & F Building Company 

BUYER: Leonard Mattioli, George Ruehl, 

Dough Ruehl 

DATE OF CLOSING: 8/21/85 

RECORDING DATA: Volume 7172, Page 197, Dane County 
Register of Deeds 

INSTRUMENT TYPE: Land Contract, $236,000 down with 
balance due December 16, 1985 

SITE SIZE: 104,000 square feet 

GROSS FLOOR AREA: 35,500 square feet 

ZONING: (ee 
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. — | seutannanas Fema, Lae. TEE Sa ee 
| - aa aes EXHIBIT III-1 (Continued) oP SS 

| oe COMPARABLE SALE NO. 3° (Continued) ee 

, PARKING: | | 412800 | | | a : 

YEAR BUILT: ) 1977 with remodeling in 1984 © a - 

a | CONSTRUCTION TYPE: - -‘Two=story steel frame with brick | 
| | a - facade on the front © | oe 

a -. SPRINKLERED: - Yes | | 

- TRUCK DOCKS: | Two at back of the west side of | 
: | os “ building | . oT 

| 1986 ASSESSED VALUE: $1,100,000 | | |



EXHIBIT III-1 (Continued) 

COMPARABLE SALE NO. 4 

FT] 

~ Nite } 

Heseugiiss. 

'r Cg oy he aS as 2 ————— | Sone. —— 

(Photo taken after sale and extensive renovation by new owner) 

LOCATION: 6300-6400 University Avenue, 

Middleton, Wisconsin 

NOMINAL SALE PRICE: $310,000 

CASH EQUIVALENT PRICE: $310,000 

CASH EQUIVALENT PRICE/SF: $11.14 

SELLER: Ben N. Vollen, Rose Vollen, Sol & 

Ruth Vollen 

BUYER: Ron Grosse, John Dahlk, Jerry 

Oregne 

DATE OF CLOSING: 11/13/84 

RECORDING DATA: Volume 6265, Page 58, Dane County 
, Register of Deeds 

INSTRUMENT TYPE: Warranty Deed 

SITE SIZE: 105,937 square feet 

GROSS FLOOR AREA: 27,820 square feet 

ZONING: B2 
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—_ ees. i. ee my 

/ | | | | EXHIBIT III-1 (Continued) | ces 

a po - COMPARABLE SALE NO. 4 (Continued) = | 7 

é | - PARKING: At sale, ample space for customers _ a 
NE | oe | and employees; building requires ee 

: — ee 140 spaces, at least 160 are Be | 
: | ee oe : available | | | - 2 

a - - YEAR BUILT: © Before 1970 | | os Jo 

a CONSTRUCTION TYPE: Masonry/steel _ os ane | 

fl saa: ee Required a new system oe a 

es SPRINKLERED: - | No | ee | : | 

. a TRUCK DOCKS: | Two at sale | | 

| 1986 ASSESSED VALUE: $1,101,300 - : foe



od has certain attributes that are observable and significant to | _ 

a - the investor. ° However, the specific unit. dollar adjustments for | 

| the degree of presence or absence of these attributes cannot be 

| measured by | the appraiser. ‘Therefore, it is appropriate to set 

o up an ordinal scoring matrix which can be converted to a | 

; weighted average score per unit in order to build a pricing : 

i - algorithm for the subject property. As price sensitive ae 

| attributes, the appraiser chose retail concentration, | condition | 

a at time of Sale, accessibility/visibility to high volume | 

a | traffic, site circulation--ingress/egress, and distress sale 

a status. - | - 7 OE ay | bee / 
i a = - Each of the sales was then ranked for relative value of the | 

ed attributes. The scoring system is detailed in Exhibit III-2, | — 

2 The weights assigned the attributes were generated from a 

a 1 non-parametric statistics formula developed by Gene Dilmore. [1] 

_ - . The total weighted score given each of the properties and the | 7 

a | adjusted selling price per square foot per point can be Found in / 

_ | Exhibit III-3. Pens US ey } 

4 | os ‘The object of the weighted scoring method is to divide the | | 

; total weighted “geore. into the adjusted price per square Foot to | | 

arrive at the adjusted price per square Foot per point. ‘This 

i number would be identical for each comparable if all the a 

7 ‘differences among comparables could be correctly recognized and 

a [1] A member of the American Institute of Real Estate | an 
Appraisers (MAI) and of the Society of Real Estate | | - : 

iB : Appraisers (SREA) who has special expertise in statistics. = |



ee | | | EXHIBIT III-2 we | to 

c . we Se A _ SCORING SYSTEM FOR COMPARING. a ae 
. a | ATTRIBUTES OF SUBJECT AND COMPARABLES oe 

| a Retail: A, 5 = Across from entrance to major | | 
| a Concentration: | shopping center draw | | 
a ee - oe 3 = Free-standing store in | | . wo _ industrial/commercial zone oe fo 
E | | he | 1 = Neighborhood rather than regional | - 

| | orientation oo 

a | Condition at © 5 = Property was in useable condition | 
fo . Time of Sale: | requiring no repairs | | 

; | | a | 3 = Property required some repairs | 
| | a | before it could be occupied © | 

- | | | 1 = Partial or total failure of building | cee 
, a | : | systems making property non-useable | | 

we fe Accessibility/ | 5 = Arterial traffic count in excess 
: Visibility to Of 20,000 vehicles per day and/or | | | 
| - High Volume secondary street access and siting | 

| Traffic: for high visibility with no. | 
| es | | - perceived access problems 

a ae ae 3 = Secondary arterial traffic count | | | 
a between 10 to 20,000 vehicles per | 

oo. | | day with moderate to high visibility | | 
a So, | oe . | and no perceived access problems | 

| oy 1 = Primary or secondary arterial with 
ef coe | _ traffic count in excess of 10,000 an we 
A | | | vehicles per day with visibility and 7 

| a Oo | access less than desirable © 

a Site Circulation - 5 = Located on the corner of a en a 
| Ingress/Egress: == commercial service area affording | | 

| | - : good visibility and access 2 , 
a a OS | 7 3 = Not on a corner, but having access © - 

- | | : from two directions | ren Oy 
fp | es 1 = Not on a corner or lacking exposure | | 

§ | On 7 and advantages of a corner lot oe ie | 

| | Distress Sale | 5 = Orderly business change-over _ | - | 
a oe Status: : 3 = Unexpected business liquidation - : 

ff | | 1 = Long-term vacancy before sale | Oe 

| _ 37 | | | | | | |



fe EXHIBIT III-3_ ee eee ee 

, | WEIGHTED MATRIX FOR COMPARABLES AND SUBJECT Oo oe 

fg we —— | | | SUBJECT SUBJECT | 

: ATTRIBUTE WEIGHT NO. 1 NO. 2 NO. 3 NO. 4 BEFORE AFTER 

. cee sic inpnuianpcinenrcntcimmmamananiatinetssett | __ SiR cenaE Leeann eee ee ae scainunsieneun eevee . a . : : 

| 5 Retail Concentration -«-208-~Si(‘<ié«éiS02«WG—“(iti«i80— 5/00 10.20 5/1.00 5/100 

- Condition = «508 s«5/250 10.50 5/2.50 1/0.50 5/2.50 5/2.50 | 

je | Aecessibility/Visibility of 5/0.00  5/0.00 5/0.00 «30.00 3/0.00  —_—«-1/0..00 7 

a | Site Circulation 30% 5/1.50 3/0.90 340.90 3/0.90 3/0.90 1/030 | 

Distress Sale 04 5/0.00 3/000 370.00 — 1/0.00 5/0.00 5/0.00 | 

TOTAL WEIGHTED ee | | | ee | 

| "SCORE 100% 4.60 2.00 ‘440 1.60 Y4O 3.80 

"| Adjusted | | carne : | oe | 
Price OO $3,300,000 $1,250,000 $1,082,500 $310,000 es | | 

Square Feet _ | 7 118,043 97,468 35,500 27,820 33, 950 33,950 - 

_ Adjusted oe Ce ee pe SO a | 
ff “Price/SF $27.96 = $12.82 $30.49 $11.14 | | 

s Price/Point/ aa ue ane | | | Oe 

a | Square Foot — $6.08 $6.41 — $6.93 $6.96 | | |



adjusted, an ideal that is not likely to happen. Therefore, the eS 

: | appraiser uses the mean or average. price per point per Square | 

| foot as the pricing algorithm for the subject. | Ss | a | 

= . 7 Since the first objective is to reduce dispersion of the 7 

| price per point per unit of building area, a computer program - | 

a developed by Gene Dilmore is utilized to test the initial | 

: weights assigned by the appraiser to each price sensitive 

5 | qualitative attribute until that | combination of weights is found | | 

that best predicts the prices of the comparables. The 

justification of the resulting comparable price formula is 

| provided in Exhibit III-4, and it will be noted that a 

reasonably close fit is obtained between the predicted price and 

= | the actual price, Without exception. Therefore, the price per | | 

weighted point per square foot algorithm provides a basis For 

5 | 7 forecasting the market price of the subject. The computer 

, | output of the Dilmore quantitative ‘point weighting program for. las 

a | the comparable sites is shown in Appendix D. _ eae } - 

- 7 | Having determined the pricing algorithm that predicts. the ooh 

price of the comparable sales, it is then possible to apply the | | 

: | - mean price per point per square foot to the subject. as detailed | | 

in Exhibit TIt-5. Note that the base price per point per square | 

a |. Foot is $6.60 and the standard error of the mean is plus or - 

minus $0.43, hee oe ee en 
| Assuming a building area of the subject site before the | | | 

i taking of 33,950 square feet and a total weighted point score of | 

a Hoa, the value of the subject in the current market using the -



ae or | EXHIBIT III-4 Ce ee | | | 

| JUSTIFICATION OF PRICE FORMULA FOR COMPARABLE SALES | 2 

a | . WEIGHTED MEAN PRICE PREDICTED —ACTUAL rn i 
| | POINT PER = ——-~PRICE/-——s«éPRICE/ % OF VARIANCE a NO. ss COMPARABLE PROPERTY SCORE POINT SCORE SF SF VARIANCE TO ACTUAL PRICE | 

| . ‘ : ” <n sennnenea ennteahsptt se tte esienaternssnsenennsnamnetenenin runnin ~ . 

41802 West Beltline Highway =» «4.6 $6.08 = $30.34 $27.96  $ 2.38 (8.5% | 

5 | 2 6401 Copps Avenue | 2.0 $6.41 $13.19 $12.82 $0.37 2.9% , 

f 3 4630 East Washington Avenue Ay $6.93 $29.02 $30.49 $-1.47 4, 8% 

pe 4 6300 University Avenue 4.6 $6.96 $10.55 $11.14 $-0.59 5.3% | J fo | eee mee : | 
| - | | NET VARIANCE $0.69 2 | 

| | | os 40 | | -



c pean sea, Tw. - SS — — 

. ee ae BXHIBIT TIT-5 OEE se 

™ | CALCULATION OF MOST PROBABLE PRICE FOR SUBJECT i (itt(‘CSé*d; 

: ofcgoo ees USING MEAN PRICE PER POINT EQUATION METHOD Co 

" ; menaeatnnnaerase sin poensssssscecssssssessessscccscsecsssasssescs 

| COMPARABLE SELLING PRICE = POINT = = = TOTAL WEIGHTED 

| PROPERTY PER SF SCORE § ~=« SCORE: «SO(X) 

) 1 $27.96 4.60  § 6,08 Bo neg 

i Pee $12.82 2.00, a Bt 

i Po $8089 BO 6.93 

a. ge 160 8 9 oe 

j foe ee TOTAL 8260388 

| Total of Price Per SF i es es ee ee Se 

| Total Weighted Score ee ee ee ee 

a Mean Value (X) = $26.38 / 4 = $6,595 ONES gt ees 

| - Standard Deviation of the Mean = ~ eee weewennne= = $0,426 wherer — 

7 re oo (Ke XK) KR XK) | 

Bo] 3708 - «$6.595. = $0515 0658 | 
| | $641 = 6.595 = 0.185 08H | 

i $6693 = «666.595 =) $$ 06338500 sCi AT De 
ee $6.96 - $6.595 = $ 0.365 = = 0.133 2 os | 

of pepe 0B =e $0426 0 ¢©60C si—iti~SS



oo 7 | aan _ EXHIBIT III-5 (Continued) | | | 

‘Value Range of Price/Point Score: $6.595 + $0.426 | 

| Since area of subject is 33,950 square feet and total weighted 
: | point score of subject is 4.4, then: | | | | 

| a High ee | : | : a oe 
, | Estimate: $7.021 x 4.4 x 33,950 SF = $1,048,797 or $1,049,000 | 
: | ($30. 89/SF) ee, | 

a | Central | | oa | | — 
| | Tendency: $6.595 x 4.4 x 33,950 SF = $985,161 or $985,000 | = 

: | ($29.02/SF) | | . | | | 

Low - oo a - 
| Estimate: $6.169 x 4.4 x 33,950 SF = $921,525 or $921,000 | 

a po | ($27. 14/SF) : ee |



to same standards applied to the comparables Falls within a range. | 

having a high estimate of $1,049,000, a low estimate of | . 

a | $921,000, and a central tendency of $985,000. =. | & fo 

a fo The value conclusion from the Market Comparison Approach © 

is, therefore, $985,000, or $29.01 per square foot of GBA. — | 

a | | | B. Income App roach | | reer ee 

| - The Income Approach combines a basic mortgage financing | 7 

i oo model £0 determine an acceptable mortgage amount justified by | 

7 | the property income with the present value of cash dividends and pe 

- | capital gains to the equity investor, The premise is that | | 

i oe investment value is the sum of the present value of benefits to fo 

~ | - the owner plus the original balance to the loan since a loan is ‘ | 

a the present value of all of the ‘interest and principal payments 

a | a due the lender under the contract. _ oy | oe : | | cue | 

Jo The revenue and expense model requires a simple spreadsheet 

i : forecast reflecting market rents of similar properties in the | | 

- Madison area with. annual adjustments reflecting probable future = 

a | | adjustments in the market. | Assumptions necessary ‘to forecast | 

7 fo revenue and expenses are summarized in Exhibit TII-6.. | | fess 

am | Net revenues and expenses are inputs to an investment / 

a { | valuation model known as After Tax Value (ATV) developed by ; 

ValuSoft and Micromatrix, Inc. The model has a detailed 

a : revenue, expense, financing, and income tax format which permits fo 

q | sit to solve for a value justified by specified constraints of es. 

| | interest rates, amortization term, debt ‘cover, or loan-to-value | | 

a ratio, given an acceptable investor after-tax discount rate.



- te | | EXHIBIT III-6 © mo : 

a — | REVENUE AND EXPENSE ASSUMPTIONS a - | | 

| [1] Comparable rents for retail space for five-year triple net | 
; leases are as follows: | | | | | | 

Poke ) , | | Square | oe | 
~ | | - Tenant | | Location Feet of GLA  $/SF ee 

a | - - Bormann's  ——~— South Towne  ~—*‘118, 000 -$ 6.00 ; 
| | Marcus Dean south Towne — 10,000 — 11.00 - 

oe Theatre | South Towne 10,000 6.50 | 
’ - - Vacant Copps/Broadway 97,468 5.50 | 

| | The subject property. is comparable to the Copps Store on a 
| ' Broadway for quality and lacks the visibility, access, and 

a | synergy of the South Towne tenants. Therefore, $5.50 per |. 
| - square foot is a reasonable rental rate. Rents are assumed 

| to increase at 2.5 percent per annum. | . | 

A [2] An allowance of $0.50 per square foot per year is assumed | 
eS for leasing commissions, finish to tenant space, and | 

a ss negotiated rent discounts. | | | | , - 

 - £3) A 10 percent vacancy rate assumes an average lease length 
of five years where the subject is vacant for six months | 

a z resulting in a 10 percent vacancy rate over five years. | 

| [4] Repairs and maintenance for all exterior needs are 0.20 per | 
a square foot assumed to increase at 3 percent per annum. | | 

[5] Management fees are 5 percent of effective gross income. |



ee er | | | | 

| The financial results of the value computed are then | | 

I ao analyzed in terms of key ratios, such as cash break-even point, - 

a equity payback, and equity dividend rates. The valuation model. | 

|e presumes resale value at some specified multiplier of net income | | | 

A | at the end of the holding period based upon revenue and expense 

| projections for the forecast period. a | a : 

i For purposes of the appraisal, it is assumed that equity |. 

i investors ‘in 1986 will seek cash dividends of a minimum of 9 to |. : 

| 11) percent on cash investments with a preferred goal of 11 7 

a fo percent as tax changes diminish tax shelter benefits and a. | 

ns ‘modest rate of resale value increase which would provide a 20 | 

i O - percent internal rate of return (IRR) to the investor over a | 

5 p ten-year holding period. 7 | a | : 

ee ee 1. Determining Market Rents | - - | 

a ] | In the analysis of an owner occupied building when ‘using 

5 the Income Approach to Value, the appraiser must simulate | a 

] | potential gross income by using market rental rates. Retail ft 

4 ‘rents represent a difficult market to track due to the lack of. — 

| | comparable rental properties within the Madison ‘market which are: | 

4 free-standing retail space with approximately 30,000 square oe 

J feet. Because of a lack of information on comparable rents of | | 

: oe this. type, the appraiser assumes a likely scenario of 7 

Al restructuring the retail Space to a multi-tenant Space as a / 

_ - reasonable way of quantifying market retail rents. Large a 

a ‘free-standing retail stores ignore the trend to locate within or | | 

fp adjacent to shopping center development that provides | | 

i fo “synergistic economies of scale. i So ~



/ Ee | | 

a eh a | 2. Net Operating Income ~ | Pn: fe 

" Current market rates and future rate assumptions are |_ 

| detailed in Exhibit TII-6. This methodology necessitates 

| specific assumptions regarding a variety of factors such as 

changes in the market rentals, timing and duration of vacancies, 

a and reimbursements paid to the lessor for a variety of operating | / 

_ | expenses. The resulting schedule of revenues, expenses, and | 

i vacancies are summarized in Exhibit III-7. - | a 

4 | | oo 3. Capital Budget Assumptions for Discounted . | 

an i | Cash Flow Approach to Value _— | 

a Oo Essential parameters for discounted cash flow valuation 

_ | beyond revenues, expenses, and financing, are the value assigned | 

a to vacant land, equity dividend required by investors, tax | © 

" Z depreciation limits, debt cover ratio, and a formula for 

| anticipated resale price at the end of an assumed projection 

a period. The appraiser: has chosen to utilize a ten-year 

Ss | projection period. — The following values have been. assigned £0 7 

 . these capital budget assumptions: | Oe | — 

| | 4, Although land value cannot be considered separate © a 

: | | | from total value, for purposes of income tax | | 

} | - treatment, the subject parcel has a market © 

supported value of $2.48 per square foot which, | 

i | multiplied times its area of 144,272 square feet, | eos 

po suggests a land value of approximately $360,000. = | | 

: (See Appendix E.) | | | | | a | 

2. The equity dividend rate desired in the first year | fo 

| | te of the investment by the most probable buyers is 9 = | : 

| | | | to 11 percent, equivalent to a tax exempt rate | 

- a because of available depreciation shelter, but the | | 

fe dividend is anticipated to increase with time. |



| a a | | : | ; | | a 

Soe (SQ. FT.) FACTOR BASE 178 1987 1988 1989 1990 1991 1972, 1993 1994195 1996 = e a 
. | . oS pce a en el <— | | _ r< OF) oe 

REVENLES | 7 | ue ae 

_ Potential Gross Rent By Use . a oO 
; [7] Le 

: Retail! | 33,950 1.025 5.00 169,750 173,994 178:344 162,802 187,372 192,057 196,858 201,779 206,824 211,994 217,294 oO eee 

: a | | | a we | oe mac = 
Subtotal — | 3750 169,750 173,994 178:344 162,802 187,372 192,057 196,858 201,777 206;8@24 211,994 217,294 m= oh Mt 

| | | 7 | . | Oo | - ) yoann wH 
| Less: Vacancy @ 10.0% | 0.10 16,975) 17,399) «17,634 «16,280 18;737 19,206 19,686 20,178 20-682 21,199 21,729 = 5 Oy 4 

te EFFECTIVE GROSS REVENE 152;775 156,574 160,509 164,522 168,635 172,851 177/172 181,601 186,142 190,795 195,565 x by = | 4 | | 
™“ | : | : Amo | | | 7 | | HO ~ EXPENSES | oe | = oy 

| | a C) = >< 
Repairs and Maintenance (2.030 0.2000 6770 6:5974 7204 7,420 7.5642 7.5871 8108 8351 8:601 889 912% #3 | | Management NA 0.05 7637 75630 8025 6:22 6:432 6643 6859 9,080 9,307 9.549 9:78 soe 

| - , | oo, | W tr 

. Subtotal: . : . . pe ~~ 
Expenses Before Real Estate Taxes 14,429 14,823 15:229 15,5646 16,074 16514 16,5966 17:431 17.908 18,399 18,903 TT | Income before Real Estate taxes | 138)346 141,771 145,280 148,876 152,561 194,337 160,206 164,171 168-233 172,396 176,661 3S 5 | | 

| Total. Expenses | 14427 14,823 15,227 15646 16076 16514 16966 «17,431 «17,908 1839 18903 38 | 
NET OPERATING INCOME 1385346 1615771 145,280 148,87 152,561 156,337 160,206 164:171 168,233 172,396 176,641 | |



5 —  -3,. +Tax shelter for property income is based on > - 
a | | Straight-line depreciation of 100 percent of the po - 

| value of the building improvements over a term of — | 
- 49 years, effective May 1985, assuming the most | | 

| pe probable buyer is in a 40 percent marginal income fo 
| tax bracket, either as a small corporation or as a | 

| ee sophisticated individual investor already enjoying | | 
| | some degree of tax shelter investment income. | ae 

4, The final source of return to the most probable | pase 
| | | 7 buyer is the increased net worth realized upon - 

od | sale of the property at the end of a proposed | | 
HONK Year investment period. To estimate that | | 

Po value, the appraiser has chosen to multiply net — | 
| | Operating income in the eleventh year by a factor | | 

i wad | of 9.17, a computation comparable to. | 
, ap gs capitalization at a factor of 0.109, a ratio of fe 

- : income to price for commercial retail properties 
A 7 , that. is reasonably constant unless there are | | 

fp | severe upsets to financial markets and the income | 
- | tax law in the interim. (See Exhibit III-8.) © 

I 5. Each of the above items define the ultimate cash 
| a throw-off to the investor from all sources. These © . 

| must be discounted at a minimum threshold rate of | | 
i - return from all sources of 20 percent after taxes © 

in ee | to justify the business and financial risks 
a as incurred. The present value of all benefits to | 
a , the equity position discounted at 20 percent, if 

= Se held for ten years and sold at the assumed price  — 
| Oo | when added to the original mortgage balance, . 

| | | equals the market value of the subject property | 7 
; uSing the income approach. | | a 

| | os 6. Preferably, an average debt cover ratio based on 
i: 3 the first-year net operating income is used to | , 

| | determine the mortgage amount. A debt cover ratio | 
| | | of 1.25 is used, based on Exhibit III-8. | | 

8 C. Discounted Cash Flow Value Conclusion | - 

i - The assumptions and output of the discounted cash flow. = 

model are found in Exhibit III-9. The discounted after tax 

fo value of the subject property if held for ten years is | | 

i | $1,254,302 or $1,255,000 rounded, using a minimum 20 percent 

| discount factor for all the benefits to the equity position. If | _



i. se Sg Sh seat oe ey 
| SOU SO, 10. CC | 

| oo , EXHIBIT III-8 : , | : 

| FINANCIAL PARAMETERS FOR RETAIL : | 

| | BUILDINGS WITH LESS THAN FIVE STORIES | 2 

- | Interest Rate © we ee | 11.42% os ce 

i | Debt Coverage = | | 1.25 | Be 

a a Capitalization Rate er — 0.109 > | 

Source: American Council of Life Insurance, Investment — 

| : | Bulletin, Table L, No. 942, Third Quarter, 1985 . | 

I os ee a



| - | EXHIBIT IITI-9 | | 

2 a ASSUMPTIONS AND OUTPUT OF THE DISCOUNTED | 
oe CASH FLOW MODEL BEFORE THE TAKING LR | | 

i a coe | - EQUITY YIELD RATE 20.00000 | ms | 
: | HOLDING PERIOD | 10 | 7 

i | | LOAN NUMBER 4 | 8 a | | : INTEREST RATE | 0.10000 | | | 
, a _ LOAN TERM oo — 25.00000 — | | | 

Oe See PAYMENTS PER YEAR © 42 : | 
a | _ oo _ DSCR & LOAN/VALUE RATIOS 1.25000 | me, 

| ) | / TAX RATE 9. 40000 | 
| | CAPITAL GAINS TAX RATE 0.20000 | | 

i : ) RESALE PRICE ~ $1,619,981. | oO 
fo | LAND VALUE | $360,000. | | 

| | - DEPRECIATION METHOD | SL oe | 
a a COST RECOVERY PERIOD = —_slg | | : 

, | . | _ NET OPERATING INCOME ($138,346. | | | 
| : Pa Se CHANGE IN NOI 0.24612 | | 

se] : _ INCOME ADJUSTMENT FACTOR / YR ) 
a Poe | SELLING COST 9.05000 oe |



, USE ar ecaaierosr reer pierre armenia ry BS Ge en ad 

: 
: 

| EXHIBIT III-9 (Continued) — | | : 

fp oo | VALUE $1,254,302. | | a es a | | AFTER TAX YIELD 20 .00000 | | . | | OVERALL RATE 0.11030 ) | | ft | . MORTGAGE CONSTANT 0.10904 | | | | | | | MORTGAGE VALUE =—s- $1,014,974. os | | | _ BUILDING VALUE — $894,302. — | | , a EQUITY VALUE $239,328. wos | | oe oe EQUITY DIVIDEND | 0.11561 a 

wae . , CASH FLOW SUMMARY a | | 
i | | | YEAR YEAR 2 YEAR 3 YEAR 4 YEAR 5 | | 

| po | | a \c) ee $138,346. $141,771. $145,280. $148,876. $152,561. to _ DEBT SER#1 -$110,677. -$110,/677. -$110,677. -$110,/677. -$110.697. : | | | ‘BICF $27,669. $31,094. = $34,603. = $38,199. $41,884. | _ 
- | | | NOI —  $138/346. $141,771. $145,280. $148,876. $152,561. pe | wee INTEREST 1 -$101,065. -$100,058. -$98,946. $97,718. s96,361. | a | | DEPREC ~$47,069. ~$47,069. -$47,069. -$47,069. -$47,069. | | a | TAXABLE ~$9,787. ~$5,356. ~$735. $4,090. $9,132. | | | / | Be TAXES © -$3,915. -$2,142. ~$294. $1,636. $3,653. oe 
a ATCF $31,584. $33,236. $34,897. $36,563. $38,232. 

| - | YEAR 6 =—SYEAR 720s YEAR 8 ~—sYEAR -9—s YEAR: 10 ~~ 7 | 
4 we Ea oO NOI $156,337. $160,206. $164,171. $168,233. $172,396. | | | | DEBT SER#1 -$110,677. -$110,677. -$110,677. -$110,677. —$110,677. | me ‘-BTCF $45-660. $49,529. $53,494. $57,556. $61,719. | | 
i Oo NOI $156,337. $160,206. $164,171. $168,233. $172,396. 7 | po INTEREST 1 -$94,862. -$93,206. -$91,376. -$89,355. -$87,123. | | - _. DEPREC ~$47,069.  -$47,069. -$47,069. -$47,069. -$47,069. - | | a | _ TAXABLE $14,407. $19,932. $25,726. $31,809. $38,205. ~ ws | - | TAXES $5,763. $7,973. $10,290. $12,724. $15,282. | | 

: 7 “ATCF $39,898. = $41,557. $43,204. $44,833. $46,437. 

i OS RESALE PRICE —S_ $1,619,981. _ RESALE PRICE. $1,619,981. Oo . _ SELLING COST | ~$80,999. SELLING COST : ~$80,999. : | | | a LOAN BALANCE # 1 -$858,276. ADJUSTED BASIS ~$783,617. : | : - | | . TAXABLE GAIN $755,366. _ | | . | | LONG TERM GAIN $755,366. | | | BEFORE TAX PROCEEDS $680,706. ORDINARY TAXES > $0. | 7 - TAXES — | ~$151,073. CAPITAL GAINS TAX $151,073. | | | | AFTER TAX PROCEEDS $529,633. | - - | 

a | EQUITY CASH FLOW SUMMARY | | | | | | _ YEAR CASH FLOW YEAR CASH FLOW . | al | = a 0 ~-$239,328. 6 $39,898. i. | qT : | 1 $31,584. 7 $41,557. _ | 
. 2 _. $33,236. — 8 ~ $43,204. - . . 7 | | | 3 $34,897. 9. $44,833. | | | fp eo : 4 $36,563. 10° $576,070. | a Ce . | 4 - 5 $38,232. we | o |



ae | the property were purchased at this price, the investor would |- 

I | enjoy ‘a risk position reflected by: (1) a cash break-even ratio | 

i —- or default point of 80 percent or less; (2) a payback of 73° 

fe percent of the initial equity investment of $239,328 by the end |. | 

j of the fifth year and 107 percent by the end of the seventh year | 

co - : prior ‘to resale (see Exhibit III-10); and (3) cash dividends of | | 

i | greater than 11 percent in the first year increasing to over 17 / 

i percent by the end of the Fifth year, Given current lease | 

| , assumptions, the discounted cash flow value of the subject | 

a ‘a property is $1,254,302 or $1,255,000 rounded. | “ Ce | 

q - | - | D. Cost Approach | oe a - - | — 

oe oe . The Cost Approach is based on the premise that the value of os 

a | a property can be indicated by the current ‘cost to construct a nee 

a reproduction or replacement for the improvements minus the © 

d fo amount of depreciation evident in the structures from all ‘causes oe 

i : / plus the value of the land and entrepreneurial profit. This | 

a approach to value is particularly useful for appraising new or a 

a nearly new improvements and for providing an alternative to the | 

| . Sales Comparison and Income Capitalization Approaches. The a 

P 7 Calculator Method, developed by Marshall Valuation Service, a - 

i computerized cost service of Marshall and Swift Publication |. 

, Company, is used as a check on the value estimates of both the 

a ae “income and the market comparison approaches. When applied to | | 

7 S older properties, the Cost. Approach primarily provides a ceiling pe 

i on value. oe ee a | Bes 

" | - An estimate of depreciated value is highly speculative, 

| making the Cost Approach. a subjective and misleading valuation | _



: oo HTT IETH10 ae ae 

a _ ss RATIOS BASED ON AFTER TAX CASH FLOW ANALYSTS = of 

7 - “Default — Equity Percent Equity |. 
| | Year : _ —Ratio_ Dividend — Payback _—s ce 

i 1986 0.8013, 28 | Er rs 

i 1987 0.78 13.98 27.1% 
SO 1988 0.76 6% a N1.7% | 

a - 1989 0.74 15.34 - 57.0% a oe 

J} 1990 0.73 16.0% 73.08 | 

d 1991 TT 16.7% BQH fo 

a 1992 0.69 AT AG 107 | 
| 19986718 

| 1994 0.66 18.7% 143.98 | 

— | 1995 Rt 163.38 00—CO sid 5 | en oe | me - oe 

1 oe



| method for this structure. With a blended effective age of 15 / 

a | years, given three different additions, and an average height of | 

ll | 17 feet, the computerized Calculator Method indicates that. a 

. depreciated construction costs are $31.86 ‘per square foot. When | 

4 | the land value plus. the cost. of an asphalt parking lot is added | - 

St a ‘to the building cost, a total cost per square foot of $44.99 Be 7 

i | results. Building plus land then | equals a total cost of 

. | $1,527,291 or $1,525,000 rounded. (See Exhibit III-11). | 

| oss es Reconciliation of Value . | / 

i | | _ The income approach, which is the primary indicator of 

3 | value for this type of building, suggests a value of . 

en | $1,255,000. The market approach indicates a basic price closer _ | | 

a | to $985,000. | Given the shortage of adequate sales of commercial | | 

- retail buildings | in the Madison area, | primary reliance remains” | 

B | with the investment approach, thus “leaving the market and cost | | 

a approaches as a secondary check on value. The appraisers | | 

vs oe conclude that market value as of March 26, 1986, with cash to. | 

a the seller, is: © : | ne a OUP on Se fo 

/ ; ONE MILLION TWO HUNDRED FIFTY FIVE THOUSAND DOLLARS. | | a 

a es ae ($1,255,000) fp 

i | é



| 

ee oe EXHIBIT III-11 | | es 

E fo | COST ESTIMATE FOR SUBJECT PROPERTY a ; a 

a COST ESTIMATE FOR: PHILLIPS BUILDING | | 7 | | | | | : PROPERTY OWNER: ED PHILLIPS AND SON MADISON | | | | . ADDRESS: 2620 ROYAL AVENUE | | oe : | oo | SURVEYED BY: LANDMARK RESEARCH INC 7 - oe DATE OF SURVEY: 3/26/86 | | no : ras | moe 

. Boats OCCUPANCY: RETAIL STORE | oe | 

; : | CLASS: C Masonry | co COST RANK: 2.0 Average | 
| | | | oe EFFECTIVE AGE: 15 YEARS _.. CONDITION: 3.0 Average | | | | | | | NUMBER OF STORIES: 1.0 | AVERAGE STORY HEIGHT: 17.0 | | | | _ FLOOR AREA: 33,950 Sq. Ft. = COST AS OF: 3/86 — | | (OT pt eee REPLACEMENT COST 

A | COMPONENT | UNITS cost _ NEW DEPR . 

| EXCAVATION & SITE PREPARATION: | | | a Site Preparation.............. 158,865 O.1l 17,475 15,029 | | 
a : | | FOUNDATION: | - | | | | | 

| Concrete,Bearing walls........ 33,950 1.29 43,795 37,664 oo | | FLOOR STRUCTURE: | oS | . 7 mies oe Concrete on Ground............ 33,950 2.17 73,671 63,357 | 
| | , Waterproofing.......cceccccees 33,950 | 0.32 10,864 9,343. | E | | SUBTOTAL... 2.0. ce cece cece ceees a 84,535 72,700 | | FLOOR COVER: | os | | | | | | a Carpet and Pad......,..2..262++ 20,000 — 2.07 41,400 35,604 | aes | | . T@ELLAZZO. . ee ee ee ee eee ee ee es = 13,950 5.00 69,750 59,985 | } | SUBTOTAL... 2... .c cece ccc acc ccees | | 111,150 95,589 | - | CEILING: Oo | | | | | a | we Fiber Panel.................+. 33,950 1.31 44,474 38,248 | 

oe | Suspended Ceiling............. 33,950 0.91 30,894 26,569 | - oe SUBTOTAL... 02.0.0 eee cece e eee | 75,368 64-817 a | a | INTERIOR CONSTRUCTION: | | 
po | Interior Construction,Framed.. 22,160 - 3.27 72,463 62,318 : | | 7 PLUMBING: | | | | | ; | 

Plumbing PUN e@s ee ee ee a Ne bisa hi, ihe | a | | | FIRE PROTECTION: a a - | SpEANKLOLS. 6. eee eee eee 33,950 1.36 dor lie 39, 208 | | _ HEATING AND COOLING: oo | | | of | : | Package Heating & Cooling..... 33,950 3.84 130,368 112,116 , i | Sos ELECTRICAL: . } - | i | | 
7 | — Electrical................02-. 33,950 © 3.12 105,924 91,095 mo | | EXTERIOR WALL: _ | | ; | CONCKEtE BlOCk.. eee eeee cece eee 33,950 9.63 326,938 281,167 | - | 7 STORE FRONT: | | i a a | | Store Front......... ccc e eee ee 704 22.65 15,946 13,714. : | Oo WALL ORNAMENTATION: = | | | oo ; ot | ee oO : Brick, Face.... 0... ccc wc eee eee 5,550 6.34 | 35,187 30,261 : | | de | ROOF STRUCTURE: ea : : a - as Steel Trusses................. 33,950 1.47 49,906 42,919 — | —— S _ ROOF COVER: a | | | , | a . | | — | a Built-Up Composition.......... 33,950 lell 37,684 | $2,408 | 

7 | CONCFATE. ce eee eee cee sees cence 2 1-413 — 27826 2-430 | 
a a a SUBTOTAL SUPERSTRUCTURE........ 33,4950 34.44 1,169,407 1,005,691
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. - | EXHIBIT III-11 (Continued) | 

S | , ——- REPLACEMENT COST Po 
| : | SOMPONENT | UNITS =.‘ COST NEW - DEPR | o 

Ss Concrete Reinforced Wall...... 2,064 7.30 15,067 <2 +958 | | 
oe . Interior. Construction......... 1,860 0.34 632 344 : . 

: . Electrical. eee . oe eooeeeenweme ee eeen 1,860 0.70 1,302 : +7120 o . ; 

: : SUBTOTAL . eeene os sees ee ewer eene 17,001 14,622 : 

. TOTAL. 2. ce cece cee ee wee ee ccc cene , 2 1,186,408 1,020,313 . . 

| | | ARCHITECT'S FEES........-...65- 6.0% : 71,184 61,218 

, : - “REPLACEMENT COST NEW.....- of eee 33,950 37.04 1,257,592 | : 

. DEPRECIATION... ccc ccvccccccccs <14.0%> <176,061> : / 

. : DEPRECIATED COST. wc ewe ccc ccsces 1,081,531 : 

ne oe ADDITIONS : a | | — | fe 
: site : . 360,000 © 360,000 . . ; 

parking . . ~ 107,200 | 85,760 

, TOTAL COST. cece ccc ces eee ccccces : 1,724,792 1,-3527,291 : : 7



: IV. VALUATION OF THE SUBJECT PROPERTY AFTER THE TAKING 28 

A oe me GE | A. Market Comparison Approach | 

| | - Following the “same rationale for a range of probable price | | 

i _ as” in the Market. Comparison Approach in the before value | 

; | situation, the process follows the identical path as outlined in fo 

| , , Section IIlI-A. Again, each property is scored on a point system | 

; . that is weighted for priorities of the investor in the current . 

cee] - | market. The weighted points per square Foot price is tested as oo 

3 | a pricing. formula on comparable sales. The same list. of | 

. variables was used | to simulate buyer logic (Exhibit. III-2) as | 

| were the same comparable properties. — (See Exhibit IIf-1.) In | | 

a ‘| Exhibit III-3 the subject is shown to have total point score |. 
after the taking of 3.8. Applying. the base price per point per - 

[ | square foot of $6.60 and ‘the standard error of the mean of $0.43 - 

a | (Exhibit III-5) to the subject area of 33,950 square feet, the | 

“subject property after the taking has a value by the Market | 

E Comparison Approach | in a range having a high estimate of | 

| | — - $907,000, a low estimate of $796,000, and a central tendency of , 

q | $851,000, rounded to $850,000. I egg oe 

: a a oo B. ‘Income Approach _ ‘ a oan 

| | Again, as with the Market Approach, the Income Approach | me 

i closely follows the computation of the before value. | Because of a



: the less desirable accessibility/visibility to high traffic 

a - volume and site circulation-ingress/egress, the facility will | 

; | command a lower market rent than before. Exhibit IV-1 is a cash 

| | flow schedule using all the same assumptions contained in fo 

A - Exhibit III-7 except that rents are set at a market-competitive fo 

ae rate of $4.50 per square foot after leasing commissions, finish | 

: | | to tenant space, and negotiated discounts. ‘This revised cash oe 

: | — flow schedule is the basis for revisions to the discounted cash / - 

| flow model. The only other adjustment to the inputs of the ve 

4 _ discounted cash flow model is the adjustment for land value. | 

| | The area of the taking is 9,148 square feet and the area oo 

7 | required for the additional 13 parking spaces lost in the taking | 

q | is 3,965 square feet resulting in a net loss of 5,183 square | | 

| feet. The after value is based on a corrected net site area of | | 

’ , 139,089 square feet suggesting a land value of $344,940 or a 

$345,000 rounded. | vee fo 

i oe Again, the assumptions and the output of the discounted 

2 - cash flow model are found in Exhibit IV-2. The discounted after | 

tax value of the subject property, if held for ten years, is | 

a . | $1,120,818 using a minimum 20 percent discount factor For all wo 

| benefits to the equity position. Therefore, the value | | 

i conclusion from the Income Approach is estimated to be cee 

q $1,120,000. cos | soe . . : — coe 

- C, Cost Approach oS ae 

q | AS was stated in Section III, an estimate of depreciated Joes 

value primarily provides a ceiling on value and is highly | — 

: speculative making the Cost Approach a subjective and misleading | 

: fo a ; oe | | 

——— — — 53—__— eee —



| | | oe 

| LEASED ADJUSTMENT 1986 oe | oo : wo oe 

(SQ. FT.) FACTOR BASE 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 jc | 

| | } . 7 | | 2 a 

Potential Gross Rent By Use 
. a 

= 

: aaa rns oe | | oe | | Aa ee | 

Retail . . 33,950 1.025 4.50 152-775 156/594 160,509 164,522 168,635 172,851 177,172 181,601 186,142 190,795 195,565 m nm | a 

| | ~ } | TE OO (7 

| 
| | rz 

| Subtotal 33,950 | 152.775 156,594 160,509 164,522 168-635 172,851 177/172 161,601 186,142 190,795 195.565 oy to Cry 

Less: Vacancy @ 10.0% 0.10 15,278 -15,659 16,051 16/452 16-864 17,285 17/71) 18,160 18,614 19,080 19,556 — - 

Ww 
| | 

| Se re 

| (© EFFECTIVE GROSS REVENUE 137,498 140,935 144,458 148,070 151,772 155,566 159,455 163,441 167/527 171,716 176,008 | = "0 HJ 

| \O fT] 

. | oe O = tH | 

| EXPENSES | | | | | NY 

| | | | . | ~ [F] ! 

Repairs and Maintenance | 1.030 0.2000 6,790 6,994 7,204 7-420 7,642 7,871 8.108 8,351 8,601 8,859 9,125 | a oy 

| Management | NA 0.05 6,875 7,047 7,223 7,403 7,589 7,778 7,973 8.4172 8,376 8,586 8,800 eo _ ~ 

| | | | / | | ~~ SS 

Subtotal: | | : me | | | 
rjc. 

Expenses Before Real Estate Taxes on, | 13,665 14,040 14,426 14,823 15-231 15-650 16,080 16,523 16,978 17,445 17.926 mT ty 

Income before Real Estate taxes | oo : 123,833 126,894 130,032 133,247 136/541 139/916 143,375 146,918 150,550 154.270 158,083 ma 

| Total Expenses | : - 13,663. 14,040 14,426 14,823 15,231 15,650 16,080 16/523 16.978 17,445 17,926 mm | | 

NET OPERATING INCOME : 123,833 126,894 130,032 133,247 136,541 139,916 143,375 146,918 150,550 154,270 158,083 Fi 

: | / | : =—- 

I nn 
Oo ~



| | ) | EXHIBIT IV-2 | 

5 | | ASSUMPTIONS AND OUTPUT OF THE DISCOUNTED CASH FLOW © | | 
Po MODEL AFTER THE TAKING nm | ae 

i . | EQUITY YIELD RATE — 20.00000 | | : | HOLDING PERIOD | 10 
re | | _ LOAN NUMBER | 1 | | | a | INTEREST RATE : 0.10000 | a | | | LOAN TERM oe - 25.00000 | | | os a ) _ PAYMENTS PER YEAR | 12 | | a ae | | DSCR & LOAN/VALUE RATIOS 1.25000 Oo — : | TAX RATE | 0.40000 | | | | | a — _ CAPITAL GAINS TAX RATE — 0.20000 | : | | : | _ RESALE PRICE | $1,449,621. | | q LAND VALUE $345,000. | | | 

| ae DEPRECIATION METHOD | SL | | | Oe COST RECOVERY PERIOD 19 | | A | - NET OPERATING INCOME - $123,833. - | | | | 
OO | CHANGE IN NOI 0.24579 | | ae | _ INCOME ADJUSTMENT FACTOR YR 7 | : a | a | SELLING COST 0.05000 os oe | 7 

| | | | - | | | 60 -



A a Rah — — | , . | 

‘ Po - EXHIBIT IV-2 (Continued) BR ge Ere ed 

| 8 Es VALUE $1,120,818. aoe Oe : 
| re oe: AFTER TAX YIELD - 20.00000 | - ae Se 

| oe Bes OVERALL RATE 0.11048 | ee ee | 
| | MORTGAGE CONSTANT 0.10904 — Be - . | Type : 

| | MORTGAGE VALUE = $908,499. Ras 8 pe 
. : BUTLDING VALUE $775,618. | aes a | | | 
gt ns . —BQUITY VALUE — $212,318. Cogs foe oo 

: Dee  RQUITY DIVIDEND 0.11665. 7 oe oe | s - _ 

F fe es | _ oe : oe CASH FLOW SUMMARY | | | a - | oe 

of oe YEAR 2 YEAR 20 «YEAR 3) YEAR 40 YER 5s | 
Ye en | NOI $123,833. $126,894. $130,032. $133,247. $136,541. 1 

fo - «DEBT SER#1L = ~$99,066. = $99,066. = -$99-,066. —-$99,066. — -$99, 066. og 
Poo BICF $24, 767. $27,828. $30,966. $34,181 . $37,475. ae oe 

| Liga oo NOI ($123,833. $126,894. $130,032. $133,247. $136.541. ee 
| INTEREST 1 $90,463. -$69-562. -S88,566.  -$87,467.  -$86,252. 

. : TAXABLE ~$7? 2462 .- ~$3+ §00 * $6 33. $4 ¢ 948 * $9, 456. , : a . . - oe ‘ : | 

oe | | | TAXES ~$2-985. -$1, 400. $253. $1,979. $307B25 0 

a ae : ANF = $27,751. — $294228. + $300712. «$32,202. $33,692, sts 

| a i. RN YEAR 6 )——sYEAR-7——sYEAR:- BOYER 9s YEAR 100 (= i i st—‘s;és~*™CS 

™ 39,926. $143,375. $146,918. §180,580. $154,270, 
ee DEBT SEROL == $99,066.  ~$99,066. -$99,066. $99,066. $99,066. ci via 

. 7 | | BICF $40,850. $44,309. $47,852. $51-484. $55,204. Be ee 

es re | NOI ——s—“(iws« $239,916. $143,375. $146,918. $150,550. $154,270. 
Hoe I EREST 1 ~$84,911.  -$83,428. -$81,791. -$79,982. -$77,983. a 

| | | DEPREC -$40,833. ~$40-833. $40,833. ~-$40,833. -$40,833. =| oe | 
| Co | TAXABLE $14,173. $19,114. $24,295. $29,736. $35,454. a , 

Sas . TAXES $5,669. $7-646. $9,718. $11,894. $14,182, 

a roca s |  ATCF $35,180. $36,663. $38,134. $39,589. $41,022, beard 

i Pe | | RESALE PRICE ss $1,449,621. ss RESALE PRICE =——s«$:2,449,621. 0” ioe 
a | a SELLING CosT -$72,481.— SELLING COST -$72, 481. eye a | 

| } | | LOAN BALANCE #1  -$768,240. ADJUSTED BASIS ~$712,493. oe 
ff oft! es | | - | : TAXABLE GAIN (ass $664,648. : a 

| | | oe | LONG TERM GAIN $664,648. BE re 
| | | | | BEFORE TAX $608,900. = ORDINARY TAXES $0, 0 _ 

en a A TAXES $132,930. CAPITAL GAINS TAX - $132,930. . . 

: | oe - AFTER TAX PROCEEDS $475,970. | - rns 

— 4 | | YEAR CASH FLOW YEAR CASH FLOW een es a. Cee nn 
| a Sop a , 7 0 “$212,318. 6 $35,180. | - | CP | 

a | - a 1 —-$27-751-0 0 7 $36,663- 0 | oe a 

oe Oo a 3 ($30,712. 9 $39/589. | : | pO SoS 
a ce 4 $32,202. 10 $516,992. ree | ES as 

a pe a 5 $33,692. ee ols Lat : 

os dodge BI ne Ne



I oo method for valuation of the subject property. However, the 

| approach as before indicates a value of $31.86 per square foot. | 

? 7 Adding the cost of the land plus the cost of an asphalt oarking | Oey 

| = lot LO the cost of the building results in a total cost per 

a qt square foot of $44.99 or $1,527,291, ‘rounded to $1,525,000. | 

f | | ve . D. Cost to Cure | | ; 

| The original site was 144, 272 square feet and the physical | | 

i : - area of the taking amounts to 0.21 acres or 9,148 square feet. | 

a “at $2.48 per square foot, the value of the physical taking is | 

| $22,687, rounded to 22,700. However, the cured situation 

q & requires an additional 3,965 square feet of parking to | 

| compensate for. the loss of 13 parking spaces. This makes the | 

g ; value of the subject cured the same as before the taking, except . 

a } for the effect of the modified point score after the taking. | 

| The cost to cure the subject property is presented in | 7 

i Exhibit IV-3. There are two. components bo the cost, the first | | 

| | being the remodeling of the store front and entry area. Note, a 

a in Exhibit IV-3, a cost of $166,400 for a new building entrance | 

a - and parking lot reconstruction. Secondly, the cost to cure the ee 

i. loss of 13 parking stalls is $19,533 including land acquisition | 

i . and construction. Therefore, the total cost to cure the | © 

| property of the Functional damage caused by the construction and | | 

i taking is $185,933, rounded to $185,000. : | | a



Emami, te. oe ci ee ee ec ee . Se 

| | | EXHIBIT IV-3 hes | 

| we ey COST TO CURE oe | 

a | | ee ak July 3, 1985 | Oo 

hoe | Ed Phillips & Sons | | | | | - 2620 Royal Avenue _ | | | | en | - Monona, WI 53713 : 

| aS oe Attn: Irving Levy | | Soe |. 

4 : Re: Remodeling at the Beltline store | | : 

So | _ Enclosed find a site plan, building elevations, floor plan and | 
os | _ perspective sketch concerning the proposed east entrance and parking | a | | lot changes. — | | oo : | 

: | | These drawings indicate raising the parking lot for a grade level _ - : | | | | entry and providing a glass entry/vestibule/show window building a a 
| a : | : addition. — | | | : 

| a : We believe that what is proposed here is necessary with the re-orien- | 
| tation of passing traffic and public approach to your retail facility. : | | 

i po. a We estimate the construction costs to be as follows: oe 7 | 

| | | Parking lot reconstruction & sitework $ 52,000.00 | 

a | | New entance at building — $103,800.00 | | | a | / Construction Total $155,800.00 | 

| - | Architectural/Engineer fees . $ 10,600.00 7 | : | 
a wee Total $166,400.00 | 

es These costs are only preliminary estimates. and may vary as detailed 
. | planning is carried out. os | | | | | | 

i | wa | If you have questions or require further material, please let me know. OS, | 

| | 7 a | | | Sincerely, | —— . | | a 

a La | | - _-PLANNING-QSSOCIEATES, INC. oe | 

| | eee 7 é Lang . Pa 

" | PLANNING ASSOCIATES INC. - 1602 W. BELTLINE HWY. MADISON, WISCONSIN 53713 - (608) 257-070 | |



| fe om lu : : ) ) 

oe a _ EXHIBIT IV-3 (Continued) | —— 

5 Surface Parking Lots | : | a a 

| Size Per Stall: - 305 square feet 

a Cost Per Stall: © | $746.75 we oe 

: | Total Cost of 13 Stalls: | $9,700.00 a oon , 

| Land Aquisition | | | oy | 

a | Total Square Feet: (305 x 13) = 3,965 | | 

5 a Land Cost: | - (3,965 x $2.48/SF) = $ 9,833 fo 

: | Total Land Acquistion and Surfacing | | — «© $19,533 fo! 

| Source: Marshall and Swift Valuation Service | | | aaa



a ‘| ee E. Reconciliation of Value — a | eos | 

epee ‘The Income Approach is the primary ‘indicator of value and | _ 

a. “suggests a value of $1,120,000. The Market Approach indicates a | 

q - price closer to $850,000. Primary reliance must remain with the 

Income Approach given the ‘shortage of. comparable sales in the | | 

i - | Madison area leaving the Market and Cost Approaches as secondary 

| checks on value, The appraiser concludes ‘that Market Value | 

/ 1 after the taking, as of March 26, 1986, with cash to the seller, 

' | “ ONE MILLION ONE HUNDRED TWENTY THOUSAND DOLLARS | | 

i | a | ; ($1,120,000) . | | | | 

f pa Furthermore, ‘the cost to bring the. subject property to the cles 

fp functional equivalence of its state prior to the taking is S | 

i i estimated to be: | / | AS, - | a a - | 2 | | 

f oe 7 ONE HUNDRED EIGHTY FIVE THOUSAND DOLLARS | : 

Wp e ($185,000) a



I 

oe aoe _--Vy.~s« REASONABLE RENT LOSSES _ a 

a a | According bo Section 32.195(6) of Wisconsin Statues, | 

| | | Expenses Incidental to Transfer of Property, reasonable rent 

i losses are allowed where: | ee oe | | 

i } ae a) the losses are directly attributable to the | 
| an — public improvement project and- | 

i on ves b) such losses are shown to exceed the normal | 
| | | rental or vacancy experience for similar a 

|. . properties in the area. ee | 

[ | Changes in retail rental rates are a function of the 

J | fluctuation in gross sales dollars. Rent levels vary with | 

- es business profitability and, in turn, so. do changes in the value 

i | of the real estate. Retail rents for 1986 were ‘previously | 

| determined in Section TIt. However, for 1987 and 1988, there is | 

i a dramatic drop in rents due to construction of the new: a 

i / highway. In 1987, rents are projected to drop 25 percent during | 

| the nine months of construction or 18 percent for the full | | 

f | year. This adjustment was arrived at through a conversation | | 

| | between Craig Hungerford of Landmark Research, ‘Ine., and Mr. an 

i oe James Turner, manager of the Shopko store on Mineral Point Road po 

9 : on Madison's West. Side and prior experience of the Phillips : | 

to store. During the summer of 1983, the Shopko store experienced — | 

a | | similar access difficulties as those facing the Phillips store 

oe in 1987 and 1988, The manager estimated a drop in annual gross Sa | 

i ‘sales of approximately (12 percent for a six-month construction a



| period. In addition, the subject property experienced a 25 | : 

i percent reduction in gross sales for the fiscal year 1982-83 | 

q {- when previous access to the West Beltline via Raywood Road was : 

a - lost. (See Exhibit V-1.) Tn 1988, disrupted access will | | 

a | continue for an additional nine-month period before permanent 7 

access is restored in the fall. Rents for 1988 are assumed to - 

i : be 25 percent below the 1986 level. In 1989, a 5 percent 

j increase in rents is assumed as customers become acquainted with 

- | new store access. Years 1990 to 1994 will have a 10 percent , 

4 | “average annual increase in rents as the Store, with increased 

- customer recognition, recovers to probable rent levels projected | 

i - before the taking assuming there had been no disruption: of | os 

a ; access. | . : wt | | oe | Oo fe - 

| Dea Exhibit V-2 provides a calculation of the net operating | 

i | income for years 1986 to 1995 assuming changes caused by the a 

- highway construction. Exhibit V-3, the discounted cash flow | 

i | model given the previous assumptions, provides a value estimate | 

7 of $1,192,295. The difference between this adjusted value and 

| the discounted before value of $1,255,000 of $62,705 rounded to | 

i woe $65,000, is the estimated rental loss to the Phillips store due > | 

to the reconstruction of the West Beltline Highway. - a i
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i | ED PHILLIPS & SONS \IADISON INC. | | , | 
- ROO ROY GD AVENUE 

os . STADISON MISC ONSEN SX" PR. page : a : 
. . 

| : | 7 | | | May 5, 1986 | | 

| | | Professor James A. Graaskamp _ 
| | 

ee. | Landmark Research Inc. | | | | | ~ 4610 University Avenue 
| | 

] a Madison, Wisconsin 53705 | 
| a - Dear Professor Graaskamp: | 

oe fp | | | The construction period for South Towne Boulevard along en | | 
| | with the resultant relocation of intersecting roads and | ; | | 

| _ traffic patterns during the period caused a 252 decrease | 
i ; in retail sales at the Phillips Department store. | , | | | Phillips retail sales, 2620 Royal Ave.(8-1-81 to 7-31-82) i | $3,597,613.21 | | | a | a Phillips retail Sales, 2620 Royal Ave.(8-1-82 to 7-31-83) 7 . | 

| | | | $2,692,954.09 | | | | , | | The dollar loss of $904,659.12 translates into a percentage | | 
A - decline of 25%. The above figures are ffd audited reports. 

| | | | | | is: , | | | | 

i J. | | oa | | ( ng E. Levy Oo | | : | PYesident | | 

| IEL: dk es | | | | a
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| | . ro Ok 

_ LEASED ADJUSTMENT 1986 | Oo Cs Ss 
| : (SQ. FT.) FACTOR BASE 1986 1987 1988 =: 1989 1990 1991 1992, «1993 (1994 1995 1996 Cc | a 

| . | , : Do | Se 

oo Potential Gross Rent By Use a 7 OQ <2 oe 

. . —e eee - : . moc Pee nee 

: Retail (33,950 8.00 169,750 139,195 127,313 133,678 147,046 161,751 177,926 195.718 206,824 211,994 217-294 Aza fo 
qd | | | | } | | | cay | , y TG 

| - | a | AwN 

Subtotal 33,950 169,750 139,195 127,313 133,678 147,046 161/751 177/926 195.718 206-624 211,994 217,294 be = s: 

Less: Vacancy @ 10.0% | 0.10 16,975 13,920 12,731 13,368 14,705 16,175 17-793 19,572 20,682 21,199 21/729 3 -,W se to 

ON | | | |  O”OO H 

| EFFECTIVE GROSS REVENUE 152,775 125,276 114,582 120,310 132,341 145,576 160,133 176-146 186.142 190,795 195,565 (Che = 
7 | | | | | yn Ss 

EXPENSES | | , cCunMNM NO 

| | 7 | | | Wo : | ry ry 

Repairs and Maintenance 1.030 0.2000 6,790 6,994 7,204 7,420 7,642 7,871 8,108 8-351 8-601 8,859 9/125 Hi , 

Management — | NA 0.05 7,639 6-264 5-729 6-016 6-617 7,279 8,007 8,807 9.307 9,540 9,77 OFrIO 

Subtotal: noe | . | 7 | ; oss 

| Expenses Before Real Estate Taxes 14,429 13,257 12,933 13,435 14,259 15,150 16,114 17,158 17,908 18,399 18,903 o = 

| | Income before Real Estate taxes -—-:138,346 112,018 101,649 106,875 118,082 130,426 144,019 158,988 168-233 172,395 176-661 9 5 

| | | | 7 | | : tt < | 
‘Total Expenses 14,429 13,257. 12,933. 13-435 914,259 15,150 16,114 917-158 17,908 16,399 18,903 Oo. 

| | | oe } | | | ea 

| NET OPERATING INCOME 138/346 112,018 101,649 106,875 118/082 130,426 144-019 158,988 168.233 172,395 176,661 ye~ 

| enn : : “”— 

| | . | | On



ee | | | | J : | | | / EXHIBIT V-3 noe | . 

i fo ASSUMPTIONS AND OUTPUT OF THE DISCOUNTED CASH FLOW MODEL  ~ Sas eo 
oe ASSUMING RENT LOSSES CAUSED BY CONSTRUCTION | | 

os | EQUITY YIELD RATE | 20 .00000 | | | | 7 HOLDING PERIOD | 10 | J : ss LOAN NUMBER 1 | | 
oy oo INTEREST RATE ~ 0.10000 | . : , / | LOAN TERM — 25.00000 | | i | | es PAYMENTS PER YEAR) 12 | | | _ DSCR & LOAN/VALUE RATIOS 1.25000 | 

| | | ‘TAX RATE | 0.40000 o | | pe Bo CAPITAL GAINS TAX RATE 0.20000 | A - | RESALE PRICE $1,619,981. | - 
| | | LAND VALUE : $345,000. | i: | a | DEPRECIATION METHOD SL a — i a COST RECOVERY PERIOD 19 | | | | | | NET OPERATING INCOME $138,346. nT 

| CHANGE IN NOI 0.24611 ; oe | | | a _ INCOME ADJUSTMENT FACTOR YR 7 ee | Se i | eS SELLING COST | | 0.05000 | | — 

| | Oe 70 oe ee |
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5 | | | EXHIBIT V-3 (Continued) | we ae ae dp 

i oe : VALUE $1,192,295. | | | | | 

| AFTER TAX YIELD 20.00000 | : | 

| en OVERALL RATE = s—s«éd« 11603 | | a 
| | MORTGAGE CONSTANT 0.10904 | , | 

MORTGAGE VALUE $1,014,974. ma | | 

ce BUILDING. VALUE $847,295. a 
| BQUITY VALUE $177,321. | | | . | 

| -. BQUITY DIVIDEND 0.15604 ay | . 7 | 

i ne | | | CASH FLOW SUMMARY 

| a - YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 / 

; | NOI $138,346. $112,018. $101,649. $106,875. $118,082. | | 

| oe DEBT SER#1 -$110,677. -$110,677- -$110,677. -$110,677. ~-$110,677. 
| | BICF «$27,669. $1,341. -$9,028. ~$3,802. $7,405. | 

a | 7 NOI $138,346.  $112-018. $101,649. $106,875. $118,082. | a 

. an INTEREST 1 -$101,065. -$100,058. -$98,946. -$97,718. -$96,361. 
| | DEPREC ~$44,594. -$44,594. -$44,594. -$44,594. -$44,594. a | 

| : ‘TAXABLE -$7,313.  -$32/635. $41,892. -$35-437. | -$22,873. | | 

a | TAXES ~§2,925.  -$13,054. -$16,757. -$14,175. $9,149. a 

| / |  ATCF «$30,594. $14,395. $7,729. $10,373. $16,555. oe 

a | | | YEAR 6 YEAR 7 YEAR 8 YEAR 9 YEAR 10 e | a 

| ‘NOI $130,426. $144,019. $158,988. $168,233. $172,395. | | | | 

| DEBT SER#1 -$110,677. ~$110,677. -$110/677. -$110,677. ~-$110,677. 
| BICF $19,749. $33,342. $48,311. $57,556. $61,718. | a 

; | NOI | $130,426. $144,019. $158,988. $168,233. $172,395. : | 

INTEREST 1 $94,862. -$93,206. -$91,376. -$89,355.  -$87,/123. | 

| DEPREC —--s- -$44,594. --$44,594. --$44,594.  -$44/594.  -$44,594. — 

a ae - TAXABLE ~$9,030. $6,219. $23,017. $34,283. $40,678. | 

- | ‘TAXES ~$3,612.  $2.487. $9,207. $13,713. $16,271. | | 

q | | ACR $23,361. $30,855.  $39/104. $43,843. $45,447, / ce 

| | RESALE PRICE $1,619,981. RESALE PRICE —=- $1619, 981. : . 

| | ee SELLING COST -$80,999- .-~—- SELLING COST - =§80,999. | | 

5 ae | , LOAN BALANCE #1 -$858,276. ADJUSTED BASIS -$746,350.. | 

, on: 7 oe | | | TAXABLE GAIN $792,632. | . 
| | LONG TERM GAIN $792,632. | oo 

| | | BEFORE TAX PROCEEDS $680,706. ORDINARY TAXES SO. a | 

| | TAXES a -$158,526. CAPITAL GAINS TAX $158,526. | 

| | | ss ABTER TAX PROCEEDS = $522,179. | on, | 

| | - EQUITY CASH FLOW SUMMARY | | Oe 

i | | | YEAR CASH FLOW YEAR CASH FLOW ) a | 

| _ 0 -$177,321. 6 $23,361. | 

| 2 $14,395. 8 $39,104. cos 

| | . 3. = $7,729. 9 $43,843. | | So . — | 

= 4 $10,373. 10. $567,626. . no oo dl 

| 5 $16,555. 7 | | 8 oe | |



| ve | VI. FINAL CONCLUSION, ALLOCATION OF a | : 
[ - oe | ee DAMAGES, AND RENTAL LOSS | oe fy | 

a The Fair Market Value of the larger parcel as of March 26, . 

i 1986, is $1,255,000. | Fair Market Value of the remainder parcel | 

| in a cured situation as of March 26, 1986, assuming completion 

J a of the highway relocation project, is $1,120,000, resulting ‘in a 7 

fe loss of market value of $135,000 as a result of the taking. a 

i ; This loss is allocated $22,700 to land taken and $112,300 in | 

; severance damages to the remainder. er | 

ft ee The cost to. cure the deficiences created by redirecting | 

a _ traffic flow to the site is $185,000. | —_ ee 

_ Jo Rental loss to the remainder as a result of the temporary 

i Y disruption of access, and Severe temporary loss of sales volume, | 

3 | not otherwise compensated for above, is $65,000. | | 

| | £ Therefore, total loss and damages as a result of the taking 
i are: on . 7 | | | 

i | ss THREE HUNDRED EIGHTY FIVE THOUSAND DOLLARS 

io Phan ($385,000) fe 

|e | a - Se 72 - ; .



| CERTIFICATION OF VALUE Oe | so tal 

i | oo The appraisers further certify that, to the best. our 

a knowledge, the statements made in this ‘report are true and we = 

have not knowingly withheld any significant information; that we . - 

i : have personally inspected the Subject property, that we have no | | 

fo interest, present or contemplated in the subject property or the - 

i fo participants in the transaction; that neither the employment nor 

i |e - compensation to make said appraisal is contingent upon our value | 

Po estimate; and that all contingent and limiting conditions are ae 

i - stated herein; and the Fee charged is consistent with our usual | 

in charge for appraisal services. oo oo | 

i 7 The estimated market value, as defined herein, of this. ce 

i fo property before the taking as of March 26, 1986, is: | | | 

ONE MILLION TWO HUNDRED FIFTY FIVE THOUSAND DOLLARS “ 
i | Soe : ($1,255,000) - : - a 

i -*The estimated market value, as defined herein, of this property - 

after the taking as of March 26, 1986, is: a : of 

; | ONE MILLION ONE HUNDRED TWENTY THOUSAND DOLLARS es 

ft, $1,120,000) . ee me



: 

n Cee en | . | 
, | The loss of market value accruing as a result of this taking as a 

i of March 26, 1986, is estimated to be: | - , | | 

i fo _ «ONE HUNDRED THIRTY FIVE THOUSAND DOLLARS | a a 

’ Bhi Pa ($135,000) oe Bs Pan 
: The cost to bring the subject to a cured situation after the | 

i taking is estimated to be: | Oo Oe fo 

J «ONE HUNDRED EIGHTY FIVE THOUSAND DOLLARS - | 

ons ($185,000) oo - | 
a The value of rents lost as a result of temporary construction | 

' activities is estimated to be: a ape 

| | | - SIXTY FIVE THOUSAND DOLLARS ~ | oo 

a aoe ($65,000) eee 
| Therefore, the total loss and damages accruing as a result of | - 

a | this taking as of March 26, 1986, is estimated to be: | : 

i ee THREE HUNDRED EIGHTY FIVE THOUSAND DOLLARS |. 
5 | ; oo | ($385,000) | oe 

' FOR LANDMARK RESEARCH, INC. ee 

7 : | epee KX Rann ene Pe en is 
i | James A. Graaskamp; Ph.D., SREA, CRE ae | | a 
oe U Land Economist | = | : 

ms B22 Fe So ae | Le 
i Date | i oe | : fee es |
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i ee _ e APPENDIX A (Continued) Ue 
| a 

| 1, Contributions of Other Professionals _ i ag OE as a | 

f | «ys _~——'sInformation furnished by others in the report, while | 
| believed to be reliable, is in no sense guaranteed by a 

the appraisers. — Oo | De | | 

i | «s,s Phe appraiser assumes no responsibility for legal = = | 
| : OS -MINatters. : | | oy os a | 

Jo All information furnished regarding property for sale _ Te 

oe rent, financing, or projections of income and = 

pp Oo expenses is from sources deemed reliable. No warranty | 

? Seo: or representation is made regarding the accuracy = = 

| - thereof, and it is submitted subject to errors; = = © 
| ) ss omissions, change of price, rental or other 2 

a --—- gonditions, prior sale, lease, financing, or Cy Un mE Sg 

a oe See withdrawal without notice. = © es ae a see 

| 2. Facts and Forecasts Under Conditions of Uncertainty = = 

) . The comparable sales data relied upon in the appraisal =| 

fe is believed to be from reliable sources. Though all | 

a - - the comparables were examined, it was not possible to 

; ; ss inspect them all in detail. The value conclusions are | 

, pe - subject to the accuracy of said data. | ae “PEE | 

i : .  FPorecasts of the effective demand for space are based  ##[{[ 

de | upon the best available data concerning the market, _ 
5 but are projected under conditions of uncertainty. = = © 

@ | , + Engineering analyses of the subject property were . 

pope nee neither provided for use nor made as a part of this - 

Fe [ones appraisal contract. Any representation as to the en | 

ve | suitability of the property for uses suggested in this — 

ee Poe analysis is therefore based only on a rudimentary ee 
| / - investigation by the appraiser and the value eae or | 
a | | | conclusions are subject to said limitations. : oh BS 

{| ys Sinee the projected mathematical models are based on t—i—‘iLC 

i — stimates and assumptions, which are inherently 

, , ss gubject to uncertainty and variation depending upon 

fp evolving events, we do not represent them as resultS 

a | ss that will actually be achieved. ne ee ee ee



TE 

’ | | APPENDIX A (Continued) | pg SES vee 

op « Sketches in the report are included to assist the reader 

| | in visualizing the property. These drawings are for = = 

‘ illustrative purposes only and do not represent an actual ~~ | | 

ss gurvey of the property. | | | 

; | 3. Controls on Use of Appraisal OS 

| | . Values for various components of the subject parcel as 

ss gontained within the report are valid only when making a 

i . summation and are not to be used independently for any | 

- | purpose and must be considered invalid if so used. an 

; 7 . Possession of the report or any copy thereof does not es : 

oe carry with it the right of publication nor may the same _ a 

| be used for any other purpose by anyone without the an 7 

po previous written consent of the appraiser or the eat 

| - applicant and, in any event, only in its entirety. a | 

| . Neither all nor any part of the contents of the report © od 

a ss shall be conveyed to the public through advertising, == J. 

public relations, news, sales, or other media without the © 

- written consent and approval of the author, particularly © 

' Ty 7 - regarding the valuation conclusions and the identity of | 

oO the appraiser, of the firm with which he is connected, or © 

en | any of his associates. | - - ey 

7 «| Phe report shall not be used in the client's reports or = =— {| 

an | financial statements or in any documents filed with any © : 

to governmental agency, unless: (1) prior to making any Le 

i | such reference in any report or statement or any document | 

| | - €iled with the Securities and Exchange Commission or Be 

| other governmental agency, the appraiser is allowed to , 

- veview the text of such reference to determine the  _ oo 

a | accuracy and adequacy of such reference to the appraisal | | 

| | report prepared by the appraiser; (2) in the - 

, | | appraiser's opinion the proposed reference is not untrue 

i or misleading in light of the circumstances under which © | 

| it is made; and (3) written permission has been _ | 

to | obtained by the client from the appraiser for these uses. _ 

a | «ys s Phe appraiser shall not be required to give testimjony or | 

| | to attend any governmental hearing regarding the subject 

) ss matter of this appraisal without agreement as to | os 

i | - additional compensation and without sufficient notice to © 

| | allow adequate preparation. | a 

| Oo | 77 7 | | | ee |
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ft | ss APPENDIX B~ (Continued) | 

| PHILLIPS DEPARTMENT STORE | | | - a 
ENTRANCE TRAFFIC ANALYST’ 

. , 

a | | LANDMARK RESEARCH INC. | | . 46010 UNIVERSITY AVE. , SUITE 105 a | MADISON, WI 53705 | 

: | October 4, 1985 — | | 

. - . D'ONOFRIC, KOTTKE & ASSOCIATES, INC. | 7 7530 WESTWARD WAY a 
. MADISON, WI 53717 . 

. 

‘ . 
: 

‘ 
* 

. 

E : | a | tr - : | . : 
FN: 85-04-122 . : . — | 12: 85-U4-122 |
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Lie = 
| | APPENDIX B_ (Continued) a So SS 

: | | | | - : | INRODUCTION AND SUMMARY OF FINDINGS : ) | } 

| | | This report presents the findings ano recommendations with respect to the . | | 

i | oo a adequance of the proposed relocated entrance to the Phillips Department Store | | * 

7 | as recommendec by the Wisconsin Department of Transportation in conjunction | 

q ee | | with construction of the South Beltline. | - 7 | = oe | / 

| | a The information used in this ‘review was’ data derived from the Wisconsin - | | 

a oe oo Department of Transportation, the client's customer data, and the South Towne | a 
| Neighborhood Traffic Analysis prepared by D'Onofrio, Kottke & Associates, - | | | 

mo ,  Inc., for the City of Monona in 1982. a | | | | | 

q | | The study concludes that the proposed entrance has sufficient capacity tc | , 

| | - - provide good access to the store based on the traffic projections. - In oe | 

a | a | | | addition, the existing right-of way of the original kaywood Road could provide 

- . - additional parking and an improved entrance circulation if it were added to | | 

a : the property. With this added right-of-way, the new entrance, and the | | - 

| 8 : remode lea front, the access ana parking should be equal to that providec by. | 

q | | the existing roadway and entrance patterns. | |
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’ | 7 , _ APPENDIX B (Continued) | a to 

a Basea on. the proposed South Beltline configuration, WISDOT traffic | | oe 

a | | projections revised June 1985, and projected South Towne development plan, tne 7 | | | 

| 4-5 P.M. peak hour vehicle trip-enas were est imated for Kaywood Road and Royal : ; 

i | Avenue east. | . | | Oo | | 

oe | The traffic volumes for the Phillps entrance are basea on the foliowin. | 

i , | 7 | information furnished by the owner and City of Madison Traffic Engineerinc - | 

| OC Division Traffic Volume Report 1983. | | : | . , | | 

a 7 | | Total Sales 1983-84 $129,000.00 | | . | , 

| Percent during holidays a | a 
— 7 | (Thanksgiving to Christmas) | 40% | | 

4 | 7 | Number of shopping days 34 | 

| | | Basec on this gata, the store, during holicay season, would generate - 7 | 

a | | 3,036 trip-ends per day for a total of 282 trip-ends for the 4-5 P.M. period. © | | 

| - It shoulda be noted that for this to take place with the numer of stalls ; | | 

i a | | available, the average shopping stay would be approximately one hour. This is | | 

| — | | consistent with national averages. | | : _ 

| | Projected volumes for the year 2005, assuming complete Geve lopment of | | | 

q | - : South Towne, are shown in Figure 1. | So - | | | | 

a | oo | The proposec intersect ion configuration by WISDOT is shown in | oe : | 

q - | | Figure 2. oe | oe _ oe | 

| - coe A critical movements analysis has been completed to establish the level | a 

i | | of service and the traffic controls needed (see table 1). The calculations " 7 a | 

oe indicate that the intersection will function with stop signs on Royal Avenue | | ae. 

a | | ana the entrance at a level of service: A, which is adequate even for this oe - 

; high sales period. / | | | 2 | oo: | | te
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a | TURNING MOVEMENT SUMMARY DIAGRAN - | | 

a | STATE _Wistonen! —_ COUNTY st 77.° city fi ky Sg | : 

| “7 ' | | ; _ s : _ f a . i LOCATION Ca'ween Kut fkeoetee | Kee Aol Tt 

: (Astor: ANTHNOT ) | 

) | time to Ss | of Oe pate Ave. | | 
| SBN sf | vay 4 7 | | } 7 riN HOUR(S) © DAY SOY 

| oo - : | She phinrs | 

- we —\ PiX\ 
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boo Ne 
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| aS — ) ——- CORUM SOU LC | eee | | | a 
| APPENDIX B- (Continued) . 

i | |  QRITIORL MOVERENT Geel. e7s | a 

. aa: Oo | - — | | : Intersection: PhilliPs/royal & rasuoos Design Hr.: $, 68-5. 20+ , | | 7 | | | | | | ) a a : | . | . | Ce : 
: | INPUT DATA | | 

i | | mave & Lanes widths vO Lume BPProach Pt io P64 — . . oe 

| | ni 1 1z eo «& 155 north 65 g gi ee | nt 2 = le lz a - 226i | | | | me  & a eS et Lie | | ran 1 LE G ic Oey West a of me | . he 1 ia = aS iy . ute al OE a. as so | | a | | | | = { Lz & e 4G south 8S & € | | - st 8 12 12s 335 | | | - ar | 1 le Q g 3a | | . | el G | G GG 6G es east 25 eg 6 : : et 4 ie a a a | er i | le Mw 86g 25¢ | | | 

i | | | ADJJSTED VOLUMES . a 
| move adJ Fev # of lanes Pce-lane | 

I - - } vil — BER 1 SES | | | | me a 2 | oor wes | oe | | web 153 1 152 | | | | ut 74 1 7A | | | Si ee i | oS | | | | ae | an | st 516 | 2 253 | | - | STei 8 1 | 25 i. . 

| | | oe SUM OF CRITICAL Volumes | | | oe 
| : - . Fhase # Fhasing adi ork vol | | : | 

- | | : 1 minists S83 | : a | | | | | | 2 whuletel 153 oe : | | | | | x | a | | od to | | | 4 a a ee = 
oF | es | 5 | - | ) | | | ei | | | 

| | | - | mritical tetal = S414 | | | . : : : - 
. . ', 4 

: 

Poo level of service: a. | 7 |
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5 fo | APPENDIX C (Continued) Tees | : 

| | So COMMERGIAL-INDUSTRIAL DISTRICT | | | 

| : a 42.100 CHARACTERISTICS OF DISTRICT. The | | | 

| : | - Commercial-industrial District is characterized by retail, a | dt 

service, commercial, office, recreational, warehouse and 
| | a | jight industrial uses which are highway-oriented. Typical | | 

f | light industrial uses include manufacturing, fabrication, | oe 

| | packing, packaging, assembly, repair, terminals, depots and a 

co oe | - gtorage. it is contemplated that multifamily residential | | 

| , | | development shall be permitted in this district only as part | | 

- | - of an approved Planned Community Development. i; : | : : 

12.101 DISTRICT PERFORMANCE STANDARDS. In addi- — | | | es 

: : | tion to the general performance standards, proposed uses | ee 

| | | | | ‘in this district shall meet the following additional stan- - 

| oe dards: oo an 

| — (1) The proposed use shall be related to the general mone | oe 

oo, | | | - development pattern and the objectives of the Master Pian | | 

| | _ to provide a balanced local economy and to provide stable | 

| | | employment suitable for residents of Monona and the sur- | , 

- founding area, : | | | 

oe | (2 The proposed use shali be compatible with nearby oo | 

: os - development as built or contemplated for construction in | 

| (3) Because of the limited supply of vacant land, any pro- | | | 

| | posed retail or service uses shall not unnecessarily . 7 

: | duplicate retail or service uses already existing in the im- - | 

7 | | _- mediate vicinity. | a | | | | vet |
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(oo | at _ 
| [ee nena aa omer end | | | | 

: APPENDIX D (Continued) © ne 7 

a QP - Version 2.3 | | a 2 

i | Program Choices Are: ~ | | | 

' i. Enter/edit/display/tile input data. | | | a | 
ee 2. Analyze quality point ratings | ok, | 7 | 

7 ) 3. Display output to screen * oe | | ; 
4. Select aptians | | ee | 

on S. Quit | | ee | a | 

oe on |  * [When output is displayed to Screen» you may print the output | | J , a with the PrtSc keys then press <RETURN> to continue. 1 | , 

Enter your choice: ? © | ee | | | 

/ | Display Output to Sereen _ | | 7 

- select output to be displayed: | | 

i | 1. Input data > | Oo 
2. Weighted matrix for properties | | . | } | | | 3. Value range determination: mean price per point method | | Te | | 4. Transaction zone: mean price per point method | | 

| | and |inear regression method | | | | | | 
| 9. Mean price per point method: predicted vs. actual price tor comparables 

| &. Linear regression method: predicted vs. actual price tor comparables 

i - ?. Computation matrix on | wl | | So 

| | ~<Return> ta quit _ 7 | | 2 | of 
i; | enter your choice: | | | Oe oe |



5 | | We APPENDIX D (Continued) | | a ae 

i to Project title: SUBJECT-BEFORE Ue ee | | 

a Unit prices Search interval = 5 | : | 

i Jo | | _ RETAI CONDI ACCES SITE DISTR Price : | 

' Prel. wts. 22 SO oF 30 OO me ES | Oo 

COMP #1 3 5 5 S 5 $27.96 : — 

i | COMP #20—<“ Zl BC 3 = $12.82 | - 

to COP HE SG USUI ee fe 

i COMP #4. 4 1 3 83 4 $11.14 ct ft 

i |  SU-BEF SS SCC CC | iS 

, : . | | ae : 

| | a od Weighted Matrix ora eee | 
i | — Feature/ oo | | | Wtd. | | 

| Attribute | RETAIL CONDITIO ACCESS SITE DISTRESS scare | 

i Initial ee | | So pore. 
: weights 2 0tC<“Citi (its 20 zo s«100 fo 

— Final | | 7 | | | 
i a weights 20 50 oO 30 O 100 

COMP HA 8 0.60 5/250 5/ 0.00 5/1.50 57 o.00 4.40 | 
COMP #202 3/ 0.460 1/ 0.50 S/ 0.00 3/0.90 3/ 0.00 2.00 

f | COMP #3— S/ 1.00 S/ 2.50 $/ 0.00 3/ 0.90 3/ 0.00 4.49 es oc 
: COMP #4 1/ 0.20 1/ 0.50 3/ 0.00 3/ 0.90 1/ 0.00 1.40 | 

' SUBJ-BEF S/ 1.00 5/ 2.50 3/ 0.00 3/ 0.90 S/ 0.00 4.40. de



: | | | APPENDIX D- (Continued) | a ae 

4 | 7 Value Ranse Determination: Mean Price Per Paint Method ~ | | 

ep - Mean price per point: OPE | $64.60 | | | | oe of 

a | | Dispersion About the Mean: — —6« $0.43 — Le 

| Coetticient of Dispersion: - 0.0648 a 7 | 

i ; Value Range Per Unit of Dispersion | 

a a Subject Mean | Price | 

| - Point | (+/- One a Per ee 

— | a Score Standard Unit ft 

7 | | | | | Deviation) oe ee oo 

| Low Estimate — 4.40 x $6.17 = $27.14 
: Central Tendency 4.40 XxX —— - $S.60 = $29 .02 | 

i fo digh Estimate 4.40 XX. $7.02 = $30.90 aoe 
a | | | | | | | 

. . 
| 

. . . . . . - . : 7 

| Transaction Zane: Mean Price Per Point Method . | | | 
| a oe | , | | | es 

—_ ' ' . | 

i | Number of units in Subject property: 33750 | - | 

| Low Estimate © — $921,315 ar — $721,000 | 

J - Central Tendency — $9785;173 or 4985 , 000 | ee 

| ss High Estimate > | $1,049,030 or $1,;049;000 — : | 

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

| ceo: coe | | Predicted Price Actual price Error | | 

i ; COMP #1 oS $30.34 $27.96 «$2.38 | 
Lo | COMP #2 $13.19 | $12.82 ~— $0.37 | = | 

| — COMP #3 $297 .02 | $30.47 —$1.47 | a 

a oN —. COMP #4 a $10.55 a $11.14 -$0 59 |
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' Oo APPENDIX E (Continued) © oo 

| ACCESSIBILITY/VISIBILITY : | ; ms | 
| TO HIGH VOLUME TRAFFIC: 5 = Arterial traffic count in excess 

i en or | | | of 20,000 vehicles per day and/or - 
fo a a secondary street access and oo 

| | | , siting for high visibility with a 
i | | Dees a no perceived access problems. | | 
= oe 3 = Secondary arterial traffic count © 

| : | | - between 10 to 20,000 vehicles _ 
i | a | per day with moderate to high 

: | a | visibility and no perceived | . 
| | | | | | access problems. | * 

| | _ ae . 1 = Primary or secondary arterial 
i | | | | | | With traffic count in excess of | 

| a a - 10,000 vehicles per day with © | fo 
| po aS oD visibility and access is less | : 
i oan Oo | than desirable. | a 

| SHAPE OF SITE: 5 = Rectangular and efficient ue 
, | | oe - _ dimensions for intended use. | 

| . a oe 3 = Slightly irregular shape due to 
| | | ie adjacent road turn radius. | 
i a | 1 = Highly irregular shape as a | ee 

J fo | remnant suitable for unfilling. fo 

SIZE OF SITE: . § = Less than one-half acre. oe Lo 
i | oo | 3 = One-half to three acres. © / | 
Pf | | 1 = Greater than three acres. | 

{| ~ PROXIMITY TO , oe | | | | : | ) 
| ESTABLISHED RETAIL AREA: 5 = Located within high concentration | 

: | Co of shopping centers and consumer , mos 
fp Oo | oriented commercial services. ; 

i | | . 3 = Located at periphery of | ee 
_ | | | - commercial area or beyond normal | 

| ae , | wa he | pedestrian access. - | | - 
i | | . ; 1 = Isolated from existing | | | 
pp | development by surrounding a = 

me | ne fields, lack of paved roads or wee 
| oe - industrial character of | 

' | | | . neighboring uses. Oe : 

LOCATION IN MADISON: 5 = West | woh ) 
: | - oe Sos: 3 = South Central ee | 

Pe | 1 = East oe | 

| CORNER LOT: | — -=§& = Located on corner of commercial a 
| 28 | | service affording good visibility © - 

| | | and access. | 
yo 3 = Not on a corner, but having 

i | | | | access from two directions © / 
} Oo | {1 = Not on a corner, lacking the © | 

yo - | vee exposure and advantages of a | | 
i a o corner lot. | a : Pa” 

i —_— 93 — : oa



eS | , | | | _ 

; a ed APPENDIX E (Continued) | | 

ee ‘Project title: PHILLIPS __ a ; | 

i AS Unit prices Search interval = 5 oo | | | ; . 

Oo | _ ACCES SHAPE SIZE PROXI LOCAT CORNE Price | | 

i —_  Prel. wts. 10 20 430 ~°»# 20 5 1 =. ee 

| . AMERICAN 3 5 3 3 1 $2.50 | 

HER TAGE 5 ol 3 5 5 5 $3.42 | : 
i | es _ ZIMBRICK 3 3 3 3 3 5 $3.33 7 : 

| APPLIANCE M 5 5 (3 3 1 1 $3.20 fo 

i — | PROMENADE -5 1 5 5 1 $2.45 en 

i i AHRENS 388 5B a RaQ $2.62 | 

se | _ PHILLIPS 1 5 1 1 3. 8 cme | | 

5 | cee Weighted Matrix — | | : a 
Feature/ oe / | yh Wed. 

[ Attribute — ACCESS SHAPE SIZE PROXIMIT LOCATION CORNER score . 

) Initial | OS | | 7 a. : | | 
weights _ 10 20 30 20  § 15 100° oo 

i | Final a | oe os - | 
| weights 10 20 30. 20 5 as 100 

AMERICAN 3/ 0.30 5/1.00 1/ 0.30 3/0.60 3/0.15 1/0.15 5.00 
qj _-: HERITAGE 570.50 1/ 0.20 3/ 0.90 5/1.00 5/ 0.25 5/ 0.75 7.20 oo 

| - _ ZIMBRICK 3/ 0.30 3/ 0.60 3/ 0.90 3/0.60 3/0.15 5/0.75 6.60 } }# | 
| APPLIANCE MART 5/ 0.50 5/ 1.00 3/ 0.90 3/ 0.60 1/ 0.05 1/0.15 6.40 

i PROMENADE (§/ 0.50 1/0.20 1/ 0.30 5/1.00 5/ 0.25 1/0.15 4.80 | 
! AHRENS 37 0.30 3/7 0.60 3/ 0.90 3/0.60 3/0.15 1/0.15 5.40 | 

| PHILLIPS | 1/ 0-10 5/ 1.00 1/ 0.30 1/ 0.20 3/0.15 5/ 0.75 2.50 ©



a APPENDIX E (Continued) | | 

E | Value Range Determination: Mean Price Per Point Method | : 

| Mean price per point: | $0.99 oe | | 
| Dispersion About the Mean: $0.03 | | | 

| Coefficient of Dispersion: © 0.0275 | . 

i ‘9 Value Range Per Unit of Dispersion 7 | ea | 

, 7 | Subject | ‘Mean | Price a De | | — Point | _ (+/= One Per | - 
. | | | score _ Standard | Unit | | a , oe | ee : _ Deviation) | ne 

; ee | Low Estimate 2.50 — x $0.96 = $2.41 a 7 a | Central Tendency 2.50 — x $0.99 = $2.48 | 
5 | High Estimate 2-50 x $1.02 = — $2.55 | | 

Transact ion Zone: Mean Price Per Point Method | | 

a , - Number of units in subject property: 144272 oe | ) 

| Leow Estimate $347,685 | or | , $348,000 i Central Tendency $387,525 or $358,000 | oe High Estimate © $367,365 or $367,000 |



ee a oe | | 
ao | en APPENDIX E (Continued) : eS | 

: peo a COMPARABLE SALE NO. 1 | Bas a | 

f | LOCATION: | - West Badger Road | pa a - a 

| SALE DATE: 7/17/80 (Satisfaction of land contract 
ae 1/15/81) and 6/10/83 - a 

«SALE PRICE: = =——«S$ 162, 000 and $165,000 ON pe, 

Z : SELLER: | ee Schappe Pontiac, Inc.; and Leo R. and eee WS 

os cee | OO Florence Jenness Poss fo 

i BUYER: | a Leonard Mattioli and George Reuhl | 

“s - RECORDING DATA: Land contract, Volume 2054, Page 66, at | 
a os - | as Dane County Register of Deeds | 

‘| HIGHEST AND BEST USE: Commercial/Retail => we 

a | ACTUAL USE: | _ Expansion of parking lot for American TV. 

; | = «LOT SIZE: 147,319.92 SF (3.38 acres) ae 

| MAIN FRONTAGE: = ——- 329,89 feet on West Badger Road ope 

i | —-« ZONING: oe C2 Commercial, Town of Madison | fo 

- ACCESSIBILITY/ es on Oe OO | 
| VISIBILITY: “ At time of purchase, only access to | | : 

a | | | service road and low visibility for 

| os ern | commercial/retail purposes. Adjacent to | 
| a / open field on the south and American TV | 

a : | on the east. | | | | oa | 

: - DAILY TRAFFIC COUNT | : | ay | | 
3 AT SALE DATE: ~~ West Badger Road: 2,350 vehicles per | | oo 

| | | - day. a | | | a | 
| ) Count taken near Fish Hatchery Road . : i 

q FINANCING: Both comparable sales are considered to | | 
| a represent cash prices at the time of | | 

| a | en purchase. Comparable 1-A is $162,000 or ; 
a a | ) | ee $2.22 per square foot, and Comparable © } 

OS I-B is $165,000, or $2.22 per square : 

a - TIME ADJUSTMENT: a Using the Implicit Price Deflator, sale oe 
| a o _  1-A was adjusted 20 percent to $194,400 © : 

= Oo or $2.66 per square foot. Sale 1-B has 
a mo | a cash adjusted price of $368,112 or | | | 

| ne — $2.49 per square foot. ) os



| APPENDIX E (Continued) ele Soe ee 

d - | _ 7 COMPARABLE SALE NO, 2 © | | sa | 

f | : | LOCATION: | | a Southwest corner of South Whitney Way a | 
| | | | and Odana Road — | | | 

i SALE DATE: | 1/25/82 —— | 

| SALE PRICE: $400,000. aa Oo Be 

E | SELLER: Westside Business Association, Ine. | | 

| BUYER: oe Flad Development and Investment | | | 
i nes Sa Be Corporation | | | 

-- RECORDING DATA: ‘Warranty Deed, Volume 3359, Page 50, | 
; - a Dane County Register of Deeds : | ; 

_ HIGHEST AND BEST USE: Shopping Center ee 

i | 2 “ACTUAL USE: | Heritage Square Shopping Center | : | 

LOT SIZE: a - Leshaped lot with 123,275 square feet 
3 | | oe (2.83 acres); 18,817.9 square feet rn 

fo a | (0.432 acres) was donated to the City _ 
| ee | ce, for improvement of Odana Road; 104,457 

a | a | | ‘square feet (2.398 acres) remain. Coe, om 

| MAIN FRONTAGE: 323 feet on South Whitney Way | 
i eras ee 396 feet on Odana Road | | oe 

ZONING: C3L, City of Madison _ a | 

; ‘ACCESSIBILITY/ | a | 
VISIBILITY: Corner lot with one entrance/exit on oo 

— - South Whitney Way and two entrance/exits of 
a fo | on Odana Road ~ | | 

DAILY TRAFFIC COUNT | | | a 
i AT SALE DATE: South Whitney Way: 29,450 vehicles per | 

| Seg oe day | | _ | 
po | ew Odana Road: 14,600 vehicles per day | fo 

: oo EXISTING AREA: | | This property is located at one of the 
| a | ae most prominent commercial intersections | 

| | on Madison's west side. At the oe . - 
i | | - 7 | northeast corner is Westgate Shopping | | 

oe OO | | Center and at the northwest corner is © 
Te ws | | Whitney Square. ae — | | 

; a | nn: 7 | | a |



7 | a APPENDIX E (Continued) ee oe / 

i Oo | | COMPARABLE SALE NO. 2 (Continued) | | es re 

e FINANCING: © | Three quarters of this property was — | 
oy - oe financed by a second mortgage from the | 

Sue | seller at a below interest rate of 9.625 | o 
q : | ae percent. The rest was conventionally | oe 

| a | a financed. The cash equivalent value of _ 
; | | | the $300,000 second mortgage, based on a : 

a | | market interest rate at the time of 14 ne 
ms percent, monthly payments on the note of ) 

| | o $2,529.68, and the balloon of $210,704 
| tee a | due at the end of 20 years is $221,133. 

i too 8 | | The cash equivalent value of the seller a | 
os ee | financed note plus the $100,000 a 

| | | | conventionally financed note equates to a 
i | | | ee | | | a cash equivalent price for the site of | 

I Bay - — — $321,133, or $3.07 per square foot. a | 

! | TIME ADJUSTMENT: ~ Using an Implicit Price Deflator, the | 
| | —— time adjustment factor is 11.13% which — 7 

| | | | | equals $3.41 per square foot. - | 

| | : oe | — 6-98 | ae | oe a



a a Se a ee | ; — ——— a 

; | eS APPENDIX E (Continued) = © ep 

i Joo COMPARABLE SALE NO. 3 SS 

a : / LOCATION: | Bryant Road, Greenway Cross, and West _ | | 
oe :  Beltline/Fish Hatchery Frontage Road in 

: | | | the Town of Madison | - | 

| SALE DATE: 7/31/81 and 1/31/83 a OE 

if | SALE PRICE: ~ - $135,000 (plus $1,800 to demolish | 
— oe | | _ service station) and $75,000 | a 

| SELLER: ee Altantic Richfield Co. (ARCO) and Joseph _ a ee : a | FY Huber | | ~ 

| BUYER: — Zimbriek, Ine. | 
Z | RECORDING DATA: ote Special Warranty Deed, Vol. 3324, page | 

| | 8 | 26 and Land Contract Vol. 4208, page 92, | | 
i po So Dane County Register of Deeds ae 

| HIGHEST AND BEST USE: Commercial/retail eis 

i | ACTUAL USE: | Expansion of automobile dealership | | 

- LOT SIZE: a Rectangular shape, 42,315 square feet — | 
a foo | | | (0.97 acres) : | fe 

| MAIN FRONTAGE: 235.44 feet on Beltline/Fish Hatchery - 
: oe eee a Frontage Road © | a | | 

: | ZONING: | | | C2 Commercial, Town of Madison | 

a ACCESSIBILITY/— oon gS a cs a 
"| VISIBILITY: © oe Accessible from Fish Hatchery Road via , | 

| ) 7 | Greenway Cross and Frontage Road only | io 
i | - | | moderately visible to traffic. a 

| DAILY TRAFFIC COUNT | - os 4981 = 4983ti(<i—i=<C~*YStC:sS 
| IN YEAR OF SALE: | Fish Hatchery 12,100 £19,350 | 

i | (Vehicles per day) | we Greenway Cross 7,700 8,300 | 
_ | _ Service Road 2,350 2,850 |. 

i FINANCING: Comparable Sale 3-A was sold for cash, | 
| “ - | and Comparable Sale 3-B had a six-month © / 

- nee | a land contract for $70,000 at 18 percent | 
a - : | with semi-annual principal payments | | 

| ee | : _ which was considered to be equivalent to. to 
| cash. The cash price (including 7 os . 

| | | - demolition) of Comparable Sale 3-A is 
a | Uo oas SS . | $136,800, or $3.23 per square foot, and |



oT. [ee ee | | 2 | , / 
rel | - APPENDIX E (Continued) . re | 

Ss | COMPARABLE SALE NO. 3. (Continued) | | en 

| oS Oo Lk Comparable Sale 3-B is $75,000, or $261 of 
4 | : : per square foot. | od | 

, TIME ADJUSTMENT: | Using the Implicit Price Deflator, sale a 
es - . | _ 3-A was adjusted 14.76% to $156,992. — | | | 
i | a | Sale 3-B was adjusted 6.19% to $236,635 — | 

| ee or $3.33 per square foot. _ | . | 

| | | | 100 | on



| : APPENDIX E (Continued) | | | | 

i ’ oe _ COMPARABLE SALE NO. 4 = aera pie 

i a LOCATION: | 46 34 East Washington Avenue, Madison, © | 

i SALE DATE: 0/8784 oe oa 

| SALE PRICE: $145,000 oe ss 

i to SELLER: | ss Lawrence J. Heilprin and Robert C. Rosa — | 

J | BUYER: | | G & F Building Co., a partnership | 

| RECORDING DATA: = ~—s ‘Warranty deed satisfying an unrecorded —~- | 
| oe | land contract dated 6/27/79, Volume to 

i | ) i | 2910, Page 77, at the Dane county | ce | 
| | |  -- Register of Deeds | | | | 

i _ HIGHEST AND BEST USE: Commercial/retail — CES ae | 
ACTUAL USE: Additional parking lot for Appliance | 

I ares | : Mart | ce os, pe 

| : LOT SIZE: — Rectangular shaped area with 52,000 | | 
| oe | | - square feet (1.194 acres) © oe | , 

i MAIN FRONTAGE: - 200 feet on the East Washington Avenue _— 
fp | | | _ service road ee ce a 

i ZONING: | oe C2, City of Madison Hay woe fo 

| -ACCESSIBILITY/ | Oe gh EEA To on ce 
i : VISIBILITY: ‘This site is located on the frontage | 

| | - ss road which runs parallel to East ne 
— a ee - Washington Avenue and is readily © | 

i fo oF | accessible. Visibility is good from 
: | vehicles traveling on East Washington | | | 
Lee | | Avenue. OO - | 

i «DAILY TRAFFIC COUNT | oe ee : | = | 
, AT SALE DATE: | East Washington Avenue: 22,900 vehicles 

| | | per day | Ae pe | | 

EXISTING AREA: = ~—*‘The site is located across from East a 
- Be | Oo _ Towne Shopping Center, a large regional 

; one eS | | mall. Many other retail spaces occupy 
| vos oo the area. | | | pe 

| FINANCING: | The terms of the land contract, dated | fp 
i ee | , | 6/27/79, ineluded a down payment of Oo 

| See | $20,000, 9 percent interest, on the © | 

| a 101 ee -



toon Koon, lu - | 
; Eee ee . | | | } 

— me ae APPENDIX E (Continued) OS ee | 

i Jo COMPARABLE SALE NO. 4 (Continued) | | |. 

| ce Jo balance of $125,000, two seim-annual © 7 
— | | payments of $15,000 with the balance due 

i | on | | in two years. The cash equivalent price 
| | - | ae of the stream of payments to the | : 

_ me a byt | sellers, discounted at 10 percent, which ot 
i | | | | was the market interest rate at the time | © 

| a Se of sale, and then inflated to 7/3/81, | a 
| 7 | | equates to the nominal price of - mS 

Ce | | : $145,000, or $2.79 per square foot. | | 

TIME ADJUSTMENT: | Using the Implicit Price Deflator for | 
, fe | the time period 7/3/81 to 8/1/85, an 

i oO | adjustment factor of 14.76% is used. | , 
| | | Thus, 2.79 per square foot times 1.1476 
OSL ng te Bowen equals $3.20 per square foot. | a



eo ee APPENDIX E (Continued) | - fo 

i fo COMPARABLE SALE NO. 5 aa - 

a “| LOCATION: North of Mineral Point Road, North of | 
| | | | Anchor Savings and Loan, on Westfield © 

| SALE DATE: 7/1/85 7 

: SALE PRICE: = ~—« $938,577 | Seg ae esa a | 

i - SELLER: | ae Cooperative Services, Inc. me fo 

a a ~ BUYER: | , ag Madsen Speciality S.C. Associates | | a 

| RECORDING DATA: | - Purchase contract 11/9/83, closing on | 

| - HIGHEST AND BEST USE: Commercial/retail | he a 7 

i ACTUAL USE: | Purchased as a shopping center site. | | 

dt LOT SIZE: 395,533 SF (9.08 Acres) Stee 

4 ; - MAIN FRONTAGE: ~ 653 feet on Westfield | ey , | 

~ | ZONING: |  C3+L, City of Madison Ce en 

i | - ACCESSIBILITY/ | This site is set back from Mineral —- | 
VISIBILITY: oe Point Road and lacks good visibility and | 

i to wb access offered on a major arterial. a 

- DAILY TRAFFIC COUNT ne Core os ° 
7 AT SALE DATE: © Unknown | See ge Ss 

a FINANCING: ks Purchase contract 11/9/83 a | . , 

i _ TIME ADJUSTMENT: = ~~ ‘Using an Implicit Price Deflator, the | 
| | | price was adjusted from $2.37 per square 

| | - foot to $2.45. | pe : YL 

; CO 403 a oe a —_



fo APPENDIX E (Continued) es fp 

i | | a COMPARABLE SALE NO. 6 a a | 

i LOCATION: 1333 and 1325 Applegate Road nf 7 

: SALE DATE: a 9/26/83 rn) 
* | SALE PRICE: $116,000 and $112,000 oe 

f [. SELLER: | Commercial Center Properties, a | | 
ee ee partnership and Vista Structure, Ine. oy 

| - BUYER: | | | | Ahrens Cadillac-Oldsmobile, Inec., a a 
i cE | Wisconsin Corporation — - | a 

RECORDING DATA: _ : Warranty Deed, Volume 4858, Page 33, and a 

| | Volume 4823, Page 79, Dane County : 7 
t Oe Register of Deeds a | | | 

j _ HIGHEST AND BEST USE: Commercial/Retail. > a 

ACTUAL USE: Additional parking area for Ahrens | en 
i , oe | | oo Cadillac-~Oldsmobile, Inc. | | 

J LOT SIZE: a 45,265 square feet ne a ce fo 

1 : | MAIN FRONTAGE: ns 295 feet on Applegate Road | : : a | 

| ZONING: O48 Oe, ES 

i | ACCESSIBILITY/ Very good access and visibility | a 
en VISIBILITY: | along Applegate Road, however, only. | | 

a | : partial visibility from the Beltline. | | 

DAILY TRAFFIC COUNT = 4981-1988 
AT SALE DATE: : Fish Hatchery £121,100 19,350 Be Ses 

i oe | | Applegate | 950 1,160. oS | 

| FINANCING: ve Both properties were purchased for cash. | _ 

i | TIME ADJUSTMENT: = ‘Using the Implicit Price Deflator, sale | | 
| | | : 6-A was adjusted 4.38% to $2.67 per | - 

, ee a square foot. Sale 6-B was adjusted to | 
i | | : $2.58 per square foot. © - | of 

' | gc oe
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_-— ep) fo Tf. - a 

' AMES A. GRAASKAMP a vey 

| a a PROFESSIONAL DESIGNATIONS ee | | 

j | SREA, Senior Real Estate Analyst, Society of Real Estate Appraisers | ee 

| | CRE, Counselor of Real Estate, American Society of Real Estate a | | . 

i Counselors — _ | | a | | 

fo CPCU, Certified Property Casualty Underwriter, College of Property oe 

i a ‘Underwriters © a | | | fp 

ope ee EDUCATION / le ft 

i | Ph.D. Urban Land Economics and Risk Management - University of Wisconsin | fo 

| Master of Business Administration Security Analysis - Marquette University 

. Bachelor of Arts - Rollins College . : | : | 

i | ACADEMIC AND PROFESSIONAL HONORS me fe 

fo ~ Chairman, Department of Real Estate and Urban Land Economics, oe . - | 

i | ss School of Business, University of Wisconsin ae a 

\ Urban Land Institute Research Fellow a | | a 

fp University of Wisconsin Fellow oe a eee Oo 

i | Omicron Delta Kappa iwi ca! | 

Lambda Alpha - Ely Chapter | 

a Beta Gamma Sigma | oa | | oo 

William Kiekhofer Teaching Award (1966) © 7 | | 

i |. Urban Land Institute Trustee | : a | | 

epee os PROFESSIONAL EXPERIENCE |. 

i a Dr. Graaskamp is the President and founder of Landmark Research, Inc., | 

| which was established in 1968. He is also co-founder of a general | ae , 

| contracting firm, a land development company, and a farm investment a noe 

i - corporation. He is formerly a member of the Board of Directors and aa ce 

| a treasurer of the Wisconsin Housing Finance Agency. He is currently oS 

a a member of the Board and Executive Committee of First Asset Realty. | fe 

i : ‘Advisors, a subsidiary of First Bank Minneapolis. He is the co-— a ss | 

| — designer and instructor of the EDUCARE teaching program for computer . oe 

| applications in the real estate industry. His work includes substan- | 

tial and varied consulting and valuation assignments to include oe 7 

to investment counseling to insurance companies and banks, court” _ a 

fe testimony as expert witness and the market/financial analysis of - fe 

| various projects, both nationally and locally, and for private and _— a | | 

i | corporate investors and municipalities. | a |
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