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5 be - a | : fee | me a cs | — 

d | December 14, 1984 | oe : eee ee a . es | 

a | Dr. James A. Graaskamp oO eae ee : We 

“ oe Real Estate Department eins | NIE cae | 
See — 118 Commerce Building a pees | oe eS | | 

3 a Madison, Wisconsin 53706 | - Soa on " One 

SSS Dear Dr. Graaskamp: | oe oes oy ee | | os . | | : | oe 

5 ae Enclosed is the appraisal report that you requested on the © en | - | 
eee property known as the J.C. Penney Building, 1 East Main Street, 

5 ee City of Madison, County of Dane, Wisconsin. ea | 

As In our discussions regarding the assignment, you indicated that 

os the value conclusion would serve as a benchmark for listing and | 

q — Megotiating the sale of the subject property. You inquired ce Bs 
oo further as to the fair market value of the property tax | 

es assessment. The fair market value of the property for tax eas 
4 oN purposes as of December 14, 1984 is: | oo os se 
a oe | sy oe | | PES Be pe ve Se : a 

are EVE HUNDRED AND NINETY THOUSAND DOLLARS = 

8 The enclosed report has concluded that the most probable selling oo | 

ss p¥dtce of the property on December 14, 1984 is _ | gk Es 

5 fo TX HUNDRED AND FORTY THOUSAND DOLLARS | 

a gh ee for a cash sale. The probable transaction zone is from $590,000 = 

nr ee to $685,000, depending on circumstances. A cash transaction © | 

a would range as low as $590,000 and as high as $685,000 depending | 

> om financing available and cost of renovation. If industrial | 
ee : revenue bond financing is available to the buyer at the current oe 

3 oad rate of 11 percent for a 25 year term, the sale price will be at | 

@ the higher end of the transaction range. If the city condemns | Seles: 
Meg SB the property for land assemblage of block 89, the price may gO ae 

5 as low as $590,000. © HGR She Ae er ee ees 

a oa Value conclusions are sensitive to the estimated costs of | ee 

» . . ¥enovation and remodeling: (1) removal of escalator and certain | 

i | oe stairways; (2) creating an atrium at the center of the | os — es



coe Dr. 6 James Graaskamp _ =Page 2- | December 14, 1984 S ee 

OEE Pe building; and (3) subdivision of the first-floor space into an ye, 

™= office and four small retail units. In addition, investment is 

eS sensitive to how much appreciation will result during the. Se - 

s expected holding period. | 7 a oe, _ 

a AS you will recall, no funds were provided for architectural, me 

] Legal, or engineering fact finding, and so the feasibility of © | 

| the most probable use assumption, limiting conditions, and | . | 

4 | —  gontrols on use that are included in Section V of this report. Js 

You will also note that the current Madison assessment of 
BR $851,000 is seriously out of line with market values on the | | 

gl - Square. Because knowledgeable real estate investors expect to 
oo ae appeal for a reduction, there is little negotiation advantage to ~~. 

f ae be gained by deferring an appeal of the assessment, which is | | 
4 eee excessive by a least $261,000. a a _ , | | | - 

sg ae YT hope you will find the details of this narrative appraisal Be 

= 0—0lUlté<“‘i‘i‘OSOSOSOSCS™;*C;CO CLO VaNE tO your decisions, and would be happy to answer any 

- questions you might have. PS, - Be ee : ee a | 

Vo OL fia 
= , " John R. Maurer > oe we ce Sa Cita ee ek 

rgb ee enclosure a as —. es See oe oe EES SS ee : 
A ee a Oe oe ; 7. | Ee 7 ye 

q oe | SS Cre | a & | | | 2 bg
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Ae 14. Comparable Property #4... soe - teers ee 39 ee 

| SF, 15. Comparable Property #5 .. . tee es . . ele ee 60 ae 
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A : ee : 19. ‘Debt Cover Ratio Approach to Estimate Maximum | | Pe | oe 
ne oe Boe 7 Purchase Price With TRB financing. soe ee ons oo IS
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a GEST OF FACTS, ASSUMPTIONS, AND CONCLUSIONS eee 

q fe - Property: A vacant three-story department store with penthouse and | 
" Shes Ee _ basement known as the J.C. Penney Building at 1 East Main Street, - 

a Le Madison, Wisconsin. | ee ae og | ed PES 

Type of Estate: Fee simple, encumber by building code restrictions. - 

a | es Present Owner: Northwestern Mutual Insurance Corporation ae MES : 

SR Age of Building: 26 year department store not eligible for renovation. 

i ene investment tax credit for four years. _— ane - | | | | 

ae * City Description: Madison, Dane County, Wisconsin; State Capital, oe 

i ee —  Gounty Seat, Site of University of Wisconsi:, =! »::ond largest — 

@ city in Wisconsin. © Be ge: eee ps Ss, 

i ge me Neighborhood: The original plat of Capitol Square, the Central | | 

a ES -—- Business District, and facing the State Capitol Building. ve 

we Lot Size: Lot 1, block 89 of original plat, 90' x 144", 12,960 square 

. .. Ss feet excluding 20'3" alley easement across rear lot line. | a 

Improvements: 3 story steel frame with block and brick fascia | | 

a one oe Legal Constraints: Zoning: C-4__ - oe Bo oe Te 
: oes Capital Preservation View District | Oe ee We ae 

OE Capital Fire Zone District. Os eS eee Ce oO 

A ss Capitol Concourse Plan District (special assessment and a 

wm —  eonditional use approvals) 90000000000 
— Budlding Code Violations (requires occupancy permit) 4 2 2 . 

a a Most Probable Use: The most probable use of the subject is a shell pa 

SE for conversion to a retail and atrium office building with four | 

gm ee small retail units fronting Main Street and single office space on 

i pe four levels with entrance on Monona Avenue. Single office space 

eo tg Located in basement, first, second, and third floors with a © 

ee enteral atrium, Ups ae i A 

i Most Probable Buyer: The most probable buyer will be a local investor | 

a organization seeking to renovate the structure to retail and 

5 oe office use and expecting to pay cash to the seller. | ee ee ee 

I - Probable Terms of Sale: Cash to seller es es oe 

t.. “Market Transaction Inference: A cash transaction would range as low _ 

ee | as $390,000 and as high as $685,000 depending on financing — |



Te Se oe available and cost of renovation. If IRB financing is available a 

—_ Ae : ss at the current rate of 11 percent for a 25 year term, the sale | 

a eg ee price will be at the higher end of the transaction range. If the 

ee - city condemns the property for land assemblage, the price may go | 

ODES a gc as low as $590,000. © ee SO eee oe 

a eel “Most Probable Selling Price: Six Hundred and Forty Thousand Dollars _ 

a ‘Bair Market Value: Five Hundred and Ninety Thousands Dollars | 

™ -  Gurrent Assessed Value: Land © $430,000. Ss a a Oe 

Be ee — Budlding (421,000  — Slay 

Po | eee ne ee oe Total $851,000 | oo oe 

_ gs (1984 Real Estate Taxes: Land ee $14,193.42 a an | a 

a poe Ds a ae RE eS Building © 13,896.35 Sets / : oe 

ee a ee eee —  Potal $28,089.77 0 oe Bg 

a Status of Special ‘Assessment: 2g EG a Se gs ease 

ne Original — Remaining © - Annual Payment Remaining 

MBO Assessment Balance _ ___For Subject ce Yearsa es, 

BSS $21,814.36 $8,726.00 $2,707.97 oe 4 
BONS ES $1,242.00, $310.00  — $179.00 — QO | woes 

a CRESS Ete eS gh First loan 10 years at 6 percent; second loan 8 years at ges 

mm percents Be | . ee ee



ae us I. PROBLEM ASSIGNMENT Te os ) o ae 

Content of an appraisal report is determined by the decision _ 

q for which it will serve as a benchmark and the limiting assumptions. | 

3 ss imherent in the property, data base, or other factors in the = 

ay | - decision context. This appraisal is made to assist the corporate Coes 

a owner and its broker in the sale of the subject property in terms of - 

S both listing price and expectations regarding a negotiated sale - eu 

| oo oA. ‘The Appraisal Issue ee ees oS & ee nee Ss 

LMS use ‘The real estate market for the subject property is soft and 

es dahine aia ot hk present owner is moderate. Since . 

es rt sete erro 

we its investment in the property, the company is seeking to maximize © oo 

| its gain on the sale. To maximize the gain, the property should be 

oe sold as soon as a reasonable bid is received so that the potential " 

a gain is not decreased by continued holding expenses. After having 

: : bought the site in 1957, the company sold a leasehold to the 

S . E = ‘previous owner. The following year, the department ‘stove was | a ° 

a custom-built for the new sublessee, J.C. Penney. Northwestern 

oo veceived a deed 4h (ied of foreclosure from the former owner in 

B st 96. In February of this year, the J.C. Penney sublease expired © 

a oe - and the tenant vacated the premises. The building has been vacant 

| since then. An occupancy permit, subject to correction of certain 

g existing building code violations, will be required for any new a 

% eo. permanent use. ee oe ee | oe : | | no,



| Ee Sos Because the building is vacant, holding costs are expected on 

a : to be minimal. The owner pays no debt service nor carries any et, 

5 ane --s eutstanding mortgages (Exhibit 1). oe ee. oe : a wees 

ESTIMATED ONE-YEAR HOLDING COSTS FOR SUBJECT PROPERTY — | wee Bee 

Esurance” ee S$ 7,5004 | oe 

- Gas ee Sag Poa hk ee ee —5,0000 0 0 
ql Electricity © US Ge Eg OT ace $,0000 20 

he . _ Special Assessment | (ee — -&,114e Ae 

— Street Maintenance |. So PO 2 638d : cep ahs 
= Real Estate Taxes : ae ge | 22,033¢ oo - | 

_ ee, . | * Total ee, . : oe es eo —$ 44,285 . 

CO Re ee gn ee 
Based on operating history. Insurance will probably | ES as 

a increase, with long-term vacancy. =~ SO Ee . bes 

ie 0 ee ree _ (Estimate based on minimal upkeep. a PY : Be aes 

Combines 2 Capitol Concourse Plan assessments. The 

q ee first amortized over 10 years with an original balance of | aces 

fs “Sues $21,814.36 and the second amortized over 8 years with an | | oe 

ov iginal balance of $1,242.00. Both began in 1978 and carry a ee 
a | “6% nomingl interest rate. — ee ee re eee eee ee ee 
u SS — | | 2based on 1984 levy. Varies annually. © Ee EE a 
ee ee ee "Based on 1984 assessment with a 100% equalization ee ee ee 

wate ($881,000 at the 1983 net tax rate of 25.0087). 

G ssn. Legat_tnterest to Be Appraised OO Ra | coe oe cs oe 

| ee a The. subject property, d East. Main. Street, is owned on. a . ae 

A Ee | - free-and-clear basis. The property and the 13 East Main Steet o a | 

ee — hee - property reverted to the present owner when Northwestern Mutual | ae 

i Os : accepted the deeds in lieu of foreclosure against the Wolmad. ek



4 es ue pene ee . | eo sop ee — 

a Building Corporation in 1966. The company owns the full bundle — 

; of rights. The legal description in the warranty deed is as We 

8 cee follows: "All of Lot One (1), Block Eighty-nine (89), except the oe 

Northeast twenty (20) feet thereof, all of Lot Ten (10), and the | 

a so Northwest thirty-four (34) feet of Lot Nine (9), both in said eae 

Cele oy Block Eighty-nine (89), all in the City of Madison, Dane County, 

See Wisconsin."1 _ | | = ‘ ee ee oe ae | oon 

q ee, —o “Fixtures or personalty to be included in the sale are come bs | 

a ee the store cabinets, shelving, carpeting, and other built-in © Be 

etal fixtures or items of decor presently existing throughout | es 

i the building. es Eee 2S Be a oe ae ee rene ee 

g Oe Value Definition _ ae ee eee ok are - 

a ee | For purposes of estimating the value for tax assessment, | ae 

, ee eS the most appropriate value definition is fair market value: ~ 

ql | 2 a Pe ES | "Fair market value is” the highest price in terms of | ee oo 

*s os se a money a property will bring in a competitive and open —s™ 

oe na market under all conditions requisite to a fair sale, pe Oe 

Bee ae - ee voriginal legal description found in Vol. 665, Pe ee ae 

5 poe 370, document #940985 yeas 7 Sara oe es ste a 

i — - Re oe ape Be Bo eas he eros ne |



i Q ay S e . . the buyer and seller, each acting prudently, | | - . . he | 

g SS | cee Ss | knowledgeably, and assuming the price is not affected _ 

7 : 5 ee - by undue stimulus. : : : | | — e Of ° : oe 

oe S - 7 : Implicit in this definition is the consummation of a — | | - 

Le | sale as of a specified date and the passing of title Cee or 

a . oe oe oe from seller to buyer ‘under conditions whereby: a | | oe | 

oe BS L. buyer and seller are typically motivated. | oe es 

i | 2 oe eee a mS , 2. ‘both parties are well informed or well advised, es oe . 

5 / oe | s oo and each acting in what he considers his oun = eee 

ee . Se eee ee ; - > | a . oe 

A ; - o ne : | | 3. a reasonable time is allowed for “exposure in the - - 

ee - Ane - open market. 2 ee | oS | | | ee _ ae 

jo . | : : | oe payment is made in cash or ats equivalent. © : oe : 7 » 

8 ae oe 7 5. financing, if any, is on terms generally LOS 

fs re - - 7 Lee a available in the community at the specified date, - ob | 

i 4 Le : 2 and typical for the property, type in its locale. | | 

: no a . o 6. the price represents normal consideration for o | 

i : Pe a | | a S the property sold unaffected by special : : : ee : 

a .  £inancing amounts and/or terms, services, fees, oe Lae 

7 | He ones - . | costs, or credits incurred ‘in the transaction.2 | ; Us 

I ee oe “Byrl NM. Boyce, ed. Real Estate Appraisal Terminology - 7 

ee | os (Cambridge, Mass.: Ballinger Publishing Company, 1975), pi 137.0



Fn ee ON a tg 

a oe For the purpose of this appraisal the moet appropriate 

a pe - definition of value is that of "most probable selling price," as ee ee 

| oS : defined by Richard U. Ratcliff: : a ; eS oe | : es | o | Eee 

d ee oe ee The most probable selling obice ie thet seiling oe . & 

eu Lae price which is most likely to emerge from a oe 2 | 

ql = | ne transaction involving the subject property 5 ve : 

- - if it were exposed for sale in the current Eee | | a 7 | 

q | | | : - : | market for a reasonable time at terms of sale | a 7 : 7 f - 

a | a — os | which are currently predominant for properties of et ee | 

| | : oe “Phe subject’ type.3” Jee - ee = - Be - es 

See Pe 

Ege = Oo (The Ratcliff definition recognizes that prediction of a. ws 

a S S future transaction price is a business forecast under uncertain | 

conditions. It is therefore appropriate to state the value | Ves | ae 

Z conclusions as a central tendency within a range of alternative a 

ee ee price outcomes that reflect the imperfections of the real estate oe 

* : eee market and the negotiation postures of the buyer and seller. A | oa 

4 . : range of sales prices is more useful to the decision-maker than - | 

i Oe 3 unpublished ddotation of R. U. Ratelité speaking on _ S 

Cees ae his book, Valuation for Real Estate Decisions (Santa Cruz, Ca.: a 

g | Democrat Press, 1972). 7 - : ee ae ae e 7 | | S : | " TR



" S | - | - asec: : oS coos 

ao the traditional point estimate of fair market value because it 

q oe He provides the necessary dimensions for establishing listing and Ce 

ee | | ‘bargaining strategy and anticipating probable buyer expectations Oe ee : 

e - ana market-determined attitudes. The method requires the oon ” | 

a appraiser to determine the most probable use of the property and | 

cS | the most probable buyer-investor for that type of property and aera 

7 then to infer a probable transaction price from recent a | 

- transactions of similar properties. In the absence of market. a 

q sales or as a test of value conclusions based on sales data, the - | | 

5 us appraiser may simulate the buyer calculus in making an offer to | ae 

oe purchase. - oer oe ay es ee | hag : 2 

os is E. A lication to Subject Eee os 2 oe 

| : oS 2 Q | : | Saice. in the area of the sibjece property have generally ne 

- oe | been for cash; credit terms were conventionally financed. Peng See 

j Northwestern Mutual Life, as an insurance company. enjoying 92 2 pe 

ee preferable tax status, a cash sale is required. In addition, Be | ne 

: . 5 buildings sold for rehabilitation mist sell for cash so: title 2 = ; oa 

q 2 gan be used to collaterize the construction loan. — ey | 2 o 7 

a 5 oe Estimation of most probable price is in part a function oe 

of the subject property's investment value to a prospective ee ee 

= buyer. Nevertheless, historical operating income and expenses 

ae | would be of minor importance sinless the prospective buyer . wae



a | intends to retain the original ive. ‘The Madison Building | / | _ : oe 

| | oe Department has not been asked to take any official action on the & a | 

“- building and will not inspect the property for code conformance” - | | 

A | until an occupancy certificate or “ building permit is me os 

a ce : requested. Therefore, ‘certain key dollar estimates and S oe aoe | | | 

moe ce projections must be based on the preliminary dégt~tovdure ee : 

7 | assumptions of the appraiser and must be recognized as | aS 7 

e limitations on the reliability of the most probable price " oe fae



ao IT. PROPERTY ANALYSIS TO DETERMINE ALTERNATIVE USES es oe 

| | oe Property analysis is the first step in the _ fo ee - oe 

a s - ; | identification of the most probable use of the subject. | An oe 7 

Bee 2 oe inventory of the property's attributes wild include physical = me | 

a _ characteristics of the site and improvements, legal/political 

[ os constraints on the subject's uses environmental gepects of the chs a 

oe site as related to off-site systems or iupact ates (linkages), , | 

| : | : : and the preestablished perceptions of the site that citizens : : ; oo | 

: ae a tend bo Nave (dynamic attributes). | | | ; : oe a ce | 

5 els oe A. Physical Attributes : | - 7 oe ; fo DNase : | | | wes 

oe . os - : The subject site, located at 1 East Main Street, ay a s | | | - 

Cf — ov ectsngular lot with 90'frontage on East Main Street and 144' of a | 

a . frontage ‘on Monona Avenue (Exhibit 2). / Total “gross area is | - | 

ae Se. 12,960 square feet. A 20.42' public alley easement across the coe | 

d - | back of the site serves the entire block. : The site slopes ms ee oe 

a slightly, dropping from 73.4" on the Main Street side ro 70.09 oe 

: : os : : vat the rear alley. ‘Elevations are given in reference to the. : ae | . 

a e ee city datum (0.00) which has been established at 1845.6" above Oe : 

re Oe wea level. Site elevation is taken from a topographical map |. eo 

4 oe 7 7 prepared by the City of Madison for redevelopment of the | 2 e - | ee



tee I 
1 INGOT Ae | sora? - 
a. Ko ls) 7 Et See 

4 ao — to st 3 , 3. % _ oe 

ee A Ts WILSON ST. ae —_—_——— Rs 

; es mae NW — vic Pee’ BULOING



na Square. Madison zoning code 28.04(14) states that no part of 

- = | | any building within a mile of. the state capitegl ean exceed the - eee 

Cee elevation of the base of the Capitol dome columns. The highest — s, ae : 

- . a site elevation is. 73.4! »therefore, the site can accommodate a | : 2 

S structure roughly 113 feet in height. Given the site's a | - 

one . ae dimensions and zoning restrictions, “the site has a maximum | - : ee 

i : | building envelope of (1,464,480 cubic feet. Site's frontage ea cee oe 

3 , : faces the Capitol Square and has a southwest exposure. | oe 

oe : ae eS The Soil Conservation Service of the U.S. Departwent of | : 

» oe Agriculture publishes The Soil Survey of Dane County, coe 

A : 2 ee Wisconsin. | The survey indicates that | the soils of the subject we ie | - 

ee S site are medium and moderately fine-textured with medium water me oe 

SS : | capacity availability and moderate permeability. The soil is | ose | | 

" ee classified Dodge silt (fine=tOxkared 2-6 percent. Depth co. water: : | 

- a | table and bedrock is greater than 5 feet. The soils have low | | / - 

x os : oe oorrosiveness ce ‘both, concrete and uncoated steel. Geological | vs . 

ee : a studies have shown sand or gravel extends to a depth of 125 feet a 

i - es : | beneath the surface. | Dolomite and sandstone extend be a depth | & ; 

«gos feet with basalt and granite beneath. $611 coadicione ge ae 

- : aS | represent ne structural Limitations ‘for present building or for | : - 

i a S | new cénattuétions ? - ae : - oS nears : Up = | : Q : — 

: : een _ All necessary uedlaties currently service the site and > : 2 

would not Limit site development. The site has a 2" municipal nese



| ss water service and a 6" municipal sewer service. Madison Gace | 

| - 8 Electric provides ‘from 4000 to 5000 amps of electrical dervice: = OE | 

7 : : & - Utilities enter the building from the Monona Aventis adjacent to | - _ SQ 

ms | the existing basement vault. : : Ces a 

oe Be. Legal Constraints ee pe Oe | 

A 2. = - i daning | | ; a es oe a : | eS : nS oe 

Pg ee Oo Zoning designation for the site is C-4 which allows for a 

i - a wide range of retail, office, and residential uses. On-site | “ 

parking is not required under C=4 designation in contrast to so ee 

a SS - other ‘commercial zoning classifications within the city's we | - as. 

a & y jurisdiction. As. stipulated in the ‘Gea zoning ordinance, any ag | 2 

) : use is considered conditional and must be approved by the City | - | 

4 Q : : Planning Commission and Urban Design ‘Commission. OA copy of C-4 7 

| zoning ordinance is provided in the Appendix. ee Oe | | | 

5 SOE es Le The broad general provisions of the c-4 ‘zoning. are os oS 

wR deceptive becaise any major building alteration must conform to | coe ~ 

a 2 remodeling and new construction guidelines established by the - 7 | | : .2 

GS aty Planning Commission. Current city administration is ee 

a | os ‘committed to redevelopment. of the Capitol Square area and has aes ee 

" : oe Q stated certain uses that. would be disapproved at this time. a | S oe :



City government oOppeeée demolition of structures for creating 

oe | oe parking lots and opposes office uses on the first level of . | : 

- i buildings. Retail, restaurants, and other pedestrian generators ~ . | 

: on the first floors are strongly preferred for buildings ce a 

: : oe | contiguous to | the Capitol Square. However, the city may allow ® a | 

ae mo | some latitude concerning approval of opposed uses because of the 

cS 4 persistent problems of high first floor vebail’ vacancies and | a 

| a \ inadequate downtown parking. Recently, Tenney Plaza aeecciates mee oe 

a : | | | | gained approval for the construction of an on-site parking ramp as 

q = HA | adjacent to their structive. Provision (of parking in terms of | © | | 

Tos . underground ramp or rear lot way be politically feasible at thie | | : 

a : ot bime. A combination of retail and office use on first level of - | we | 

ee subject building may be possible, however, political oe 

d Bl oe ae acceptability of such use has been untested on the Square. — — crn : 

: ned \ | = Renovation of existing structures is also limited by : oe | | “ 

: - zoning ordinance regarding fire provisions, height, and frontage. . | S 

ee 7 : for butldings in the Square area. Madison Building Code | oes & 

a | 2 29.37(4) restricts building materials to fire-resistant ‘types. 1 | | Se 

a o oo or 2, prohibits reconstruction when casualty loss exceeds 50 ee rae 

mas a a percent of assessed valuation, and prevents wew. use and | foe . & a, 

a cee oe occupancy until nonconforming fire provisions are corrected. —



SR eto 2. Special Assessment District | A 2 es De Re 

ee os | | Subject property is located within a special assessment foe 

Se | district that encompasses the Capitol Concourse and State | ee : 

| . | Street. Assessment results from rebuilding the Square and _ | | a 7 

ee Be street frontage. P¥aior thrust of the district redevelopment was. x | 

; oe to alter the physical character and use patterns of street areas _ a 

Pa ae away from vehicular traffic in favor pedestrian traffic. | | | 

a - . Redevelopment resulted in narrow roads, controlled traffic, gen 

a ee eee enlarged sidewalks, and decorative landscaping. Although the a 

Opes concourse is aesthetically appealing, it has contributed little | - 

| i = to rejuvenation of the Capitol Square retail area. , arn | oe 

a oes 2s | - Assessment for subject property requires annual payment | | : 

9 — @f $2886.97 to retire installment loan. Assessment area for | 

ee as subject is defined as its 90 foot frontage along Main Street to | ee 

a a depth of 137 feet. Subject property's assessments are paid - 

ae as ever 10 year and 8 year amortization periods with each having a ee 

OG percent interest rate. Exhibit 3 shows assessment payment and ~ 

| 32 Political Constraints - Se fee Pg en 

4 oy oe A mayor and 22 alderpersons make up the present city Ben 

: oe council and have. considerable control of city politics, | phe dee



7 : oe s ae Oe :Sgunrert gor a Q | | | | es 

oe bees es - MALL SPECIAL ASSESSMENT FOR SUBJECT PROPERTY | es | 

. — Original - Remaining - | Annual Payment. Remaining oo ee 
a - Bo Assessment Balance | | _For Subject _ Years@a - aa 

$21,814.36 $8,726.00 $2,707.97 ee | a 
a ee a $1,242.00 ($310.00 : $179.00 

: oe | -  “Pirst loan 10 years’ at 6 percent; second loan 8 years 7 

S | at..6 percent.” | 4 aS | ee - | | | 

ee cee SS development, and growth. The largest impact on the immediate | oo 

a ! / | site is the city's development of public transportation and the | a 

a expense of providing for downtown parking and vehicular Oe ees 

- ee transportation. | Many have suggested that if driving ‘downtown te : | 

E Se a made ‘difficult enough, people will use the public —> ee . ee 

oe oe transportation. ‘The anti-automobile attitude has negatively oe me 

a - oe . impacted downtown jerchante. The political eceseity, however, , | 

4 | for turning the area around and attracting new business may | | | 

i : S | S provide the buyer of the subject property with ‘Some negotiation | | 

$ - | leverage relative to securing city approvals and with - - : | 

. ; ah interpretation of zoning codes. City cooperation is reflected - 

f mS | | through three programs of finadetel aesictance chee the city ; ; ) : : | 

| | . provides to developers for approved projects: industrial revenue : . 

a . : es : bonding, bax incremental financing, and community development | os a 

ae action grants. The city and its regulatory planning Agencies. 208 

d : : | | are strongly ‘committed to the ongoing development of the Capitol © eo |



oo Concourse project, and critically caview proposals for : / es 

a 4 - ue “Wenovation or demolition of any structure in the ‘downtown ares, - a oe 

PO gee conformity to community goals and objectives. © wt AE 

a a 7 . | 7 A potential constraint on development of the site and = 

es oe probable price may be the city's relationship with the _ | | 

a . development firm of Jacobs, Visconsi, & Jacobs. The city has OA 7 | 

Bee | stated that it will provide no public assistance to other a | | | 

J - - investors for development of block 89 until Jacobs : Visconsi, 4 | ees . 

a : : ae Jacobs has made a decision on development of the area. The city : oe 

| has given the firm priority on public funding alternatives to | - 

a : aS . the exclusion of ‘ether potential investors of block 89. | : oo ee | 

a Be | | “Linkage is a term that refers to the site's relationship , : | | 

. 7 to its access networks, activity centers, and physical OPS A - ae 

| 5 eo | | environment. : Critical ‘relationships must be evaluated to | OS 

2. develop an understanding of the site's location value for ae S : 

a ees : alternative uses. ‘Linkage relationships are measured in terms es a : | 

a : | oe of the cost of feiction. involved in moving between es S : | ou | S 

oe e - establishments and in the exposure benefit generated by the ee 

a : 2 oe | location. Transportation, parking, and pedestrian access all . / : : 

a ee : have immediate impacts on the sites : ne es a :



/ oS : | the distribution of vehicular and pedestrian traffic in. Se 

a Lae “ downtown Madison a shown in 1983 vehicular traffic counts and cape 

oo | 1982 pedestrian traffic counts (Appendix). The majority of | Ones. 

q - : ce downtown vehicular traffic is routed on two- and three-lane On - 

; So m ; streets, one block. off of the | Concourse. Approximately 4300 7 7 | - 

* ee vehicles travel on Main Street and pass the subject site onan ROLES 

q ne ; - average 24 hour weekday compared to roughly 13,000 vehicles chet oe 

travel on Doty Street and pass at the rear of the block. | | oes 

3 es or Pedestrian counts for the downtown area show that the ee 

i as an second highest volume occurs on. the Main Street sidewalk in cee | 5 

| | -_ as front of the subject structure «- OA bus loading area is located 7 . a | 

oe es at the east end of subject site's block while the Capitol | - 

Z : es S Square's highest volume bus loading area is located across | os os 

Coe Monona Avenue in front of the Anchor Savings Building on Main noe 

a i : - Street. “Shuttle bus service carries passengers to and from the | a : 

f oe . os ; Capito. Square to the. University of Wisconsin via State Street. os | . “ 

a E | oe - Primary means of | parking available for the site are two | 8 : 

public ramps--Doty Street Ramp and Dane County Ramp. Doty oe ag 

| = : ” | Street ‘Ramp, having a 100 percent. pecupancy rake. offers 468 2 ee 

7 | : ee | month1y rental spaces. “Rein users must. walk distances of two a . / 2 | 

ee blocks from ramp to site. Dane County Ramp located two blocks 

. : | | off the Square, : three blocks fron subject site, is the second 2 | oS : , 

| closest ramp and has 815 metered spaces and 183 permit spaces. ess



5 | coe Metered parking occupancy has varied from approximately 50 to 75 © oS 

a . - | | “percent while permit parking ‘occupancy: ranges from approximately oe 7 

i Oe 90 to 100 percent. Friction in terms of time, wonéy, and © : 

” - | inconvenience exists for users of either ramp because walking | : 

i ae Se distances are at least two blocks from ramps to site. The | | | | ee 

- | a ae subject site is not visible from Doty Street Ramp or Dane County | 

a a : " Ramp. on Monona Avenue limited metered parking is available: o oe 

~ - - twenty one-hour and three i5-minute stalls. Parking on the By 

i & / - Square is limited to permit only during the day. os - - a 

Pee | | BOs The National Mutual Benefit Building is the strongest | 

i | & job generator: on the block. ‘The building, ‘located to. the south . | : 

ane a of the subject on Morena’ Avenue, is a seven story office | : | 

: . o : building. which houses offices of the National Mutual Benefit : | | - 

a S | & Insurance Company. Immediately to the east, ‘de the oe | | a | ee 

oe | Rennebohm-Walgreen Drug Store that appears to have a | ee eosee | 

f AP OSS moderate-to-strong weekday customer base; possibly drawing | : : 

S os (Gustomere from nearby financial institutiona<etate and city oe - 

q - 2 govetiwent offices, and | state capitol building. Kresge's . a oe | 

, discount store, located at the corner of Main Street and ge SE = 

i - Pinckney Street, offers discount retail goods. Remaining — | oe 

A ; - - o buildings, between Rennebohm-Walgreen's structure and Kresge's | : - oe 

: Building, are the small Rundell's Clothing Store, the temporary oe - 

i oS : Keep Kastenmeier in Congress Headquarters, and a vacant book : : ; 

i ; | store. oS SS y | Ee : . | | eS :



ee | oe : Retailing on the Square has decreased substantially in oe | 

q | | ‘the recent years. The downtown retail market has experienced | | 7 7 

a | 2 decline. Retailing in Madison was centered on the capitol © oo 

| ue vis Square until the 1960s when suburbanization shifted much of the 

A none buying power to the edges of the-city, particularly the far west - . 

eo oe side. With the opening of Hilldale in 1962, West Towne Mall in ee 

i ae S 1970, and East Towne Mall in 1971, department stores began to : 2 | 

2S follow their clientele. The Capitol Square retailing area — | 

; | declined rapidly as smaller stores, forced by declining sales, 4 ver | 

a also moved to new malls or closed down. Retail expansion at the ee 

| woe | fringe of Madison continues with recent openings of Southtowne ; 

a Mall and Factory Outlet Mall. | see : Pe Ee 

a a De bydamic attributes ae me oe | oes a 

a a oe Dyriawic attributes are characteristics that exist in the { 

ae a & mind of the beholder, mental and emotional responses that affect 

a | e = : ’ decision-making behavior. An analysis of perceptions and images ; 

; gs of the area is important to gaining an understanding of the ..”—~ ee & 

f oe : ee - a8 =: EI | 

Peet oe ys The subject site enjoys a southwest exposure and — 

i : positive identification with the Capitol Square. Visibility — 

5 | ns from east-bound Main Street is enhanced by the stop light ; ee oe | 

Oe | a eo o ee 18 ce Sa oe .



Re GPE SEEM SR ER Eg ue go es ge RRS eth wae 

al oe | : Ye ee EES ese 1 | - oe ogee 
Cees a | | fs . SOE eS oF as Proc 3 ee 

| . intersection at Main Street and Menens Avenue eince a red 1Eehe ee 

7 | periodically stops traffic in direct view of the site. The ee es 

3 a ‘department store is highly visible from Monona Avenue and Main. eo 

= | Street except for trees on the Main Street concourse that | ee 

5 ee partially obstruct the building's view. eas OER - o 

8 Lo ss Many people, however, perceive downtown Madison as : whe | Be 

ae 7 declining. Continued high retail store vacancies, coupled with ae 

3 the presence of a small but visible number of indigent street / 

a es dwellers, creates a negative image for the downtown area. Many | | - 

. 7 oe : citizens view the downtown as inaccessible. the construction of 

5 the State Street Mall and Capitol Concourse was drawn out over — | - 

| five years creating the impression that the downtown mall was : vee 

q - | under construction indefinitely. (The city contributed to the AS . | 

4 inaccessibility by failing to provide alternative parking during Soe 

- ce : the construction period. The local political body recognizes. co. 

| Square retailing is in need of revitalization. The : 

we ES city has offered a number of proposals including the Olin Place oe S 

d oS Plan which involves the subject site. Even though the city is oe fe 

gee ee committed to downtown redevelopment, no action has been taken on : - 

s o 2S | oon | eo , | 

a ee 19 ea ae ’ 

A / | a - | | |



cg. Existing Improvements | : a co o - : : : a 

B A 1. Background and Classification ues oe os ce - 

G — oe . Land and improvements were purchased on a sale-leaseback 

oe basis to J.C. Penney Company. The building was constructed in “ Oa oe 

t a 1958 for the J.C. Penney Company as a single-use department a A 

se en ‘store. Penney's was the sole tenant in the building until they | | 

4 aoe Se vacated the building January 1, 1984. The structure's floor | oe , 

d oe plan is a typical layout for a large department store: high | oo 

ceilings; wide expanse, single room floor levels; and elevators 4 , | 

5 ce positioned near. rear ot building. Basement, first floor and - a S 

| | second floor are each one large windowless room. The third a 

a - floor was used for storage and has several smaller rooms and | ed we 

9 partitions. Ac row of small windows sre located on che aoreh, a Soe 

| ro - west, and south sides of the third floor space. Lack of windows. na 

G . - on the first and second floors is recognized as an obstacle to ee 

a ne a redevelopment 
of the present structure as office or residential ne s 

Sl uyace. The basic interior footage of the structure is shown in ee | 

im Exhibit 4, photographs of the structure appease in Exhibit Sy and Oe 

8 photocopies of floor plans are in the Appendix. _ 7 one ne oe 

Oo iz 7 Estimated cubic area of the structure is 787,545 cubic 

§ : | feet and exceeds the 50,000 cubic feet limit. Therefore, any : oe 
Ba renovation or remodeling requires the use of certified engineers 2 : oe a ee : | Es | | Bel Ee ge



A | ce oe Ul pyatare i eS . | | ae S 

ORs _ USEABLE FOOTAGE OF THE SUBJECT PROPERTY a EN es 

q | | oe eee Sa | es Gross _ Net Useable | - 

oh aS, ‘Area __ | ore Area _Area 

yo eS Basement - Retail area-w/vault 13,064 S 11,408 _ | 

3 st Floor- Retail area — 12,960 9,708 ae 

a Sy ae 2nd Floor- Retail area _ ee 12,960 11,316 

- pg ie Se (3rd Floor- Storage Rooms & Office 12,960 | 8,729 | 

f wo cu eS Penthouse | Utilities os a | 7 2,455 | O ss | 

3 Sg oe (ee s, otal $3,399 61,1589 oe 

. ; re a “ a . — = os | ee ne , een | = So _ , . _ . | — |
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BOS eS ee EXHIBIT 5 | a ee 

ce a EXTERIOR OF THE J.C. PENNEY BUILDING : | oe es 

ih. . . ne mr 4 , ine ot Oates & | . | : . : ie : : OE 7 : ; : 

- RUS. ee ee ory Ae OE el pe Ne ol oe | | 
- " : ohe ie Md y ‘ 7 Be : _ cas Bs : . fo Che ae SE es ele 8 | ee | a 

an od rf i oo are | * 

a Ce ne oe é yi Pe iy “ £: 3 : i aD, : | ; : . : : | me, . 

: * : el a HFS, OEE mo | ve . | 
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i; | - or architects and must be approved by the State of Wisconsin 

i & . | ie Industrial Commission [Wisconsin Administrative Code 50.07 Aes | - 

. (2)(a))- The interior square footage exceeds the 20,000 square | | : S 

i oe feet limit thereby requiring interior circulation features for | | 

5 | | | the handicapped which include widening entrances and altering | oe 

we CG restroom facilities within the subject property (Wisconsin Code 

é — 32.04 (5) (a), Register, December 1983, No.336]. The subject | | 

- es | property is in compliance with code regarding street-level 7 = 

i -- gecess and full service. SS S | ; | S eee | 

3 BEES 2. Type of Construction cs | | | an | os 

i oes | | ‘The building is bisdeoin design ‘and was suited for use eos | 

yo department store. The structure is steel framed with blosk 00 a 

4 and brick fascia. The building is setup in a grid style with fo “ 

{ | : | bay spacing of 24 feet from north to south by (22 feet from east S : 

} oo Spe weet. Six bays are along the Monona Avenue side while four nae 

a ss s-bays are along side Main Street. Foundation walls are 1'4" s a 

St thick below. and are 1' thick to street level. | oe ~ 

b oe es oe | Floors are, 2° pre-cast concrete panels resting on = * Pook 

eee | “flanges of steel beams. The joists run parallel with Main for be) 

Q Street. A 12" steel beam is located at the end of Sach bay ane



| oe , is parallel with the concrete joists. The basement floor isa 

i nue Q 6" mesh reinforced by concrete slabbing. : cee | & ee 

d ee | cS - Circulation within the building is for a large retail | oe i 

g department store . Two service stairwells exist on the east and . 

- ae Gest enda of the building, as well as two public stairways; one e - . 

i | oe in the center leading to the basement and one on the northeast , . 

| ae wall connecting the basement to the third floor. ‘An escalator es : 

8 eee in the center of the firet Eloor ieade to the second floor. | ts : 

i - Three elevators, one freight and two passenger, are in good seed 

| a working condition and connect the basement to the third floor. | 

s | ae To draw customers through the store, passenger elevators were Ce 

a oe “strategically placed along the east wall . The freight elevator — fe 

{ is along the alley wall where the receiving dock and trash room 

i : ae ‘are also located. A general description of the building is | : | | 

Poe ee contained in Exhibit 6. : re S ee Poe | | fu 

a os 7 3. Structural Condition and Code Conformity | - es | = fla 

8 - The building is a sound structure. The only critical | 

Ri Aererret mi secunenes veined. ++ replacement of the roof which - 2 

Ss . lacks sufficient gravel covering and its tar undersurface ee - .



7 ea | eee EXHIBIT 6 a oe a ee 

SCRIPTION OF IMPROVEMENTS ON 1 EAST MAIN STREET 

§ NUMBER OF STORIES: © ee Three stories plus a penthouse _ 

- ROOMS: | ee ae - ‘Finished basement for retail | “ 

gg. | oS fore ss ss First and second finished retail | 
we as | oe | Pes Third finished storage and office 

‘ Ak, | - Cp Penthouse of utilities | a 

—  BXTERIOR: 0” es ee ee 
ce ee | | Foundation _ CF - Poured concrete w/steel frame © | 

Oe | Walls | | ae — Block with brick fascia. | 7 Es 

> ag Roof | es fo - Flat, 5 ply tar and with gravel 

| ae | | a oe ss surface. | eee 

i Store Front | eee — Block with brick fascia and glass 

— CONSTRUCTION: i ee 
: ee - Floors ae - Precast concrete with oe , 

6 - ob Le aes es Be with - steel rod, tile and carpet | 

‘ : oe = | | : surface | | | cee ce | . 

I SO een Walls | | | ee es - Putty coat plaster ~~ os 

a | - Height  _ soe eee ee Pie ees | oe Floor -  — Floor- | 

oni | a / eo! x eee ones Ceiling Floor | | 

i PE et on meee | | a | Basement 10° | 13° 

er | - on ce a See Ist Floor 14° | 417! 4 

: - oe | gE eee Qnd Floor Lit 14% | 
oo ee OS os ae 3rd Floor | 10" 1286" 

a : ee - Penthouse 12! ees Be: 

3 
26 py See oe 

f oo i ee ee ee



- oS - ae | | - . ‘EXHIBIT 6 a — a oes | 

fj eee eee oe | Cig OR (continued) yg ge OA Ea Fes : | | 

. : : a : . coinseomemannen : . = | | . | Sonar ene nae TEE a . “an | | _ . 

ave Loans” ee 
RE . | | | | Roof | 30 PSF. 

| aoe oe a BF Loor. on 100 PSF |. ea 
_ ee a ne ae a Mechanical Room 200 PSF 

> gh | es | Stairs | 100 PSF RS 

I eS pny EE oe $08] - 8000 PSF : 

2 AIR CONDITIONING AND” ns ss | Bes 
| VENTILATION: : Two 50 ton Trane coolers to | 

, se Ea : a oe | on oe x service basement, Ist, and 2nd | 

ae ee re ne gee Pe floor, and one 25 ton Trane. 

mo , , EE ee cos / cooler for 3rd floor. Air blown | 
a ee | | oe ee ng eS through wall vents. | - 

. ce HEATING: | a oe - » Cleaver Brooks 12 pound low | 

6 Me | : : - oes \ pressure steam heat, forced air 

Sy eae ee ks we | i forced air with coil. | ee 

= |. UTILITIES: © Bes 2" municipal water service ape 
Be | : 6" municipal sewer service © 

: : Je Og SS Ce 4000 to 5000 amp electrical 

i Sy noe ee ee et service | a | 

i | aoe — | : | i * oy xe | | nen



ee beginning to bubble. As the budget did not include a | Oe en a 

i oe professional inspection other areas may require changes to meet 

on eee updated codes. Because the building has been vacant for over oo es . 

a oe six months, formal inspection is required for issuance of an ae oe 

q | occupancy permit. | . ee ee PS | oe 

j e : 4. Interior Finishes gta ae ' eae oe 

oO ee Oe Interior finish of the building is in fair condition. | 

i | The first, second and third floor walls are painted a bright | oes gt 

hall es. yellow and orange. Display cases on both sides of the front | 

i - entrance are obsolete and should be replaced. The department ~ | 

— gtore has worn interior floor coverings, satisfactory lavoratory 

a oe facilities, and an unfinished third floor merchandise area. _ a 

J pe Photographs of the interior are shown in -Exhibit 7. | cia , 

Ou es 5. Renovation Problems  —- ae ae ee Cos 7 

ae eS a Me Major renovation problems for this building could be. os | 

2 wh minimized because of the basic design of the shell and lack of | a 

5 ae interior walls. A dropped ceiling may be required on the first Sosa ts 

pal | " floor if a use other than a department store is selected because A,
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eee of its current 14 feet height. Removal of the central stairs and re | 

i escalator would be at moderate cost relative to any proposed | we | 

| a renovation budget. The cinderblock fire wall on the third floor / 

i Bes. could be removed at a minimal cost. Existing floor loading | 

a capicities are sufficient for most potential uses. Since floors. oe 

oe | : : are pre-cast concrete panels, panels may be removed to create a | 

i cP oe center atrium at minimal dost without structural damage to eke 

_ ee | building. 4 - Ba AN, ek ie | es | a _ | 

j 2 ee fee Buss Discussions with Louis Cunningham, the building's oe 

~~ : | engineer, revealed that no major problems exist with the current ~ 

i - poiler . The electrical system has capacity for 5,000 amps which : 

oe oe is more than adequate for its heaviest possible use as an office 

d building. The air conditioning system is also up to code but is_ - . 

i : - | inefficient, according to Cunningham, and might possibly be - 

= replaced if ama jor renovation is undertaken. | | | Se | 

& oe | - = “The Wisconsin Administrative Code stipulates the number | - 

i = be of toilets and urinals required for specific uses. Requirements 7 

oe are related to the number of occupants in the building. The most oe | 

g o = | probable use of the building will determine what alterations a 

B 2 would be made to existing restrooms. _ We | Be e > Ces



CREE SR oy oO LETT. MOST PROBABLE USE Dee OS Say 
a ye Is Sos. : SS 7 : oe oe ay up | Ae 

3 oe 7 | Having completed an inventory of positive and negative | 

a attributes of the property, significant limitations on future . | 

ao use, and immediate linkages of the location, the appraiser must. 

i gees identify possible uses. Each use must exploit marketable : wd | 

| re | attributes of the property, neutralize its negative a oe | 

i : Q ss | characteristics, and opecat< within limits of justified, prudent Poe 

J ae investment. = os - | | o Q : 2 i = ge . 

ae a Ae General Market Characteristics _ - os — 
| a Tee a a oe Ee a ce gee oe, | | : 5 

me ag cg ss The search for most probable use begins with exXaminina’. | | 

i Os the possibility of extending the structure's past use as a | | 

. oe retail space. Demand for the building's roughly 39,000 a ; : 

ee square feet is weak. Two retail structures--Wolff-Kubly-Hirsig | S 

a oe - and Manchester's--that offered large retail square footage oa | Z 

ee similar to the subject have experienced extended vacancies. The |. 

j : / - | Wolff-Kubly-Hirsig Building waa eventually sold to the State ore | 

J | : Wisconsin for museum use. Manchester's Building remains vacant, | 

*. : ‘however, the present owner recently proposed redevelopment of 7 a 

a - the retail structure nig an off tee. condémiaiua. and cétaid ‘ oe



' ae ee : oe | = | so BO = . 

me a - mixed-use development. Both Wolff-Kubly-Hirsig and Manchester _ ees 

I 7 ee buildings enjoy superior locations than the subject property | = = fee 

oe because of their proximity to State Street retail businesses. - | 

i oe e ; Attracting a lagge vétall use to the property would be _ | : / 

] es | difficult. Renovation costs necessary for remodeling the | - | 

’ | oe | structure for one retail tenant would be unjustified by market. 0 

i | ae peat for large stores. Currently, Emporium pays $2.37 per 3 on | 

ee - square foot and similiar large retailers would not be expected | a 

a | | : to pay more. A department store alternative would be | | aan ve 

{ ; inappropriate strategy. o | 4 os | one — - 

§ A more likely strategy would Bé-eubdivisien and reuse of . 

es woe the first floor aréa as small retail units. Demand for small, — 

a eS eS oes ground floor, retail space has experienced small but | steady | - | 7 

oe a “prowth. The subject site's retail alternative should take - a 

i _ advantage of its proximity to employment centers. ‘Smaller oe | 

J - retail establishments, possibly business-oriented services, — oe a 

- ce bee could cater to the captive downtown office market. These i ue | 

J S | retailers lieve survived and grown slightly in number on the | oe | 

oo Capitol Square. A retail cluster on the southside of the Square _ , 

I ce es would survive only if it captured the office worker market or if 

ae oes rents matched the $6.00 to $8.00 per squete foot charged on the 7 | 

i Square's northside. Therefore, a retail alternative would | a 

a assume subdivision of the structure into smaller units and _ nae UNOS 

- oe presumeably be focused toward business-oriented goode or. | : 
{ o a : S a - a oe ee JS . Ye oe : oe



professional services. Subdivision would be consistent with — a | 

5 | municipal code requirements and state building codes. | oe “ee 

Development of the second and third levels of the structure 7 - 

J Ce would probably be as office space rather than retailing since 

q oe the latter would not likely be financially sustained on upper os 

"Levels. oS ee os ee ee ee a , 

| a Lee & a Se | ; | ee : | | | - 

| ce | - Most downtown redevelopment proposals have not addressed Coe 

i | the etaaion fs more Housing) Atéordtne to John Urich, planning So 

j unit director of Madison's Department of Planning and | Ss | 

} Mee Development, downtown residential development would stabilize oe | 

5 the area and provide a population to support a retail Os a 

: component . ‘Urich advocates construction of three oe four nore | eo | 

a = oe : downtown housing complexes equivalent in size to Capitol | es a 

= |S Seantres Significant residential development way Kiage on | a 

i downtown employment growth becaise, presumably, a greater. ae | 

J ee segment of the workforce would desive a downtoun residential oe 

/ oo ‘location near employment centers. Residential parking is also a | 

i 2 @oncetn because buildings with parking have had less problems in | | 

ws | leasing than buildings without parking. Condominiums are not © es 

J : ae suited for the property since the site lacks the necessary Bors 

a 3 amenity of a lake view. Downtown or near downtown condominiums | 

we & : without a lake view would be difficult to markees | es See 

Le oe ae The office rental market for class A space has recently 
4 | oe | a : - = hoe | | ae 2 | - } - / Ce 

I | a 7 Ee | ee : 4a | | aes oS oS



| a “been strong. A study conducted by Ross Luedke and Kris Be Eta 

i | Sivertson of University of Wisconsin-Madison indicated that oh 

a | class A office space vacancy was 5.7 percent. Two new projects, a 

q | a 100 North Hamilton and Lakeview Terrace, accounted for 41,068 of  — | 

i : os the 54,512 square feet of vacant space. The two projects are | | | 

| currently being leased. current vacancy rates for class A - a | | 

{ | office space on the Capitol Square are less than 1 percent. a | 

nee Study results also indicated annual rents for class A space with = 

B ee Capitol Square location range from $10.75 to $17.50 per square a 

a we : foot. For each location on-site parking is available for an | | 

" 8 additional fee. The class A office space supply will probably 

' increase in the near future. The new owners of che Tenney” | 

building are adding eg pac¥ine vamp to the structure and will ; ; | | 

a - - ‘improve the office space to clase A: | The Tenney Building would | 

g then provide 75,000 square feet of class A office space. First 

aad ce - Wisconsin Bank Building will be putting approximately 80,000 

i square ‘feet of class Aon the market because Ray-O-Vac Company a | 

es | vis vacating its space. The American Exchange Bank is proposing foe . 

4 construction of a 100,000 square feet class A office building - 

| behind the bank's present location. Currently, American . | | 

5 Exchange is attempting to prelease the project. a | ve : 

a - ee | To compete in the class A market, the subject property © : 

4 oo would need to be totally renovated and on-site parking would oe 

| ees have to be provided. Renovation would require repositioning the 
J = | ey | pee, | Ce es os . -



Hee elevators to the front of the building, creating windows on all | = 

i oS Le floors, and probably reworking all utility systems. ‘Even though | : 

| oe mae a building renovation is poseible. the evructure could not | / | : 

i compete in the soft class A market because no on-site parking | | 

a ey can be provided. Therefore, a class A office strategy is viewed — — 

. as improbable given a soft market and no oncsite parking. | | os 

ods ol “ Moe, The class B office space market is smaller than class A ; | 

a : . ; and is characterized by older buildings situated on or néax the vo 

| - Square. Many class B properties are without on-site parking. | - 

The Lusdke/Sivedteon study reported a 13.7 percent vacancy: ¥ate a | 

i | gor class B and C, combined. The study also indicated that 7 

- Ae vacanétes varied by floor area size. Structures with floors. a . 

a | between 10,000 and 19,999 square Feet had only a 3 percent | o : 

Be ee 

ee eo | floor area with the range; its size would be a leasing eS : 

I os advantage. Well-located buildings with modern facilities enjoy . 

- < | >. Sevong demand and are able to charge higher rents. With the | 8 ) 

a oe upgrading of the Tenney Building, less total class B office 

on 8 space would have Capitol Square location. A likely strategy. | 

g would be to convert the stuueture to class B office space oe | 

| thereby capitalizing on the site's Capitol Square location and | 

De ogaimity to other office buildings. - oe ee oS



Oe 

ee Be. Alternative Uses for the Penney Property : _ a os 

| | Alternative use scenarios were developed from a ee fen 

[ : a combination of the site's physical characteristics and the a | - 

| ee ON dountowd market demand characteristics (Appendix). ae | 

| - coe | Scenario #l: The present building is retained and totally - | 

| Pe renovated to provide retail and office space. The escalator, _ | 

a cee center basement. stairway. and northwest corner stairway are. | | | oO 

| Le removed to improve rentable area and allow for a efficient. : oe Pe 

se “building layout. The first floor is subdivided to provide a | 

i Single office space, an office lobby, and four small retail | | Vo 

units. Located at the rear of the first floor, the single | / sh 

a | og office space is approximately 51' x 88'. The office lobby has | Oe 

. entrance off Monona Avenue and is approximately 20°" x 80" with a | | 

J a center atrium. The present elevator and contiguous stairway are 

a | retained as part of the office Lobby. The four small retail Ams | S 

units front Main Street and are approximately 20! x 60' each. © | 

4 | | a The basement is converted to a single office space with 9,770. - : 

sy a net leaseable area. A stairway from the first floor to the weak 

d | oe basement is constructed in the atrium to improve access to the a | : 

| oo “lower-level office space. Second and third floors are renovated moe 

poss ae and each provides 9,770 net leaseable area. The glass roofed 2 2 a 

a 28 atrium, 20' x 44', is created at the center of the structure by Soe | 

oe a | removing segments of the concrete slab floors and by cutting: an ~ ue |



eo ae opening in the roof to provide natural lighting. The basement, ee 

a ae " lst, 2nd, and 3rd floor office dpaces all have full-length © ae 

| S windows contiguous to the cttiun. | ae ce . os, ee oS 
Z e 8 ao ne oe o is. 2 | | Bog - . 

5 séenatio #2: The present busidiag de retained and totally os 

| renovated to provide retail and office space. First floor is : 

i oy aS subdivided to provide: three small retail units approximately pee 

os es 25" x 60'; office entrance lobby approximately 15' x 80'; and - | 

§ - S single office space about 90' x 84°. Second and third floors | ae 

J are renovated to provide single office space of approximately “ 

7 (12,960 gross area. The retail units front Main Street. Present | 

8 elevator and contiguous stairway are retained and are a part of | | 

TEs a : the office lobby. First floor office is located at rear of : 

8 ae building with entrance off the lobby. Escalator, center  — 

- basement stairway. tear freight: elevator, and northwest corner a | 

i \ptaitway are emoved to increase rentable grea: Portions of 

I ee exterior walls on north, west, and south sides are removed to 5 . 

a site gveate windows for first, second, and third floor office space. | | 

oo Scenario 3:0 The present, atuucture dé ¢etained ana - ee | 

B : Duss renovated to provide five retail units on first floor and single a 

a oe | | office units on upper floors. The present stairways and public | | me 

es elevators are retained. Freight elevator, front ooh AAs 

¢ Ane -Windowcshowéasée, éscalator, and center basement stairway are os 

os : removed to improve rentable area. Five retail units front a ee 
q i. oe eet , 4 : ee ao oo os oe m : a 

| G - - a es : * ce ae |



OO Oooo eee 

es | central mall with one unit on each side of front entranceway and Bee, 

i three units at the rear of structure. Retail units would - | 7 S 

| = average 1,940 square feet net leaseable area. ‘Second and third > 

a floors are renovated and each provides approximately 11,300 me ee 

5 a | square feet of net leaseable area. Portions of exterior walls / a 

: a oe on north, west, and south sides on second and third floors are Oo 

q Aes, removed to cveate windows for office units. Entrance to office | | ee 

oe units is from central mall on first floor. - ee 

a cs | Be Scenario a: The present structure is demolished. A 90" x | 

, S Pees 125’ three story office structure (without basement) is built. 

| e Each of the three floors provides single office space of 11,250 : 

: gross footage. The office lobby fronts Main Street and contains : 

8 one elevator. A 19'x 90' parking lot is created at rear of oy S 

5 : | structure to duprove parking. Parking stalls would have gcéeee = | | 

OPO raw ata OP eG ye 

OC re | Scenario #5: The present structure is demolished and a fs wok 

a five-story, retail-apartment building is constructed. The first 

- floor houses five retail units, averaging 2,000 square feet net | oe 

3 me leaseable area, off the central mall. Entrance to mall is from - me 

8 - Main Street. Above first floor are four floors oF apartments, : 

od 7 Upper floors house a total of twenty, 800 square feet, | ae a | | 

4 ae one-bedroom apartments and twenty-four, 1,000 square feet, no a 

| ewoubedroom apartments. Apartments have an entrance separate ¢ ~ oe 2 
a ee | | a | oo | ae | : ee Hee



oc from small retail mall and are serviced by one elevator. Below | me 

i eee the structure, two levels of underground parking provide 7400 oe oo 

5 a parking stalls for use by retail customers and: apartwent | J 

| oe dwellers. Be e | | | e S a 

a | a Cc. ‘Beonomic Ranking of Alternatives | oe a a | 

i eS | . Reasonable alternative uses for property are ranked in | | 

g | terma of general budget parameters inherent in the revenues and | 

ss expenses of each. Market demand, risk levels, and political 7 

| - acceptibility are predicted for each scenario and are used as | ae 

)  Sereens for determining the best alternative use. To reveal the | : 

q : - ‘peneral range of justified investment on the existing property, | 

5 os the appraiser developed a computer program using a default ratio | | 

_ vee "backdoor" approach. The backdoor approach, developed by Dr. | | 

a " : James A. Graaskamp, converts market rents to justified : ae ~ Boe 

investment by determining a market rent for each use and | eee eon 

5 oe assuming an acceptable cash breakeven point for financial a an | 

é oS planning and budgeting. The process capitalizes funds available | | | 

g poe for debt service or cash dividends into amounts of justified ee a i 

5 oe investment. The backdoor approach is a residual method that can ae oe 

os Ss be misleading if there are small errors in the cash flow oe : 

4 oS forecast. If estimating bias is consistent when applied to the o 

a - Cal ternative uses, the backdoor method does rank the alternatives =



SS in terms of their ability to pay for the subject property as 7 

a oe aS is. The logic of this process is provided in Exhibit 8; cost me) ; 2 

oe 7 assumptions and calculations are provided in the appendix. A | a 

g eee | “summary of these calculations from the appendix is provided in — 

i | os A Exhibit 9. A preliminary ranking based on a. cash justified OS os 

= re investment, without regard to future reversion value, | - | Oo 

| | demonstrates that scenario #1, #2 or #3 are preferable uses of | ae 

the steucture as is. ee - | aaa oe aes 

oe sD.) Oo Risk Ranking of Alternatives Coy oe | | no , 

ee — pos In terms of risk, scenario #3 offers more certainty soe - = 

4 oe regarding the renovation budget. The existence of hidden eee | 

we ae defects and conditions within the structure is possible. 

Z es Unrevealed defects and alterations add risk to the renovation of — 

g : ae the structure. Renovation costs can substantially increase if oe 

- adverse conditions are found and require alteration to bring | | oe 

f structure within building code specifications or to conform to | . 

| ey renovation design requirements. Because of scenario #1 and #2's | ot oe 

5 oe greater alterations Ko atructuze, the alternatives' renovation a 

a oo budgets are, therefore, less predictable than scenario tae | ae 

| es ‘budget. Larger retail footage in scenario #3 is a greater eee 

| yee financial risk because of the soft market and potentially slow © oe oF 

ee leasing. Scenario #3's retail units at the rear of the | 8 ee 

z : - : 7 - | oe | : 2S ae



"BAS TO LOGIC FOR RANKING ALTERNATIVE PROGRAM SCENARTOS BY _ Se 
J 2 TSE a, JUSTIFIED PURCHASE BUDGET | “ ae a 

5 os | | ~Reat/Unit — | | |  -‘Rent/Unit | | : |  —- Rene/Unie | oa 

i : ce | _ ‘Bumber of Units | | Number of Units | | | | Number of Units ms | 

gg =~——C | Potential © ! se _Defanit Point | a ) 7 “Cash for Operations | 7 
i eh | ss @ross Income x | Default Point | ; * | Cash for Operations , a 

5 os — , : ee ee | | | Operating Expenses | - 

Ee | Equity Cash Margin |. a ge: ae eS oot | 

ae Mee | ‘Vacancy Loss | Leh oo . - ee ene | 

e. 7 | a : we i ne hoe gee | Real Estate Taxes a 

oe ‘Reserve for ee as . - | | 

a —— 
. CU GR [ee | Available es 

J ce : . - - | Cash Throw-Off ~ oe : & 2 oes. ee for Debt Service | | 

Ss a | 4 Se Oe Se meg 

es “Justified Equity. | =  . fe Es , | 
TE | care Tax Effect) | ee | Justified Mortgage | Pel S| 

ia ee , Pe “Yotal Justified Jo 
a Project Budget, ff | 

3 oe - | ee oes - oa | Construction Outlays } Ae oo — = a o ee 

q - | eee Pe es | Budget for Purchase | oe “ Po Le a



Be RBI BIT QO ee 

Lo HES EPs 8 SUMMARY OF BUDGETS FOR ALTERNATIVE USE SCENARIOS | we ES Se 

a - Bugget ites Tg §Scanario #1 = Scenario #2 Scenario #2 Scenaria #4 00 ss Ecpnaria £5 | 

@ 1. feroiition . | | oe ag Ol et ee awe EB B50 HER GSS 

: - oo Ze Ransvation - : weet ($1,555,200 . CUP By “$1,571,840 - ve ~4608,050 me : . sex aon | ek By 

c od. Bee construction 
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ee ae structure may be less marketable to retailers because the units , | 

a oe | ‘are recessed into the building, away fron pedestrian traffic. - 7 . 

a 7 ‘The four retail units in scenario #1 would probably lease 7 | 

| , fastest because of small gross footages and excellent visibility | - | 

7 De om Main Street, however, the same is true for scenario #2 except Bae : 

Eee the retail units are larger and may be somewhat more difficult : - 

i : . to lease. . ee : oS e . : 7 | cise WEES ; | | Seo 

a oes , | 2 oe The effice entrance off the mall in scenario #3. ney be oes - 

a a 7 less desirable than separate the entrance proposed in either | - Oo 

Soe scenario #1 or #2. The more substantial renovations in scenario | fs 

| ° ee aa and #2 improve marketability and 7 justified rents for the _ Z oS 

ae 2 office suites because units offer more amenities and greater | ve 

i | - 2 ) modernization. ‘However, scenario #1's funds are ‘applied to | eS : / 

i, : He interior improvements such as an aesthetically appeally atrium. | | 

A Superior office amenity package ean be offered in scenario HL : 

a - Q / which may give the building a marketing edge “over scenario #2 a | : ve 

and scenario #3. Scenario #l's office entrance on Monona Avenue a ue 

a een would provide the highest visibility relative to scenarios #2 | | . - / 

5 2 | and #3. Weel oe : 2 _ . ok ee ee 

ae oe E. Political Compatibility of Alternatives : ee 
1... es : Oe oe | oe : eo o : | * es 

5 a a | Scenario #1, #2 ‘or #3 would be. politically acceptable 2 ok



ae = | “because each provides retail space on the Main Street frontage. 3 

a as -- Seenario #1 and f2 may be somewhat less acceptable because an / ae eee 

- oe office unit is placed at the rear on the first floor in both _ oe 

J | : a | vecenarioa. ‘However, ‘gince retail space fronts the Majority of Ss | 

i | the Main Street frontage, ‘political opposition to first floor . | | | 7 

ms | office use is probably minimal. — - : - | oe og | | 

a oP, Conclusions — . : . | Ce | - ) - - — | 

ees ae ees Since the estimated residual justified purchase price in , 

a : scenario #1 is the largest among the three alternatives, the , | 

| most probable use would be scenario #1. Risks associated with. | 

a S | the alternatives support the conclusion. “Scenario fl's income | | 

, oe - : : is less dependent on the soft retail market relative ‘ge ‘scanario vl - 

Se #2 and scenario #3. A greater office amenity package is . 7 Oey 

z a | a provided in scenario. v1 than scenario #2 because less of the oes e - 

PS a “construction budget would be used for exterior window creation. | — 

4 - ae Even though renovation risks may be the greatest in scenario #1, { ae 

es a developer has control, to a certain degree, over the oe Le 

g / - - xyenovation budget for the structure... Given the - | 7 e | : . ‘ 

a | fs moderate-to-strong class B office market and the subject” SS - . : ae ce 

| a : property's Capitol Square location, the opinion of the appraiser 

a - : : = is that scenario #1 is the most probable ages | A review of - | | a .



eee aS summary feasibility data in Exhibit 10 supports the conclusion. ee | 

a A Line drawing of scenario #1 is shown in Exhibit ll. © e eee 

crane The most probable use of the subject is a shell for - | | 

a | Conversion to a retail and atrium office building with four oe 

|. small retail units fronting Main Street and singel office space Po 

| on four levels with entrance on Monona Avenue. Single office | ! 

A | space is located in basement, first, second, and third floors. i 

od with a central atrium.  _ Pe eee | - ar |



ie ee er ee ee eae Be ‘| ES LE See ds 

SUMMARY MATRIX OF FEASIBILITY OF ALTERNATIVE USES §. 

a ee ee rk ee ee Se Og Oy ee, ee ee 

pe oo ee Scenario #i  «=—s—(§$“C<isé‘é aio #2000 Scenario #3 €cenario #4 Scenaric #5 . ae 

- : _— ra ~ ae * é : L . . : . oa“ 4 a / : vis . . : . ~ a i . ; J 7; , , a . . . . - ws . : a? . * a es . . i : : : . 

so dgetifed investaent — $344,875 554, 164 | $78.019 Negative  Nagative os 

: oe ee neces oe . . 7 5 oe bes oe . _ ep) < : O Moe . ve . we : : , / : . ae oo 

4 — menevetion Risks Significant = Significant § = Moderate Nore ee None | 

- . ie Pp Liye wet L . ‘7 kt s+ amth : * an ' 2 Ms ay on wwvia : % ‘ ‘ , ; whew . : 

ss Edfactive sarzst = sé LL ste  Rataii--soft —-Rataii--saét  Eagerate Nodarate 

a ee oe Qffice--mederete  Qftice--aederate  Qfice--aoderste | | OE | 

. tel ladies] manbitnetihy _- = ae “Reeaneahta Newanbah} by es ge eee Political accagtigtiity  Acceostable | Accaptabie  - Accaptasble 0 Mines Mgst gcceagtssis 

* aS oe ae * “ - we 4 i. 7 : on 4 2 - - 2, . : 7 . ° we és : ” : oe : . a - : + * ~~ : es cae: : =. . alt we . in ‘ bosves | : a  -Finenciai rises Depends iarge:y Depends in part Same as in Scenario Besengs entireiy  Cesencs on continues 
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a Bee ge Oe a Re 2 : — SINGLE FLOOR Ee Sa foe os 
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Me Continued 

a ue | OR ECE SRACE gy” ee 

ee  pasemenr ofeece ————<“<‘“‘“‘<~zw;*‘iésO;SOSC‘*iSS es 

JO es REN | es a4 ae “as wes 
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. 
Ws PREDICTION OF PRICE FROM MARKET SALES 2” 

, Recent market sales in a given area are the most | | 

a og - reliable 
predictors 

of the most probable 
buyer and what he might we | 

be willing 
to pay for another property in that area. This | 

coh a section will discuss the market comparison 
approach 

to most a 

, probable 
price and will provide financial 

tests of this price. 

a Ogee A. Most Probable 
Buyer og Ben Bey | on | | | | | : 

- coe a ee , Thirteen 
property 

transactions 
were examined 

for the | : oo 

7 | oe market comparison 
approach. 

Comparable 
properties 

were selected 
- 

2 on the following basis: | peg gees ont Ss oe 

a | OB eas "A Capitol 
Square location 

a ) | : - | oe : 

oe ee "Sold no earlier than 1978 ee . | - ee | | 

a | ee "Retail 
space on first floor mnie oo | a ae - | 

| DPN ae Ae ‘purchased 
for renovation 

Boos eS poe Ee eS ee! | | 

BOs The screens 
were used to determine 

which property 
sales were oe news a 

i ee most comparable. 
Nine properties 

were eliminated 
from _ eo | |



eee ss consideration for the following reasons: — ; ee ee ee ee : 

meh wee be 435 West Washington - | Not a Capitol Square location > a 4 = 
} - | | oe os LO No first floor retail space oe 

| | | | | cs 8 Not purchased for renovation re 

ee ER | | Es Zoned R-6— a 

| | . 905 University. ; | - Not a Capitol Square location | 

a . es EE _ Zoned C-2 — | - aS ean 

ES 16 North Carroll Sale prior to 1978 a Jf 
2 | a me | | oe Not purchased for renovation 

ee 30 West Mifflin | Not purchased for renovation - 

a Se es 212 East Washington. - Not a Capitol Square location > — 
Boe ae cS een eae No first floor retail space PS 
Fogg NS | a | | a , Sale prior to 1978 | | 

Z sy ; —  - 126 Landgon © - — | : Not a Capitol Square location 

ee e . | me se No first floor retail space 
Ege a : oa | Zoned R-6 | | | 

a os | «137 East Wilson , Re Not a Capitol Square location | 

_ | | - cave | | No first floor retail space | . 
a ; of So a EN ee eee - Zoned C-2 © oe 

ce pa oa! 149 East Wilson Se Not a Capitol Square location a 
RS | oe aes a Zoned C-2 — | - ce 

_— | | 2-12 East Mifflin | - Not purchased for renovation 

—  geview of five comparable sales on the Square reveals 

re that the majority of buyers of these properties have been local eee 

oes - investor partnerships or organizations seeking to purchase an 

a . office building or to upgrade and renovate a structure for | | oe 

| : ss gental office space (Exhibit 12-16). Purchasers have bought ofS 

5 ae property for investment purposes. Four of the five buyers are ee 

woe local investors; many with other commitments in the downtown © — 2 

ye ee ees Se | os ee a 54 fice eee | | -



_ Ge Be a. EXHIBIT 12 | ee - 

a os | | COMPARABLE SALE f#l ONES, J noe 

os OS ee $0 EAST MIFFLIN STREET ~~ eran | ES 

| : a ee Ft | | 
ana s . —_ a gd | | : 

| Ben! |  i&- Fee 4 eet cre “~~ 

: - ao a ae | Teen | eee Sane ee os 

| Ee - ae eee ie | - | 

5 eae —_— ee § poe 6p LL a j | oo 
8 | | ae | . er ye Yet le | | 

a | | . . 4 1 Res J sf * SaaS tlt. ‘®) ‘ zi : ae : a | | 

ee ES Date of Sale: 4/30/78 | os . | | 

| Sale price: $850,000 2 ae | | 

a cs Recorded: Vol. 942, p. 115 - Warranty Deed SE eee | 

, ‘Terms of sale: $654,064, 5.25 % long term mortgage was assumed. | | 

eae , Seller took back a note for $65,936.23, 10 year, 8 %- : 

Rs : | interest paid semiannually subject to a 10 year lease, | 

ee wen ks | = 1/30/78 to 1/29/88 at $2.37/s.f. 14,767 net area to the | 

Oe | | Emporium, with 5% of sales $500,000 - $1,000,000; 4% of 

as : . sales over $1,000,000. | ae | | : | oh 

i Grantor: J. Jesse Hyman, Jr. and Alan R. Hyman, partners | 

PS OS : d.b.a. Emporium Company hoe a ae we 

| | Grantee: Carley Capital Group | SO | 3 

) Tax parcel no.: 0709-144-2411-7 | Soo es | oe 

ae Assessed Value at time of sale: Total $850,000 - land $258,700  —— 

sone oe | : improvements $591,300 © 7 Wor ane = AO BE a Se Eas 

oe Sale Price as percent of assessed value: 100% > OAc a co 

i Lot Size: 132 feet by 70 feet oo | a a Coes fs 

Cas it Frontage: 70 feet on West Mifflin ee ae ce oe oo one | 

Zoning: CHG ape a a | we eee eee ee eee es, 

Z ss «Gross building area: 49,755 square feet BPS , CLLRS 3 re ee 

| Net rentable area: 38,500 square feet : cs | ca hs



i ee Eo ots ee ee - EXHIBIT 12 oo ee woe 
So oe 50 EAST MIFFLIN ~~. | we 2 

ig ss Building description: Four-story masonry and concrete building; two 

... elevators; freight facilities in rear parking os 

a Re Oo " lot; structure can carry additional floors. oe woe , | 

Me Be Present uses: Retail first floor; extensive remodeling of three 

cee a : upper floors  _ - ; | : es 

a | ss Lecational factors: Two blocks from State Street Mall; four blocks 

Bo ae — fxom City-County Building; three blocks from wes - 

eee a ss GEF-1I; four blocks from GEF-II and III. (ge ese og 2s | 

ee Cash equivalent price: $686,000. Discounted mortgage assumption at. 

2 | PS 8 percent minus 5.25 percent contract rate (2.75 percent) 

Sa SE Boke «plus $65,936.23 seller financed note plus $130,000 cash. 

i : LS te | $600 oo tee



en enn gv —EEE———EOeeeGOcWm_—————— 

a ets vee De os se EXHIBIT 13 _ eS cose ieee 

a ee ce Singh COMPARABLE #2 ee | ese 

ee 30 NORTH CARROLL STREET © | : re 

Lf | es co pe | - 
a of ; Pe —F | Ce . 

5 ores | oe aos | or , | | | | | cee | 

einer TS | 7 — Soe | 

ee ies eae | es —. 

g oe Sek tS 2 0 oe ae | 

o | ee Date of Sale: 7/80 | : oe Seg he Bes aa Be ek 

cee Sale price: $739,000 2 2 2 2 2 NARS te ae. 

a Terms of sale: $735,000 cash at closing. $625,900 paid by state on 

a OS ee appraisal value; balance contributed from gifts to State 

. : | - Historical Society. = — ee | ara 

| Use at time of sale: Vacant deparment store  _ ee - | 

| - Grantor: Capitol Square Associates-Carley Capital Group Managing 

§ Bs | Partner © Case “ty es Ok ge Us 7 

eos Grantee: State of Wisconsin oe o oe oe on : 

gS Lot Size: 8,646 square feet | | | oS cos : ao 

g we Frontage: 65'6" on Carroll Street, 132' on Fairchild Street | wee : 

fons - Zoning: C-4 OUP ac yes : ogee - Be ee Sas | oe ce . 

Soe ao . Gross building area: 41,000 square feet a ne Pe ce 

we | Net leasable area: 32,500 square feet ee SER a we aa 

i Building description: A four story department store with basement. | . 

ae Soe fae Constructed of reinforced concrete frame, brick, and | 

po ee block. At time of purchase building had a light brick | | 

] eee veneer and was reported to be in excellent condition. ee 
=e - Contained two passenger elevators and one freight elevator. © 

ie “Present use: Under major renovation as the museum for the State of © 

a ee - Wisconsin Historical Society. — | PU ES 

— Lecational factors: At the corner of Carroll and State Street ~~ 

ee Cash equivalent price: $625,000 based on appraisal value | ee oo



CO RT Re | ae ne | | EXHIBIT 14. oo he gore te 

g Ee a = ge COMPARABLE #3 ghd eee: Bo = 

2 ws os | 2 WEST MIFFLIN STREET | ee ee eS 
- | | - oe oo Wt a » yr. ae eS ree co 

| : : | aan |’ eff ‘een ee ee Eo le | 

= ee | | | Pw Sy oe CS oe See aa | | , 
a . ar Ser warn A tT oe ee FO CU 

oe Pay : as — aa Lee ee oo. 

: - i 2 ee ye ie A oe” *~ 2, st oy Oe, : Lo : 

oo - | | ae FN. | fe ue Be air ee le 

| | | aes «OM CUB ge hcl | 

-_ : | os Chee Bees BR Cee be BR PAC | 
a | | Sas Por” pe NB BEE BE FF Pres LE 

oe i oe me bags le * OM / ee ee. BP be eet e 

| | | 7 . sat ie aE eve meee eT ie | 

: , : - . : : : . A y pee Pe ” 4 "4 F we a ar . . 

. 7 . . | - | 2 - ie, ey ' rege Wes A » 7 Pn pe es lions RN ‘ x 3 4 . 

| . | . | So : : { $ | t a soe ° ore SS / & cm ar at ‘. 7 ie 3 a ' - 

oe | | — ieytee EE SE OMY if Vig 7 Se Ag Ba | 

ee 
oo fe ib Se ae ce ae | 

, a | | ee a ac a | 

| fo : é : ¥ ig Sao 2d a RIT *, : | _ ; ; 

| | : | . ea | .. el wad. oe 
| 

| | ee oe =. a TT | 
| ) ( eee . 

d whi Date of sale: 7/31/78 | a | 

oa! Sale Price: $596,200 _ | ee r 

Ses Recorded: - Vol. 980, p. ' 8, Warranty. Deed 
= | 

4 ? me . : ote , n . s 2 v, wf 

Terms of sale: Subject to 7/15/77 mortgage, undivided; 90% intexzest — 

a | | in and to partnership ~ | ne | ae | 

h «Use at time of sale: Retail and office ce ce a - 

A Grantor: Thirty-on-the-Square Associates © me | | 

- «Grantee: Mifflin Associates_ ee ee ES | | | | 

Pax Parcel No.: 0709-144-2509-0 Eee Se are | | | | 

se Se Assessed value at time of sale: Total $635,000, land $371,300, | 

= | improvements $263,700 oe pe oo 

ee eee | Sales price as percent of assessed value: 94 percent a 

» ss Let size: 12,376 square feet Sek a ee | 

Se Frontage: 91 feet on West Mifflin Street, 136 feet on Wisconsin ne 

pee eS | bes Avenue > ong hts | | - a | | 

| - Zoning: C-4 mes os | | - | | | | een 

65 | - Gross building area: 38,640 square feet _ DOSER Pe noe a 

@ First floor and mezzanine gross area: 13,880 square feet | a 

| Net leaseable area: Approximately 24,000 square feet 

» | Building description: Two floors, masonry bearing walls; concrete me 

_- as | |  glab flooring, in excellent condition; a oe egos / 

a oe 7 ee elevator. eo oo | Pel ae se | | 

| CA Present uses: Retail, first floor, mezzanine, and basement; office. | 

fi Bo ee wks second floor ~ | wae | SEALs oe ns 

—  Lgeational factors: 5 blocks from City-County Building, 3 Blocks | 

ra | Rental information: $60,500 per year triple net for whole building; | 

BR ee | lessee sublets office space at $4.20 per square - ye 

OP : feet. | | ns ee | Be 

~_ , Cash Equivalent Price: $662,444, $596,200 divided by 90 percent. 

ae partnership interest. . GS See ee Ea as



6 | eon | : ae | | oo - _ oe 

oe! | a | | | | EXHIBIT 15 

3 | ee oe oe a | COMPARABLE #4 | ee oe | oo 

eae : | | - 110 EAST MAIN STREET hep TEs en eS : 

| | ee ee ee | | | 
7 See ee ee CULE ee se ee | | | | 7 

——— oe ee is ee Rk . 

- one | ee ge i 3) ee | 

ae , a ioe See se eee es 
. | oe . gl ee ee eG SS ee me ot Pie : | : 

: | eS eee ne ee eee | 
| Se Oe « aes i Ly oe oo oe 4 i | | 

| | mere, UL oe oe ne ee | 
| ae oe eat en: a eo oe oe a | my 

| oF Kae es Oe ee ee Bee | lth a | | _ 
ne ae _ * , we ae a a Oe 

: : ae a 3 ins One See Se oe sa co a cin i Be Hoe foe 7 * 

ae ar 7 ee , an he WI I a ee ee 

_ fc ‘ x 3 2 tt} . . 1 x e e dl P. a a ‘ ee oo 

} ane . . ies a. Beane : Pane ee 2 8 ewe We Po 

| a | Ee een & | a ees - 

, A | | PEL rf a ee a oe | 

aa : 9 fifi et 2 a Sa a a i ee ee , 
f : | } af Oe a oe. ae ee a I 

: | asi MmBBEBeEes S'S |. 
: ‘ : f —_ * es Fa aS ae Seared fe ee ee te 3 Sec, eae 

- a «dhe eee: oe )|)—lha ) 
, . . . . 5 rq "i 1 see | tes og is . Ee . 

a co | oi a! a | haa I i ’ ' LU hy ri | | 

fo Date of sale: 2/29/84 - a | ees | | | | 

Pes Sale price: $1,350,000. | a | | | : 

| | | Terms of sale: Cash to seller. | | a 

| ge at time of sale: Retail and office | a | : 

as Grantor: ist Wisconsin Bank for the George Maloof Estate et 

SE Grantee: Tenney Plaza Associates _~ : cee eae | oe | 
: Lot size: 174' x 132° | | | | es Ne - | | : es 

Be ontage: 1545 | a a esse - aa 

— ‘ Gross building area: 105,600 square feet. | | | - a 

9 ' Net leaseable area: 74,000 square feet . ae | eee awe 

| | Building description: 10-story concrete AO nage etek os : oe 

oo Age: part 51 years; part 54 years | area ; BE GES a Se ees



EEE — Es ———————————————————————————————————————————————————— ee 

q | | | | 5-7 NORTH PINCKNEY STREET | : per) ae 

3 a Oe - Bg eh ee ee ee ee oo 

| ae ee eee - | 
a | | oe Se SCAN: lL ——“‘i—™OCOSOCSOCS™C—*™CSCS Le | 

_ | | Paw 2 Nee, ee ssi | — Cer ee. Neer wee t—<“(ist*s””s:*”s*ss eC | 
xe a” i ee SO : 

ne : ec. OAS EAS) Uc rh s—“‘“ ‘ié‘SCOCCO 
: | | We ee OU ee | reer ae Uk CO eee trrt—r—r—s—“‘“‘“‘“‘“‘i‘i‘“‘“‘“‘“‘“‘C SCC; 

—a h a ce 4 a ee ee rr 

| | | Pig, MO Oe I  rr—“—is—sSOCCOCiC - | 
, rere OF SS Oe S”~”~.—lt<“‘“‘“‘(<(‘(‘(ai‘Céirw”sS”:*”*:*~*™”:*;C*~C~*™C~*™C~*~*# ee ee ho a oa es Sr : 

eae UU Pas | AN oo 
ti” hm NC EN a ge ce i Se ge ie aS oes cee eeeeae cee Te A BS a BONS Se Se a ae ee ve ee 

‘SS laa eo “eh OWNS oa ee Ti 

a : : tc. wil a ee + va) yg TeTSSdAR RRS vs aa eos ; 2 ee 

ads . ip 7 ee ee ee ee oe a - - 
Be | | OS ee, ee a ee ee eee 7 | | | 

: , : , y en. he ot eee i ee eee Sad . : 

. : = = i a on: ie es a se no 
, a i hei <i en eae oe reel ee en eG cs 4 . : 

: . : . : OM i AN RO RR ga ae oo ea ao Bg ams. Khel? Po 80 eee 

_ ge RB OANA MSE 2s! Co gy gh Fgh : , 
ae : . “A ME ee BGS a bi a ., Oo a , é eo Bln ig ay ar : : . 
a oe, Sieg Sle oo MB OS tee 5 oo Ra ee Ne > fos Se x. a 2a sas 

wii re - Jot: eee 

, 7 oo Ck t J Po foc woe i. 

| one a Date of sale: 12/31/77 | So | : . Ss 

Sale price: $240,000 . - | : ne | | 

aw | Recorded: Vol. L001, p. 272 | a . poe 

Terms of sale: cash to seller Pe ne 

t a Grantor: Louis Hobbins | | Le : - 

~ aor Grantee: Rifken and Campbell Associates so | | | 

a Location on block: Mid-block | | ee | Se 

| bn Lot size: 8,712 square feet including 12 foot easement | | . 

i § a Gross building area: 26,000 square feet Ws 2 | | | | 

| | Net leaseable area: 20,500 | | 7 oo | | | — - 

. | Zoning: C-4 , Ce ae | , | ae 

° Tax Parcel No.: 0709-133-3002-6 Poy | Mo | | | | 

| . Assessed value at time of sale: Total $237,600, land $140,000, oe 

ook | | improvements, 97,600 | | | : : 
‘ S| . , > a : 2 . . : ‘ . ° : : : a 

, | Building description: art fire resistant concrete art ordinar:s | 

Ze. : construction . . renee | | | |



. | area. All of the buyers have executed remodeling or renovation of oS 

i their properties. Investors expect adequate cash returns, tax. a 

a es shelter, and moderate appreciation. Majority of sales were for cash 

; | ae so most probable buyer expects to pay cash to seller with a high | | | 

i | probably of conventional financing. To collaterize a construction | 

an ae | loan for renovation, the most probable buyer requires title to the | 

G a property which eliminates the possibility of a land contract cele.” 7 

o | as ‘Therefore, the most probable buyer will be a local — : 

| | 1 investor organization seeking to renovate the structure to | | 

= | retail and office use and expecting to pay cash to the seller. a i. 

nee ae The opinion of the appraiser is that buyer expects market rate | of 

eS ' financing, adequate cash returns, moderate appreciation, and tax 

| a shelter. | | a / Sone | oe a , 7 | 7 | 

eis B. Most Probable Price us ess ae Le wes - 

oe | Moderate market activity in the purchase and sale of 7 a 

J retail-commercial buildings has occurred on or near the Capitol S 

" | Square in recent years. Most probable price and a range of Boi 

| transaction for the subject property may be inferred from past _ ; | 

i a market price behavior. Differences exist among properties. . ee 

= ‘regarding their marketability, location, size, parking and other ee 

q  gactors. By reducing the differences to a common unit of es ee 

4 - ae ‘Weasurément, price comparigous and patterns can be identified. 

ee m A weighted point system is used to score each property relative | ee 

5 to most probable buyer priorities in the current market. a ga



4 re c. Market Comparison Approach to Probable Price a ee 2 

a es 7 oe To determine the optimal unit of measurement that - | | 

ee | reduces differences among properties, several transformations of © a 

5 - oe property sales data were conducted. The objective is to find a ao 

_ x the measurement unit that best predicts the sale prices for | _ 

a | comparable properties. Using the University of Wisconsin- | 

i | Madison, School of Business’ copy of the MINITAB statistical es | ; 

Bo | analysis program, simple linear regression was used to calculate _ 

4 CS | the coefficient of determination, v2. for maghouadt so The” ' a 

aN , statistical measurement, r2, was used in explaining the degree oe 

d oe : to which a medsurewent unit accounts for the variation in sale | 

a ay Hae prices. When an r2 is large, the measurement unit explains a ; 

Ne oe large amount of the variation in sale prices. Therefore, the _ : my 

¥ | | - & unit of measurement with the highest r? was selected as the | ; oe, 

. ce unit for prediction of probable price. Exhibit 17 shows the | : | 

J ; So measurement units considered and the unit's corresponding | 

4 | -25.Since the r2 for gross building area was the largest at | “ 

| 2 93.9 percent, gross building area was selected as the unit for. os oo 

J S a - comparison. ~ : ee | | We a 

7 “ : | oe The next step is to develop criteria for the weighted 

— oe point scoring system. Six key characteristics were used ae 2 ° 

a o oe . criteria for approximating buyer priorities (Exhibit 18). vos aS 

i : ha Criteria were based on an examination of the salient _ | 

8 7 On ey oe | | . 62 ee ee



es oe | | oe | - | EXHIBIT 17 - eee 

a | os i UNIT OF MEASUREMENT SELECTION | ee | 

d me Unit of Measurement oe ne Coefficient of Determination | 

we : Gross building area oe | | a 93.9% | | | 

* cS Se Net rentable ares | a — | 89.6% | | | 

a _ oe Lot size ae es. Cy Be oo Be | | 82.6% | 

/ eee Lot size/Building efficiency mee : 78.8% | 

a . ee | Net rentable area/number of floors | 34.4% | 

Oo - Building efficiency ratio | os 16.2% : | 

i - Gross building area/number of floors oe (7.6% Ce | 

3 ee woe en 8 Ces | os = 

fe i _ characteristics of past transaction and include location, 5 | 

u von : parking, vacancy, seller negotiation position, building | S 

J oo eeticiency, and expected renovation. Comparable properties were oe | 

| ee os scored on each attribute to account for the differences in sales | 

i Se prices. Attributes used in scoring properties were analyzed a 

5 | = from the following standpoint: One ok: eee | - 

. | “Location to other concentrations of office workers ie 

G ee was considered an advantage in that buyers would | es a 

" | - | | / | tend co. pay higher prices for locations near. oes - : 

So Js employment centers than for more isolated locations. 

a | | Corner locations were also considered to positively es 

4 oe Pe | “influence price because of a building's greater oes oe 

= oe a visibility. oe CS oe . 

a - | oe . | | . é4 - ce | ae : 7 a =



ee eee EXHIBIT 18 a ees : 

a Eee ee SCALE FOR SCORING COMPARABLES ON MAJOR INVESTOR ~ | eons 
acre | | CONSIDERATIONS IN MADISON C-4 ZONE . cose 

a 7 - Location | oe 5 = Corner location, one block . 

oo ees tact | ees | or less from major public and | 

eS - Ms | oes private office concentrations | | | 

~ oe a —— . | : - of: lst Wisconsin Bank, GEF I, | 

ESD Sys | | | gS JB II, III; M & I Bank, Anchor | | | 

~ | aa a oa ones - Savings, City/County Building; 

i Oe a nS o aa or Lorraine, Hovde, United © | 

oe a os es Bank Buildings | . : 
mi | | Se 3 = Corner location, greater than 

| : cs | ae | Had - one block from office | | | 

b: | | an oe ea Concentrations named above | 7 

a ae | es Ys Mid=block location, greater | 

Ce oe POS | - one block from office | | | - 

ete | ce = oe a concentrations named above — | 

sme Parking eas | | 5 = Adequate on-site parking. | | 

g ee ale OE ss 3m Inadequate on-site parking 

, a Oe | | OE J No on-site parking ae | 

a ke Vacancy at time Ss Low to moderate vacancy oo 

ee of sale Substantial vacancy ae 

RS PE oo ee 5 1 = Vacant Skee s , ES 

i oes Seller negotiation Strong - nonbank financial | | 
| : position — ee institution with strong _ | 

a } | i Seg | — holding power. / | ee 

a soe set ‘a oe Bae 3 Average - seller accepted ~ | 

_ oo ae ane ash sale or conventional | | 

. aoe oe oe ee - financing | 7 | 

. pe ee a Weak - estate liquidation | a 

_ . ee | | See by financial institution _ oe 

Building efficiency | ee. 5 = Above 75 percent | | ee oe Ss 

J ae ratio of NLA to GBA 3 = Between 65 and 75 percent a 

ee estes Ee | aad oo 1 * Below 65 percent 7 PN 

| = oe | Expected renovation. - |  §5§ = None or minor remodeling Be 2 | 
| a | ; after the sale «3 = Moderate renovation needed > Pg 

er oe a | oe | a 1 = Extensive renovation required | - 
eg Ee | Bese | oS | | Pe : a oe 

| a | “pe cn ee we eee eee ele oe ee ee eee ee ee le : 

i Ee | 7 BB | | oe ee 
| - oe ; os i - | ie | oS Te



= my - e  * Parking was believed to be positively related with a ge ; 

i De a Se - price since higher office rents can be obtained with Mo | | 

a | cee : the amenity of onceite parking. 2 | oe | oe Z | 

| ee "A low vatancy at the time of sale was considered to | mes 

a oe - ey | positively influence price because a property would. no | 

— oe | immediately generate tneéne to the purchaser and the _ | 

i vise - wes property would have an established retail/office a 

J LSE eo building identity. i | Ages 

oe eis “Seller negotiation Soeition was included for an wl | | 

1 oe oe attempt Eo explain the variance in price due to ape | | 

a ORs ad | financial and market position of the seller. Being : | 

f pos defined as having stroke financial holding power or. | ee 

) = | having a captive buyer, a strong seller bargaining - | 

: ee position would have a positive effect on sales price © | : 

I 2 : aa because seller could hold property until an acceptable © eS 

oe a | offer was received. & es a - o ey 

a es : "A high building efficiency ratio was considered to. 7 | 

oe - positively influence price because a larger leaseable : | 

i a CONS area was income producing. oe oo an | - ee 

4 AS a "Extensive renovation was evaluated as a depressing. eS 

a o : veen effect on price because buyer would be required to. | 

a | | te | invest substantial funds for rehabilitation of the e e 2 2 

ee soe



| ie mes - - The subject property is well-located relative to | a - 7 

i | employment centers and was given a score of 53. Because no-site a 

| Le parking is available, the subject property received a low score | 

G ne of 1 for the parking attribute. The department store is vacant, | | 

| . oS therefore, a low score of 1 was given for the vacancy _ | ale Oo 

| Oe characteristic. The owner has a strong financial holding _ ME oe 

2 ons ‘position so a score of 5 reflected the position. Since the _ a a 

| | Penney's Building has an efficiency ratio of 76.5 percent, the - - | 

i — | = high score of 5 was assigned to efficiency attribute. 7 | _ 

i Renovation requirements for the property are substantial, _ 7 - 

ee therefore, a score of 1 was assigned to the attribute. | | - a 

S ao A LOTUS 123 spreadsheet program developed by Dale | en 

J o Mussatti was used to determine the price prediction. The. - | 

5 | - : weighted matrix in Exhibit 19 shows the calculation of a total : gue 

| oe | point score for each comparable and the subject property . The | 

§ oe sale price per ehuare foot for each comparable is divided by its | 

ee point score to arrive at a price/ per point per square foot. No | | 

5 ee adjustments were made for time because prices have been | gee - 

| depressed from 1978 to 1984 and because of the soft market for | 

a : | cee downtown properties. : oo | - ee , ee ae ae 

| ee oe ee _ The mean score per gross square foot of 4.44 is | : Be - | 

3 os “multiplied by the subject property's point. wcote of 3.40 to oe | me 

. mee arrive at a predicted price per square foot. The central _ Lee 

i . : tendency for the subject property is $587,410 rounded to 590,000 ~ oe



nen GeO
 Ed 

a Cs ERS, EXHIBIT 19 _ oS es ane 
a oe MARKET PRICE PREDICTION USING WEIGHTED POINT SCORING SYSTEM ae | | 

I oe | SD EL Mids SON. Carroll 26, Mifs 110E, Main S-7N. Pinck, fi 

- — os | a Coaparable Comparable § Coaparable Conparable Comparable | . a oo 7 

5 ee | Paes Nuaber {1 = Nueber 20s Nuaber 3 Nuaber 4 ==» Nuaber 5 | 7 

| . we Adjusted sale price $686,000 $625,000  $b62,444 $1,350, 000 $240,000 | 

a ee Sales price adjusted ae a Eee oe oe | oe 

Eee for tine = $685,000 = $625,000 = $662,444 = $1,350,000 $240, 000 | | 

z ve . | : 2 ee / seeesesessss sezsesesze=s sssecseszess ‘gecenedecess! ssscssssescs 

Oe Es Structure - sq. ft. 49755 41000 38640 = 105600 26000 | : 

a , ; “Price per sq. ft. “ : $13.79 s $15.28 $17.14 $12.78 $9.23 | oe 

i Ss, | FEATURE OR Subject Coap. Coap.  Coap. Cosp. © Conp. ee 

a ee ATTRIBUTE = = —s WEIGHT) = Property «No. 1 0 4=0No. 2 0 =Now S30 NO 4 ONO | 

i — Lacatiion SS 0.75 31045 3/045 31085 57S LIS 

5 ee 110.05 110.05 3/015 1 10,05 eS : 

a oe ioe, Vacancy at Tine of Sale 0.25 1:10.25 3/0075 1 /0.25 SS N25 1 /9.25 | | | 

5 Saher Negotiation Position 0,30 5/150 3/090 5/150 5/150 1/030 3 /0.90 oes | 

Building Efficiency 01S 5-075 5/075 5/075 1/015 3/085 5 10.75 a | 

9 Expected Renovation =“ LOL 1/010 1/010 5/050 1/010 1 10,10 ee os. 

3 TOTAL METGHTED SCORE AO OO 00 

4 eee Coe — © ee



a os © «EXHIBIT 19° | re ee | | 
cee S es | Ss | - (Ccontinued). ern oP ee oe Oa 

te ag ree par 
Hs aoe Comparable | ‘Selling Price — Point | So | me 

5 Ske | - Property per SF of GBA | Score — Weighted Point Score | . 

) oy. : | - SSE er es 

5 “ | gt 3100 BAAS | 
ed | Qe gum es ae 

5 HS TAS : ee | 

Ce gh gig 3.0000 $4260 2 

a ee ee $20 | HA 

a ee TOTAL 

eee : oe _ Central Tendency or Mean = X = x/n = --------- = $4.44 | | 

a es | | a | OA es + os a | tee 7 | 
LE oes : Dispersion or Standard Deviation = 0.283 uh ne | 

a ee ORS ee Value range: x - dispersion a oe 

a ee | - Gross =—s—~t*«éwi ght ted es Oo Oe | - ; 
| oe eae Building X Point xX (Central Tendency + Dispersion) = => | | ae | Area Score | gas os Se i i ees : | Of Subject oe ae ea a 

— . hes ERS a High Estiaate of $624,880 
a - ae LA a moaiee 8A / os Central Tendency of $587,410 | fee oe 

— | | - ee Low Estimate of $549,980 

| | | . | | a ‘The standard deviation equals the square root of the sum of 2 sis ee 

- Ce eee | __-Axex) for each comparable sale divided by n-1. te pone es ae |



oes - or $15.10 per gross square foot. The initial range of price | vine 

5 | estimates yields a low of $549,940, rounded to $550,000, to a oe - 

high of $624,880, rounded to $625,000. The estimate has a 

q : Ss dispersion of plus. or awe (99 cents. per predicted gross square oe 

on : . | Results from the market comparison approach indicate Ee 

g ES that the fair market price of the subject property is the os 7 md 

hs central tendency of $590,000. The price prediction is sensitive en 

i ahs os to the appraiser's ability to infer buyer priorities in the | Le 

4 - market place. ‘The weighted point scoring system's purpose was | ; fees 

: oe an attempt to explain the remaining variation in sales price : eee - 

i | | unaccounted for by the measurement unit, gross building area. | - 4 

: | - By applying che weighted point scoring system be the comparable = | 

I Fok properties, an attempt was made to explain buyer behavior with : | 

; nS available information. As stated previously, the coefficient of oe 

oe | determination, r?, is a statistical measurement for explaining A 

I | the degree to which an independent variable aceounts for the 7 Loe! 

ae nee variation in a dependent variable. In this case, the weighted ee 

a - — point score multiplied by gross building area is the independent “ 

ae ee variable used con axplain the dependent variable, sales price. | 7 

d The appraiser's model yields an 2 of 99 percent which... 

a suggests that the model was useful for predicting the probable 

oe price. The r2 of 99 percent is interpreted te be that 93.9 a 

{ Boe | percent Of the. variation in sale price was accounted for by the ; 

~ unit of comparigon, and 5.1 percent of the variation in sale oes “ 

i - | 7 oe es : 69 : oe : nes - | =



a ae price was explained by the weighted point score. “However, the | os 

J ‘ ys initial transaction zone must be adjusted for external’ oe Sake 

-_ . - influences on the sale price and tested to check if an ; | aS ey 

] | acceptable yield to the buyer can be achieved. Se ee | 

i | - - D. onktecaal Influence on Most Probable Price | | | a % | 

a : oo Most probable price is estimated after the transaction : | 

5 zene has been adjusted to reflect external influences. If the | | 

-_ A - buyer intends to demolish the department store, the predicted _ | 

i ee . eale price is the site's land value. Hovde Development : cae 

ede Corporation purchased the Manchester's property and is planning So 

a aneiiak Coe extetine dnp cotenedes. Dr. James Graaskamp | a 

3 estimates that the land value for the Manchester's site is - | wee 

oe a $1,100,000. The Manchester's site is then valued at a | | 

q | approximately $32.00 per square foot. Using $32.00 per square . 

: ; foot as a benchmark land value for corner locations on Capitol _ , 

a hes _ Square, the subject property's estimated land price is Se - | 

" a $415,000. The property's predicted land price is substantially _ a 

A Lo se below the initial transaction range's low end prediction of | eS 

q a «$550,000. Since the seller's objective is to maximize the” “ ees S 

Se | investment gain on the property, the estimated land price is an 

i ee unacceptable low end transaction range estimate. A more | 

- reasonable low end price estimate is in a condemnation case. If 

§ cone - the city condemns the property to assemble the parcels in block ee



ae 89, the property's fair market value establishs the city's. Bes ts oo 

| a purchase price.’ Therefore, the property's fair market value of coe ee 

ae | $590,000 is the low end of the probable transaction zone. | . cans 

i o | | - | To estimate the high-end price of the éeansactien danges ce a 

| vee ee the effects of tax exempt financing are analyzed. Industrial 

i revenue bonding is becoming an increasingly popular device for ae 

| , - financing real estate projects. ‘The city of Madison has used 3 aa 

i S 7 the tax exempt financing device to assist downtown developers. | | oe / 

5 LS “n strong possibility exists that the buyer will obtain Bee 7 oe ee 

} soe industrial revenue bonding since the city desires redevelopment - 

i se of Capitol Square property. Because of the strong potential for - 

oe industrial reventie bonding, the high-end estimate of most | ea es 

oe eusubae Geicecae the Mediate peice a buyed will pay for the - Fe 

= Ee property when tax exempt financing is obtained. The debt cover : 

5 Aes ratio approach is one method that lenders use to determine a ae | 

5 | justified mortgage loan. To estimate the maximum probable eos 

: | “price, the debt cover ratio approach is used as a proxy for the - eS, 

| _ method that a buyer would use to determine his highest justified we 

| oe purchase price. The debt cover ratio approach converts gross Pe 

i : | market rent to proceeds available for property purchase. Cee 

q | | oe Industrial revenue bonding is currently available at a rate of 

— 11.0 percent Abeuwing 9 25 year term is available, the ; oe 

i oS mortgage constant is .11762. If the buyer requires a minimum ee 

os Se pre-tax distribution rate of 9 percent, his maximum purchase a



: . a ccice £68 the Penney's property is approximately $685,000 | - ee 

7 a (Exhibit 20). | OP Bo ess Le eo 

a ee - wee The most probable price that a buyer will pay for the oe 

a wee : subject. property is between the low estimate of $590,000 for. fe . oo : 

. DE condemnation and the high estimate of $685,000 with bax cexenpt | ones 

aq : | financing. Buyer motivations in the sales. tvansaction are nee: oe Me 

| oe | 7 limited to condemnation or tax exempt financing, factors such as oan 

a | - risk perceptions and available alternatives ate external | : | os 

9 ae influences chat effect price. oy OOE eS ae | eA 

a | - | . Conversion of the structure from a shell to a = S | : : | we | | 

oe | retail-office building involves risk. Therefore, a buyer will | 

i oe : be willing to pay a certain price relative to. the risk ea ae : | 

| ee assumptiona.° Renovation viska forthe structure's most probable 

y og : : use can be significant. Unpredictable variances between the oY | | 

: . estimated renovation budget and actual costs may result because oe oh 

a unforeseen problems arising from converting the structure to a | | 

j oe “new aes A buyer may perceive pubetantial risks. therefore, he. ae , 

| vee | would probably be only willing to pay a price at the low end of ae — 

i | 2 | the transaction range. | The marketability of the structure is 2 os 

| o : cwntested for small retail wee and single-floor office use. A fee = | md 

‘ oak buyer may perceive an extended leasing period which would 

i - a 7 increase the initial pperatineg expenses. High marketability oe oe Se s 

foes - of risk would tend to decrease the probable price. Therefore, the . us 

4 : oS | peace would be depressed to the lower end of the transaction © 5 | | es



. ee | Le EXHIBIT 20,0 . © oe oe 
re  ~-DEBT COVER RATIO APPROACH TO ESTIMATE MAXIMUM PURCHASE PRICE a 

ee 8 | | oo WITH IRB FINANCING  — oe ees | OP Be 

os ks Gross rent potential | - | $419,336 Oa > 

* os | Minus: © a | | ea | | Es 
o ke | Vacancy loss. $24,613 7 | | 

oe . Special assessment 2,708 BRS , 7 = 

- | Operating expenses 107,704 | | | | . 

q ee m Real estate taxes _ 38,090 ced : iS | | 

os OE IEE cat | $173,116 | | oe 

es Bee Equals: | | | | S Lon 8 a | 

a | es = Income availabe for debt | wh es 7 ) 

: a | . service, income tax and. kn | 

es | cash dividends © at $246,220 on 

8 Mortgage: nS Oe : | os Bore | | 2 

a ee | Divided by debt cover ratio foo os ey | | | 

| os of 1.3 required by lenders oe ay oe 

ee equals: UATE. ae oe ar 
a Pe as | Cash available for debt service: $189,400 ee - | 

| Divided by mortgage constant eos : | Soe | oe ae 

ee, : - of .11762 (11.0 %, 25 yrs.) oe ae 

a | : | equals justified mortgage: _ - a | $1,610,353 | 

oe | Debt service cash | ) ae $189,400 — os | 

| a Equals: OE A ONSEN hI oN ae es 
5 | Cash available for income Ce . - eee BES 

ee a | tax and investors = © | 56,820 SE as oe 

- Divided by: : ae | | ; | | ras 

| | oo | Required pre-tax cash | | ee | oe | 

= ae - | distribution rate (9%): : | mea 631,333 

= ee Total justified investment: | aos ies $2,241,686 a 

a Vas MaGnus: is _ we eR Es Hoa hae es 

Oc Planned improvement budget: ae S 1,555,200 | 

- Maximum proceeds available eg SE cs | sees | 

. | for property purchase as is: | 686,486 0



| oS ogee | range if the buyer perceived high renovation and marketability — ae an 

a oo Another factor which influences most probable price is | | 

| the range of alternatives available to buyers. Since two other | : 

nee | department store shells--Manchester's and | on 

oa Z wolff-Kubly-Hirsig--were sold recently, a limited number of _ we 

| | alternatives exist for conversion of a building shell similiar. 

. | oe to the subject's size and location. However, the limited number. | | | 

4 of similiar alternatives does not necessarily indicate that a 

. , buyer will pay a premium given the economic conditions of | ee 

A = | downtown and the favorable opportunities off the Square and in | . 

ee . outlying areas. : Ba oe | oS Res. S | os | 

e oe < Since buyer pon deptdone eénceraine risk are difficult to. 
: ie cee | cE oe me | | 

mE - os quantitify, the estimate of most probable price is the Ls | | 

® ce transaction range's central tendency of $637,500 rounded to | : 

eR $640,000 and is the mean of $590,000 and $685,000. When using a oe 

. - ee Aaéan “averaging technique, the low- and high-end of the - a | 

a : foe brensaction range are accounted for. The most probable price of o 

a | : $640,000, therefore, indicates that the most probable buyer will | | 

4 ae take into account the strong potential for tax exempt financing 

é ie ‘but he will discount the price .for his uncertainty in securing 

| aS tax exempt financing and for his perceptions of marketability. Be | wes 

wos oe, and renovation risks. / a | | tees oe ge. ao



a  E. Tests of Preliminary Most Probable Spee ee | - | . 

9 ee Price Determination PEO es oo oe ts - eS mee ag 

a Taste a Since actual market sales were used for the valuation 7 

| approach, two useful methods to test the probable price based on woe 

a | og the market place for compatibility with investment valuation in 

: a terms of basic yields and risk ratios are: Py | | 

5 eh ae “The front~door approach to convert total investment eee ae 

| a rents required to provide cash flow. : | | | 

a oe "The Furlong Cash Flow Model to determine appreciation | Ay 

q SS = ss pequired for minimum acceptable return and to forecast 

9 ES. after tax yields | es | ones | | aa 

9 | os l. Minimum Rent Required : " ae oe | | : 

g . : | If the investor paid $640,000 for the Penney Building 

ee as is, invested $1,555,200 in renovation of the structure Ses 

d ee (Appendix, scenario #1), and invested a minimum of $50,000 for : 

e | contingencies and holding costs, then—he—weuld—heve—a’ total | Yoo s 

wl : oe | . : | - | _ urls tre / a | aoe : | . | | : | 8 . 

"investment in che property AK $2,245,200. A conventional 75 © mee



5 Ag | ae 5 oo | “ = oe : | 2 

9 2 = oe 7 - ve | a Ls e : 

ee Bye percent loan of $1,683,900 with terms of 13.5 percent interest _ so 

d “ tegen | rate and 25 year term requires a cash equity position of | es oe | 

| aa $561,300. Exhibit 21: shows the conversion of the capital | - ae 

3 a requirements to required net income. The minimum gross rent | | 

q A . | required of $479,323 sneeeds “expected income of $419,336 in | | 

| : scenario #1 by $59,987. The deficit would reduce the equity | 

a oe | cash dividend to 5.7 percent oe $31,875. Investors would view 

ee - the cash dividend as low and would look to tax shelter benefits | | | 

q oy 7 “and appreciation for an enhanced return to equity. | | 

2 : a - Using the same scenario #1 assumptions regarding ee 

oS / | investment in the ‘property, a tax exempt. loan of $1,683,900 at a | | 

rate of 11.0 percent for 25 years reduces the annual debt | | 

| oy : service from $235,544 to $198,050 (Exhibit. 22). The minimum - ; a 

ne ee e, gross rent required of $430,581 exceeds expected ineome of ees 

J | | $419,336 in scenario #1 by $11,245. The deficit would dectease oe | 

4 ; | the equity cash dividend to 11.8 percent or $65,995. Investors © 

oes would view the cash dividend as excellent and would look to oe | 

q ee appreciation and tax shelter for enhanced investment return. | | 

q - “oes . | | : = | oie - ae : ae mer Ce ie |



eae ea eae en OOS OST Te EE Ee 

a 2 : | - - | | EXHIBIT 21 ae ve ee - Oe 

e a | MARKET RENTS REQUIRED BY MOST PROBABLE PURCHASE | oe en | 
PO | een PRICE OF $640,000  — Oe — 

J peg —  Gapital Budget s—“‘i—s - 

a Peeeeree Probable purchase price of Penney Building : oy $640,000 Tae | 

Soh aes Working capital and contingencies | . oe $0,000 

| Total renovation budget (Scenario # yo 1,855,200 © 

3 : Total capital investment = = = ~~ $2,245,200 — 

oe oo Minus mortgage ata ratio of 75 percent fe | 1,683 ,900 os | 

o - Total cash equity required. | | oe | ee $561,300 oe S 

a Ae 5 oe | : a | - Operating Budget  _- ve | ce 

| a Annual debt service on $1,683,900 mortgage a | 
(.13988 mortgage constant for 25 yr., 13.5 %) $235,544 — | 

one Debt cover ratio NOI required | LS TES TIS 1.3 

me oe | Net operating income required. - 306,207 | | . 

g , Plus: | - | | a Ss | a - mo - co 

ee Real estate taxes $$ 38,090 | | 
. | Special assessment | 2,708 oe ee ee - , 

s ss Operating expenses 107,704 = | | fe | | oo 
oS APS, - Vacancy allowance 24,613 , | | | . 

a ne Total minimum gross rents required | = $479,323 | 

| - Minus gross rents expected in Scenario #1 2S ee 419,336 | eS | 

Equals deficit out of equity dividend ee - 59,987 | ae | 

5 / | Equity cushion .3 of debt service a Be RL 91,862 | a 

Cash for equity = 5.7% — | OE ae eg 31,875 

a o 7 POS ee 77 OOS ee OO eS



oe ee By EXHIBIT 22 _ | IR es 
: OES MARKET RENTS REQUIRED BY MOST PROBABLE PURCHASE. - aaa enn 

ee ee PRICE OF $640,000 WITH IRB FINANCING es a Oy nS es 

J SS | DO Capital Budget | , | | Eee: 

5 ss Probable purchase price of Penney Building * $640,000 oS a 

- Se Working capital and contingencies _ | Y oo 50,000 : | 

ee Total renovation budget (Scenario i > | | 1,555, 200 he | 

mee - Total capital investment 7 oe - a $2,245,200 - | 

a ; eS Minus mortgage at a ratio of 75 percent | : 1,683,900 | 

| : ae Total cash equity required \ | | $561,300 Oe! | 

= - oe SS ss Operating Budget a | | 

d | Annual debt service on $1,630,900 mortgage | | es 
| “ | (.11762 mortgage constant for 25 yr., 11.0 %) $198,050 | : 

. a Debt cover ratio NOI required. : pe | 1.30. ee 

hae Oo Net operating income required | vines a 257,465 aeceee | 

7 Oe 7 Plus: es 7 oe SEE ee Sy oo Hea es 

| —- Real estate taxes © $ 38,090, e | | | | 
re  $pecial assessment 2,708 - | mos | , 

5 oe | Operating expenses 107,704 — | - Oo : a 

S | - Vacancy allowance  _ 24,613 | | | | 
. Oe ge a | oe Maes BSE USS oe $173,116 ~ | 

q oe | oo - Total minimum gross rents required i $430,581. ce 

ee | Minus gross rents expected in Scenario #1 «419,336 at eas 

J a Equals deficit out of equity dividend | ELL 642 0° Sa 

| ; x a Equity cushion 3 of debt service | Se a | 77,240 - 4 : me - 

"Gash for equity = 11.8% 68,995 

a ae - a coos Bee acer as 78 . Renee - I = oe



q , | | | | oe : See oe | | 7 oe | cee : 

a ee | | Lo : | oo oe | CE cog es 

| eke 2. Property fon After Tax Yield S oes moa | 

ae ; . | | Given expected market rents and renovation costs in 

g | coe scenario #1, che nextcstep is to test for the required | | / 

| | . investment appreciation which justifies the most probable | “ | cs 

ee 2 price. A cash flow model originally developed by Brian Furlong, 

a oe : | University of Wisconsin-Madison, and modified by the appraiser aA 

| Dee calculates cash flows, market values, and after tax internal a 

q | rates of return. Underlying cash flow assumptions in program | | / 

| 5 a oe, are that operating expenses annually increase by 3 percent and 

je oe real estate taxes annually increase by 2 percent. Exhibit 23 

= / os indicates the results of the sensitivity of probable price to | - 

ues ose appreciation, tax exempt financing to conventional financing, 

| 2 high-end sale price to appreciation, and renovation budget to. . ws co | 

m  wppreciation.. Complete computer output of appreciation and a hey 

. one after tax yield sensitivity analysis: ts found in the Appendix. | | 

ee , ge Assuming no’ appreciation occurs during a 10~year holding et 

| - | | period, an investor would receive a negative after tax internal | | 

S : rate of return with reversion (ATIRR) if the project is | | ee 

a se conventionally financed at 13.5 percent for term of 25 years.— Oe 

- ee ‘If the property is IRB financed at li percent interest with ‘a a5— : - | 

- ae gear term, the ATIRR would increase co 3 percents Assuming zero ve 

- : : : appreciation, ‘both convetitional and IRB loans have inadequate - | es



3 ee poe EXHIBIT 23 Pe So ee 
a | | _ SUMMARY OF APPRECIATION AND AFTER TAX _ , cee 

- Me vhoe A US - YIELD SENSITIVITY ANALYSIS | oe Ee | | 

oe eke Probable. Construction Mortgage Required | | —ATIRR  ATIRR Ave. 

- Price © Budget Interest Appreciation in yr. in yr. Debt fo 

. re | rate | Five Ten _ Cover 

$640,000 $1,605,200 13.5% =o - 1% = 3% 960 

J a Ae 640,000 1,605,200 — 1.0 eee 3 1.15 . 

o | 640,000 1,605,200 13.5 4 es S 5 | 6 1.05 ae 

| Dose — 640,000 1,605,200 11.00” 1 oe 9 9° 1.24 

d 640,000 1,605,200 13.5 oe 3 00 : 13 14 4.220” 

40,000 1,605,200 11.0 8 ATO ae 1.44 

| oe 640,000 1,605,200 13.5 oe 8 | : 200” 20 1.400 

| 640,000 1,605,200 11.0 — 5 | | 20 20 S 1.55 | 

Toes 5 685,000 1,605,200 | 13.5 $25 20 | 21 1.39 - 

a oes 685,000 1,605,200 11.5. oo 4.25 20 200 1684 

ee | 640,000 1,524,940 13.5 oe 4.25 20 19 «1.37 

a 640,000 1,524,940 11.0 3425 20 9 8 we 

5 ; | ae 640,000 1,685,460 13.5 a 5.s0 20 - tL bao 

core $640,000 $1,685,460 22.0% 4.75% 20% 21% 1.57 | 

: RP OO es eS a0 : oe Ae



ee | is - average debt cover ratios of 96 and 1.15, respectively. By | ceed 

a ; o | raising the annual appreciation bo 3 percent, both conventional | ot 

: . 7 and IRB financed alternatives approach reasonable ATIRRs and ~ | a 

q a : acceptable average debt cover ratios. If the property is mo : 

i purchased for $640,000, conventionally financed, and appreciates oe : 

| . | 3 percent annually, the ATIRR to an investor would be 14 percent | 

4 | oe “in year 10. However, the average debt cover ratio over the ten 

| oe year holding period is a low 1.22. With IRB financing, an | oe 

7 “rts appreciation rate of 3 percent would yield an investor a 17 | | 

- ‘percent ATIRR and provide an acceptable average debt cover of | | - 

Bs a | | To achieve the targeted investor ATIRR of 20 peicent. a oe | 

| . conventionally financed project requires a 5 percent | a - : 

ee ee appreciation per year and a IRB financed project requires a 4. | / - 

a : - percent appreciation per year. Both financing alternatives also : | 

| ies ee. have acceptable debt cover ratio averages over the holding a . 

period. The afkilingod of 5 percent annual appreciation on a So 

| me conventionally financed project may be an optimistic assumption | 

we Pos because of the depressed market for downtown properties. A 4 

a 2 “percent appreciation rate in an IRB financed venture is more - ne | 

= teeny reasonable. Given the moderately strong market for class B : ee. 

oe | office space and the city's Commitment..to .doenrogn | fas : ee 

- | / | | revitalization, the required annual. appreciation over. a ten year re | 

os os | span would be a reasonable assumption. os | Wa : Se



: oe wes if the property sells for $684,000 high-end price of the | : 

d . ans transaction range, the required appreciation for an ATIRR of 20 : 

a percent is 5.25 percent for a conventionally financed project. ao 

| | and 4.25 percent for an IRB financed project. | Both €inancine . | a 

& alternatives provide acceptable debt cover ratios. Therefore, | | | 

. ‘ - high-end price of the transaction range is reasonable because | 

Ce es yields are attainable. and debt cover ratios are acceptable. aS 

| If ‘the renovation budget. is reduced by 5 percent or ce | | 

a a ca $80,260, the targeted ATIRR would be attained at lower | = . . 

: - appreciation rates. If the property. is bought for $640,000 and a 

a : | the renovation budget in scenario. #1 reduced by 3 percent, an 

es ae investor would receive a 19 percent ATIRR on a conventionally oe 

Lee financed project. te the project is financed with IRBs, | nos 

required appreciation is reduced to 3.25 percent annually. | 

a ! However, required appreciation increases with increases in the oe 

a ae , ; - renovation budget. 1f the renovation budget is increased 5 | vt 

oc | | perdent on a conventionally financed project, a 5.50 percent - 

: pS annual appreciation rate is required for an ATIRR of ~ | we - 

| ee approximately 21 percent. Required appreciation is less with | 2 

a | x ‘IRB financing and requires 4.75 percent appreciation for a 21 Q oe 

| | “percent return: Required appreciation is, therefore, sensitive - : oe 

: ae S to changes in the renovation budget in that increases oe | eee 

ok | (decreases). in the budget require increases (decreases) in os = | 

. - annual appreciation. 7 Looe ee, 2 | a = / .



ce s | “Given éinancial paranevens in scenario #1, the wost ee | 

a probable price of $640,000 would yield an acceptable ATIRR of 20. | | < 

| eS percent when conventionally financed. The 20 percent return is 

: | | dependent upon an Ss percent annual appreciation. ‘If the es ee 

ae renovation budget is ‘reduced by 5 percent, the required a | . 7 a oS 

| appreciation for a 20 percent ATIRR decreases to 4.25%. If IRB —_ 

| financing is obtained at a current rate of ll percent, J | : me | 

ce ; ‘required appieciation to justify the purchase price drops to 4 __ | 

Bee : : | percent annually. | The most probable | price of $640,000 is, | Se oR 

Pos therefore, sensitive to annual appreciation required to achieve a | - 

| yield requirements, types of financing availible at time of o | 

i : mS | sale, and cote of renovating the department store. . Be x | es



- . oe ve APPRAISAL CONCLUSIONS AND LIMITING CONDITIONS | 

a? AL Value Conclusion Q Ve | | a | - oe a : | - 

Sy | 2 (To address ne current tax assessment problem, the © | 

| | | definition appropriate to use for assessment valuation is fair - 

market value: o os a : | / an 

. : | The highest price in terms of money, a property will ce 

ee us bring in a competitive and open market under all - | 

eas = conditions requisite to ‘a ‘fair sale, the buyer and a | os 

; eae seller, each acting prudently, knowledgeably, and — | 

| - . fee | assuming the price is not affected by undue stimulus. - oe 

= | Based on preceding definition, I conclude that the fair market 

fo | value of the ‘property on December 14, 1984 is $590,000. ees | 

fe hee , An appropriate benchmark for the listing and negotiation 

| oe | - of the subject can be derived from Ratcliff's “most probable ne - 

= - selling price" definition of value: oe oe moe ees | 

BR os os ee The most probable selling price is that selling oe “ oat oe 

a | : - price which is oat likely to emerge from a 2 cs, ) | 

hi - - one transaction involving the subject property if it | | | 

| es | ee a | 840 | | or = < : :



eo eee “were exposed for sale in the current market for a SS : “2 ae 

| 7 7 Sees reasonable time at cermé of sale which are: | | mS 

o | currently predominant for properties of the > . 

» oe Oe “subject type. . » : | ss 

= a To comply with this definition, I have determined that the _ ae 7 oe 

x - | market. transactions in the Capitol Concourse area have been | 

oe - predominantly cash sales with conventional financing at market - | 

. | rates. | : ee ee os a a 

| oe - | | | On this basis, the most probable selling price is a 

- | | - $640,000 cash to. the seller, conventionally financed at 13.5 — - | 

=» bit : percent for a 25 year term. A buyer may pay as much as $685,000 

a : - ee IRB financing is available at the current interest rate of ll / - | 

/ : percent. for a ‘term of 25 years. ‘Tg ‘the property is condemned by | 

oS ae the city of Madison for land assemblage purposes, the selling. ed a 

: ae price may fall as low as $590,000. bre : | | | - ae 

S : | | | “Value conclusions are sensitive to the estimated costs | | 

ce - of ‘renovation and eemodeling: (1) | removal escalator and certain | | | 

. aS stairways; (2) creating an atrium at the center of the building; 

a ee . - and (3) subdivision of the first-floor space into an office and a Q oe | - 

ee eo eae small retail units. In addition, the investment is | os a ; ee 

: a - sensitive to how much appreciation will desutt during the | pe PE 

. expected holding period.” a : es we - ne oS



2 | i iT conclude that the most probable price of the J.C. : wae 

| Penney Department Store ie $640,000 cash to the seller with | | a 

- upper cause of $680,000 if IRB financing is available and lower 

| ne range of $590,000 if property is taken through cuinent domain. — | 

=  #B. Certification of Independent Appraisal Judgment | | 

Q coe | a I hereby certify that I have no interest, present or | | 

; S contemplated, in the property and that neither the employment to. | 

es a make the appraisal nor the compensation ig contingent on the | 

| | value of the property. I certify that I have personally | | 

e oe . inspected the property and that according to my knowledge and a 

“ : belief, all statements and information in this report are true - 

a on and gorrect: subject to. the underlying aesumpeions and ‘Limiting | 

Cee o conditions. 2 “eS mo oe s - | co a 

; , - - ee My opinion based on the information supplied in this | ° 

Dees report is that the fair market value of the property as of vs 

: December 14, 1984 is: ; . | eg ee oe S 

Oe ns FIVE HUNDRED AND NINETY THOUSAND DOLLARS. .F — | | 

- : : f- nod the information contained in this report and oe 

: we | of, my weneral: experience as an appraiser, my opinion is that . o _



eee | the most probable price, as defined herein, of the subject. | 

| a property is | : | fo : ei | | : oS 

fades 2 SIX HUNDRED AND FORTY THOUSAND DOLLARS 7 | 

- : | A cash transaction would range as low as $590,000 and as high as 

nos $685,000 depending on financing available and cost of | | 

Sy renovation. If. IRB financing is available at the current rate 

| ae of 11 percent for a 25 year term, the sale price will be at the | 

ee higher end. of the. transaction range. - If the city condemns the — 

ee, property for land assemblage, the price may go as low as 

EO even ae we 

a cee | os Ze ee = ee | . | | 

: ©. «Statement of Limiting Conditions Syl ns | Ne | 

ee | This appraisal has been made subject to certain (Se SER 

| | - eonditions, caveats, and stipulations, either expressed or UGE he ig sete 

5 oe, oe wok —- ee es a7 | Pee 2 ; S Ses



| implied in the prose as well as ‘the following: ees ee “ ws | | | 

| : 1. Contributions of other professionals , (ig | es 

- ae : | -— | becsude the budget did not provide for a - oa . - | oe 

s i | | : consulting engineer or architect, the appraiser | | - 

meee - : | | applied limited éteucturel analysis to the eS | | 

See | problem, and cost ‘estimates must be considered - } a 

. 2 | ee nonprofessional. “ | ee | | | | | 

| a - . ee Because no professional surveying services were _ oe fees 

| | made available, the ‘appraiser assumes no. responsi-_ - 

ae oe a bility for matters concerning the exact size and | - 

, Aes | location of the size. : ae = “ | . | , | | | 

| ee | we Because no legal advice was available, the es coon a 

oe - = os appraiser assumes no responsibility for legal ee | an 

- Se ea a | / ee | | | | a ; - oooh | : | 

| | oo - All information furnished regarding property for oe . | | 

ce 7 | sale, rental, financing, or projections of income | ee a 

. : : - se : eS ceupense is from ‘sources | deemed reliable. 80 oes | . 

By . | warranty or representation is made as to the - ae | ; 

| : - 7 | accuracy thereof, and it is submitted subject to Sige | s a 

q . | | - Sreote omissions, change of price, rental or | Oe : ,



A - Y : other conditions, prior sale, lease, financing, or co 

| withdrawal without notice. ee . | a os | a 

| oe | | = The appraisal was conducted as part of a class | 

| Sepephe ne | | | 7 assignment without direct. access to subject property | | 

' a | owner and grantors/grantees. | oes oe 7 - 

. ee ee BO, EEN ag A eu



ees ee | APPENDICES  ———s | |



es a C=4 ZONING ORDINANCE 2 ns ee 

ee C-4 Central Commercial District. OE Sa : | | 

a (a) Statement Of Purpose. The C-4 central comercial district is ae 

ee ee established to accommodate those uses which are of City-wide, eS 

eee - gegional or state significance. Within this district, which is | | 

es located in relative proximity to the State Capitol Building, and | 

7 | ss Whdch ds readily accessible by private conveyance or public pe sse | 

ee ee transportation from all parts of the City, are permitted the Oe a 

Oe ss“ etadl, service and office uses characteristic of a central ee 

a RES | ‘business district. Within this district are found prime retailing es 

Bees ss and: specialized retailing activities, cultural, recreational and | 

_ | --—- educational activities of City-wide significance, administrative 

3 oe eae, — effices of private organizations, administrative offices and ; | 

= | political seat of City, County and State government and offices Oo 

SG of professional and nonprofessional persons offering a variety of | 

a ss specialized services. Within this district of limited extent, | 

3 ee development is most intensive and activities are concentrated. | 

meee | No accessory off-street parking which is provided is controlled as — 

wo oe to the location, type and extent of such facility because of the 

; - goal to reduce congestion on streets within this district or on ~~ 

- oo es ss streets leading to this district. All new construction and any 

SSeS ea major alteration of an exterior building face must be approved 

pee | ‘because of the community's objective to develop and maintain this 7 

Poe ae district as a community and statewide center for business, service ene 

Sea ss and government, where uses are located in compatible arrangements, | 

a and where the beauty and other aesthetic qualities are preserved _ we 

BS Shee etic qualities are preserved 
| | _ (b) General Regulations. Uses permitted in the C-4 district are an 

ly Oo subject to the following conditions: cock | : ee ee | 

q es — 1. All business, servicing or processing, except for off-street | . 

oS re - parking, off-street loading, automobile service station | 

oe fee ss @peration, drive-in banks and outdoor eating areas of 

yO ss  Festaurants approved as a conditional use by the Plan Comnis- | 

é - a Bos sion, shall be conducted within completely enclosed buildings. 

< page! (am. by Ord. 4304, 8-29-73) AE TEs SS TR ele 

ee ee | 2. ~Establishments of the drive-in type are not permitted, except | 

a ee ss automobile service stations and drive-in banks. — ee 

ee ---3,.”—«COAmy «major alteration of the exterior face of a building shall | 

yg Na os - conform to the remodeling and new construction guidelines for ee 

a ~ a - State Street and the Capitol Square adopted as administrative | ee 

mee : guidelines by the City Plan Commission on September 23, 1968 ge 

Oh eet | ‘and as modified on December 7, 1970 and shall be permitted te 

oe ae : only after the written approval of the City Planning Depart- oe 

4 ee ee ee pent, provided that any action by the department may be 32> ee ak es 

me a - appealed to the City Plan Commission by the applicant. Uys 

A oa Source: City of Madison, General Ordinance, 3 28.09(5)- Si iess—i—itisit—stsS
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4 SCENARIO #1 | | ee | vee | ad 

d ss TOTAL RENOVATION 
a | es - as 

1. PROGRAM: © | - | mo SE gk oe BS - 

«2. REVENUE UNITS: | et area Sate - 
B | | oan | SS Z a Coq. ft.) | | | “Est. 
ae - Retail stores: Ist floor Ben 4,550 | ee 

ES — Office: above-grade. eos | ? | | | dee ~ | | 

= | lst floor (NLA). os | eee 4,224 | | 

ee S 2nd floor oe a8 9,772 

5 SoS ced 3rd floor Ce ee 9,772 : - | . 

ee a ° Total above-grade office oe 23,768 a ae | — 

se PE Office: basement | ve Rae ee 9,772 oy | | 
| | gee Total: retail and office =.) 38,090 | 

| eg Dee a wee | Does oo eM seeeasea=s= 

5 «3. CAPITAL OUTLAYS:  ———S—S—SS Ces | | 

ee Construction © | : os. | | | Z 
| | ae Total gross area for renovation > | | 51,840 Rh 

4 | o Renovation cost/square foot | Se x $30.00 2 $1,555,200. / 

: gga 555,200 | 

- &, POTENTIAL ANNUAL INCOME: ee eee oe Sa | : 

7 OE a. Vacancy loss _ | - po ts pe es - | 
ites | - 1 store vacant for 3 months/year — $2,275 pe 

eee eee l office floor vacant and | | oe eS 
& - 1 basement floor vacant for © | | os | . 
Poe Se | PR 0.7 months/year ~~ $22,338 - , oe 

Total | , oe $24,613 oe lees, 
4 | | b. Gross rent. a _ | | pe | : | | eS 

| fs oe he Retail rent per square foot fee $8.00 0 2 2. - : 
a | Net leasable area | x = 4,550 = $36,400 = 
WES i oe ii. Office rent per square foot — $12.00 emetg, oe 
eee Net leasable area | x 23,768 = — $285,216 — 

= See  adii. Office rent per sq. ft. (basement) $10.00 _ Pe ee ee 

HP hes 7 x 9,772 = $97,720 

1 oe oe OS 419,336



ss S. PROJECTED ANNUAL EXPENSES: HOE oes a one 

q | Real estate taxes | | | | | onlay od : 
Bye, ss Tax/square foot of net leasable area $1.00 | — | | : 

. eos Net leasable area | Ww 38,090 38,090 

a Special assessments so | Cee, | 2,708 | 
— a Operating expenses paid by landlord | ee - 

| oe Retail: cost/sq. ft./year | oO $8.00 © 36,400 
a - OF fice: cost/sq. ft./year $3.00 © 71,304 te 

Oe — Totalk oe $148,502 | 
q 6. ‘TERMS OF FINANCING: | ee ee | | 

oe Years oe eee Aas ie ie ee | a. 25 | 

4 ee oe Interest Rate _ | ceeeee | 7 | | 13.50% — 
See Mortgage Constant | PR oes me | 0.139877



d Ola Pe SP SCENARIO #1 | S, a ae noe, : - ot - 

q | PS TOTAL RENOVATION | ce ee OL SS es - 

| Further assumptions: Aen | we | . oe | ae 
oe, & | - . pose Amounts | | | 

q Equity cash constant 7 | a | Eee Oe a” 0.10 © oe 

" Cash capital replacements | | - ee $2,708 | | | 

/ Default point eee | | (ag eg ks | 0.8 - 

a Risk reserve (percent of equity cash margin) “ aes 15.00% © 
A Ee Total renovation: 15% a oes a . Lo | 
me Minimum renovation: 10% oes Wigs op pele oe 
i oe New construction: 10% a a | | ce , | ES | 

: woe - Demolish for parking: 0% © oe Se ora 

4 | | Vacancy loss--retail So cS | , ae ae | | 

SESE OES Total net retail space (square feet) 4,530 | | | 

: Number of stores © | | | - 4 , 

aes | Net area/store _ we OS | 1,138 

A | Retail rent/square foot/year oo $8.00 

ae PO Gross potential rent/store/year | | $9,100.00 oe 

-_ | Gross potential rent/store/year _ as $758.33 . | 

j oe Pe Vacant store-months/year — eo ee 3 | ee, 
ws - Vacancy loss | | $2,275.00 © 

5 - Vacancy loss-- lst, 2nd, 3rd floor office © BE | | oe 
: : | Total net office space (square feet) oo | 23,768 

OES Number of floors of office space | oe a aos 

| OS Net area/floor | | ees 7,923 

ql : ee Office rent/square foot/year gs AS - $12.00 

CSU Es Gross potential office rent/year es $285,216 | 
us Bog ss Gross potential office rent/month | oo $23,768 | rane 

q | OTe  Floor-months per year vacant | es Sg ee as 0.7 ae 

, | - Vacancy loss ae O a oo eg $16,638 | 

Vacancy loss--basement office | ps oe ae fee | | Oe 

4 --- Total net office space (square feet) O72 - 
eee Number of floors of office space Z | at 1 

oe oo : Net area/floor ares Soe | 3 9,772 
q a | Office rent/square foot/year | $117,264. — 

| oe, | Gross potential office rent/year — | | $10 | | a 
= ao Gross potential office rent/month | ae $8,143 | 

Soe - Floor-months per year vacant | SEE os fe 0.7 | oo 

a oe - Vacancy loss. fe | | 5,700 -—| . |



a Neh a «SCENARIO #1 é eee 

Dp ee - TOTAL RENOVATION oo “ ee oe 

: Dee Retail ae } Office — cs Office (Basement). | | 

a  -Rent/Square foot. | Rent/Unit © | Rent/Unit © an 
7 oo | $8.00 + | $12.00 eS $10.00 

— s Number of Units — | Number of Units Number of Units  — | 

A | | 4, 550.~—~—C«SNY a 23,768 me 9477200 

es | ee | as | | | : - : ee 

_ Potential | : | | | | | a 
a Gress Income  % Default Point = Cash for Operations | 

yl $619,336 0.80 © 2S, $335,469 | 
oe | we en Bee - oe es | | - | wa 

a  l-Default Point obs | | | - o Operating Expenses 
EO 0.2 | / - | . $107,704 . 
. oe, 2 | - | | | | - 

ae Equity Cash Margin © Se eS | Oa Cash Capital 
a - | |  —=6§ 83,867 aia ASS a a ae : Replacement ** | 

. ee eee ee | ee | eS | ee $2,708 | 
| Vacancy Loss 7 ae | | oe 

q ee $24,613 # | | | - 
= yg me | 2 | JOR oe | - Real Estate Taxes. | 

ESS Reserve for | | | : ae eS $38,090 | 
Contingency”* a cee oP | fon = | : 

q ee are $12,580 © eee wks Cash Available . 

: a = | | aoe | | 2 For Debt Service no 
2 Cash Throw-Off _ oe ae oe $186,967 | 3 Before Tax) - oy Sees oye | es : Ls | | | 

Oe RBS OTA eee a ee Sa Fe 
ae Sle PSs ee - ee Mortgage Constant 

a Equity Cash Constant = = = | 77 : 0.13988 _ fe 
08 | 2 Se | | 

Justified Equity - ee ye eS ae aE : ae | 

i (Before Tax Effect) © - + Justified Mortgage | 
een a eae Be $583,427 _ oS ep U eas Bee | $1,336,648 | 

a re aoe oe 7 ss Total Justified | | 
- | eS ae | Project Budget | a 4 | , 

| : | BIN | $1,920,075 ee | | | 

mo Say ibe : | Construction Outlays | ee ee oe 

Os ee, | se? ee $1,555,200 | ee ae ce 

d e oN Bee gee - oS: Budget for Purchase aes. : oR ol ge - 
Be Bs oes EE $364,875 

; - *® Reserve for contingency of 15 percent is debatable and was 7 Be 
: arbitrarily established to reflect the uncertainty of the operating © us 

a expense estimate. | is oes oe . ee be as cpu 

ss **® Cash capital replacements for carpeting, paving, and vandalism; | wos 

i indicated by property management. | | WOES aS 7 | | 

| Vacancy/gross rent : ae | 5.87% | | | ne -



i SCENARIO #20 a oe ee 

4 TOTAL RENOVATION Se | as Bee 

d 1. PROGRAM: 
| oe woye oe Pe 

a (2. REVENUE UNITS: Sie oe Net area © | 

ss Retail stores: Ist floor © a 4,500 _ oe 

a 7 ee Office: basement and upper floors | - | | oat os - ook 

eae lst floor (NLA) | eee 6,728 — | | sy 
: oh 7 Ind floor ee Oe oe | os 11,534 | | 

A | | 3rd floor | - | “as | | a 11,534 ne . Ps 

_ Total office | 29,796 | : 

oe Total: retail and office = 34,296 | | : . | 
Pe : | | | a So Se | s2namasee = oe | 

d 3. CAPITAL OUTLAYS: phe a De | : a we pe | 

me Construction | a ne oe | es | - | | | 

a 7 Total area for renovation | oe 34,296 | | | - 

- woe Renovation cost/square foot | oe x $40.00 = $1,371,840 | 

: Oe Totel $1,371,840 

| 4. POTENTIAL ANNUAL INCOME: _ eee oe ee | . 

a. Vacancy loss ASE oe te oo cele | 

| 1 store vacant for 2 months/year | $1,500 © SURE 
A ae l office floor vacant for oe | ee 

oe i areas 1.0 months/year — $29,796 | ae | 

7 ae | Total - $31,296 | a 

he Gross rent ee | oe 7 - - enone | | | : 

a | oa. Retail rent per square foot os $8.00 © | : oa - os 

= a - Net leasable area he haha x 4,500 «s $36,000 

oe ee ii. Office rent per Square foot Ls $12.00 | ee we es 

Se Net leasable area © | x 29,796 = $357,552 — | 

7 ota PE oe $393,852 6 Fe



a 5. PROJECTED ANNUAL EXPENSES: DOR oe es. 

ae Real estate taxes | | | one | ee = S | : ee | 

| Tax/square foot of net leasable area $1.00 | nn 7 oa 

3 le Net leasable area | 34,296 : (34,296 | | 

Ao Special assessments © a BE Sei | Bee - 2,708 

| a Operating expenses paid by landlord nae oo - | as : 

a : moe Retail: cost/sq. f£t./year a $2.00 | 9,000 | | 

= oe Office: cost/sq. ft./year | ee $3.00 89,388 

a | | Total | | ge es $135,392 

6. TERMS OF FINANCING: oo ee ee Ce | 

ql ONES Years a Be a Ce " , , 25 

| ss Imterest Rate Ee . oe «13.50% 

| Mortgage Constant ~~ a - | 0.139877 |



rn ee SCENARIO #2 | | mes ae ve - Ss NAS BO 

J TOTAL RENOVATION | ; - | | | | . | 

| Further assumptions: | ma cc fae ET | - a 

i | ae | 7 | | . | a Amounts. , : a 

Equity cash constant © | | ee ts oy / ae 0.19 — | | eee 

=» Cash capital replacements oe 7 | $2,708 | | 

a Default point. a . : : | | 9.8 | | 

 -Risk reserve (percent of equity cash margin) aoe 15.00% a 

oe S - Total renovation: 15% Oe on 7 ne ag | 
Be Minimum renovation: 10% wes oe eo ee 

“ New construction: 10% | Oo | “ a cae 

a oo | Demolish for parking: 0% © | | a | sense BS | | | | 

- Vacancy loss--retail ~~ : | | | | 
| | Total net retail space (square feet) | 4,500 a cae 

a ie Number of stores | | BS ee | 4 | | 
a Net area/store | ee | : — 1,125 

ee | Retail rent/square foot/year " Lo $8.00 | Se 

| ee Gross potential rent/store/year | os $9,000.00 | | a 
q | coe Gross potential rent/store/year | : $750.06 

see oe Vacant store-months/year | Be ee oe , | | 2 a 
, —  Wacaney loss Ee | $1,500.00 | 

d | Vacancy loss--office | OEE ES os | a Le 

oe | | Total net office space (square feet) | ao 29,796 | | 

ql ar Number of floors of office space | ae 30 : | 

po Ho Net area/floor 97400 7 7 9,932, og 

ee Office rent/square foot/yvear | . : $12.00 oe a 
7 ein” Gross potential office rent/year - $357,552 ee 

| «Gross potential office rent/month , $29,796 | 

: a Floor-months per vear vacant © | a eee 1 
5 a | Vacancy loss | Os ue RS | | $29,796 | a -



. | SCENARIO #2 i | | 

a pepe es TOTAL RENOVATION COR EEE Sa es 

4 oo Retail | | Office : . ae | - oo a 

~Rent/Square foot — [ Rent/Unit | Oe ES ae 

| : $8.00 + |]. ne $12.00 oe oe : ee oe | 

. BS ah x es | | x | , . . | | ESS 

ql - Number of Units | Number of Units | | “blag ee ty 

ee gs See Sy 4,500 > \O 29,7960 | | | Dey | 

Potential | BE | | oe | & | a 
Pees Gross Income xX Default Point. = Cash for Operations _ ESS 

a ie $393,552. 0.80 | —-§314,.842 
Poe ve x OO eee a ee | Bans ee | | 

 - l=¥Default Point en | nS Operating Expenses oh 

a ee TUR 002020 | | : oes $98,388 | 
| = 7 a | | me | 

Equity Cash Margin a OS as a - Cash Capital | 
a | $78,710. NEB gee Sg og Hes a Replacement. ; | 

i on ee eee cp ee ne | a | $2,708 | - 
Vacancy Loss. - oe : | | | | Oe | eS 

Ce oe $31,296 BOS, | wees — es : : 
es oe a . | : Bes Real Estate Taxes © a 

a - Reserve for | ee Beas ae $34,296 | | 7 

oe ee Contingency | 2 oe! 4 Ces ae | 8 — ae 7 : _ 

| $11,807 — : A AEE Ry sa hg | Cash Available : — 
ql oa | . Bg ea, | | For Debt Service > | 

| | Cash Throw-Off | | os : cess $179,450 
(Before Tax) - a EEE | - oe | Og — 

a | o $35,608 | On ge Sone ee ope PA a, Be 
ES of LY ee ee Mortgage Constant © | 

Equity Cash Constant ee (EE LE gs alin 0.13988 

: | Justified Equity oes | Se ee es ee - a | | 
 . €Before Tax Effect) ore + | Cal Justified Mortgage © 

q ae $445,098 — | . lee SS $1,282,906. ee 

ee | | es | Total Justified aes : _ | ae | : 

B OE os CA OOP ee ; Project Budget | yes OS , aes 

ae | $1,728,006 eae eS a 

7 - Se tS ge dee aekiaed ee 
Pe 371,840 re ee ee ee 

4 way oS a e Budget for Purchase ~~ ee eee ee ee 4 

q —*® Reserve for contingency of 15 percent is debatable and was - 
arbitrarily established to reflect the uncertainty of the operating | wee 

| expense estimate. | es OE - | | wa Boo a ek | ee ae 

a *® Cash capital replacements for carpeting, paving, and vandalism; , 
indicated by property management. oe EA | oe Hees 

- Vacancv/gross rent || 7.95%. eee ee Ss



| ss SCENARIO #3. aan | ee | CEST oo ee 

i MINIMUM REMODELING | oe ee ee ee ee 

ql 1. PROGRAM: Ses - | CRE Se 

Looe we Minimum remodeling for office use; retail space | soe | . 

on first floor . | | : | | 

"2, REVENUE UNITS: GEO “Net area gees 
oe | re ee ee : (sq. ft.) | | | 

Retail: lst floor. ms | oe | | 
| | - Net leasable area (sq. ft.) ey | 94708 | a | 

es Office: basement and upper floors © | | S / | | | 

oo Basement | | ee - | 0 oe - | | 
Se 2nd floor | - ee | 11,314 — | 

| | 3rd floor | ee wees 11,300 7 Ps | 

A = Total office = 22,614 ane | 

, ‘Total: retail and office | ee 32,322 | | a 

«3. CAPITAL OUTLAYS: > ee nhs ees oe | 

q Construction one Oe oie : oe oe a | | 
| Total area for renovation. es 32,322 © | 

ee Renovation cost/square foot _ x $25.00 5 $808,050 | 

a ee ee | 

4. POTENTIAL ANNUAL INCOME: | er Ee | | 

oo a. Vacancy loss  — oe Ea ee | | | 
" 1 store vacant for 2 months/year. ($2,265 | | | | 

a oe l office floor vacant for | - a oo | oo — 
| OES ee, 2 months/year $18,845 | a | Ses 

ot Se Total oe fee oe : a — $21,110 | | | : 

Se bs. Gross rent | | : - : 2 oe re - . 

a i. Retail rent per square foot | $7.00 | Jes oe 

oe Net leasable area x 9,708 = $67,956 | 

GGL Office rent per square foot $10.00 es Ee ee 
OMe ee Net leasable area | | x 22,614 = $226,140 — 

eS | Total | | oe $294,096



| 5. PROJECTED ANNUAL EXPENSES: De ee 

J a Real estate taxes - GE EES on | oe - | | fa 
| ee 1983 property tax levied | 28,090 | ee ar 

| ee 1984 tax increase (budgeted). ee 7.40% | | 
| 1984 property tax (estimated). ies » | $30,169 

d ee Special assessments : eS : ue - | wes (2,708, 
Pe Operating expenses paid by landlord 2 ae | of | | 

a | oes Retail: cost/sq. ft./year  —~——. 20 —619G616 
ee Office: cost/sq. ft./year | woe 3 67842 oe 

a - | 3 Total. co | ee - wee | oe | , $120,135 | 

6. TERMS OF FINANCING: | aa ae Se se - 

| Interest Rate | | ce | eine. | 
oS | Mortgage C t oS nee os eee ae 13.50% y a (40% 8 & ons ane : op ' | 0.144885 ae



a Po SCENARIO #3 | | | | ees S 

vas | MINIMUM REMODELING ee eee 

q Further assumptions:  _ | a i ee 
| . on | | ne | 7 Amounts - ae 

| Equity cash constant | ee : a 9.10 ee 
‘ Cash capital replacements a | | $2,708 | 

SB Default point | | ve ee 0.8 | 

Risk reserve (percent of equity cash margin) © 10.00% : 
7 oS Total renovation: 15% ae | . | | | | | 

a | | Minimum renovation: 10% | . ee Rees | 
: | , New construction: 10% © | | | S 

ae | | Demolish for parking: 02% | , | | | - | 

Vacancy loss--retail es Ws ae So Pea 
A | ; Total net retail space (square feet) 9,708 | 

| | Number of stores a ea ao 3 7 | 

| Bis | Net area/store Oe | | 1,942 Do a 

—» ss Retail rent/square foot/year | mS $7.00 - 
| : Gross potential rent/store/year ~ $13,591.20 , oe 

| | Gross potential rent/store/month. - $1,132.60 | : | . 

WPA NES Vacant store-months/year | | | 2 | 

eee : - Vacancy loss | ae | | $2,265.20 

- Wacancy loss--office ORE. — oes . | 

=» 7 Total net office space (square feet) | 22,614 
wang Number of floors of office space SS 2 oe | - 

- i Net area/floor | oe | oe 11,307 eee 

OT Office rent/square foot/year re ee $10.00 een 

Ee Gross potential office rent/year a | | $226,140 | | 

s Gross potential office rent/month - | $18,845 | | oe 

VES Oe Gross potential office rent/month/floor | | 9423, oo on 

7 whey : - Floor-months per year vacant | _ | a 2 | | | 

oe Vacancy loss ~ oe i ea a - $18,845 —_ |



a ae ee . SCENARIO #3. , es Te es Oo 

Le ea | MINIMUM REMODELING | } a | | ee 

7 co oo / / oe LS eS ese! oe 

Retail Qe Office | | Ee _ a 
 Rent/Square foot | Rent/Unit | oe | | 

Me $7.00 + | | $10.00 © | on os | 

ss Number of Units | Number of Units | ; ES ao aoe 
5 | 9,708 °&2zx\ eae 22,614 ee 7 oe 

| | Potential | | ek | eh | a | : me tes . 

a | Gross Income a: Default Point = Cash for Operations 
ee ee ee $294,096 — oe 0.80 © | $235,277 | 
Sh | RE REDE EU EUR . msi aso ES - ee 

= 1-Default Point Cs ne os | Operating Expenses 
a ae 0-20 - | - a | a $120,135 : 

- «Equity Cash Margin oe - Ue LES Sin Cash Capital © | 

me | $58,819. | Re oe Replacement | | 

= - ee ae ae a | oo | $2,708 
Vacancy Loss en a ook a | 

os $21,110 | | | ne om ao 

a ae ee - oo ve | | Real Estate Taxes ms 

Bs Reserve for oo | ig SS a $30,169 

Contingency BEN | | oe | oy = 

‘ : os $5,882 ee Oo Gash Available | 

, | 3 Me | A | | | | 2 | For Debt Service Oo 

ee Cash Throw-Off | | - | : os | $82,265 — | 

a woe (Before Tax) | | ee oe | Le | 

BTL BDF | eee ees LOR / | Oe 

ees poeta Jee oe ms : ee ss Mortgage Constant. | 

m Equity Cash Constant | a SU re Se ects 0.14488 | 

o . : = . on = . 

Justified Equity | Ss eS ON ha | | | | aaa 
(Before Tax Effect) © a SO aS Justified Mortgage ce 

Me eee $318,271 ao oan ce OS As 8 | $567,799 | 

| oes _ | oe Total Justified coe | , Moe | | 

ECR ce Project Budget | a ; 
ge Bee | OU EBS $886,069 | ae a 

Es Se ee | Cope a Construction Outlays oe | | Pe Sa 

en. we Be $808,050  — © os | 

Z es Ce a Budget for Purchase ee | oD 

one ee 7801 ee ee oe 

k * Reserve for contingency of ?? percent is debatable and was : | yh | 

arbitrarily established to reflect the uncertainty of the operating oe eg 8 

expense estimate. - | Ce ee . ao : 

| ** Cash capital replacements for carpeting, paving, and vandalism; © es 

indicated by property management. aoe | | Ogee oe 

 Wacancy/gross rent. re 7.18% Ss oe . ee



eee : 1 ASS SCENARIO #4 | oe = ae 

. Ce NEW CONSTRUCTION--OFFICE BUILDING ae : | | | | 

a | 1. PROGRAM: a | po | : OB | | ae - 

7 Use - Construct a new commercial property with parking stalls at rear | or 

| ss 2. «REVENUE UNITS: ee | oe Oss es 

a oes  - Parking ~ 1 ae ee | ae 7 | | 
Gross area (square feet) oe . | 1,710 : 

Number of Stalls De ge 10.00 ce Soe SS | 

a - | Office: upper floors  _ . ° | a 

a Gross area/floor (square feet) | 11,250 | 
oS | | Efficiency factor Oey | 0.85 | 

’ Net leasable area/floor (square feet) 9,363 | 

| 2 | Number of office floors | | | 3 | 

Total net leasable area (square feet) 28,688 | | 

— | Total: office and retail | ng | | oe MS 
a | - Gross area (square feet) | rere 35,460 | | 

on Net leasable area (square feet) : 28,688 

G 3. CAPITAL OUTLAYS: Sp aS BO es | a ; | 

| as. Demolition e : - | | ao | | ge 

: : Demolition cost/cubic foot | $0.11 | | | | - | 

-_ ; Le Demolition volume (cubic feet) | x 787,545 =. Lo le a 

he Construction — a ee | ole Oe 
ae ree | New building cost/square foot | — $60.00. | : a 

PLS Total area of new construction = »‘% £35,460 = | | = | 

: - &. POTENTIAL ANNUAL INCOME: | TSS / - 

| as a. Vacancy loss os i i . an a 

[ene Parking pe | ee — $0 Te ee 
a oe | Ll office floor vacant for — | ec a | ESS 

a NS : . oe 1 months/year — $44,625 0 2 ne 

' ee ee 66,6250 ane 

| Seas --b. Gross rent. PS , Pate - oe Sl Ee ce oe ee one 

7 | : , ae Parking rent/stall/year a | $400.00 | CS ee | we 

oe a Net leasable area i Se Eee 

a 4G. Office rent per square foot | $14.00 Sd. a : _ 

eS Net leasable area x 28,688 =



5. PROJECTED ANNUAL EXPENSES: Soe ee oe 

| -—s Real estate taxes. Ee SB | ; oo oa Jae ie | - 

es | Tax/square foot ‘of net leasable area $1.15 — 

= | Net leasable area  ..- - ©... 28,688 ___.. on | 

| | Special assessments 7 oo ee . ee foes 

-_ - - Operating expenses paid by landlord ao | | 

oe Parking: cost/sq. ft./year | 7 $0.30. oe | 

| 2 Office: cost/sq. ft./year | ee $3.00. © | , | 

Se Mele, a Total - oe a | | | 

6. TERMS OF FINANCING: oe | | Ws A 

es Years ae es / | | | 2s a | 

. | Interest Rate | fae | | ue 13.50% 

a - Mortgage Constant | poe. 0.129877 © ore | 

ql - : | ee en oe | es oe sae | | 

J Aes 8 ee RS coe See oe | o



oe ee | SCENARIO #4 ee | _ ee es 

j | NEW CONSTRUCTION--OFFICE BUILDING. ES . m8 ey 

" Further assumptions: ee er ee oes - LENE | ete | 
See | See | swe - Amounts _ es 

«Equity cash constant © ee | es hea. 0.10 os ee 

= a _ Total renovation: 0.1 a soy | noel a 
ee oe Minimum renovation 0.8 a : - oe gee | oo 

vn BS - New construction: | 0.1 ee | Boy | | | 

fl i Demolish for parki 0.06 a o : | 

ee Cash capital replacements oe CEES ah oe - $2,708 Po Bs 

ss Default point eee men | me | | OE es 0.8 a 

l S Risk reserve (percent of equity cash margin) oe 10.00% 

ek oe Total renovation: 15% | a | - 

7 oe | Minimum renovation: 10%  — = 2 | | | - 

Deng gh New construction: 10% - ee | | | : 
Soe | Demolish for parking: 0% | eS | | | | 

| - Vacancy loss--retail CE es - | ot : 

-_— ee  POtal net retail space (square feet) _ | 0 
oe Number of stores | | ee | | Bs 4 | | 

a Area/store aaa “ et ES oy | 0 , 

:— me Retail rent/square foot | as . | $4.00 | 

/ are Annual rent/store | | oN | coe $0.00 | 

po Monthly rent/store ee 2s a | $0.00 

SA Number of vacant store-months/year | : | 0 | 

Moers | | Vacancy loss . - | | $0.00 oN 

-  Vacaney loss--office | Bet Nghe | | : | oo 
BO Re ee, Total net office space (square feet) | ——-28, 688 - : a 

ne ee - Number of floors of office space | | 3 / | 

= ee | “Net area/floor. Hee Renee 8 ae o : 9,563 | / 
i: Oee a Gross potential office rent/year $401,625 | | | 

| - Baeny Gross potential office rent/month a ee $33,469 — 

, ns Gross potential office rent/floor/month $11,156 : 

| Be a8 Floor-months per year vacant - | | 4 a 

wae Meee | Vacancy loss : Sole wee, | | $44,625 | |



fl foes Oe SCENARIO #4 | | | a Bo 

ns weeks - NEW CONSTRUCTION-OFFICE BUILDING pa Ee . we 

oe Parking © | | Office | 7 | | | 

Sas Rent/Stall > to Rent/Unit | os ae : 

i ee $400.00 + | $14.00 | | | hae A | | 

| | . | x Sd | ao x a : | ns : Ee 

7 Number of Units | } Number of Units | | 7 | | a . 

li ae | 10 \ 28,688. | eee 

a | Potential ee ae Oo | : | aes coe | 

i Gross Income x Default Point. = Cash for Operations | ES 

| | $405,625 | ‘ 0.80 | $324,500 

a | l-Default Point | Ca ms . ree «Operating Expenses 

be a ee . (0.20 eg Cea oe $86,576 - 

a  - Equity Cash Margin © * | oP ae | Cash Capital © 

pe rn sak ot $81,125 © a os | ee Replacement a 
; we | a os See | BMS! Se $2,708 , 

= Vacancy Loss — BO ee | 
5 oes Loge ae ee 

oe | - Sek gs oe Bess oy Real Estate Taxes © | 

een Reserve for. oe : oes mae $32,991, 

i oes Contingency Sans | Pe ao oe = | ne 

Se 7 $8,113 + Cash Available 

7 nee = , | eS fae ns, | For Debt Service 

| Cash Throw-Off | mee fe Sieg Ee $202,226 : 

i Oe Pe (Before Tax) - ER ig a - HSE | oe | : | 7 

oe sees os $28,387 ee - . oon ae Ses | y me | 7 . 

pe Pe See ee : BORIS US Suc tha PR Mortgage Constant 

a Equity Cash Constant 2S we RN ES 9.13988 

| . | 0.10 oe oes oe 3 

; Justified Equity | es Oe | | a os | | 

a «(Before Tax Effect) a a «Justified Mortgage 

ee ee $283,875 | ee | | $1,445,737 

i Peg ee oa —. Potal Justified a | 7 

oe | Peo gect Budget © | “eg | 

a oer ee $1,729,612 ee ee 

ee os | Construction Outlays © PO ae ee ee 

a 1 Ee | Ores ed Se $2,214,230 | OOS eis SRO 

aoe ee | Budget for Purchase Sore stp oo - INR 

' -—  Wacaney/GPI 0.1100 © eee ee en



. be. «6Gross rent — | ee ge CaS coe | ae 

ee ee ad. Rent per 1 bedroom apartment/mo.. $380.00 © | | | 2 

i | Rent/l bedroom apartment/year 4,560 ao ae oer 

| oe | “Number of 1 bedroom apartments x 20 = © $91,200 © 

rt ii. Rent/2 bedroom apartment/mo. $515.00 ae / 
. Rent /l bedroom apartment/year a 6,180 | co 

we ae Number of | bedroom apartments x (24 8 148,320 

J oe iii-sAnnual rent/square foot--retail $8.00 | o 

woe ne Retail net leasable area | 10,368 82,944 

i oe  Potal tt” ee ee ae | $322,464 _— 

~ -«-5. PROJECTED ANNUAL EXPENSES: | Oops ees OO | 

a Be Real estate taxes Le WE etn Se ee | | 
ma 7  Tax/square foot of net leasable area $1.15 a | 

om Net leasable area | fei Se 51,840 | 59,616 
i Special assessments | | OC | - 2,708 | 

Operating expenses paid by landlord | ey | | 
: Retail: cost/sq. ft./year es $2.00 © —20,736— | 

5 Apartments: percent of gross rent A 25.00% | 59,880 © : | 

" ae Total | eg es 80,616 | 

yo Pedes. eo eg Se ec 2 
Me itInterest Rate ae ee oe soe SN 13 50% | 

ve Mortgage Constant © nee LEE Se (0.139877 |



Oe ng SES SCENARIO #5 oe | OR ee 

a a NEW CONSTRUCTION--APARTMENT BUILDING | Peg gL Ss 

. Ll. PROGRAM: : Ss ee Se. & Se 

Ee Construct a new commercial property ie | : oe 

§ 2. REVENUE UNITS: | eee eee oe 

. Apartments | Ps Se me | | 
{ os Gross area per floor (square feet). 12,960 | a | 

eee - Number of apartment floors | a a re ae 
Mee | Gross area for apartments : wa. 51,840 — - ans | 

2 | Efficiency factor = = — Bes 0.80 : | | 
SS Net leaseable area for apartments 41,472 So | | 

One bedroom apartment size (sq. ft.) — 800 | | 
i | Number of one BR apts./floor os 5 
; | Number of one bedroom apartments | | 20 

- _ Two bedroom apartment size (sq. ft.) 1,000 | | | 

| Number of 2 bedroom apartments/floor 6 | | | 
| ae o Number of two bedroom apartments | 24 : 

oe Net leasable area for apartments) 40,000. | oe 

| Retail: first floor Es : | 

+ eee Gross area (square feet) © | 12,960 | | 7 

j ey Efficiency factor ete nee - 0.80 . | ere 

wr Net leasable area (square feet) es 10,368. | ne 

_ Total: office and retail Oe, ce ee - | 
j a BEE Sn Gross area (square feet) ES : ; — 64,800 as | os | 

ee Net leasable area (square feet) — | 31,840 | nan 
Parking: basement: 020 2. ee | : pe oe - 

=m 8 = =©=—~<G ross area/floor | ee ee 22,960 SE no, . 
Zz  0}©~—:t, SC Number of floors of parking © | | 20 | | | 

ws - Total gross area for parking (sq. ft.) 25,920. | 

+ a  Area/stall (sq. ft.) © Pen ES 350 as Sale 

Z Total number of parking stalls Ee Te 74 a : 

«3, CAPITAL OUTLAYS: a oe ae 

4 oS ug a. Demolition : ee oe | coe he a ee | | 

ae Jee Demolition cost/cubic foot © : ~ $0.11 | | 

e aes | Demolition volume (cubic feet) = = »*% 787,545 — | $86,630 ~~ 

vo | be Construction CELE Be Sa oo Saeed ae ce mo oo 

 — New building cost/square foot | — $60.00 a ) - 

A Total area of new construction x 64,800 “ 3,888,000 | 

a —~=©6hEnderground parking cost/stall © | 6500 ene 

coe Number of parking stalls — RT — Bl, 3871 0 

a ee —  Potal ee 84 456,001 

_ $4. POTENTIAL ANNUAL INCOME: | | EE Pe Ce 

q : ae Vacancy loss eS | RS - | Les i oe Ha! eh AS 
AES - 1 store vacant for 3 months/year  _ $5,832 — | ee : | | 

gS 2 apartments each vacant for a ae es Sig 
| eee ae a — months/year | $895 | oes, 1 eR 

4 : | | Total oe me a $6,727 : . ae | |



3 Le SCENARIO #5. a Ve - - - 

. es NEW CONSTRUCTION--APARTMENT BUILDING) ere - Soe 

J Further assumptions: | | Os | | : | | 

| ee ong | | * LEN os Amounts _ , 
my . Equity cash constant. | | a | : 0.10 | 
i : Total renovation: .08 a | | | . | - | oes 

a , - Minimum renovation: .1 a | | | Suge | a | 

wg : New construction: .08 OE os oe i | _ | | oe 

a coe Demolish for parking: .06 oS | | i | | ne 

M@ jj§ Cash capital replacements | Cone an $2,708 

Default point | cae : 7 Ee ees ues | 0.8 — | | 

i Risk reserve (percent of equity cash margin) | — 10.00%. a 

Re oe Total renovation: 15% loge Eee le od age | a 

- aan Minimum renovation: 10%  ~— a | | | | 

d 7 New construction: 1LO% eg | ee 
a Demolish for parking: 0% | os Pe Ss | | 7 

@ Vacancy loss--retail | | | oe a 

a ke Total net retail space (square feet) due Ate 10,368 

| Number of stores © ee ae | | 4 

| | Area/store | | | | wee 2,592 ffs 

q ao | Retail rent/square foot - | - | $9.00 os 

Annual rent/store | es | $23,328.00 oe 

| ee Monthly rent/store | | a $1,944.00 | 

7 vero Number of vacant store-months/year | | | 3 

i - Vacancy loss ho Sg le oo $5,832.00 | 

- Vacancy loss--apartments _ ek - ee - | a 
a a a Number of 1 bedroom apartments vacant/month SY oe ee 

"Number of 2 bedroom apartments vacant/month | l a SS 

. | Vacancy loss/year | ee a . fe Eos | $895 | |



3 OS a he SCENARIO #5 | | Nee Cees 

q seg : - NEW CONSTRUCTION-APARTMENT BUILDING. eee eee | 

| Ses : a / fo eee | - noe EE 
i One bedroom apartments | Two bedroom apartments |  - Retail © oe ; 

= @# #&=«=«=«©=©Rent/apartment - | Rent/apartment _ } Rent/square foot oo 

eae $380.00 + | $515.00 +.-] ae | $8.00. So 
a. - Ok | ae ae Xk , | po x ee 

a Number of Units | | Number of Units | Number of Units | oe 
: ss : 20 NO | 24 N\- oe 10,368 

4 os - : a 7 | re oe ae Se 

/ Potential 7 ae | CSS : ed pe - 
Gross Income _ — x Default Point 8 | Cash for Operations are , 

zk | $322,464 © Boog 0.80 BS $257,971 7 | 
i Oe xX | oS EE an oe - | 

ss d=Default Point | a vets | ns Operating Expenses 
deo ES 0.2 © | oe . we | $80,616 

| ey = | : a | ~ | 

j Equity Cash Margin | | | | | | Cash Capital | 

ee 864,493 | ny ORSON ng es Replacement | 
A | ee ae Ee ge ae Se By - $2,708 
\ Vacancy Loss | | | oe | 

coded eS $6,727, Son ei as eee = 
kot 7 ts | - oe pO - ee , Real Estate Taxes | 

a | Reserve for Oe aad os OES , $59,616 
: Contingency. | | - ek 

oo ees | ($6,449 | Oe - oS Cash Available 
q 7 | = | | OE Ss a sigh . | For Debt Service | 

: Cash Throw-Off 00000 — $115,031 
(Before Tax) © . Os = ee ae Foe a SS 

q : | /- a Sieg BO Se ces Mortgage Constant | | 
- Equity Cash Constant oP | | | ee 0.13988 a 

ods oe 0.10 | | Co OS ae ; 

i Justified Equity | | - oo | oe ae | | ar | | 

. (Before Tax Effect) © - Sed ++. | Justified Mortgage | | 

J ag oe PLR hes oe . : | a : $822,372 | | | 

gc Pog | -  * Total Justified © ee Oe | ae 

i | oe | — | Project Budget | nee | ae 

oe a 8 335,537 ee | se 

3 meee | a —  COMstruction Outlays eh ee, pee Es 
ee ee ee ees $4,456,001 ~~ ee ee re 

| Budget for Purchase oe ae : Le oo 

q Bo a eo | ($3,120,465) | | oe ee



i ee 
A RHE NOUN = guo00 | Bg Boe | oe RECONSTRUCTION - $1,405,200 ee | ; | eee = TOTAL COST) = 42,245,200 Lhe | 
3 aS es INFLATION =. 0 | | | 
‘ ee —TALRATE OF INVESTOR = SOR 8. 
Rp ene ee MAN TO COST RATIO. = | | | ee, ee ee ee | OMORTEAGE PRINCIPAL $1,083,900 ves oe ESS ee 0 TERMINYEARS =H | BO WEARLYINTEREBT RATE STE 

4 Be SO CAP RATE FOR NOT tO Oe | 
AER | : ATER TAX EQUITY era - me ESUNT RATE O 

i Se es OS AMOUNT OF NON- ie (EES eon oe gt DEPRECIABLE ASSETS © $448,000 Be | | | 

4 oe BROTH IN EXPENSES = 3.008 : | ee ee a GROKTH IN REAL ESTATE 8 REG tee toe 5 Be OG Se TIMER DOR -



a on” ae © ee ee” ee” ee ee ee ee ee” ee ee ee 

| CASH FLOW ANALYSIS RUN 1 YEAR ==ssYEAR «SYR YEAR =sYEAR«=s“(wé«YEAR’”:«Ss=ié«‘YEAR’:«Cs=i‘ié«éEAR’”:«C=CCOVEAR YEAR 
Ooo a Se EE bo 2 WB ge 

GROSS POTENTIAL RENT ==“ FANG «$AN9,STH $419,335 $419,336 $419,336 $419,336 $419,336 $419,338 $419,334 $19,336 
‘ YAEANEY RATE “ Sho RR RS 
S VACANCY LOSS $20,967 $20,967 $20,987 $20,967 ~—»s-$20,947 «$20,967 «$20,987 «$20,987 «$20,967 $20,987 

ae Ss EFFECTIVE RENT = $398,367 $398,369 $398,349 $398,369 $398,367 «$398,349 $398,367 $398,369 «$398,369 $398,349 

= OPERATING EXPENSES = ———S$1N0,412 $113,724 $117,138 $120,650 $124,270 $127,998 $131,838 $135,793 $139,867 $144,083 
= REAL ESTATE TAXES $38,090 $38,852 $39,629 «$40,421 = $41,230 «$42,054 = $42,896 «$43,753 $44,629 845,52. 

a = NET INCOME $249,867 $245,793 $241,004 $237,298 $232,870 $228,317 $223,638 $218,823 «213,874 $208,786 

= DEPRECIATION | $99,844 «= $99,044 «= «$99,044 «= $99,044 «= «$99,084 «$99,844 «= «499,844 «$99,848 «$99,844 $99,844 
= INTEREST | $231,536 $230,212 $228,707 $226,994 $225,045 $222,829 «$220,308 «$217,440 «$214,178 $210,447 

oe = TAXABLE INCOME ($81,513) ($84,264) (486,947) (689,541) (492,020) (694,356) ($94,516) ($98,462) $100,148) $101,524) | 

DEPRECIATION «= ssS—~S*«S 8889984 «899,884 «899,884 «899,048 899,844 $99,844 «499,844 «$99,048 «$99,088 - | 
= PRINCIPAL PAYMENTS = $9,828 $10,952 $12,457 $14,170 1b, 119 «$18,335 $20,855 $23,724 += $24,986 $30,697 | 
CASH THROV-OFF $8703 $4,829 $440 ($3,866) (48,294) ($12,847) (417,528) ($22,341) ($27,290) (832,379) 

RESERVES $0,000 $10,000 $10,000 «$10,000 «$10,000 «$10,000 +» $10,000 «$10,000 ~—«-$10,000 += $10,000 
a NCONE TAKES gH 10 $0 $0 $0 80 

| = CASH FROM OPERATIONS = ($1,297) (45,371) (89,560) (513,868) ($18,294) (822,847) (427,528). ($32,381) 437,290) 642,379) 

| + TAX SAVINGS ON OTHER INCOME =» «$40,757 $42,132 $43,473 «$44,770 «$48,010 «$47,178 $40,258 $49,231 «$50,078 «$50,783 
= SPENDABLE CASH AFTER TAX $39,460 $34,761 $33,914 «$30,904 $27,718 = $28,331 «$20,730 = $16,890 «= $12,784 = $8,385 : 

ag o ECAH SHEE . eS



a MARKET VALUE USING = ee, oe ee | S eee Cae | 

” CAPITALIZED NOD $2,898,472 $2,457,930 $2,416,043 $2,372,976 $2,328,897 $2,283,170 $2,234,360 $2,188,229 $2,138,741 $2,087,855 

RESALE COST @ 1 OF MARKET VALUE $149,920 $147,476 $144,963 $142,379 $139,722 $156,990 $154,182 $131,294 $128,324 $125,271 a 
| = LOBN BALANCE “HL,O74,272. $1,063,321 $1,650,863 $1,634,693 $1,620,574 $1,802,237 $1,581,382 $1,957,859 $1,590,875 $1,499,976 

BREPAVAENT PENALTY @ 22 $3348 «433,266 833,017 $32,734 $32,411 432,045 $31,628 $31,153 $30,613 $50,000 
BA TAN NET WORTH =—-====~=S«S$8MOy 994 «$613,848 $587,200 $561,171 $535,990 $511,896 $489,168 $408,124 $449,150 $452,808 

 paprtaL GRIN TAK =====S=~=~S*«HL:234 5B $135j935 $148,079 - $160,008 $171,717 $183,200 $194,452 $205, 448 $216,241 $226,766 
a = AFTER TAX NET WORTH ©—-s'“‘<“=é‘“‘«é‘«é«é SAGA D:««CHATTYGSD SASL $M0L 163 $364,272 $328,695 $24,716 $262,658 $232,890 $205,843 

oe HEHE EOE EEE eee EE 

TTR, SALE END OF YEAR 3H Ce a eee 
TTR, SALE AFTER YEAR 3 MR Fo oh Seen 

-RTIRR, SALE END OF YEARS er 
BTIRR, SALE AFTER YEARS “IES Re Oe a oe EE 

a ATIRR, SALE END OF YEAR 7 = ) oe ne ee 
BTIRR, SALE AFTER YEAR? = re Oke ; Ee : or a 

-ATIRR, SALE END OF YEAR 100 BR ee 
TIRE, SALE AFTER YEAR 10000 =T4 | oe oe | 

- ia eERUEUENLGEREVERNAROETEEEEEREEEEEEEDEESREREEEESERETEESHEEEEEEEEEEE SHEE ERED EHEREREEESEEEEEEEEEESEEEE EERE TEEPE EERE EEESSEEEEEEEEEEEEEES EE HEE EEE EEE EEE | 

BT COVER RATION = 102400 BLT 0.93 0.91 0.89 0.87 — 
a - ee FEHR HEHEHE CECE BEBE EE EBB EEE EEE BEEBE BEBE EEE EEE EE Ea ne



ee ee ee He i. - | - oe 

os NUT RUN EE Ee 

J Be PURCHASE AMOUNT «$840,000 eee ae 
ee RECONSTRUCTION = $1,405,200 a - a 

4 - = ! TOTAL COST = $2,285,200 a | Pe tage 

Se NATION 0 ics | Pe eee 

| | eo hs TAK RATE OF INVESTOR = SQ a ee 

a pa LOAN TO COST RATIO EN : EEE | : 
: | MORTGAGE PRINCIPAL $1,483,900 

oe ere TERM IN YEARS oH | 7 
we LN YEARLY INTEREST RATE 11.00% | a | | 

J eee % CAP RATE FOR NOL = 0.008 ces CoN Ss 

Mm ER TA ERUITY _ 
a DSEQUNT RATE 2K EE ee oes 

eee GS ANDUNT OF NON Be ee oe 
q Ae PAs ss DEPRECIABLE ASSETS = $448,000 7 PO SE a oe 

- hs SROWTH IN EXPENSES = eon es 
a : | BROTH IN REAL ESTATE eee! ue 
‘ Dag eR OCs TES 00 |



| CASH FLOW ANALYSIS RUN 1 YEAR == YEAR-= YEAR sYEAR = sYEAR «=sSYEAR «=YEAAR YEAR =ssYEAR YEAR ; 
ee oe | | ue ee ee eee ee ee ee 9 40 - 

| GROSS POTENTIAL RENT =“ (s«ANG 33K «$N19,3TH $419,335 «$419,338 «$419,336 $419,338 $419,336 $419,336 $419,338 $419,336 
ee VACANCY RATE oe mo SRS Ko AR RR 

= VACANCY LOSS = $20,967 «$20,967 $20,987 $20,987 $20,967 $20,967 $20,967 «$20,947 += $20,987 $20,987 

7 Ss = EFFECTIVE RENT $398,369 $398,369 $398,369 $398,369 $398,369 $378,369 $398,369 $398,369 $398,369 $398,369 

OPERATING EXPENSES = SLLyA12 $113,724 $117,134 $120,650 $124,270 $127,998 $131,838 $135,793 $139,867 $144,083 
= REALESTATE TAXES = $3B,090 = $38,852 $39,627 «= $40,421 = $41,230 = $42,054 «= $42,876 $43,753 $44,629 = $45,521 
NET INCOME $209,867 $245,793 $241,604 $237,298 $232,870 $228,317 $223,636 «$218,823 $213,874 $208,786 

a = DEPRECIATION $990 599,04F 99,844 $99,844 «499,844 «= 599,048 «= $99,084 «= $99,844 «= $99,844 «899,884 
- INTEREST $185,229 $183,610 $181,813 $179,818 $177,604 «175,147 $172,419 $189,390 $166,029 $162,298 

| = TAXABLE INCOME ($35,206) (837,861) ($40,053) (42,365) (444,579) (446,674) ($48,627) (450,412) ($52,000) 1453, 357) 

oe + DEPRECIATION — he $99,044 $99,844 «= $99,844 «= $99,844 $99,844 = $99,004 «$99,844 $99,044 © $99,844 = $99,844 
- ) = PRINCIPAL PAYMENTS = $14,718 $16,337 $18,134 $20,128 = $22,342 «= $24,800 «= $27,528 $30,556 $33,917 $37,848 

/ = CASH THROW-DFF $49,921 45,846 4058 $37,351 $32,923 «428,370 $25,089 «= $18,876. $13,927 $2,839 

RESERVES = (ss sss*—~*~*~™SCS OOD $HO,000 «10000. $10,000 $10,000 $10,000 «$10,000 $10,000 $10,000 $10,000 
= INCOME TAKES $9 9 80 $0 Oo  % $9 

| = CASH FROM OPERATIONS = $39,921 $35,844 $31,658 $27,351 $22,923 «$28,370 «$13,889 = $8,876 = $3,927 (1b 

TAK SAVINGS ON OTHER INCOME —-»-=«4$17,03 «$18,831 $20,027 «$21,183 $22,289 ©«—«$73,337 «$24,313 «$25,205 «$28,000 $26879 
ae 3 SPENDABLE CASH AFTER TAX sss —(s«$57,524 = $54,677 $51,084 = $4B,533 $45,212 «$41,707 $38,003 «= $34,082 «= $29,927 525,517 

i uve SEACH UREA H OEHHA HEHEHE BREACH HEHEHE EECA GHEE BEEBE |



| MGRKET VALUE USING ee fe ee ee Ue ea Bn Soe os | | 
| PAP ITALIZED NOD : $2,498,672 $2,457,930 $2,416,043 $2,372,976 $2,328,697 $2,283,170 $2,236,360 $2,188,229 $2,138,741 $2,087,855 

= RESALE COST @ 6% OF MARKET VALUE $149,920 $147,476 $144,963 $142,379 $139,722 $136,990 $134,182 $131,294 $128,328 «$125,271 
| - LOAN BALANCE ==»  ssss—*~*é«S ABZ $1,452,84H $1,634,712 $1,414,584 $1,592,241 $1,567,441 $1,539,913 $1,509,356 $1,475,439 $1,437,791 

PREPAYMENT PENALTY @ 2% $33,304 $33,057 $32,094 = $32,292 $31,845 «$31,349 «$30,798 = «$30,187 $29,509 «$28,756 
; = BAR TAQNET WORTH $46,186 $624,552 $603,674 $583,722 $564,889 $547,390 $531,467 $517,392 $505,409 $496, 037 

PETAL GAIN TAK = sssssS*S*«* ADS HO=—=«HL359T7 $148,144 $160,097 $171,830 $183,340 $194,610 $205,661 «$218,462 $227,014 | 
SE = AFTER TAX NET WORTH «$522,583 $488,575 $455,530. $423,626 $393,059 «$364,050 $334,849 «$311,731 $289,007 $269,023 | 

: on ACHES HOUSER HEEB GE AEH GHEE EEE EEG HEHEHE HGH a 

OO ATIRR, SALE END OF YEAR 3M GS SE oe ee eo 
a : BIIRR, SALE AFTER YEAR 3 PE GD ce Pe ae a5 yee Pe Ee ne 

—ATIRR, SALE END GF YEAR 5 SORES APS Sg CD gr es es a ee a eee - 
| BTIRK, SALE AFTER YEAR 5 | ay a | wee ares Es 

TTR, SALE END OF YEAR 7 MR - | | nee 
RTT RRR, SALE AFTER YEAR 7 ow ee ee oe . 

ATT, SALE END OF YEAR 10 OO Ee OR a | : | 
- " BTIRR, SALE AFTER YEAR 1000 | ee a | | ee ee | | 

ae SS | Mercer rrr rere rrr | | 
ERT COVER RATIO 12 SEAN 116 AMA AND OP 

os O00 HRS HEISG HAE HEEH HEHEHE EEG BB EEA HEHEHE HAHEI HBB :
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PASH FLOW ANALYSIS RUN 1 = sstst*é«RSSS:*«C«ERRSCSCSC*CSVER YEAR =-s«YEAR”=«=s=“‘<i«é‘«éYEAR’:«*€*«SNEAR’SCé‘é‘EAR:#O#*#CYEAR#CO#~*~*~«‘«(EAR#~# 

ROSS POTENTIAL RENT $419,336 $423,529 $427,765 $432,042 $436,363 $440,725 $445,134 4449585 $454,081 $450,622 
ee ee = WAGANCY LOSS 420,967 «$21,176 $21,3BR $21,602 «$21,818 $22,035 «$22,257 $22,479 «$22,708. «922,931 FFECTIVE RENT $398,369 $402,353 $404,376 $410,440 $414,545 $418,690 $422,877 $427,108 $431,377 $835,691 

OPERATING EXPENSES = (SCN ALD $113,724 $117,136 $120,650 $124,270 $127,998 $131,838 $135,793 $139,867 $144,083 REALESTATE TAKES = $38,090 $38,852 $39,827 $40,421 «$41,230 $42,054 «542,896 «$43,753 $44,629 «45571 NET INCOME = $289,BR7 $249,777 «$249,811 $249,389 $249,085 $248,638 $248 148 $247,557 $286,882 $246,107 
oe (DEPRECIATION = 899,888 5990 399,844 499,808 $99,894 399,844 599,044 $99,844 999,889 899,048 INTEREST. = «$207,327 $225,975 $224,441 $222,700 $220,724 $218,481 «$215,938 $213,047 $209,767 $208,08S —  TRKABLE IREQHE 877304) (876,043) (474,874) (873,174) (471,528) 1869688) (467,427) (485,352) (862,730) (459,783) 

DEPRECIATION $99,844 499,008 $99,848 = 899,849 «= g09,899 «B99 aah 899,844 479,00) 99,084 999,088 - PRINCIPAL PAYMENTS = BEG, OLL 81,562 H13,876 —SLAAE7—SLA\QIS «—FBYESE «434,402 BD4.291 aT LETS SBE EAH THRG-QFF DSS H12,457 12,274 HDCTE ELL, 798—BEL,30L $19,808 10,202 95d 
RESERVES gag g08 10000 HD 080 HOG? $19,000 Boece FLOje0) $10,000 sie 983 50,000 | 

op cos TNCGHE TAKES BO a a a HK meee 
CASH FROM EPERATIONS = SSO 3839 922TE TE reg HCL FBS $202 8455) CEL, TTO) 

TRL SABRES ON OTHER INCOME == 498,452 458921. 27TI7 4,588 - (455;%e2 $1480d 450,812 S324kh TLDS SFE — SRERDABLE CASH AFTER TAY = F4ELE2 PAG ABL «39,41! B2B01F T7400 ETRE SGD HU2,888 = SS0307 72 ab. 2 oes (RECREATE EEE EER DEEL UTR EEE FS PED ODEO EEE AS |



: : Bae he ee ae BO eT ee ed ew aL Oe a . . ves re ae : poo oe an oe : : : ; : Sos , . : Se 

ost - es ampyai rich ts Ee aT a = Aon eR ABD ILD FO AOL (4 et AOU LOE £9 2D Ret oe IGE TIO AT AG) ATG eT PTE Sh! FG Ate min 2 ERP obs 
ee eee jonny Ne csr lializie Adi See ge a ere 42,490,672 $2,497,767 ADAG, 115 92,493,868 $2,458 481 2,796,578 $2,461,427 Fag ti gots F#n,705,0i0 $2,451,068 me 

DNR SG On ee ene ea AE WAMUET URE 2 begOCGaA gt era ere ary tao g97 isn eet ras oc Se9 OT, kde tg eta ELS es 
ne BEGALE GST @ 62 OF M&REET VALUE $149,920 $149,066 $149,767 149,62: ELAR ,427 0 FL49, 18 $145, bee | $148,586 $145,129 $47, bb5 | 

eee OI Be aay OAD ERE CO $1 36 27) £4 “LIA O94 ¢7 246 Th £15 en 4] CTH 697 44 SET OTT 4: S52 SEN gt ges aK 
co ee oo LOAN BSLAACE ee ee ae $1,673,669 #t $52,527 $1,689,621 $1,634,999. $1,628,280. $1,999,024 $1,578,123 $1,003,922 #1 526,282 $2,354,978 

eos . : Sos mr a! eae Vea : a $7 4! et? a4 Te ane |r tne : ETS 7%] £9! Bon  §TE ELS £7 47 eT EAS! 499 255 

Ly ee - PREPAYMENT PERRCTY & 2h ee a $33,473 | $33,201 $733 $32,703 Bes $22,568 $21 790 — R2h 562 . $31,077 tee ee #a7,077 

OE A OR a Se TAY TY UAGTiD epee te ET (58 ghit 7G. Oh 77 ity 49 7°05 bEt £799 40 $947 18% TLR Sy 4705 sce 
RATS HET WORTH : Fh4L,7S5 | GSE 124 | P6637 25 | $67b, 371 | Fb90,278 | POS, EEL | F72E BOS FPAZ 1S F7bR, FEE FD SoS 

se ee ee a A AEGAC TRO nee . ‘Vaden goat ase +t - 14 nee = one enan GoL Mme ga ef A tas 40m can e772 74 £794 OFA . 
es : ee co bePi Tse GAIN: itt , cas 7" : . #i23,c64 $143 428 $165,138 oO #162 ,769 Foc ick $221,434 . $249,548 $209,008 ; $273,212 F274 8o9 : 
: ie “ : ops : co : gene ae ge | ow ee ely : eect . : ee AA : a “ . : : ce - ci 4. pes as a vee . = i ag i aga +, : : | fn tar : ‘ ne — as ene 

oe OS APTEX TRA RED woRTR $517,501 $508,696 9500,537 $455,682 — MEB,140 | 484,266 48D, 32h F482, b42 | FABS,SE FATE OES cee 

Mena ee PESE DESL EEE T EAR SEE LED DTDs ERA E ERED S EREDAR SS EL SS EER ELE OPED DEE REE ASE ES ESE DER EP ET EERE ESE EEE PE EES ERE SE LEEE SALAD ERS ER LEER ESSE AR TD ESSERE A AE RE APTS | . oe 

: a Owen ORR PR AD Ce ART . . pape eT ee a : fee pe — - en ee " _ . 
es RETR, SALE EMO GF teak 2 - Be ee - oe a ee ae 

: , we The: SaAphey oar i 7 wee os ; . : ES ces oe oe : e py : : : : : . 

J a SPIRE, Sele aPTER YESA 3 | : bi | ee | | POR es , - a fee | a a 

RM rot ani cat re vurag oc : | os me te arr ae fies , oe , a : | 
: . : : m . - Ot ated gant mide Ly TRAN oe eS i te os ee os as ve, : . oe : oad : / | wo _ - : a 

ee writs Osarr arrtr urpo oc) er - zy eo ley OU ee oo te poe . ace . . 
oe eos oo ETT eay SRLEOAPTER VERA Go A ue ee ee ee a ; | eo ee Be ao Boe 

ee ee PPE GEL oe es eS aes ee 

cob oe OO pea Re Oe kp eo Rett yes ao 7 ky Deny wees a 4 oo . a oe ee oD She . 

eae OBE : a Saar. mr eum Re ween be eg - = pas - / - so | : 7 oe . oo , 
Es Raney Shoe Cab or Tena ay Ba a | UB St ot a eres | Jee oe oo 

. oo BERR, SHLO Ar acho tea Ti ah . ose ee ee oe a og - | a oe 

a ete ® PUMEYES PSPS EVES RPE REAM ES ERED CE SEL ARSE RSH EERE SR EEERER EAP EEREL CES CER EHES CREEP REE EES OS ECOL ESS PEA RERERES RE TEP ERESP SPELT PERE ESEEES ERE CE ELE PEELED EEC EES EL EET ERE . i 

we : mA 5 . se : ey a, ~ * ae! . : oe fe a : : : “ : ° Co « oS : : : of . : > / "oo : 4 oa o ; Ye aa . 4 ’ : a q “ : : . * s . : 

i. or oe PERT TOYO AAPL ers 1.08 1 ES $05 1,05 AGS 2.04 EL O4 1.04. . 

REE RSD ERARWE SER EAP AL TED ETE SERS SEE EE ERE SELES REE EERE IEEE DES PER GEEE RS OEP EERS AE EE ES EE EGET EEE EURE EP REEERE SEES ESE ESSE ECE CESS EPR T ER CREE ES CREE LEER EER



ss SEO ey NBM RUNG SG RC oe CLS O08 os 
q eee — BUREHABE AMOUNT = geg000 | Ee | RECONSTRUCTION 505,000 Boe | ooo " re ee ee SB TDTAR COST = 82,285 20g oe ae : 
Bae ES 8 INFLATION tte | Sa oe 
a TAR RATE OF INVESTOR «= egy 7 os 

i | 
nn OMORTGABE PRINCIPAL $1,483.90002=*=Si(ii‘ééwO!OCO! 

a | EARLY INTEREST RATE Lh Se PO es 
q ae oo CAP RATE FOR NOD QE | ene ene es 

OR a APTER TAY ERUITY ee ee 

BS aNOUNT OF ORs CEES a — EPRECIABLE ASSETS = $448,000 . Beg es : | 
me BROTH EXPENSES = 3002” ee ge ee a Le —GROWTHIN-REAL ESTATE FSO a a Ss SO i) ee ee ee ee OS NS



ERS FLOW ANALYSIS RUN ==YEAR YEAR =YERR=SSOYEARSOS*C*«CME ARSC YER YEAR YEAR YEAR 

BREE POTENTIAL RENT = HANG,338 $425,529 427,745 $452,082 454,387 $440,726 $445,134 4449,585 $454,081 4458422 
NACAREY G85 20,967 $21 ITE «$71,388 «421,802 F2L,819 422,038 «8224787 «822979522, 708 $22,901 EFFECTIVE RENT SRFE,SEF $402,353 4406,376 —4910,440 414,545 $418,690 $422,877 $427,108 $431,377 $435,491 

— URERRTING ERFENSES = SLL0,H2L13,724SLI7,ISG 120,980 124,270 HTT NE SIBLE HHT8,TMS tse, aS ST RERS EGTATE TAKES 838,050 $38,852 439,829 MOAT 41,230 $42,058 $42,894 «443,753 «544.429 «$45,571 Be RET INGGHE 8249867 4289,777 $249,411 $249,309 $249,085 4248,638 4248, 14d $247,559 $244,082 $248,107 
See 0 DEPRECIATION 497,908 -$99,044 $99,044 $99,044 $99,944 $99,844 $99,000 $99,044 © $99,804 «= $99,804 | ET emue = ~«SNB 22H $1B3,010— HHBE,B13 $170,818 $177,408 $175,147 $172,419 149,390 $165,029 $142,298 TAREE THCQHE A835, 206) (835,678) (432,046) (430,294) (628,404) (424,353) (424,119) (421,875) (518,992) ($1808) 

DEPRECIATION, «499,844 499,84 $99,884 $99,884 99,084 99,884 899,888 899,088 $99,044 $99,084 | —RRINCIFAL PAYMENTS SATB $18,337 $18,134 $20,128 422,342 $24,800 $27,528 430,555 533917 $37,048 
CASH THROW-OFF = gat 5903049, 88 $47,422 449,098 $48, HPL 48,197 47,613 546,935 48,180 ae 

OES os oe - RESERVES =” 40,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 ho NE TNE ee re gee ge AGH FROM CFERATIONS = $39,921 439,830 $39,465 539,422 $37,098 = F3BAPL «$38,197 $37,813 $34,935 $36,160 
TAL SAVINGS ON OTHER INCOME $17,003 $16,839 $16,023 H5,147 $14,202 $13,177 $12,060 $10,838 «$9,494 8018 —— SPENDABLE CASH AFTER TAX $57,524 $56,669 $55,680 $54,507 $53,300 $51,868 $50,257 $48,450 $44,431 344178 ee Lire Loett tt iret rier rier rite tt re a ee |



SS oe oe ee” el ee ee ee ee” ee” ee ee ee ee ee ee Oe 

Se WRVET ALUE BIW a ee 
—-GRPETALITED HOT =—=====S=SS—S«2 498,872. $25497,767 $2,496,115 $2,493,086 $2,490,451 $2,484,378 $2,481,437 $2,475,594 $2,468,016 $25461,008 

= RESALE COST @ 6% OF MARKET VALUE © $149,920 $149,066 $149,767 $149,621 $149,427 $149,183 $148,886 $148,536 $140,129 $147,664 
BN BALANCE = —=—S—S—~S*«*AL BBD, NBZ $1,852,846 $1,634,712 $1,614,584 $1,592,241 $1,567,441 $1,599,913 $1,509,356 $1,475,439 $1,437,791 

PREPAYMENT PENALTY @ 223,38 $33,057 $32,474 $32,292 «$31,845 $31,349 $30,798 $30,187 $29,509 $28,756 
— BATAK NET WORTH = ‘$4 444186 $461,999 $678,942 $497,190 $716,938 $738,405 $761,040 $787,515 $815,740 $046,858 

— RAPITAL GAIN TAX ——S«SHATSBO2 $143,467 $163,197 $182,790 $202,240 $221,543 $240,693 $259,685 $278,516 $297,179 | 
ATER TAX HET WORTH =—==ss=*=~*«S PHB] 5NB,HSD © $515,744 $514,399 $514,097 $516,863 $521,147 $527,830 $537,224 $549,479 

RS OSH H HSA UHHH EH Eee HEHE | 

2 pTIRR, SALE END DE YEARS BL a eee 
PO Pe BTR) SALE AFTER WEAR D0 BE ee 

Bo a : ATIRR, SALE END OF YEAR § o Eee 9 S oes Eee oe cons ee ee - | 
aoc oe RTIRR, SALE AFTER YEAR 3 : ee as | 11% ae gS oles ; - oe es OS ea See oe 6 ee - oe 

ATI, SALE END OF YEAR? = MO oe a Se ee las 
BTR, SALE AFTER YEAR 7M ee oe 

TTR, SALE END OF YEAR 100 RO ee ee 
IRR) SMLE AFTER YER 10 Rg _ 

 peeeenerneeneeeneneeeeneenspeceeeseeecreesreeeeeeGreEHEe EE EEFEEEEEEEEEDEE EF FEEEESEDEEESEESEE PEPER EEEES EE EEE PEST EES EE EPE EEE EEE PEEEEEE EEE PEPER BEBE oo 

EET COVER RATIO. KB 
Ha S SHRUB cE Eg gE



Te a INPUT RUN ES | | cee foe 

= ee PURCHASE AMOUNT = $840,000 a S a 
ne | RECONSTRUCTION $1,605,200 ve | oe 8 TOTAL COST $2,245,200 Sh | eA 

ee INFLATION 008 es ae 
oe : 8 TAC RATE OF INVESTOR = S02 ee ee ee 

vee LOT COST RATIO oN : 
/ | | ---—MORTBAGE PRINCIPAL $1,683,900 fe | 
Bee | ok TERM IN YEARS BB pos 

kes ee YEARLY INTEREST RATE = 13.502 a Ee 

SN AP RATE FOR NOI 1.002 ee oes 

| ee ATER TAX ERUITY Le | an ae Neg BB DISCOUNT RATE = (20 00% — a | | 
Jive Bs oes S$ ANDUNT OF NON- oo aes Ee a 5 ss DEPRECTABLE ASSETS = #448, 000 a | es 

: See | --—sBROWTH IN EXPENSES = 3,002 oe | Re 7 GROWTH IN REAL ESTATE ae oe | OEE me eS TAKES 00 ONE



Oo CASH FLOW ANALYSIS RUN = =Ssi(ité‘«~*‘* AR YER = YEAR'-=s—“(wéYEAR:«=SS*«*YER’:«=S=*«WYEAR’:=S*<“‘éYEAR:#O#~C*#CVEAR YEAR = YEAR | Oe foe eed BB 7 8 4 10 . 

| —- BROSS POTENTIAL RENT $419,336 $431,918 $444,874 $458,220 $471,966 $484,125 $500,709 $515,730 $531,202 $547,138 ANDY RATE | a UOCOt*«SY 5 Ssh COC a a) rn) 52 — MACANCY L088 $20,967 $21,596 $22,244 $22,911 $23,598 $24,306 «$25,035 $25,787 $2,560 $27,357 EFFECTIVE RENT = $398,369 $410,320 $422,630 $435,309 $448,368 $461,819 $475,874 $489,944 $504,642 $519,781 

OPERATING EXPENSES = $110,412 $113,724 $117,136 $120,850 $124,270 $127,998 $131,838 $135,793 $139,887 $144,063 | ead "REAL ESTATE TAXES = $38,090 $38,852 $39,629. $40,421 «$41,230 $42,054 $42,896 «$43,753 $44,429 $45,520 NET INCOME $249,067 $257,744 $265,865 $274,237 $282,869 $291,767 $300,940 $310,398 $320,147 $330,198 

: = DEPRECIATION nae «$99,044 $99,844 $99,844 «$99,844 «$99,844 «$99,844 $99,844 $99,044 $99,044 = $99,844 ae = INTEREST : 227,327 $225,975 $224,441 $222,700 $220,724 $218,481 $215,936 $213,047 $209,767 $205,085 | = TAXABLE INCOME © ATT, 304) (68,075) (858,421) (448,307) ($37,700) ($26,559) (414,840) (82,493) $10,535 $24,308 o 

a + DEPRECIATION | $79,048 = $99,844 “ $99,044 $99,884 $99,044 = $99,844 $99,844 © $99,844 = $99,844 «= $99,948 - PRINCIPAL PAYMENTS MOONE $11,362 $12,876 $14,637 $18,613 $18,856 $21,402 $24,291 «$27,570 $31,292 or = CASH THROW-OFF = #12,530 $20,407 $28,528 $36,900 $45,531 $54,430 $83,003 $73,000 «$82,810 «$92,840 

~ RESERVES marae $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 «$10,000 $10,000 - INCOME TAXES | 0 080 $0 $0 0 0 $0 $5,268 $12,154 | = CASH FROM OPERATIONS ===» $2,530 $10,407 $18,528 $26,900 $35,531 $44,430 «$53,803 $43,080 $67,542 $70,708 = 

+ TAX SAVINGS ON OTHER INCOME -»s«4$38,852 «$34,038 $29,210 $24,154 $18,850 $13,279 $7,420 $1,287. a oe = SPENDABLE CASH AFTER TAX = $41,182 $44,444 «$47,738 = $51,054 $54,381 «$57,709 «$61,023 «$54,307 «$87,542. $70,708 
a HESPERUS SEE HES EGE ,



i A iim: ii. ain 3 . ° ms eae 

: : MARKET VALUE USING ace | | : a | ere pou Se 

| CAPITALIZED NOI $2,498,672 $2,577,441 $2,658,450 $2,742,372 $2,020,685 $2,917,669 $3,009,404 $3,103,976 $3,201,471 $3,301,978 

| | _ RESALE COST @ G% OF MARKET VALUE $149,920 $154,446 $159,519 $164,542 $149,721 $175,060 $180,564 $194,239 $192,088 $198,119 
eee - LOAN BALANCE "$1,873,889 $1,662,527 $1,647,631 $1,634,994 $1,618,380 $1,599,524 $1,578,123 $1,553,832 $1,526,262 $1,474,970 

| | PREPAYMENT PENALTY @ 22 «$33,478 $33,251 $32,993 $32,700 $32,368 $31,990 $31,562 $31,077 $30,525 $29,899 
BIA TAK NET WORTH =—-==s=*=*~*«*~*«SO LBS $7277} $14,507 $910,136 $1,008,218 $1,111,004 $1,219,155 $1,552,827 $1,452,595 $1,578,987 

| CAPITAL BAIN TAX —=ss=*=~«*~S*«R SBA $15 AOT $193,694 $229,462 $265,724 $302,497 $339,798 $377,043 $416,051 $455,041 
= AFTER TAX NET WORTH «=ss“‘“‘“‘é‘“é«SSTWBOL:*««HSBB, BLL © $422,813 $680,675 $742,492 «$808,597 $879,357 $955,185 $1,036,544 $1,123,948 
JARRE HHH HHH HH HHH | oo 

ATER, SALE END OF YEAR 3 eee Bee 
—-oOBTIRR, SALE AFTER YEAR 3 151 BER SS le 

-—OATIRR, SALE END OF YEAR 5 131 et ee 
a BTIRR, SALE AFTER YEAR 5 15% eee oe | | ae | 

a ATIRR, SALE END OF YEAR 7 ES | | eee 
ee BIRR, SALE AFTER YEAR 7? = AS | & oe ee 

| —-ATIRR, SALE END OF YEAR 1000 ML Dg oo 
BTR, SALE AFTER YEAR 1000 WSK eps : | | 7 

| — ‘Peeeeperpeapeseeneneeneeeeeeeeeeeee cee eeeu eee ;EPEEEES EE EEESBOEEEEEEEEEEEEEEHEE BE EEE EEE CBU EE ETEE EEE EEE DED EVE EE EEE EE FETE BE EEE EEE PE EEE = 

moe DEBT COVER RATIO. = 40500 409A BA 1.19 12300 AP EAD 
7 . Bo FAH HEHEHE EE BEEBE BEE BEB BEEBE BEE BEE ms



4 : aa INPUT RUN Se - | Plast 

| | | - PURCHASE AMOUNT = $480,000 oe. | a Ee | eS _ RECONSTRUCTION = $1,405,200 | ae 8 TOTAL COST $2,245,200 | | | | 
eee , rr 3 3.002 | a | 

ee Ea ae | TAX RATE OF INVESTOR 50 fh 
Ea LOAN TO COST RATIO Bt SE , Oe Sa nh | MORTGAGE PRINCIPAL $1,483,900 a oo | | a ene TERM IN: YEARS BB ce ES, eee - woke ee he YEARLY INTEREST RATE = 14.00% | | 
ee CAP RATE FOR NOT 10,002 o 

Loe gr a EQUITY me a ; | “, oe _ DISCOUNT RATE OO | : | 

Ee SOPs 8S AMOUNT OF NON- ee a ee ee ee eee os —  DEPRECTABLE ASSETS $448,000 § | 
We A oe GROWTH IN EXPENSES = 3,002 | : | | 

| ns GROTH REAL ESTATE | ee ae | ANE 200,00



| CASH FLOW ANALYSIS RUN 1 YEAR ==—-sYEAR=ss«*YEAR:«=s«VEAR’:«O*«WEAR’”:«Cw*«<i«é«éEAR:SCO*«‘«é«éYEAR:SC*«‘YEAR;:*C*«‘“‘EAR:SO#*«‘EAR;S~C 
ee Boge Oe ey RB pg bo 

ROSS POTENTIAL RENT $419,338 $431,918 $444,874 $458,220 $471,966 $484,125 $500,709 «$515,730 $531,202 $547,138 mee VACANCY RATE oe mm | bh Sh &t sh o0tC<“<*«*S 51 51 
= WACANCY LOSS $20,967 $21,596 «$22,244 «$22,911 «$23,598 $24,306 ~—«$25,035 «$25,787 «$26,560 «$27,357 

o ‘= EFFECTIVE RENT $398,369 $410,320 $422,630 $435,309 $440,368 «$461,819 $475,674 $489,944 $504,042 $519,781 

BERATING EXPENSES = $110,412 $113,724 $117,136 $120,650 $124,270 $127,998 $131,838 $135,793 $139,867 $144,083 
+ REALESTATE TAXES = $38,090 «$38,852 $39,627 «$40, A2L $41,230 $42,054 «$42,896 «$43,753 $44,629 «45,52 

NET INCOHE = $249,887 $257,744 $285,865 $274,237 $282,849 $291,747 $300,980 $310,398 $320,147 $330,198 

= DEPRECIATION = $99,844 «= $99,844 «$99,844 = $99,044 «$99,884 «$99,884 «$99,088 «$99,088 «999,848 «99,88 
INTEREST. . $185,229 $183,610 $181,813 $179,818 $177,604 $175,147 $172,419 $169,390 $166,029 «$162,298. 

= TAYABLE INCOME = - 1835,206) ($25,710) ($15,793) $5,426) $5,420 $14,778 $28,877 $41,163 $54,273 $88,055 

+ DEPRECIATION =“ «99,844 «899,884 $79,884 «$99,848 899,888 «$99,884 «$99,844 99.848 $99,844 $99,844 
= PRINCIPAL PAYMENTS —«SN4,71B $16,337 $18,134 $20,128 $22,342 $24,800 «$27,528 «$30,556 $33,917 $37,648 

— = CASH THROW-OFF $49,921 $57,797 «$05,918 $74,291 $82,922 «$91,820 $100,994 $110,451 $120,200 $130,251 

RESERVES $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 
NOE TAKES : 0H 02,710 $8,388 $14,339 «$20,581 «$27,137 $34, 028 

: : = CASH FROM OPERATIONS =» 394921 $47,797 «$55,918 $44,291 $70,212 $73,432 «$78,655 $79,870 $83,064 «84,278 

ee +TAX SAVINGS ON OTHER INCOME $17,603 $12,855 $7,898 «= «$2,713 40 0 a 0 0 
= SPENDABLE CASH AFTER TAX  —»-»-ss—=“(éSS74«S24~=—=«*$60,053 «$03,815 $67,003 «$70,212 «$73,432 «$7,855 «$79,870 «$83,004 «= $84,228 ti 

es - 200 C UCASE EHH gg HB EGE HHH -



7 OWARKET VALUE USING OOM Ae ees 2 Oe Ce 
oe CAPITALIZED NO] —--=—=«=<C*~*~*«S ADB $24S77, NL 424458450 424742,372 $2,878,085 $2,917,469 43,009 404 $3,103,974 $5,201 471 $3,301,978 

a | RESALE COST @ 62 OF MARKET VALUE $149,920 $154,668 $159,519 $164,542 $169,721 $175,060 $180,584 $196,239 $192,088 «$198,119 

LOAN BALANCE $1,669,182 $1,652,045 $1,834,712 $1,614,584 $1,592,241 $1,567,441 $1,539,913 $1,509,356 $1,475,437 $1,437,791 
REPAYMENT PENALTY @ 26 -=«$33,304 $33,057 $32,894 $32,292 $31,885 $31,349 $30,798 $30,187 $29,509 $28,756 

B/N TAR NET WORTH === «$M 184 $754,892 $BS1,724 $950,954 $1,034,878 $1,143,819 $1,258,127 $1,378,194 $1,508,435 $1,637,313 

Leap ataL BAIN TAK ===S*~S*~*~*~*~«SDS HOD $SB,AAS $193,754 $229,543 $265,828 $302,625 $339,951 $377,821 $416,255 $455,270 
GS RETER TAX NET WORTH =—-==~=*~*~*~«S SDD SBZ«$57B,ANT = $437,970 $701,411 $789,050 $841,194 $918,178 $1,000,373 $1,088,180 $1,182,043 

| woe PCAC UE Cd eee 2 
- 

TTR, SALE END OF YEAR 3S Bes — ES SESS, ae 

Bes ATIRR, SALE AFTER YEARS i ees | oe SE eS | 

ee ATIRR, SALE END OF YEAR 5 AT oe oe oe aa oo oe, ene | 

—OBTIRR, SALE AFTER YEAR 5 rl. CO | | oe | ae 

—ATIRR, SALE END OF YEAR 7 0 i BR eee eee ee 
BTIRR, SALE AFTER YEAR 7 OE oe | fe ee es 

"OBTIRR, SALE END OF YEAR 100 AT Ce | fe ve Mek as 

RTI, SALE AFTER YEAR 100 1m SE ee ee ene me | 

Sees sea AAA Gu H UHH COE HHH HEHEHE HEHEHE HEHEHE EEE EE gE | - 

EBT COVER RATIO. 5 1.29 130A BESO 1.65 

| . HCHO oO EE EE BEES EEE BEEBE BE EEE EE EE oe a



a ee INPUT RUN PONE RS : oe 

ESS ee ----BUREHASE AMOUNT —-»s=s«$8 40,000 We | 
Be ee RECONSTRUCTION §=»«$1,405,200 a | 

UR EN eS TOTAL COST) = $2,285,200 os 

TION 

a eee TAK RATE OF INVESTOR OL Os ee 

gato cost RATIO =H | | | 
| | | -—-MORTBABE PRINCIPAL $1,483,900 oe | 

_ — TERM IN YEARS 5 oe | 
- ine | YEARLY INTEREST RATE 13.502 OES | 

ge RATE FOR NOD OO 

| DISCOUNT RATE 20,008 wok ms 

: oe SP ANMUNT OF NON : oe Poe ee —DEPRECTABLE ASSETS $448,000 | - eee 
BE - BROWTH IN EXPENSES = 3.002 Le | | 
HTN REAL ESTATE | | ch 
ee eae TRESS 2.008 2 | om |



| CASH FLOW ANALYSIS RUN 1 YEAR ‘YEAR -«OoYEAR'”«Ss=<“‘<‘éYEAR”:=«O€#*#*#«*YEAR:«=*#«YEAR”:«=C*«*YEAR”=«*C*é“‘éYEAR:=«=*=#CVEAR OO OYEAR 
| | eee Be Ne es ee ee 8 9 WO 

ROSS POTENTIAL RENT = HAND, 33H $440,303 $462,318 $495,434 $509,706 $535,191 $561,950 $590,048 $819,550 $050,528 
vaca RATE SE RH Ot st OY me 

Le yapaney Loss ititi‘“‘é~*~*«G OWI? «$22,015 «=| $23,116 = $28,272 = $25,NBS $24,760 = $28,098 «= $29,502 $30,978 $32,528 
—s EFFECTIVE RENT $398,369 $418,780 $439,202 $461,162 $484,220 $50R ASL $533,853 $560,545 $588,575 $418,001 . 

| OPERATING EXPENSES = «s—“‘<ié*‘“‘“‘~*«SL SA: TZA $117 YLSH $120,850 $124,270 $127,998 $131,038 $135,793 $139,867 $144, 063 aoe 
- REAL ESTATE TAYES -«-«-—«s“‘“‘“‘«*« S@«IO:*«C«*«H8RBS] | $39,827 «$40,421 «4123042054 $42,874 $43,753 44,429 $45, 521 | 

7 = NET INCOME = |——-$249,887 $265,712 $282,437 $300,091 $318,721 $338,379 $359,120 $380,979 $404,078 $428,418 

| DEPRECIATION «= (“(iti(‘<«é‘<~*«R SiS“ RAA:*C*«dR AA 899,084 = 899,8NN 599,044 899,844 = 899,048 899,888 $99,044 $99,844 
INTEREST —4207,527 $225,975 $224,441 $222,700 $220,724 $218 ,ABL $215,936 $213,047 $209,767 $208,045 : 

| (= TRIABLE INCOME =—-——S=S~S*« S77 SOAY— ($40,108) (841,848) (822,454) ($1,048) $20,053 943,339 $68,108 $94,406 $122,528 

gy pepectarion «= s—i(“(tsé‘é~*«R GSS BAA:SC*«8T«RNN | 899,844 «| 999,084 «899,884 «99,044 «899,044 899,088 $99,044 $99,044 | 
PRINCIPAL PAVMENTS —$10cOtL $11,362 $12,896 «$14,637 $1,813 $18,056 $21,402 $24,291 $27,570 $31,202 

es pagH THROW-OFF = (“(SSSS«S2SBO.~=«$:28,37H $45,100 $42,753 $81 3B $101,042 $121,782 $143,662 $145,740 $191,080 

RESERVES «= (“(S*S~*~*~S «0 00-=«$10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 es 
INCOME TAXES $0 o 6 $0 $0 $10,027 $21,670 $34,058 «$47,233 $61,208 
CASH FROM OPERATIONS —-=$2,530«$1B,37A $35,100 $525753 $71,383 $81,015 $90,113 $99,408 $109,507 $117,818 

TAK SAVINGS ON OTHER INCOME «838,482 $30,054 $20,928 $11,227 92m4Cti“‘(<“‘zaz;wtwd+~tCt!!!ClU!! UH 
- ss SPENDABLE CASH AFTER TAK $41,182 $48,428 «$56,024 «$63,980 «$72,307 «—« $81,015 $90,113 $99,608 + $109,507 $119,816 

ea . . HOC 00H gE BEEBE Ego was .



o ~—WARKET VALUE USING ee Se oo PAE ns 8 nes oes ee 
| CAPITALIZED NOL $2,498,672 $2,657,115 $2,824,371 $3,000,906 $3,187,207 $3,383,791 $3,591,196 $3,809,992 $4,040,775 $4,284,177 ; 

ees RESALE COST & G1 OF MARKET VALUE $149,920 $189,477 $169,482 $180,054 $191,232 $203,027 $215,472 $228,800 $242,447 $257,051 

LUDA BALANCE =——=*~*S*«*MiY‘STZBBG $14HE2 S27 $1,049,431 $1,034,994 $1,618,380 $1,599,524 $1,578,125 $1,593,832 $1,526,262 $1,494,970 

| - PREPAYMENT PENALTY @ 2% $33,478 $33,251 $32,993 $32,700 $32,368 $31,990 $31,562 $31,077 $30,525 $29,899 

BA TAX NET WORTH =—--===S=S*S*~*«BAL;YS SBS $BONGNL $972,286 $1,153,158 $1,345,227 $1,549,248 $1,766,059 $1,974,484 $25241,542 $2,502,257 

CAPITAL GAIN TAX $173,584 $173,385 $224,850 $278,066 «$333,126 $390,128 “$449,175 $510,374 $573,841 $639,694 
AFTER TAX NET WORTH $517,801 $628,525 $747,434 $875,092 $1,012,101 $1,159,120 $1,316,864 $1,486,109 $1,667,701 $1,862,562 

' HACE EEE EEE EEE EEE EEE 

TTR, SALE END OF YEARS BR EN Ss oe a 
BTR, SALE AFTER YEAR 3 en a ee ee eee | | | 

mee ATIRR, SALE END OF YEARS (ati (tit TAS ee Ges is | 

| BTIRR, SALE AFTER YEAR 5 Oe ee hg oe ee oe : 

TERR, SOLE END OF YEAR 7 op Bos | Ree ee : | | 

- OBTIRR, SALE AFTER YEAR? =“ es es a 8 

ATR, SALE END OF YEAR 1000 OK ee 
S | OBTIRR, SALE AFTER YEAR 100 2 ee | Oe oes oo ec 

| | . | 7 EBS EER GHGS HEHE SHH HH
H . 

DEBT COVER RATIO ODA 1.34 143000OOASE BLS OB 
os AACE CHUB EHEC H EHH EBA 

|



: NB RU ees CE en 

a ee | OE oe PURCHASE AMOUNT «$440,000 | | a 

- | RECONSTRUCTION = $1,805, 200 aoe 
ee aS = TOTAL COST $2,245,200 ones | 

Oe ANELATION 4000 oe 

ee 

See Bee LOAN TO COST RATIO. = 75%. ee AP 
ADR TBABE PRINCIPAL $1,683,900 ee ye 

7 ae | : —TERHIN YEARS So eee 7 
a ee | —YRARLY INTEREST RATE = 11.0020 | ee 

a RATE FOR NOE OUR Bg 

ee See APTER TAX EQUITY | Ses eS 
| | SCOUT RATE 20002 | - 

=. Les  RKOUNT OF NBN vee ek Gre hee oes 
EBRECTABLE ASSETS = $488,000 ) 4 

i CES is a ere es BROWTH IN EXPENSES «3,004 | eee ee 
ee ee GROWTH IN REAL ESTATE | Ee oe 
oe ee Pg | |



“2 £2 62 6 6 6 6 OP = =» “an oe 

oS "CASH FLOW ANALYSIS RUIN 1 =0si(‘<ié‘é‘é«SAR:~=~*~*#CEAR CAR © OYEAR ©=SVEAR = YEAR = YEAR = YEAR YEAR “YER 

ee ee 48 ee 0 

+ BROS POTENTIAL RENT =“ “(CNG TSK $434, 109 $453,554 $471,696 $490,564 $510,186 $530,594 $551, B18 $573,890 $596,845 
VAAN RATE 8p Sh ee SE 7 a a OCOt*é«éS st OE 51 | 

Sis = WACANCY LOSS i” $20,967 $21,805 «$22,678 ~—«$23,585 «$24,528 «= $25,509 «$24,530 $27,591 «$28,095 $29,842 
EFFECTIVE RENT $398,369 $414,304 $430,876 $44B, 111 $466,035 $484,877 $504,064 $524,227 $545,196 $547,008 

OPERATING EXPENSES ‘ “$110,812 $113,724 $117,136 $120,650 124,270 $127,998 $131,838 $135,793 $139,067 $140,063 — 
REAL ESTATE TAYES = ===sSS«*B,090«—«3BYBSZ «939,629 $40,421 «$41,730 42,054 $42,096 $43,755 544429 AS,STE 

| = NET INCOME = —(itst*«<*‘~*«R PAS BRT««H2L ZR STTA LLL $287,040 $300,536 $314,625 $329,351 $344,080 $340,701 $377,420 

| = DEPRECIATION — «$99,844 «$99,844 «$99,044 «999,888 «= «$99,844 «= $99,044 «= $99,844 «$99,044 $99,044 $99,044 | 

INTEREST $195,229 $183,410 $181,813 $179,818 $177,608 $175,147 $172,419 $169,390 $144,027 $162,298 

| ——s TAMABLE INCOME = ————U835,208) (821,727) (87,546) $7,377 $23,087 $39,634 $57,068 $75,446 $94,827 $115,277 a 

| + DEPRECIATION = gs $99,044 «$99,844 «$99,008 $99,044 $99,044 $99,848 «= $99,844 «= $99,844 «= $99,844 $99,844 

PRINCIPAL PAYMENTS = =—=—S«SSUA TB $18,337 $18,134 $20,128 $22,342 $24,800 © $27,528 $30,556 $33,917 $37,648 

CASH THROW-OFF $49,921 «$61,781 «$74,165 $87,093 $100,589 $114,678 $129,384 $144, TSA $160,754 $177,473 

eserves = (ssssS*~*~*S:*«S AG OD-=« $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000» $10,000 

INCOME TAKES 0 $0 $3,688 «$11,544 «$19,817 $28,538 $37,723 $47,413 $57,639 
PASH FROM OPERATIONS «=== 871 «HSL, 7BL © $4N,165 $73,404 $79,086 04 B61 $90,850 $97,011 $103,340 $109,835 

TAK SAVINGS ON OTHER INCOME $17,803 = $10,863 $3,773 $0 o 6 © © © % | 
2 |S SPENDABLE CASH AFTER TAK -»=s=«STWSZA~«=« $82,644 $67,938 $73,408 «$79,045 $84,BG = $90,850 $97,011 $103,340 $109,835 

| . SOCeeAHOHANAUAURAAT OU SFQ20 2; 00E000 CUECEEETTEEE EE EEE EEE EEEEEEEEEOHOP CEH HE PEEE EE HT PELE PEE EEE DoE EEE EEE EEE ED “



CAPITALIZED NO] ti(“‘“‘“‘<‘*‘*‘«NR SW AG@SATZ:«O«S2«YOLTYZTB $2,741 $2,870,396 $3,005,361 $3,148,248 $3,273,307 $3,446,804 $3,407,008 $5,774,199 | 

oe RESALE COST & 6% OF MARKET VALUE © $149,920 $157,037 $104,467 $172,224 $180,322 $188,775 $197,599 $206,808 $216,420 $226,452 

7 LL LDAN BALANCE =—-=S=*S*S*«SiYziS GABF, H52,B4H 1,434,712 $1,614,584 $1,592,261 $1,567,441 $1,599,915 $1,509,306 $1,479,859 $1,437,791 

PREPAYMENT PENALTY @ 24 $33,304 $33,057 $32,894 $32,292 $51,845 $51,589 $30,798 $30,187 $29,509 $28,756 

= B/A TAX NET WORTH | goto 18) «$774,339 $909,299 $1,051,297 $1,200,953 $1,358,484 $1,524,997 $1,700,452 $1,885,038 $2,081,201 

| — gRPITAL GAIN TAK $123,402 $165,935 $209,257 $253,012 $299,043 $345,590 $395,325 $442,275 $492,495 $544,087 

ee “AFTER TAX NET WORTH «©—-=*=*~*«SDSBS—«$HOBAOA $99,982 $797,485 $901,910 $1,013,085 $1,131,675 $1,258,179 $1,995,183 $1,537,153 

| a peeeeceneccceedee1uee ee dEn dE LEES ELE EEEEEEE EOE EEE EEE EEE PEE EEE EEE EEE EEE | 

5) ee Me BD DP YER 3 aes MS 

—BTIRR, SALE AFTER YEARS 25 Coo ee es | | | 

es ATIRR, SALE END OF YEARS = 0h ye ie ods I | - - 

| BTIRR, SALE AFTER YEARS Bt cee | Eee | Soe 2 

ATIRR, SALE END OF YEAR 7 | 7 nS ees | ed ee ee a 

BTIAR, SALE AFTER YEAR 7 = RA pd eh | are an | | 

TTR, SALE END OF YEAR 1000 0K Seu es | GR SS ee A 

—OBTIRR, SALE AFTER YEAR 100 UL ge oss | ge oe & 

ae Soke PUREE EEUU AEE Eee EEE eee EEE eB ee BoE} EEE BREE | 

a pep cover RATION KT A SOS RTD BO BF 

Oe ERAT UERG HEE HHO EE EEE EEE ABE EEE EEE ZG gE CEE EE BR HBB cE Bc EEE EE EEE oo |



7 Oe 8s: Pee eae SOG) 

| Ce INPUT BUNS : | 

- oye ey ; rorya aMTIY ALOD AAT - : | care | | PURCHASE AMOUNT $465,000 | 
a ‘ ra] t . , + =e os ; : | 7 | RECONSTRUCTION $1,405,200 
we a ew TATAD poe, | ft. SQA fas oo a 

| as TOTAL Cos7 ge yern aud 

ae a | INFLATION |  B.204 — | , | | 

, oe Lod oe ae Pomr tessa, | Qe | o . 7 | | TAL RATE OF INVESTOR gy | | 

es | AN TH OTAOT RATIN | ey | | | LE | LOAN TO COST RATIO fob | | ce 
_— mo = Be - , HWOOTRPARE COMPO A: e479 pee , | | | | MORTSASE PRINCIPAL 41,717,450 Ss : 

a ) es a oo TERMCIR: YEARS — Ceo gs | oe 
= what me : . ‘ WY IMTEPS es str. ikocaw “ . | 5 ee eee ,  YEBREY INTEREST RATE Hoan ; | oe | 

: . : : “ : oo - a . mR oe ere wnt th ase . oo . : , 7 o , . 

‘ aoe EES CRP RATE FER NGT 0. LSE | : | | | 
MM see a oe | 
= Pie eS oa eee . - oo - es 

ae KET A TTY RS TR TAK BRUIT | ae | 
- | TernyeT CATO Mey fy¥ | 

. | : ae | |  DISECURT RATE av Ua | | 

2 oo oe a AMMIMT oe Atal . we “ Eee | | $ ANQUNT Gr NON- | | | : 
ae oh | | ORPSREMTARIC panorTs 9 424an one | a | oe | | . oe aE! RELIABLE ASScTS FSB 006 yo . 

- . . . SNuty Ta Cynteeen | : 7 orp 8 oo . | | | oe _ GROWTH IN EXPENSES oe aes ee | | ee 
q ce . .  RALAPTLD Tab DAD mevtats | a et . 

me des SRORTH IN REAL ESTATE / - 
. : . : 8 : / Th wen we AA : : . : 

pom : . . iftA aw ant / / odes wile . : ‘ : : : :



a a” a ee a ee ee ee i ee oe 

woes CASH FLOW ANALYSIS RUN 1 =©60Ssi‘<‘é<r”~éOVéAR «OO OVER © OYEAR © OYEAR«©=sOYEAR «=VEAR YEAR YEAR YEAR YEAR 
s es eee ee ae fo 2 re re, a Fo 

ROSS FOTENTIAL RENT $419,336 $441,351 $464,522 $488,909 «$514,577 $541,593 $570,028 $599,953 $631,450 $664,601 

ee VACANCY RATE. 3 5h Sho Se Si ahoti(<CK OK 

ae - - VACANCY LOSS (ti (itsti(‘“<«‘“‘“;~*«S O«*CNT:~«CO*:«H22WOB $23,226 «= $24,445 $25,729 «827,080 $28,501 $29,998 $31,573 $33,230 

oes = EFFECTIVE RENT =“ <“sssi(ié‘“‘«~*és SSS $4N9 DBA $441,295 $4 MEA SAG BMB HSA, SIS $541,525 $569,955 $999,878 HET TL 

—  DEERATING EXPENSES = HENO,A12 $113,724 $117,138 $120,850 $124,270 $127,998 «$131,838 $135,793 $139,067 $148,083 : 
= REAL ESTATE TAYES =“ “(si‘<—s~*é‘~*é«s @iYZ BBS 39,429 «= $40,421 941,280 $42,054 = $42,896 $43,753 844,027 SAS STL | 

| = NET INCOME | «$249,867 $286,707 $284,531 «$303,392 $323,347 $344,4b1 $368,792 $390,409 $415,382 $441,787 

mo + DEPRECIATION, | $102,344 $102,344 $102,344 $102,344 $102,344 $102,344 $102,344 $102,344 $102,344 $102,344 
| = INTEREST | | —SEULBBT «$250,504 «$228,980 $227,104 FERS, L4G 9222,860 © $220,264 «$217,317 $213,972 210,175 

. se TAKABLE INCOKE a “1964, 360) HOR LAL) (4,753) (926,110) CLAN) $19,256 AALBS 970,748 499,008 $129,268 

+ DEPRECIATION 02388 102,54 $102,344 $102,344 $102,344 $102,344 $102,344 $102,344 $102,348 102,348 
ee = PRINCIPAL PAYNENTS LODE HLSPO | SUSLSS 44,931 $16,946 $19,234 $21,830 824,778 $28,125 $51,919 moe 

 CRSH THRON-OFF ET TTS —B24O13. $42,427 $1,298 FB1,285 $102,566 $124,037 $148,314 $173,288 $199,095 

i geceryes = 800 $10,000 «$10,000 420,900 10,000 10,000 $10,000 $10,000 10,000 #10, 008 
LR INEOME ARES a #0 $0 9,820 $22,092 «835,378 $49,523 ba 
as CASH FROM OPERATIONS = R27) La O13 3Ej437—F5L298 «| F7L2SS $82,739 992,808 = 102,941 = $113,755 $125,059 mo 

a7 TAL SAUINGS ON OTHER INCOME #42180 «$33,071 «$23,378 «= #13058 2,072, Ho | 
| -s SPENDABLE CASH AFTER TAL = sB39,953 HAT OB4 = H55,813 $04,356 $73,026 «—$B2,727 $92,606 102,941 $113,755 125,008 
a | | HEOCOIIO HEE AGU UGE GHEE GSO BUH HG EGE BACHE GEE aaa aA aH G EEE EEE EE ECE |



= €2 Sm 62 £3 & Ge ER em &mw mm eee UmSEelUDlUmEDCUED 

ae WARRET UALUE USING | oe ee eae | | | 

- — RARTTALIZED NOD : $2,498,672 $2,657,074 $2,045,310 $3,023,924 $3,233,489 45,444,607 $5,067,718 $5,708,080 “HAj153,824 $4,417,874 

| | (= RESALE COST @ 6% OF MARKET VALUE © £149,920 © $100,024 $170,719 182,035 $194,007 $206,678 $220,075 $234,245 $249,229 $265,072 Lee 

| = LOAN BALANCE es $1,707,439 $1,695,049 $1,482,594 $1,667,763 $1,850,817 $1,631,585 $1,009,705 $1,584,975 $1,556,853 $1,524,904 

ey -» PREPAYMENT PENALTY @ 2% 34149 933,917 $33,654 $33,395 933,016 82, B22 $32,195 $31,700 $31,137 $30,499 | 

28 oe BYR TAX NET WORTH $607,164 $777,284 $958,744 $1,150,770 $1,355,646 $1,573,716 $1,805,873 $2,055,168 $2,316,005 $2,597,369 

sera GAIN TAR REA 949 HO7,124 $221,154 $277,142 $335,197 $395,433 $457,971 $522,959 $590,471 $460,709 

ae oS ATER TAX NET WORTH = $492,215 $610,160 $737,090 $873,628 $1,020,447 $1,178,283 $1,347,922 $1,530,227 $1,726,133 $1,956,660 

oo, ere Casa a bak eU A ESSEE HACE PEELE EEE E
STES 

| ATIRR, SALE END OF YEARS NBR cae " Set os | 

TTR, SALE AFTER YEAR 3 es) re : eee Be Ee ee | - oe 

TTR, SALE END OF YEAR 3 BON - VE ea Oe : | | a 

2 ES BTIRR, SALE AFTER YEAR 5 : ee ee ee oe | ee : 

| oo —OATIRR, SALE END OF YEAR 7 sa oe ee ee : 

BT IRR, SALE AFTER YEAR ? | 2 et | ees ees eo | 

aaa, GALE EMD OF YEAR AO PGE es ag | 

| | ORTIRR, SALE AFTER YEAR 10000 DR Ee ee a : OE 

es ee SHEER ORE Ha Oe OE EEE ee EOE SoHE EEE BE Bee oP Ea oS FE BEES | 

ERT COVER RATIQ 1030 iaaAMQ—(<ité‘aw;‘“S||CUCS 14200 52 AR LTD BE 

= - Venevenyayerny ene tay OEUE2 E0801 EEE EEE E462 BEEBE OE BEEP EE HEE EXEC EE BEBE EEE EEG 1 0 0 51 BD EEE



ee nee Eo EEEEEOIeeVUeeeeeeee 
i 

f INPUT RUN OO Baas - 

EI es 3 PURCHASE ANDUNT === $485,000 vgs oe | 
mM RECONSTRUCTION = $1,005,200 oe 
af o Be : Ss TDTAL COST «= $2,290,200 Be 

a ee INPLATION, DE Sole | 

a oe TAR RATE OF INVESTOR = 50 

ae Ve LOAN TO COST RATIO. = 78 ie | 
Boe MORTGAGE PRINCIPAL $1,717,650 ne 

oo | TERM IN YEARS eee _ oe oe 
1 eS Oo YEARLY INTEREST RATE 14.008 Se SE Bat 

Be EP RATE PORNO oon ee 

CO APTER TA EDUETY aoe a 
ee ee DISCOUNT RATE = 2 | | a 

mS NOUN OR DN BE 
a oe -DEPRECTABLE ASSETS $448,000 os ue we 

2 BROTH IN EXPENSES == 00h NS a 
a a es  BROWTHIN-REAL ESTATE OS 
Pe a Se ag —TARES ee ee , eS |



pasa FLOW ANALYSIS RUN = s(“‘<ié‘é‘«SAR:*O#*CERR YER || EAR ERR YEAR yeOR =-«s«sYEAR”:«Ssi“‘«éEARS:OS*SCSYEAR 

cn a 5 eB 

ROBE POTENTIAL RENT $419,335 $437,158 $455,737 $475,108 $495,298 $516,348 $538,293 $561,170 $585,020 $409,883 

RANEY RATE i 5. OSM Sho EH 1 3 SL 

= = VACANCY LOSS $20,967 $21 858 «$22,787 «$23,755 «$24,765 —«$75,817 $24,915 $28,057 $29,251 $30,474 

ae = EFFECTIVE RENT : $398,369 $415,300 $432,950 $451,351 $470,533 $490,531 $511,378 $533,112 $555,767 $579,389 

 PERATING EXPENSES = SSNO,ANZ. $113,728 $117,136 $120,650 $124,270 $127,998 $131,838 $135,773 $139,867 $144,063 ee 

REAL ESTATE TAXES = “(838,090 «$38,B52 $39,427 $40,421 41,290 $42,054 $42,096 $45,753 $44,424 45,521 

NET INCOME = 8249867 7 $262,724 $276,185 $290,279 $305,033 $320,478 $395,645 555,565 $371,274 $389,005 

- -Lpgprecarign —SS*S*~*S«S SHA 802, SHA $0,344 $102,344 $102,348 $102,544 $102,344 $102,348 $102,344 $102,348 
- INTEREST pe ee $108,942 $187,290 $185,457 $183,422 $181,164 $178,057 $175,874 $172,785 $169,357 $165,551 | 

| TAXABLE INCOME ($41,419) ($2,911) ($11,618) $4,512 $21,525 $39,477 $58,426 $78,438 $99,572 $121,910 | 

DEPRECIATION = $102,344 $102,344 $102,344 $102,344 102,344 $102,344 $102,344 $102,344 $102,344 $102,348 

PRINCIPAL PAYMENTS $15,013 $14,664 $18,497 $20,532 922,790 $25,297 428,080 «$31,167 $54,597 $38,403 

ASH THROW-OFF SAB, 913 $58,770 $72,231 405,325 $101,079 $116,524 $152,891 $149,611 $17,320 $185,851 

RESERVES $40,000 «$10,000 $10,000 $10,000 «$10,000 $10,000 $10,000 $10,000 $10,000 $10,000 

ADORE TAMES 40 6s GS~S*«H2 25H «$10,763 «$19,738 «$29,213 = $39,218 $49,786 $80,955 

DASH FROM OPERATIONS «= 35,913 $48,770 $02,231 74,069 $80,317 $84,786 $93,478 $100,393 $107,553 $114,896 | 

s + TAK SAVINGS ON OTHER INCOME = $20,709 $13,455 $5,a08——( (ist: (itt:CSH 0 80 a 

| |= SPENDABLE CASH AFTER TAK —-===«$54jO22 «$62,225 «$68,039 «$74,069 $80,317 $84,784 «$93,478 $100,393 $107,553 $114,896 : 

ee oe PeeAgeSeEAUEEEEES SHEE EERE DE EEO EEE EEE DOE EE EE



| —WARKET VALUE USING ee - oe noe oe or | 8 

“CAPITALIZED NOI , $2,498,672 $2,627,237 $2,761,852 $2,902,789 $3,050,334 $3,204,784 $3,366,449 $3,535,654 $3,712,738 $3,898,004 

2 | - RESALE COST & 6% OF MARKET VALUE © $149,920 $157,434 $165,711 $174,167 $183,020 $192,287 $201,987 $212,139 $222,764 $233,883 | 

es = LOAN BALANCE $1,702,637 $1,685,973 $1,667,476 $1,646,944 $1,624,154 $1,598,857 $1,570,777 $1,539,008 $1,505,011 $1,466,608 

i = PREPAYMENT PENALTY @ 22 $34,053 $33,719 $33,350 $32,939 $32,483 $31,977 31,416 930,792 $30,100 AFD 

ee RATAX NET WORTH $612,062 $749,910 $895,315 $1,048,739 $1,210,677 $1,381,663 $1,562,269 $1,753,115 $1,954,863 $2,168,251 

BES = CAPITAL BAIN TAR SATA G9 $159,074 $205,525 $252,572 «$300,871 «$350,477 «FOL ASL «$453,856 $507,755 $563,217 

ATER TAX NET WORTH «$497,093 $590,236 $689,790 $796,167 909,805 1,031,185 $1,160,818 $1,297,259 $1,447,108 $1,605,018 
Se HH CCHHHECEEE ECU oC. EE Begg 

ATIRR, SALE END OF YEARS AMR PS : oS ees | te eae 

oe BTIRR, SALE AFTER YEAR 300 DBR ae Te eos oe oe | 

ree SALE END OF YEARS t~S*«SO SS ; Sass Oe ee ee 

- OBTIRR, SALE AFTER YEAR 3 | Ea 7 As | | | | | | | | , : 

& —ATIRR, SALE END OF YEAR 7 ee a ee ne eee ee 
—BTIRR, SALE AFTER YEAR 7 0 24y fe sae | we | | ee op 

THR, SPLE END OF YEAR 1G 20K Pe RON a Oe 
RTI, SALE AFTER YEAR 1G 23% | fg | : nee oe 

a oe - o aerenrnnnnernnnirr tricorn orrun itr eat | 

DEBT COVER RATIO ABE 1,29 13500002 OPS 17300 £82 ME 
ae | a | CACHE EOE EHNA GUE SHEE HHH Ua EE a EGE aa Egg EEA: EBA EE . 

ees | Ss A Oo oe | | | | | | - | | | ;



d Lo Bs Oe INPUT RUN DO es ee a oO eee ees 

Mm pape AMOUNT == thangga eS ees 
BRB = RERONSTRUCTION = $1,528.980 nS 

oe MIB RATE OF TRVESTOR 9 BOE Oe 

i UO Be es UOT COST RAT” TE 

we CRP RATE FI OT Ok ee ee 

oe oe 8 - eg ES ® - Bs  BISCCUNT RATE 20 00% 9 ee : — wey : ee | Q | 

a (OR eg pone nye oe ge ee 
He eee oe DEPREDIABLE ASSETS =< 4448,000. es sy 

Wr ee BROWTM AN REAL ESTATE. 0 3 et 
8 — eas eee - ee oe ave TAXES ae 2 oG% CEES PS as A oy ne ae cee oe 2



== pH FLOW ANALYSIS RUN 1 ===*=~*«SEAR’SC*«SYEAR’SCO*«“‘«é EAR:*O#*SOCYEAR YEAR © YEAR YEAR YEAR YEAR ==sYEAR 

ggg ROTENTIAL RENT ===, SSA_— «$437,198 $455,737 $475,100 $495,298 #516,348 538,293 $501,170 $585,020 $409,883 
AUN RATE St 
pracy bass «$2047 «$21,858 «4224787 «$25,785 $24, THE 925,817 $24,715 $28,059 $29,251 $30,494 

EFFECTIVE RENT = «$398,387 $415,300 492,950 $451,351 $470,533 490,531 $511,378 $553,112 $555,769 $579,509 

OPERATING EXPENSES === SLMO,A12 $113,724 $117,138 $120,850 $124,270 $127,998 $131,838 $135,793 $199,567 $148,063 Le 
REAL ESTATE TAKES = 838,090 $38,852 39,627 $40,421 41,230 $42,058 $42,896 $43,753 44h? SAS StL 
RET INCOME = 209,47 $262,724 $278,185 $290,779 $305,035 $520,478 $335,245 $353,565 $371,278 $389,805 

Se peppectaTiON «= s“(is=s*s*~*« SS TNS«HSTHG«H9S,TH4««$95,TBL | 495,TBL | 195,TBh 95,3 895,38 $95,388. $95,388 
se aTERST = $219,200 $217,897 718,418 $214,739 4212,834 $210,671 $208,217 $205,431 $202,267 $198,680 

a TANBLE INCOME = KBR 719) (450,559) (435,888) (519,846) (83,186) 14,422 35,043 $52,749 75,020 995,780 

 g agpRecatin «= «s—“(iss=*s*~*~«SR TS «99S BH 95, TEH $95, 3k] «H95,T84 | 495,3Bh 95,395, T8495, 38 995388 
PRINCIPAL PAYMENTS = 49885 $10,956 $12,435 14114 15,019 FB, 182 $20,858 $33,422 $24,584 830,172 

BASH THROW-DFF MN OLEH33,B7L $47,532 HEL ADS H7Hy1EG $91,625 $107,792 $124,712 142,421 $169,952 

RESERVE, ft 000-—-«$10,000 «$10,000 510,000 «$10,000 £10,000 $10, 000 $10,000 $10,000 $10,000 

NRE TAKES OAT REL 1B S2L $26,375 $58,RO 47 BIO 
CASH FROM OPERATIONS = SALON $23,871 $37,332 $51,426 966,180 974,414 $BL,270 $BB,38B 495,811 $103,082 

TRL SAVINGS ON OTHER INCOME = $32,359 $25,279 $17,809 $9,923 8P HH 
Ss BPENDABLE CASH AFTER TAY —==s«$43,373. «$49,150 55,141 $61,349 $67,773 S741 $B1,270 $08,358 495,611 $103,082 

oe ROE cE Bee EEE BEBE EEE EEE EEE ee



— CAPETALTZED HOD $2,498,872 $2,627,237 $2,761,852 $2,902,787 $3,050,334 $5,204,784 $3,566,449 $3,535,654 $3,712,738 $3,898,054 

RESALE COST & 0% OF MARKET VALUE $149,920 $157,634 $165,711 $174,167 $183,020 $192,287 $201,987 $212,139 $222,764 $233,883 
— LORN BALANCE = $4,814,052 $1,603,096 $1,590,661 $1,576,547 $1,560,528 $1,542,346 $1,521,709 $1,498,287 $1,471,702 $1,441,529 

—  BRERAYNENT PENALTY @ 2200 832,281 832,062 $31,813 FEL,SL $31,211 $30,847 $30,454 $29,966 $29,434 $28,831 | 

Se RATAX NET WORTH $702,419 $834,445 $973,067 $1,120,544 ($1,275,576 $1,439,504 $1,612,319 $1,795,262 $1,988,837 $2,193,B1h 

— EBPITAL GAIN TAL =—-====—SS«$138, 983 $182,274 $226,709 $272,339 $319,218 $367,405 $414,957 $467,939 $520,414 $574,451 
AFTER TAX NET WORTH == $563,435 $652,171 $746,958 $848,206 = $756,558 $1,071,899 $1,195,361 $1,327,324 $1,468,423 $1,619,360 © 
SSA SJE SSE - 

Os — BTIRR, SALE AFTER YEAR 5 BB EE eS os SC Oe 

me = | a - STIR, BALE EMD. OF YEAR? O o soe es Ae Bo eee . aS aS vee Lee ae | : 

oe oe BERRY SALE ARTER YEAR 2000 Pa 2M ea eg 

3 — a Pern error neni curiae tte cet Be 

ERT COVER RATIO NS BENT ‘$3300 4400 44700 ASR 2 TO 
Ee 0 RE HIB RIA SHUHEEUHEE EEE c Eg gE S es



o ae & oe : ue < & 3 PURCHASE AMOUNT - $480,000 | ae - . - - : L ne ae — 

Mm RECONSTRUCTION = $1,524,940 ee ee 
ss  }3 TOTAL COST 825880 , 

ee os 

a oo STO COST RATIO. DONE en OS ee ees 
MB WORTBABE PRINCIPAL $1,825,705 Se 

EARLY INTEREST RATE. M002 

BISCUIT. RATE 

SB DEPRECIABLE ASSETS $448,000 

wm GROWTH IN EXPENSES = 0000 
q eo GROWTH IN REAL ESTATE. © 

re oS oe



ee PASH FLOW ANALYSIS RUN 1 YEAR «YEAR'S (as ‘YEAR «YEAR «=s«SVEAR YEAR yeaR = YEAR «sVEAR 

ee ee ee ep ey ee ee - 

ROSS. FOTENTIAL RENT $419,336 $432,964 $447,036 SABLSGA $474,565 $492,054 508,045 $524,557 $541,609 $559,207 

YARN RATE | 51 5 ep ys |0|0URti(‘i‘C 

YANCY LOSS 05,967 $21,84B «422,352 $23,078 $25,828 $24,603 $25,402 $26,220 $27,080 $27,980 

ee = EFFECTIVE RENT = (“(tsst*«*«<«é BOSAL TT 42H BA FASB,ABS $452,737 $407,451 $482,043 $498,329 $514,525 $551,247 | 

OPERATING EXPENSES $110,412 $113,724 $117,136 $120,650 $124,270 $127,998 $151,838 $135,795 $139,867 144,063 

eee “REAL ESTATE TAXES =—--s(“(ss=s=*«*« BOD $3BjBZ 939,27 HD ATL HHL 70 $42,054 $42,096 «$43,753 944,627 $45 SZE 

RET INCONE © $249,867 $258,740 $2879 $277,415 $287,257 $297,589 $307,910 $318,783 $330,030 $341,063 

| - DEPRECIATION = HS TRH 995,388 675,385 $95,386 «$95,386 «$75,386 «$95,386 $95,386 995,388 $95,384 

INTEREST ges “$1781b08 $177,086 $175,314 $173,390 171,255 $168,885 $166,255 $163,595 $160,048 $156,497. : 

= TAXABLE INCOME | 824126) 113,892) 82,780) $8839 $20,597 $33,128 $46,269 $60,062 «$78,550 $89,781 

| DEPRECIATION, $95,386 «$95,386 «$95,386 «= $95,38h = $95,386 «$95,386 $95,386 «$95,386 «$95,386 = $95,384 

PRINCIPAL PAYMENTS «= SSSASLDZ.— $15,753. $17,4B5 $29,409 21,544 $25,914 $26,564 $29,464 $32,705 $36,303 

CASH THROW-OFF gs y0b8 $65,941 $75,120 $84,815 $74,43B $104,800 FNS TIT $125,964 $137,230 $148,864 

RESERVES ae $10,000 $10,000 «10,000 $10,000 $10,000 $10,000 $10,000 © $10,000» $10,000 $19,000 a 

ES cqwone THES i 84S 104278 $16,564 $23,135 «$30,031 «$37,275 $44,890 

ss CASH FROM OPERATIONS — A708 «$55,941 565,120 $70,298 $74,140 478,088 $81,976 $85,953 989,955 $75,973 

TAK SAVINGS ON OTHER INCOME $12,063 «4,886 «= H1,390=.s*H mo 00 $0 6 © | 

, gs SEENDABLE CASH AFTER TAX 57,131 $62,787 $65,510 $70,298 «$74,140 $78,036 $81,976 $85,953 FBP, FS $93,973 

oy oe OCCU RELI EEHH Han EH EL OELE FAH EEH HEE EEE EL EEE BEEBE EEEEEEEE EEE BEE BEEBE EEE BEE EEE SEEPS ae



Gm om 6a me GH am em tm 66S hU6EelU OC a an a” oo” lh ht” LD 

fs MARKET VALUE USING ae ee Os Gee DS Ss ao 

| CAPITALIZED NOD $2,498,872 $2,587,400 $2,479,190 $2,774,146 $2,872,375 $2,973,988 $3,079,099 $5,187,827 43,300,296 $3,416,431 

eee "RESALE COST @ 6% OF MARKET VALUE © $149,920 $155,244 $180,751 $166,449 $172,342 $178,439 $184,746 $191,270 $198,018 = $204,998 

LOAN BALANCE «= sitst*=~«*<‘<~*«S ‘YHA $1VHVT, TOL $1,576,275 $1,556,867 $1,535,525 $1,511,409 $1,484,865 $1,455,401 $1,422,696 $1,386,393 

Cees (PREPAYMENT PENALTY @ 2% $32,190 $31,875 $31,526 $31,137 $30,706 $30,228 $29,697 «$29,108 «= $28,454 $27,728 

eee = BY TAX NET WORTH Le $707,048 $806,520 $910,638 $1,019,698 $1,154,003 $1,253,911 $1,379,791 $1,512,049 $1,651,128 $1,797,512 

ee = CAPITAL BAIN TAX = (iti‘ésé~C*«RSO;« $174,822. $211,226 $288,232 $205,863 $324,139 $363,083 $402,719 $443,071 $484, 164 | 

— APTER TAX NET WORTH = 5B, 047 $631,898 $699,412 $771,401 $848,140 $929,772 $1,016,708 $1,109,330 $1,208,057 $1,313,348 

oe | SHER HEH BEE EE EAH E HUH E eed J ECE EES Bg GHB | 

a ee ATIRR, SALE END OF YEAR 3 204 Oe © oP | = 

TTR, SALE AFTER YEAR 3 : os | es | es ee | 

“ATIRR, SALE END OF YEAR 5 0 ey oe | CSE eR - a 

| BTIRR, SALE AFTER YEAR 5 | 25%. : DNs eS ee | oo | | ees 

| (TTR, SALE END OF YEAR 7 MR i 
Po BT IRR, SALE AFTER YEAR 7 — oo 24 NE Sg NE | eae ore Se - 

TTR, SALE END OF YEAR 100 in ee ee ee ee eee 

BTR, SALE AFTER YEAR 10 DTP EB SO eh ns Oe a ee 

ao ee | Sr errr er reerrrrrrrrrrrrrrrrrrrrrrrtrr rrr 
oe - 

Bo DEBT COVER RATIO. es OR. es Os! 1.39 1.44 149 . 154 «61.604, 85 1.71 1.720000 

| ws | Ope ee EEE DEES 00000001002 EF EF BEEBE EERE EEE BEEBE BB 
EE - .



; He | INPUT RUN ees | | 

as SE ANDUNT = $880,000 ee ee 
Cae os RECONSTRUCTION «= $4,885,460 | | 

| — ae = TOTAL COST ©=—-——s« $2,325, 440 a , | : 

3 : 
RELATION 550 oy ig FED Vests oe 

OE ee oe TAX RATE OF INVESTOR = S02, a eos 

q oe | Oe —  AQAN TO COST RATIO TBH Cee. 
—MORTGABE PRINCIPAL $1,744,095 . eB oe es 

= TERMINYEARS es | er 
a YRARLY INTEREST RATE 13.50% ee oe ee ee 

ee ae RATE FOR OD ee | | ee 

q — TER TAY EQUITY ee | BENS fey Ec | | | 

| | oe DISCOUNT RATE LE Sk On ie | 

| nee -DEPRECIABLE ASSETS = $448,000 POE - 

Sere Be PS GROWTH IN EXPENSES = 00h SESS a sia 
a Se GROWTH IN REAL ESTATE, coe | 

- TAKES ee no | aS



ag Law ANALYSIS RUN =s(ité=“‘«~*‘;é‘éAR:C*«ARSCS:SEAR YEAR YEAR YEAR YEAR YEAR = YEAR YEAR 

Me “BROS POTENTIAL RENT = ANG, 33H $442,399 $446,731 $492,402 $519,484 $548,055 $578,198 $409,999 $643,549 $678,945 

ya RIN RATE ee eee) 000k 51 

Lae - VACANCY LOSS aoe $20,967 $22,120 «$23,337 «$244,620 «$25,978 $27,403 «$28,910 $30,500 932,177 $33,907 

s BRFECTIVE RENT $398,369 $420,280 $443,395 $467,782 $493,510 $520,455 $549,289 $579,499 $11,372 $044,997 

a GPERATING EXPENSES = SULO,412. $113,720 $117,136 $120,650 $124,270 $127,998 $131,838 $135,793 $139,867 $144,083 | 

REAL ESTATE TAKES 38090 «$38,852 «$39,629 $40,421 «$41,230 542,054 $42,896 43,753 $48,627 45,521 

NET INCOME 4249867 $267,703 $286,430 306,710 $328,010 $350,400 $374,555 $399,953 $426,877 S455 AIE 

Ll aeppeeration «—=S*S*~*~*S*S:C*RNOHSO—=«$04, 303 $104,303 $104,303 $104,303 $104,303 $104,303 $104,303 $104,303 $104,503 

oe “INTEREST =——(“(it*=<“<*‘“‘“*« ESAS: 74ST $7S2,464 — $250,KbL — $228,R14 $276 TPL $203,655 $220,662 $717,266 21S 

ae = TAMABLE INCOME = (#89,889) ($70,653) (450,138) ($28,254) (4,908) $20,005 «$48,597 $74,987 $105,307 $137,899 

—g eFRECTATION = «SOK 303 $104,303 $104,303. $104,303 $104,303 $104,303 $104,303 $104,303 $104,303 $104,303 vos 

PRINCIPAL PAYMENTS $10,369 $11,768 «$13,357 $15,160 $17,207 $19,530 $22,167 $25,159 $28,554 $32,411 
ash THROW-OFF = ss:*«*~*«*~*«S «82 BBZ HBO $40,889 $02,187 104,779 $128,754 $154,132 $181,055 $209,592 

RESERVES = 10,000 $10,000 $10,000 «$10,000 $10,000 «$10,000 $10,000 10,000 $10,000 $10,000 

INCOME TAKES 4 $0 «0 $10,003 $23,299. $37,494 $52,054 $88,850 

ag FROM OPERATIONS —«-=«=i=«‘“~*«wSS«SSAY:~*C*CL RBZ 930,BOR 950,007 $72,187 BN,776 $95,435 $104,038 $118,402 $150,742 

TA SAVINGS ON OTHER INCOME == S4A,944 $35,327 175,069 SI? 28H HH $0 | 

= ss SPENDABLE CASH AFTER TAY $38,990 $47,208 «$55,877 «$65,018 «$74,642 «$84,778 «$95,435 $106,638 $118,402 $150,782 | 

a . HOARE EEE EEE EAE BEEBE EE EEE EEE BGP BEE EEE PSE EES oe .



RET VALUE USING eg UAEE eS Nee ae oss 

oe CAPITALIZED NOD $2,498,672 $2,877,033 $2,866,300 $3,067,100 $3,280,101 $5,504,004 $3,745,593 $3,999,531 $4,268,767 $4,554,136 

pees COST @ 6 OF MARKET VALUE $149,920 $140,622 $171,978 $184,026 $196,806 $210,360 $224,733 $239,972 $256,126 $273,248 

DAN BALANCE = ——=—S~*~*~SCSiG TB372H- $1,721,958 $1,708,001 $1,693,440 $1,076,253 $1,656,703 $1,634,537 $1,609,378 $1,580,822 $1,548,412 

© PREPAYMENT PENALTY @ 22 $34,675 334439834172 $33,867 $35,525 $53,154 $32,691 $32,188 $31,818 = $30,908 

os = B/4 TAY NET WORTH == $580,351 $760,014 $951,547 $1,155,765 $1,373,557 $1,605,807 $1,053,592 $2,117,994 $2,400,203 $2,701,508 

pap rTaL BAIN TAK SSCS $142,624 $219,120 $277,792 $338,765 $402,174 $468,158 $536,868 $608,459 $483,099 

—s APTER TAX NET WORTH | 44724167 $597,391 $732,422 $877,973 $1,034,771 $1,203,835 $1,305,434 $1,581,126 $1,791,748 $2,018,409 

| . . POSH EEEE LEE HEE ee EE Eee EEE EEE
 2 EE PEE 

e —OATIRR, SALE END OF YEAR 3 ee ee ee ee oe 

BTR, SALE AFTER YEAR SMH eRe wee ee gens 

TTR, SALE END OF YEAR 5 er eee ee ES 

| BTIRR, SALE AFTER YEAR 5 204 | whee cee kes CS | 

TERR: SALE END OF YEAR 7 US See Bg 

oe —OBTIRR, GALE AFTER YEAR? 2K eS ee Min pies RS ae | : 

TTR, SALE END DF YEAR 100 se ORE ke fe ede ee 7 ess ~ 

—BTIRR, SALE AFTER YEAR 10000 22% a ee | oe a“ ey WEES eos | 

eee ne et RERGHE RHEE HEHE OEE aU E HEHEHE EHO eee EH BBG Eee He BEE EES areas | 

ERT COVER RATIO 40202 «209 ANT AB 14300 4,52 1630 Ths BS 

a as oe PCERE REE HER EE a EOE HEE E EHH a AE HGH HHH agg HHH Hg gE
 | . nee



a
 

7 NPT RUN oo . oT 

| a ee ae PURCHASE AMOUNT «$840, 000 Woes are ae 

1 | oe RECONSTRUCTION «$1,085,460 | wg | 

2 oe TOTAL COST = 82,525,800 nS | | 

: 2 ee . 

a RATE OF INVESTOR = SOL | Cea 

i ga TO COST RATIO 7 ee : 
ORTBABE PRINCIPAL #1, 7HHOPS oe oe 

- aa TERI IN YEARS ge Ee 

J a YBBR INTEREST RATE = 1L00R | PE 

; ATER TEU 
ee 

Po a ysegunT RATE OU 

q Pe as gS RNQUNT OF NONe ; oe 

: eee DEPRECIABLE ASSETS $448,000 ee OOS S 

pe eT IN EXPENSES = GMB . | a 

2 RITTER ESTATE oes oo



oo BASH FLOW ANALYSIS RUN? = =—s—(‘<ié‘é*«SEARSOCO*;*!#CERR OVER EAR YER -«YEAR'-«S'<“‘<é«éEAR’S:«=©€*~=SCSVEAR:«SS:*«SYEAR:C SEAR 
| a eb 2 De op og ee ee: 10 

BROS POTENTIAL RENT = $419,326 $439,254 «$440,119 $481,975 $504,868 «$528,850 $553,970 $500,284 $407,847 $634,720 
es ACRE RATE BR 1 
Be = VACANCY LOSS Pele SAN, $20,967 «$21,983 «$23,008 $24,099 «= $25,283 $26,442 «$27,099 «= $29,014 = $30,392 «31,834 

= EFFECTIVE RENT = SSs« 398389 $417,292 $437,113 $457,876 $479,625 $502,407 $526,272 $551,270 $577,455 $404, BBE 

 GERATING EXPENSES = sSLNO,AN2.-— $113,724 $117,136 $120,850 $124,270 $127,998 $131,838 $135,793 $139,867 $144,063 7 
REAL ESTATE TAXES | $38,090 $38,852 $39,629 «$40,421 «$41,230 © $42,054 = $42,896 «= $43,753 $44,629 $45,522 
ET INCOME $289,867 $264,716 $280,348 $294,804 «$314,126 $332,355 $351,538 $371,773 $392,960 $415,300 

DEPRECIATION, $104,303 $104,303 $104,303 $104,303 $104,303 $104,303 «$104,303 $104,303 $104,303 $104,303 
| oy - INTEREST & $191,850 $190,174 $188,312 $186,244 $183,953 $181,408 $178,582 $175,446 $171,964 «= $168,100 

Se TAMABLE INCOME =A $4G,2B7) 829,761) (412,268) $8,255 $25,869 $45,644 $48,653 $91,974 $116,092 $142,897 

DEPRECIATION = SOK 303-— $104,303 £104,303 $104,303 $104,303 $104,303 $104,303 $104,303 $104,303 $104,303 : 
= PRINCIPAL PAYMENTS — | “$15,244 $16,921 «$18,782 $20,842 «$23,141 25,687 $28,512 $31,049 = $35,130 $38,990 
= CASH THROW-OFF A277 $57,621 $73,254 $B9,710 $107,031 $125,261 14K, 44d $104,079 $185,865 $208,208 

RESERVES $10,000 $10,000 $10,000» $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 oe 

| INCOME TAKES 0 0 3127 $42,935 $23,322 34,327 945,987 858,348 STIR | 
CASH FROM OFERATIONS «= $32,773 «$47,021 83,254 $74,583 $04,097 $91,939 $100,118 $108,642 $117,519 $126,758 2 

TAY SAVINGS ON OTHER INCOME $3,143 $14,BBL 138 mo © © © © 0 | 
eS = SPENDABLE CASH AFTER TAY $55,916 $462,502 $9,388 «$74,583 $84,097 91,939 $100,118 $108,442 $117,519 $128,758 

| : wos | AEH C HUH C OEHHA UEC cH aE EE EEE Hc 7a gg GE



I ee eo , a 

WARRET VALUE USING = ee 
| CAPITALIZED NOL «$2,498,672 $247,155 $2,803,482 $2,968,044 $3,141,256 $3,323,551 $3,515,384 $3,717,252 $3,929,597 $4,153,002 

: RESALE COST @ GE OF MARKET VALUE $149,920 $158,829 $168,209 $178,083 $188,475 $199,413 $210,923 $223,034 $235,776 $249,160 
- LOAN BALANCE = $1,728,851 $1,711,931 $1,693,149 $1,472,301 $1,649,160 $1,623,473 $1,574,961 $1,563,312 $1,528,182 $1,489,188 | 

PREPAYMENT PENALTY @ 2% $34,577 $34,239 $33,063 «$33,84b $32,903 932,489 $31,899 $31,266 $30,508 $29,788 
BY TAX NET WORTH ($55,323 $742,157 $908,261 $1,084,214 $1,270,437 $1,468,195 $1,677,601 $1,899,420 $2,135,075 $2,388,851 

— CAPITAL GAIN TAK ——s—s—=*~*~*« YOM LS7ONT = $207,372 $259,254 $312,771 $308,008 $425,045 $483,980 $544,905 3407,922 
S ARTER TAY NET WORTH =—-===S«SHAT7,120. $585,110 $700,889 $824,961 $957,067 $1,100,190 $1,252,556 $1,415,640 $1,990,170 $1,774,928 

BEN: oe _ SUCHE EH UH CHE HHE Eee EGE Hc gS GHG HHH 

“ORTIRR, SALE END OF YEARS BX ee ee : 
ee CBTIRR, SOLE AFTER YEARS ee cs wk 

TERR, SALE END OF YER 5 OR . ce | oo 
os -—OBTIRR, SALE AFTER YEARS ee ee ae 

TTR GALE END OF YEAR 7A ee Lee FO ess 
FIRS GALE APTER WEAR Too ME Los | 

: —ORTIRR, SALE END OF YEAR 1000 AN Es en ee ee 
RTI, SALE AFTER YEAR 100 MR eee eas oe oe | 

| oe oe FER RUG Ho OE ee op OEE Eero) EE ef 2222 BE EEE 

re DEBT COVER RATIO. oto (A CASO LOAF 
be Be JRE S gE BB gE PSHE BEBE BBB gd BB BE Bc} BEE eo | 

er oa ace CES Cee es .
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