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a APPRAISAL OF 17-21 EAST MAIN STREET | | | 

| | | | . | — | Jean B. Davis : : 

i : | - | Business 856 | | 

| | | ) | | Professor Graaskamp | a 

| Fy | December 1, 1977 | |



a | | _ December 1, 1977 

oS Mr. Richard S. Curto | | 

™ | Real Estate Investment Analyst | _ oe . 

a _. Northwestern Mutual Life Insurance Co. | | oo | | | 

~—« - 720 East Wisconsin Avenue | | | | | 

Milwaukee, Wisconsin 53202 — | oo | | 

i Dear Mr. Curto: | | | | 

4 We are transmitting the appraisal report that you requested on the property : 

= at 17-21 East Main Street, City of Madison, County of Dane, Wisconsin _ : 

In your letter authorizing this appraisal you indicated the value conclusion : 

a would serve as a reference point for listing and negotiating the sale of the 

a - subject property. You also requested a consideration of the effect of finan- | 

cing terms upon the most probably selling price, given the uncertainty of busi- 

a a ness conditions in the Madison central business district. | | 

The enclosed report has concluded that the most probable selling price of your 

a property on December 1, 1977, is | | | . | 

| | TWO HUNDRED SEVENTY THOUSAND DOLLARS ($270,000) | 

sel for a cash sale contingent upon the buyer obtaining financing terms of 252 | 

a down, 9 3/4% interest, and 25 years. The probable transaction zone is from | 

. $240,000 to $290,000. If you accept a land contract for 10% to 20% down, 85% | 

= interest, and a 10 year term, the most probable selling price might move to | 

“ot the upper range. If the buyer was forced to accept less desirable financing © | 

terms for a cash sale, the price would be in the lower range of the transaction 

c zone. | | | | | 

The value conclusions are sensitive to the estimated costs of renovation and. | | 

A remodeling: (1) conformance with the fire code, particularly in the construc- : 

ie tion of fire exits, (2) repair of roof to bring it up to code requirement, | | 

a (3) installation of a full-service elevator to provide vertical barrier-free ac- © : 

: - - eess to the entire building, (4) addition of first-floor bathrooms that are | : 

me accessible to wheel chairs, (5) conversion of the second-floor and basement | 

space into offices, (6) subdivision of the first-floor retail space to accommo- — | 

a date smaller specialty shops that are replacing the larger retail stores. In | 

addition, investment is sensitive to how much appreciation will result from | 

~ the construction of the Capitol Concourse Mall, due to be completed in 1978. . : 

This transformation of the entire Capitol Square district will drastically | | | 

i alter traffic and parking patterns as well as the visual image of the Square 

- and will have an undetermined impact on the downtown retail consumer. | | 

i As you will recall, no funds were provided for architectural, legal, or en-_ 

ne gineering fact finding, and so the feasibility of the most probable use assump- | 

| ss tion, which is critical to a value estimate, must be regarded as only prelimi- | , 

a nary. Your attention is called to the assumptions, limiting conditions, and 

, controls on use that are included in Section V of this report. | : 

| Oc | ii | i



2 Mr. Richard S. Curto | December 1, 1977 - ) 

You will also note that the current Madison assessment of $300,000 is out of | | 

; line with market values on the Square, a fact common to downtown retail pro- 

perty. Because knowledgeable real estate investors. are appealing for reduc~ | | | 

tions, there is little negotiation advantage to be gained by deferring your | 

a appeal of an assessment, which is excessive by at least $30,000 and would con- oe f 

ee tribute $821 per year to your holding costs, based upon the 1976 mill rate. - ! 

a We hope you will find the details of this narrative appraisal relevant to your | | 

_ decisions, and we would be happy to answer any questions you might have. | 

a Sincerely, | 7 | , | 

i Jean B. Davis ere one oe | | | 

: _ JBD:ea oo | | | 

= enclosure | a | | . |
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a a ss SAL TENT FACTS, ASSUMPTIONS, AND CONCLUSIONS | | ! 

| | | Property: A vacant two-story structure at 17-21 East Main Street, | 

i Madison, Wisconsin | | a | 

os | | Type of Estate: Fee simple, encumbered by building code restrictions | | 

i : | Present Owner: Northwestern Mutual Life Insurance Company | | on | 

a , City Description: Madison, Dane County, Wisconsin; State Capitol, | 

5 a | - County Seat, Site of University of Wisconsin, and second largest 

= | city in Wisconsin (population 172,000). 

| Neighborhood: The original plat of Capitol Square, the Central Business _ | 

: | District, and the State Capitol Building. | | 

L Lot Size: 66 feet x 132 feet with 8,712 square feet area. : 

= ee Legal Description: NE % of Lot 2 and SW 4 of Lot 3, Block 89, original | 

fi 3 | | plat of Madison, County of Dane, in the State of Wisconsin. | 

= | Improvements: Century old, two-story building, subdivided into two spaces | | 

| a on the first-floor, one part 22' x 116' and the other 44’ x 128', | 

A a | both of masonry construction. Approximately 8,184 gross square 

= | feet of first-floor retail and a total of 22,000 gross square feet | 

| of floor space. | | oO | 

i Legal Constraints: Zoning C-4 Oo / | ) 

“st _ Capitol Preservation View District © | oO 

| | Capitol Fire Zone District ts | | | 

i a Capitol Concourse Assessment District--Phase II | | eT 

— oe Building code violations (requires occupancy permit). 

a Most: Probable Use: Remodeling of second-floor and basement for office , | 

ae use; remodeling of first-floor into three retail units. | 

Most Probable Buyer: A local investor-developer partnership for income ~ : 

i Soe ee | and appreciation over a five- to ten-year term. | | : | 

| es Probable Terms of Sale: Prior to and early in the construction period © | 

i lg we of the Capitol Concourse older buildings in the Capitol Square | 

™ oe area sold on land contract with 10% to 20% down, 815% interest and - 

| : 10 year terms. More recently, the trend is cash with financing _ | 

; | terms tailored to the buyer. The present owner is requesting a | 

= aoe cash sale. | a . 

i | | vil : a ,



Z a | | | AL 

; Market Transaction Inference: Comparable sales, ranked by price-quality | | , 

. oo ‘ regression model, predict central tendency of $270,000 with stand- — | 

| a, ard error of $40,000 which places a 68% confidence interval for a woe : 

7 7 | sales transaction at $230,000 - $310,000. | 

oe Most Probable Sclling Price: Cash sale as of December 1, 1977 would net | | 

- | central tendency of $270,000 with a negotiation range between 

i 7 | $240,000 and $290,000. | | a 

: Current Assessed Value: Land — | $226,500 me | | | 

i | , | | Building  — 73,500 — 
- | ) 

= } | Total $300,000 a | ! 

| ‘Total assessment should be appealed to bring it in line with | | 

, other successful appeals on the Square. | :



a | oo I. PROBLEM ASSIGNMENT | | | 

i a | The content of an appraisal report is determined by the nature of 

| the decision for which it will serve as a point of reference and by the So 

| : limiting assumptions inherent in the property, data base, or other factors © | 

_ in the decision context. This appraisal is made to assist the owner in : 
no _ the sale of the subject property in terms of both listing price and the - — | 

i transaction zone in which he can expect to negotiate the sales price. | 

—. A. The Appraisal Issue — - : a oe | 

i | - The real estate market property on the Capitol Square has been 

=, | soft in recent years, but the market is becoming firmer as the State a a 

ae Street/Capitol Concourse project is nearing completion. Poor sales for 
pee | retail goods and a lack of profit are the reasons given by the last ten- — 

7 = ants for leaving the subject property. The King Shoe Store, which had oc- — 
_ cupied 21 East Main Street since January, 1972, went on a month-to-month | 

| lease in January, 1977 and moved in May, 1977. Dartmouth Direct, a men's | 

I, clothing store at 17 East Main Street, had a ten-year lease until 1983 - 

wea with a cancellation option available at the end of 1977, but the owners | | 

a of the business chose to pay $16,992 for a lease buy-out in July, 1977. | | 

| i | _ The owner of the subject property, a large insurance company, has a | 

soerd | strong bargaining posture; the cash holding costs are minimal for this 

| company (Exhibit 1), because it has a 100% equity investment in the pro- | 
7 perty. The lease buy-out of $16,992, compounded at 5%% will pay holding 

: costs for at least 1 3/4 years. The preferred disposition would be a - 
: : sale because the subject property is too small for the company's manage-— 

: ooo ment portfolio and because of the uncertain future of the Square. The | 
i | owner has listed the property as a rental; the asking rental is $34,155 | 

= for the first floor of 17 East Main Street and $15,300 for the first floor 

oe of 21 East Main Street or approximately $6/sq. ft. The tenant pays utili- | 

E ties and maintenance plus any escalation of taxes. Thus, with a changing 

= - real estate market, the owner can seek alternative solutions and maintain : 

a strong bargaining position. | | ue | | 

= | EXHIBIT 1 | | | 

i a a | ESTIMATED ONE-YEAR HOLDING COSTS FOR SUBJECT PROPERTY | 

ae | | fT Cost ao | | | Amount | , | 

I | | Insurance | oe | | S 600° | | | 

| | Heating , | | 1, 200° | | : 

4 | Real estate tax | | | 8,206° — | | | 

: oe Right-of-way for alley access | | : 250 | | | 
i | | : a $10, 2504 | 

i 1 2 |



= : | | a 2 ae 

_ | “Based upon annual income and expense statement provided by owner. aes | 

; e | bestimated from information obtained from Madison Gas and Electric 

= | Co. in a telephone conversation with Mr. Mel Spiros October, 1977. | ; 

a | | “Based on 1977 assessment ($300,000) at the 1976 mill rate of I 

= | : 27.3549. oo . , - - | 

a | | (the total will increase by $1973.20 when the mall assessment comes , 

i Se due in October, 1978 | | | 

i | B. Legal Interest to be Appraised oe oe | : 

| | | | The subject property, 17-21 East Main Street, has the following - | 

i See! legal description: i | | | 

| NE 5 of Lot 2 and SW 4s of Lot 3, Block 89, | , 

i Bo original plat of Madison, County of Dane, in the 

= : State of Wisconsin. + | 

i . There are no encumbrances of record on the property. The subject , 

= _--property does enjoy a month-to-month right-of-way granted by National Mu-.  & 

ee tual Benefit Life across the grantor's parking lot that fronts on Doty _ : 

_ Street; the right-of-way is limited to the use of trucks over and along 

i the southerly property line for a width of twelve feet. A variety of 

eal | codes and public agencies have constrained the future use of this site : 

as discussed elsewhere in this report. oa Oo | : 

I Z no - Fixtures of personalty to be included with the sale are the store ) 

) - .  eabinets, shelving, carpeting, and other built--in retail fixtures or items ) 

i | | of decor in the building. | | 

i C. Value Definition a a | | | : 

| For the purpose of this appraisal the most appropriate definition 

a - of value is that of "most probable selling price," as defined by Professor | 

- | Richard U. Ratcliff: a | | | | | 

i | The most probable price is that selling price which is most | : 

= likely to emerge from a transaction involving the subject property | 

ao a if it were to be exposed for sale in the current market for a reason- | 

an able time at terms of sale which are currently predominant for pro- : 

i . perties of the subject type. | ee | | & 

Bo | Legal description found in Vol. 718, p. 140, document #1015164 | | 

Dane County Registrar of Deeds, Madison, Wisconsin. oe | : 

i oe AAs quoted by James A. Graaskamp in lecture, "Suggested Outline | 
= | of a Contemporary Appraisal Report,’ 1977, p. 4. | |



| a D. Implicit Assumptions | | | | : 

3 The Ratcliff definition recognizes that prediction of a future eS | 
- | Sales transaction price is a business forecast under uncertain conditions. | 

_ It is therefore appropriate to state the value conclusions as a central . | 

i oe tendency within a range of alternative price outcomes that reflect the . 

TM imperfections of the real estate market and the negotiation positions of 
| on both the buyer and the seller. A transaction zone of sales prices is more | 

i : useful than the traditional point estimate of fair market value, which 

= 7 implies certainty, because it provides the necessary dimensions for es- | 

tablishing a listing and bargaining strategy and for anticipating probable _ | : 

i | buyer behavior. A detailed analysis of the property leads to a statement : 

i | about most probable use, and this, in turn, leads to inference regarding 

= the most probable buyer. The preferred method is to infer buyer behavior on 
| | from actual market transactions. In the absence of adequate market data, | | 

i - | - the appraiser may simulate the most probable buyer calculus in determi- 

a a ning his purchase transaction zone. | | | | 

E. Application to Subject — a | | 

J | 7 In many of the recent sales transactions in the area of the sub- 

a | ject property the financing has been done with the use of the land con- | | : 

i | tract. The current owner, however, wants a cash sale. | | : 

ue | A Madison building inspector has informally reviewed the building ee : 
, a and indicated there were some minor nonconformities that would need cor- 

i oes rection before an occupancy permit can be issued to a new owner-occupant. i 

. | Thus certain crucial dollar estimates and projections must be based on | | 
| the preliminary cost-to-cure assumptions of the appraiser and must be , 

i | recognized as limitations on the reliability of the most probable price 

estimate. , . | | :



’ | | IL. PROPERTY ANALYSIS TO DETERMINE MOST PROBABLE USE | - 3 
Fi : 

E | A detailed analysis of the attributes of the subject property © 

) leads to the identification of the most probable use. An inventory of | | 

i a these attributes include physical characteristics of the site and of the 
| improvements therein, the relationship (linkages) of the site to various — | 

environmental eclements that might attract or repel users, and the percep- | 

i ss tions of the site that are commonly held by citizens. - _ | 

I A. Physical Attributes Be ke | | | 

Lee | - he subject site, located at 17-21 East Main Street, is rectangu- | . 

| | ss Jar with 66' of frontage on East Main Street and a total depth of 132' | 

i | for a total gross area of 8,712 square feet (Exhibit 2). The site slopes | 

we slightly in two directions: at the front there is a drop of approximately 

2 | 6" (73.95' to 73.38') from the southwest to the northeast, and from the | 

_ front to the rear of the site there is a drop of approximately 6' (73.95' | 

i | to 67.85') with drainage occurring at the southeast by south back corner 7 

ee of the site. The elevations are given in reference to the city datum | | 

(0.00) which has been established at 845.6') above sea level. The site 

E elevations are recorded in the City Engineer's Office. . 

"Soil Survey Interpretations, #355" available from the Soil Con- | 

i servation Service at the City-County Building, indicates that the soil | 

, | is well drained at grade. The soil consists of silty loam and silty | 

vcs clay; they have a high available water capacity, are moderately permeable, | 

and have a low to high shrink-swell capacity. The depth to bedrock and 

i | depth to the water table are both greater than 5'. Excavation done on 

- the same hilltop recently encountered no bedrock at a depth of 35". There | 

- is no danger of flooding. The soils have a low corrosiveness to both un- 

i coated steel and to concrete. The foundation walls of the existing buil- | 

m ding show no evidence of difficulties due to soil problems. The soil : : 

ge conditions do not indicate any structural limitations for the present _ | 

i — structure or new commercial buildings. : Be | 

| A 6" vitrified clay sewer main serves the frontage of the site 
= and an 8" sewer main is available along the rear alley. A 2' water later- | 

F al serves 17 East Main Street and al%'' water lateral serves 21 East Main 

— Street. Each building is also served by separate gas and electrical | 

“— | --meters. Gutter, curb, and sidewalks abutting East Main Street are pro- 

E vided and maintained by the city. Presently the alley is unimproved and 

, impassable; approximately 130' into the alley from Monona Avenue there is | 

a a 34:' drop-off resulting from the removal of a building a few years ago. 2 

; Owners of property abutting the alley will be invited to participate in | 

Se -. a hearing before the Department of Public Works on December 22, 1977 at | 

| : which time plans and cost estimates for leveling and paving the alley | 

i will be presented. Upon a favorable recommendation from the Department
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. : | 7 | LOCATION OF SUBJECT SITE AND OTHER COMMERCTAL | | oO | 
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ae | of Public Works, the outcome then rests with the City Council. If the 

- alley improvement is approved, work will commence in April or May, 1978. | | 

i a A rough cost estimate is $15 a linear foot for each involved property | 

. | | owner.1 Based upon this figure, there would be an assessment of $990, _ , 

: | payable over 8 years at 6% simple interest. Tentative plans indicate _ | 

that Monona Avenue will be the point of ingress and egress will be on South | 

i Pinckney Street. Current access to the rear of the building is available | , 

- as a result of a right-of-way granted the subject property by National | 

i — Mutual Benefit Life through their parking lot. : | ) oe 

| | Be. Legal Constraints © | an ee | 7 | me | 

i 1, Zoning oe ) | oe | | : 

: - --—s- The site is zoned C-4 which provides broad authority for retail, , | 

i | service, office, and residential uses (Appendix A). The basic goal of | 
ey C-4 zoning is to encourage professional and governmental offices, prime © | | 
oe | and specialized retailing, cultural, recreational, and educational ac- | | 

i oe tivities of city-wide significance. The C-4 District, which is located in> : 
od . relative proximity to the State Capitol Building, represents the Central | 

| Business District (CBD) where no off-street parking is required. In | 
i other commercial zones in Madison one parking space is required by every : 

. | 300 square feet of commercial area; this is a generous option for the | I 

wo maximum use of commercial space, but the lack of free and accessible park- 

i ) ing is considered a deterrent to potential consumers in the CBD. , 

| Recent and pending zoning ordinance changes indicate that the City © , 

| oe | Planning Commission wants to require restaurants moving into the C-4 Dis- | 

i Les trict to first obtain conditional use permits, and to encourage residen-. 

we es tial uses in the CBD. To encourage residential uses above the ground — | 

. | floor in the C-4 District, lot area requirements are abolished and use- | 

i | | able open space requirements of not less than one hundred square feet of 

mee each dwelling unit can be satisfied by interior activity spaces such as 

| ae swimming pools, fitness room, and roof decks that may be used by all resi- | 

F Oo dents of the building (Appendix A). © | 7 

| : : : The broad general provisions of the existing zoning ordinances | | ; 

| , for C-4 and the proposed changes are deceptive because any major altera- : 

i _ tion of any building must conform to remodeling and new construction guide-. 

lines established by the City Planning Commission. The present city ad- © 

_ oo - ministration is deeply committed, both financially and politically, to | . | 

i | the regeneration of the CBD. The State Street/Capitol Concourse Project a : 

ae : is a manifestation of this commitment. Through the approval power gran- 

a | ted the City Plan Department, the city can control the use of CBD property. | | 

i ce | The city administration strongly favors retail, restaurant, and other ped- | | 

wee - estrian generators on the first floor of all buildings contiguous to State nee | 

os a | _ From an interview and a follow-up telephone call with Burnell | 

i | | Roble of the City Engineer's office October and November, 1977.



= ~ Street and to the Capitol Square. They seek more housing for the CBD; both © | 
| upper income and subsidized. Opposition has been expressed to office use 

i | on the ground floor, and to the demolition of present structures to pro- 

= | vide more parking space or to avoid the high costs of bringing existing . | 

- structures to their full use. | | | 

i - an Remodeling of existing structures is also limited to zoning ordi- | 
Oe nances and regulations that control materials, height and frontage for | | . 

| ‘buildings in the Square area. Madison Building Code 29.37 (4) restricts | : 
i | : building materials to fire-resistant Types 1 and 2. The same Madison — | 

ll - Building Code prevents reconstruction when a casualty loss exceeds 50% | | , 

a of assessed valuation, and it requires that nonconforming fire provisions , 

i ao are corrected before a new use and occupancy permit can be granted. ) : 

S a - Madison Zoning Code 28.04 (14) states that no part of any building within | | 
cc a mile of the State Capitol can exceed the elevation of the base of the , 

> _ Capitol dome column (187.2). Since the elevation of the subject site at , 
Poe its highest point is 73.95' the construction limit for improvements is ) 

a cS 113.25'. Madison Zoning Codes 28.04(6) (b) and 28.04 (9)(a) require that | | 

ae | each parcel created by subdivision has a minimum of 50° frontage on the | | 
; os principal street and 6,000 square feet of gross area. The site at 21 | : 

aa , East Main Street, which covers 2,904 square feet and has 22' of frontage, | 
| a cannot be sold separately. | | - | 

i | 2. Special Assessment District | | | 

mah The City of Madison created a special assessment district compri- | 

: | | sed of property owners located in the State Street/Capitol Concourse Mall | 

a | area as a means of financing this redeveopment project. The second phase | 

| - of the project, which directly affects the subject property, is due to be 

i ae _ completed in the spring of 1978 (Exhibit 3). The goals of this project, 
ne as outlined in the city's brochure,State Street/Capitol Concourse Mall, | 

7 Madison, Wisconsin, prepared by M. Paul Friedberg and Associates, are as | 

f eS follows: | ee woe | oo a | 

~ | - Improve State Street and the Capitol Concourse as a place for 
i | . people. = . . | | | 

ei | oe Promote environmental quality, character, safety, comfort, inter-_ | 

; - | action, and flexibility of use. , oe | 

™" Reduce air and noise pollution. | we | | - 

i eee | . Insure commercial-retail viability by increasing the area's attrac~ | 

= tion as a shopping and entertainment center. | es 

: Strengthen the imagery of downtown Madison in accordance with | a | 
, oe | functional needs and citizen desire. | ) 

m= aoe | me Capitalize upon the unique physical and symbolic attributes of the 

i Be City, Capitol, and University. | | | |
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wae As outlined in. the same brochure, these broad goals are to be achieved by | | 

i a "altering the physical character and use patterns of street space from one _ 

= a oriented toward vehicular traffic to that concerned with pedestrial activi- i 

ae | ties." | | | , | | | 

i oan | | The Capitol Concourse had its grand opening on November 16, 1977; _ 7 
Bear” oN the finished project adheres closely to the original outline in Friedberg's | 

[ . brochure: : oe | - | | | | 

a | The typical cross section sees the space between the lawn of the | 
_ | | Capitol and the fronting buildings divided into three zones; the ae 1 

i Sek | inner zone lying next to the Capitol grounds will have existing - | | 

ae sidewalks widened with new landscaping and street furniture serving | | 
ae users whose activities relate to the Capitol and its history. The 

a middle zone is devoted to vehicular circulation--the inner part to> | | 
i a — private vehicular traffic and parking; the outer part to a transit | | 

~ vee and bike lane. The outer zone's existing sidewalk is widened with | | 
| landscaping and furniture, serving shoppers, workers and businessmen | | 

i | - relating to the retail and commercial buildings along the street | - | 

os : | | frontage. ese | — i 

i | oe The lack of accessible and free parking, which is seen by many | | 

= businessmen as a major factor in the decline of regional retailing on the - 
ee Square, was not addressed by the planners of the Capitol Concourse. The © | 

eo brochure discussed plans to alleviate parking problems on State Street, © | | 

i . but little mention was made of the Square. The promotion of bus transpor- 
ers tation and the discouragement of the use of the automobile are stated goals 
_ of the city administration. The popularity of the suburban shopping cen- © 

i : ters, with free parking is evidence of citizen preference for automobile _ | 
he travel to shop. Unless this problem is confronted realistically, critics | 

_ | of the mall project believe its long term impact will be little more than 

; : a face lift and the consumer will continue to be distracted from the CBD. 

| os The committee of city administrators and businessmen charged with | 

i the allocation of the assessment believes that the properties facing the 

, Square will have the greatest gain from the expenditures made on the mall | 

~ : project. Yet the businesses with the highest assessments will lose some : 

a of the advertising value of their store fronts because of restricted ve- : 

i | hicular traffic. The assessment is a maximum of $1.67 per square foot on _ 

~ | - prime ground area. Prime is defined as that ground area included in the © 

«Jot to a depth of 137' measured from the front of the property facing the | _ 
i "| Square. The assessments can be paid over 10 years with a 6% simple annual | 
- | interest charge and will be payable no earlier than October, 1978. The ~ | 

| | ae assessment for the subject property as determined by the City Engineer is 

i 7 | $14,522.90. The annual amortized payment is $1,973.20. CO | moe 

oe a 3. Political Constraints a | | | | | 

i | | Though the present mayor and city council have been viewed as anti- ; | 

oo : business, the city administration opposed a recent city referendum to es- | | 
ee, tablish a rent control. ordinance in Madison. The proposed 1978 budget for a 

i - Madison includes plans to tighten the enforcement of the city building | 

; | codes and to improve the city's housing stock by having the city own and 

if | : _ |



-” operate several subsidized low-income housing projects. One of these would | 

ee - -be located on a 600-space surface parking lot 2's blocks from the Square. Oo 

i Mayor Paul Soglin has proposed the building of a 1,000 space city parking 

= ramp on the same site as well as a senior citizen center and space for | : 

ae | commercial stores. The Mayor wants a supermarket to locate on this site, | 

i a | but at this time no enticement is offered. | | - 

aoe The city administration is also encouraging middle to high income | 

— housing in the CBL; the city is changing C-4 zoning ordinances to permit | | | 

f - residential uses in this area and is considering the use of tax-increment | | 

a | financing to build city improvements such as parking ramps and site im- © | 

cot provements. to aid developers of residential Space near the Square. Cur- | 

i rent city policy does not permit the long term rental of public parking | | 

ne -. gpace by private parties. | - | | | ee | 

i oe Recently the plans for two fast-food chain restaurants in Madison | | 

an . were stopped by community action with the support of the city administra- | 

: ; tion. One fast-food restaurant was finally approved by the lower State | | 

ZZ oe Street mall and another, not originally blocked, was granted permission | 

i fos to remodel an existing building in the 600 block of State Street. Each | 

— restaurant had to agree to stringent rules regarding design and signs; | 

= | these demands were made by the Planning Commission before each plan was | 

i | approved. A restaurant is now being built on the first floor and mezza- : | 

wb nine of the old Leath Building; a year ago the city's interpretation of | 

| | | the building codes prevented this use. The new owners of the Simpson | | 

a - -Building at 25 North Pinckney has been able to use the 2nd and 3rd floors | 

|e of the building and still maintain the atrium; at first it appeared that 7 

| a the City's interpretation of the codes would not allow for this, but the , 

i | -  §tate overruled the City. | | | : | fos | 

J a The political constraints that discouraged business a few years © | 

. ago seem to be moving slightly more in favor of business in the CBD. The | | 

i Oo strong political necessity of showing immediate results from the mall pro- | | 

eh ss Jeet and other improvements in attracting new business could provide an | 

5 | ss investor in the subject site considerable negotiation leverage. - | | 

= | C. Linkages oe | | | | 

i _ Linkages are those attributes that relate the site to its immedi- | 

om | ate surroundings, its activity centers, and its periphery points. The _ | ; 

een - site is located in Madison's CBD, which is on an hour-glass shaped isth- | | | 

i ae mus between two large lakes (Exhibit 4). The State Capitol, situated | : 

_— a on a 2.42 acre site, occupies the center of the Square. Both the narrow- . | 

| a | ness of the isthmus and the eight blocks of the Capitol Square impede the 

i flow of vehicular traffic to and around the Square. The Capitol Square 

-_ : is accessible by four avenues and by three diagonals. The State Street | 

a entry to the Square is for the exclusive use of public transit. Egress © Be 

nu is from the four avenues only. The avenues have four lanes on the north, . 

i - gouth, and west sides; East Washington Avenue on the east side of the oe 

— | Square has six lanes and connects with the Interstate System approxi-~- 

i mately ten miles from the Square on Madison's eastern city limits. © i



eae 
eae STITT 

NE 

E

e

 

oe 
eee 

AIR PHOT 
aS 

ae HIBIT 
4 

| 

| 

| 

: 

ye 
. ae 

os 
CORES, 

AY 
pm etre ar terre Re 

. 
ADI 

O 
. 

—_ 
- 

co A 

: 
. 

- 
, 

‘3 
re 

t ett * « s APE MR 
EN 

oer 

- KD 
N 

C i 
4 

: 

. 

. 

: , 

ye: fy wt 
ns 

. 
Ot 

’ 
. OER TT

 

one mpm 
. 

. 
nn 

DI 
STR 

. 

OL. fy Seaabsebaas: 

. 
: 

Ue 
AN 

tne 
mat 

; 

r 

. 

y mete 

. q 
atih oo. 

. 

ORNS 
AR 

UE 
_ emgewnieaneimpepo

nmeere: 

. 
I C T . . 

: : 

b wo 
me 

Ba 
i 

: , 
: 

: oo a 

— 
AGT 

SRC A A Ly tI 
st 

| 
| 

: 
, 

Me, 
: 

‘ 
Tae 

AE 
f 

/ 
J 

/ 

a 
* Chote e

ee 
~eperap 

: 

: 

wg 

Tig 

: 

; 

oe 
oS 

. 
ian 

’ 
ert 

nay 

= | 7 
oe 

: 
| fifi 

wt Oe
 a OS 

— 

| 
Re 

| 
: 

: 

- py ff? 
Som Nocona 

OE tN nN REAR 

. 

te e 

a be 
oa pero 

av ALS abe Ng 
oN yi y 4 

| 
CA 

ee , | | 

| jf Bo wet We agi es CETL 
ao NS eo 

Bib 
pS oe 

| 

fl Oe Ae 
Ae BAN NGS we: SNS 

AOS 
a 

how 
- 

‘ 

xin - 
ahr ® 7 wa ta 

ke &, ie)
 

te". we a. 
2 

1 aos “Ne, “\ 

, 

ke ke, c 
ee 

. 

8 f 4! ni
e 

. me 2 wo 
Ke 

vary 
tf 

wf 
on -¢ < oN = a 

: 

ea 

. 

. r] , 
a 

Oo 

fy 
Fe ee 

cee 
we 

gs whey 
He 

os aN 
SF 

, 
8 7! ay. 

ay 
\ NS ~ 

a 

‘ 
se 

vt, 
2 le 

ee ge A ee 
ars rah 

’ 
NE aay 

| 
RN 

SS 

: 

WA 6 Be Lo 
CIA 

a EN 
aoe Sy

 

Gs: 
tg 

i 
fo % 

pe Rage 
8 a WO 

Ae 
SN Se 

oe 
ae 

a 

te 

4 

é 
_ 

a 
yp Wwe eX 

Po? 
erg: ow 

aw 
OA 

ro 
co te 

: 
ai! 

a 
; Mo 

ian 
aa 

a \ 
WA ry 

ye % 
“ 

ay} 
ae 

a 

Mo 
ot 

it / iia oe ong Nettie
 

cx" sy & ee OS > 
ORE, 

aay 

: 

sf . 

of 

, , 

: 
7, / . f. * ‘ 

“ * big 
.. : * 4 « “ . we 

rd & 
“ * ‘ eN 

“ < a . &. 
.* 

rite 

re 

| 
PDE pg cr avid 

a A 
ee 

: | bos Coos 

LD) be AD A NY, REL
 “a 

coon 

t,o 
10 

vos 

. 

vy, 
oP ph 

Ac: ‘ se 
i wf ec a #% 

me . af Y 
%. e ey 

f 
& Zé “ihe i . Bom 

a ms 

: 

- “7 
o ORE oo C ‘ aS Oo te 

oy J tw a ke <
 

Yo4 a . as aor 
wt “yt 

ow 

. 

“ , 

: 

- 

4 ioe 
ao a 

mo a Me 
‘ Kee 

A 
ves 

. “& ’ © 6 
Nes, : Py x 

Oey 
, 

A, ot 

. 

Ay 

“Ss 

TA, On 
Grete he 

eR ore eee te EO 
NAT 

yen 

: 
. be 

: 
. 

‘ 
: 

’ 

yee 
ae 

. A 
a a o se, 

A 
ee 

t 
. . oa

” 
‘ SF, as 

Me ei 
o eN

 iy 
J 

\ 
iy 

2 * oO 
, Se 

7 

ve 
: ¥ 

; 

e 
' +. 

A 
ita 

uo 
ae 

a? ‘ %7 
oy 

* Ree 

y . nh 
i en Qe! & a 

>>. ye 
“ 

a mo 

Pe 

. 
aye . oF 

y “A ited es Mo wo
e ‘ te 

oe Kl 
wt > ” 

a): Vin nw Sete ie 4, ae 
Oo fs te, mS 

ae a, 

we 
“he ys ter vam at ‘ ag 

so 
403 

“ ot 
"a 

£ moe 
av 

2p ao 
% OS 

. 

, 

} . 

. 

& a 
. 

: 
; 

: 
; 

ie 
a t a ' ae Caat™ 

< ’ x 
a a é S ‘. we. 

« ae ‘ a 
os 

3 
‘eS 

. J 
ae 

f ms ~ P Nays 
hy 

_ 
Ly 

7 

fo pe 
Bee 

ys org aN Re Lah SE 
ey 

- 

al 

[: : 

. 

os 
5 a fn wey 

od 
of ees 

é wt 
yo “yS 

y ¢ cay 
ad “4s 

‘ 
wos 

sys 
- er. 

ae wee eS 
LAK 

. ay 

4 

a 

2 oe . 
ate f- AF ey 

rs 
eo, 

“ ae 
™ ae ot co en i ce 

& <\ val a 
“s . ae: 

oS 

. 

3. 

, : 
Pare 

wre 
* aan 

‘ ie 
“ 

e oe Ne 
~ a 

" 
a Ass”. Ae 

LW 
Ne 

ww 

: 

. 

a 
; ty 

7 oo vo} no 
7 

ae 
“ . 

/ only 
a 

t te « we Ny ge ge! » 
t fe 

a - a 
Cos 

at " ‘ ~\e 
. A 

. 

bo, 
: 

. 

. 
ye? 

iP fa ee 
ey 

a, .* 
“7, aes a 

se 
x wy 

\ oN wR 
ye 

. I \ 
Oe 

keh 
tree 

. 

8 : 
yee 

wf fey 
wt oe yt & “ et eg aCe 

xs wise ape 
ew BN 

Cg 
o awe 

| 

| 
fp bes 

OR eo
 wee ae we SRN 

BO CGS N
E ess 

a 

st 
. . 

: a 

/ ie . pi 
Me 

wf 
ay 

mg: 
was 

«© 
iat a” 

ane * fs 
7 

at 
,™ 

as 
wa 

) stacy 

7 
| eo 

LOGE 
wae a a 

ee SON 
Ci eS 

: 

br 

MEE LE aa 
EP eR 

a Se Ae
 ON ee ae ae Oe 

a 

we 

ef 
Lp 

A at rhs 
Wa Sg 

ye 
Py 

fe a Ry 
Ne 

EL q 

Woe 

J yt ZL: 
OPS Ag 

BER 
ee 

Se, ** aie 
Rye neg 

SONY 
. ee

 
é,25 ih 

a . 

y wr 
‘ 4X 

“& LESS. 
oN Fa ae a : Af 

a 
. 

¥y ot - 
‘sy ef §: ayy oe 

oN 
an wt > 

Se D Poe 
aA 

, « 
e t ey pea

s 
kh gt 

~“ 
ot he 

A voeN™ 
OP 

oe 
erage 

e € ea 

1 aon 
ope ™ 

NE 
Qt 

4. 

A 

= 

= 

PISS 
Ags. el ao 

MN 
aN ye ~ ae mee 

eg PN 
Tw en, 

Be * uf 

Ms 

. 

ape 
ONS 

oN 
a 

Ray 
“ve $! 

me 
a 

os 
of 

bate, 
oh 

: 
: 

oo 

og Log 1
 

fib 
aed e May 

: y  € ay 

ay 
NN Na 

C 7 4 *. * Ae * Rey 
oO 

gm fs 
ee, 

Fag oe mr of wv, a o oo 
* 

A oe 
& 

| 
( 

| yy" iO he RP 
iM wo fees ye 

AQMP? 
Rie ay 

CE aS na” & Le 
| 

a 
Mo 

AP GALES 
Rr REG. 

pry BRAY 
Pe 

ANNE FOE
 

AO Ye 

od 

Ie 

fy one A
 “Say 

Se: ENA 
& 4 ed ate S a

 pee! 
SOS 

oot 
“Sao BIS a A “Pg wee aa xo 

re 

re 

yt 

ffs 
. ». 

ref ey 
OR: 

‘oy 
#0 

* 

« 
eat 

o£. 

&. aw 
Ce me 

2 : 
o 

a 
Wo vs 

oa 
am 

. 
8 _ 

. 

, 
co 

OE 
LA SS 

Fe ea 
ae See Re Rk 

ES eS 

: 

of: 

PL: Ip 
se ay 

4 , NY 
os 

ot RP 
co moN ‘e

y 
ow 

ap ths . 
Ne 

4 wo’ 
ts Sag SN 

ne ute 
eh 

< 4 
° 

y 

; ee ve ak 
Je 

% 5 7S ‘ + 
ar Pe, 

Xe an nee 
> wo \ Mg 

mee, 
mare iF 

ome 
a 

DX aki 
, ey 

k rs 
7 gt 

| 
: 

| 
a 

ye ee Sie 
LONI 

yt eS 
Ee 

oY f- 
to gs 

ARES 
SS fA OS aye 

y ; 
: 

: 
vot 

‘ : 
“ 

eat 
Z } 

omy 
foe 

hy 
yee 

apoa 
| a8 

@, 
Wye 

sa. 
. 

Z ‘ 
SN 

aN Ce 

bo 
OP EX A gone ey 

aN yo 
Ps Pe 

aoe See fey Cr 
oS ocd 

: 

cos 
, 

“i r, + “ede 
4 vy 

: +4 aw 
: 

Na 
A 

: ™ 
\ » . : 

NO 
Pe ‘, of . ers ¢ iA 

SP -? an 
“Hey 

Sere 
weN. 

f ea 5 « N “ at 
* oe a S Oa 

po 
F DEE SS Oe

 Gubsioct< 
A 

SIE Ng SO ae 
PREC" 

ee 
| 

oh 
| we 

oe BEY Ae td att peau foc’ & 
We, 

jn OS tA 
og Se Gee 

bate A 
ot ae ae seer Py 

aN 
Ne ae oe SA Sok * tape pare 

gh we 
eet 

Josh 
ge © Afro ne XS NSLS 

po ae 
TES 

ce SS - 

a : 
me 

0 it, 
ae 

, HO 
as 

e : &: A 
S 

oa to wo : - 8 . we 
~N 

SG 
oe 

oY ay 
we a” &. . Ver 

woe 
Me 

“n 
/ 

| 
) 

yt BE 
an 

SE 
ON PE NS 

ORG NN a St 
Ap? eS Hy 

OO te 
egy SN A, 

AID OTE REE
 BES SS 

| 

POA a Sg MO 
UE Boo ey ae PP 

ARS 
Me I, at 

Me ND 
oe ge 

| 

¥ vi os é 
De te ake 2 .“¢e * “ boy 

es 
& ot fh 

Aer 
we et ee 

\ v4 ‘ ras 
ae 

: 
eS ° 

4 
ee * % : A’ 

& q . 

a 
aw 

aH 
= 

: 
ae 

ans}, 
‘ 

oy WW pe ng 
»™ 

ort 
BN em

 

sa” 
we 

Pra 
. 

veh) 

: ‘ : % a 
it 

Loe, 
Me 

+; Mes
 £,° 

:, 
Sa” 

AG 
~ “ a> 

“ey 
{ 1 

3 © 
. 2 ven 

wag 
seine

 
* 

Ne 
7 

a 
5 id we ee

? 
ae wy 

‘ ey te Sd Me are
 

hy noe 
sf we 

ae po 
Ce 

BS ye ek ts 1 tk) re 
7 ‘ Pe Bae 

Na he ta
 

y 
a. aw 

fo 
Sy 

< ia 
Be 

ce 

a 
\y eos Net bee 

i oy
 
ve 

“ ht ey ‘ PL 
. a 

vO ON . os ot : aa iy . 4 
, 32 Pa

re 
wae ee ‘. if 

cy i 
feos ~

 és M
EAS 

<<; 
. 

pete ON ge WA RD hh 
OP pe ONS 

eg ME 
OS, 

ee 
ate Shy 

va wy pe : KS 
AZ Ss, 

2 “ee 
: ’ ‘, AS ‘2° 8 & ‘ ws 

Zé ft 
ey 

‘ eee 
“Ad Ct

e 
A 

* ese 
ooo 

: a hay L bw’ 
re 

wer qf. ay, 
yd ‘ ve, yb ED - i 

of ee ye 
ye -es * Nf ~ 

me tke ee 
Se 

£3 

een” 
fs 

et ore NODES 
ARON 

We Re 
peg > ro 

Ne Poe 
wae Coen 

ek att 

OE oF aR ONen 
es RMS 

Scheer oetee ae a eed ES AD BRK LN 

a 
Le Us et

n 
Ss 

Cen P
oo 

oe 
a 

7 a Mat 
ey 

3 ; of 
ws 

A, 
: 7 

. 
eh 

a 
78 

DY Lu PEM BRE ERE ALES AE 
BONG fA aN, 5 EP eS LS ras 

sana 
ce 

: 

ae 
f . . a 

Gx e hem . 8 any 
. ve 

“ “2 b we 
_ - *, ae wet 4 By Qe

 
KP ~ 4 : SAS),

 
if e _— . 2 . ae 

<2 AC ga 
‘ Ey 

att *eey 

A FEN 
, ie 

atalars wea f 
ee al ae

 
Poy 

cys 
‘ oe x ee Nat ra 

ne ah 
oe X& wo 7 

NESS 
Og oN. ws rut 

k 

Boe EN ng oy Sai et Kae 
fee epee 

Paar we 
mn La 

ah is: Loh ct > ar 
eg he aa. , ANT aK

 
cyt yo. 

«a Clg Qa 
.¥a 

- 
Yate SO 

Be Se 
COA 

Ne 
BON ee a ees BOO 

A gees. ae
 

“ 
. 

is! 
: 

. 

Va 
we 

. Le 

te 
ao 

: aa 
tS 

a , 
w 

a _ 
: 

nes 

” or 
‘ 

. 
. ~~. 

ee 
* 

. 

. 
pe 

i : 
AED 

we 
Ne 2. ay 

eu 
4 aN 

eet Seah 
Re ~ oe 

Se AM 
ee 

aN 
aes + see 

fot! 
NO, 

go. 
go} 

‘ og gi 

: 
arn 

np %". LON 
oy 

oN 
7. o mye 

ar. wt Ye slp Nod 
‘ v 

nas tye » ys
 

Ge ae
 

: 
‘ 4’: 

3 cs SE x . “ x & ~” tel 
§ 

. 
: 

: 
ORS 

c x 
ae ~ %, 

rt e 
o ¥ ‘\ 7, fs at SA

R 
ks 

. - HS 
iS, xq 

yt b v 3. tes 
Pa 

ee 
& Son 

ay 
. v Zs 

ghd 
? < 

° *: 
‘ 

4 an 
an 

£, 

See 
Wy 

YB Bodh 
ee ye oe 

“gee Nyy os > coy oe? Ly Be Mg, DA e ta RS Li, ORL 
wr ae

 
Ba ae 

oa 
Troe 

Be Pa ona Xe NS Pe yh 
PORES 

NES neg eee 

. ets 
Aint 

Off 
wad 

ae Mea 
4 he" 

Lote BN
 . 

whe 
wy 80 Sey W4 

a eee 
ve. 

4 . 
‘ 2 & B&R 

’ 

PN 
fe en Se

e S Be
ek L

ae af el. NOLS 
eet ow om as “OME tewtk ONL: Ke 

Wa OS 
Ty PRS 

TBS 4 

oS. 
—" 

eX 
“Xs ee N 3 noe re

e Ap ~ MAS. 
Be 

A 
> 1 é a 

Lt wee 
“we eee 

Am 
ck 

en WY aj 
~t % 

eat 
te 

| 
GOO 

eNO PG
 Sa 

“Ae ee a RP 
Soot ESS 

ay RE 
ee 

PES 
ie 

Pr ea 
| 

Re 
NY 

ONT AT SP 
OS 

te. men oe 
sis 

Pag ee fe ges 
7 Oe gs 

Beh > Me Gg PKS oe 
SES Pees,

 SOURS, 
{gen SNE 

ha 
Ie 

Reb 
ve TSE TER 

Cet oN 
OLE 

LS ESE: Cer res 
ee Fa ee TH ERD 

| BR ek, Ry 
NG Sy 

Oa APE 
ay YE VSL 

Ee pepe 
Stay : ANS a

g 

we 

Ce 
- Oe ad 

fo — 
UL. 

; ark S
N 

. ue 
se 
ERE?

 
‘ GF et 

“A “IN, 
arr 

« f f a a t i 
4 oo YQ 

OK 
. yan 

Le », 
a NY 

oN 
we OA 

ne 
Cos yey

 we oy etx, 
LAN rN 

at\ 
aoe 

ae nasty 
4 £0. yr 

*. ‘C & 
¢ -. se { 

ef Sf ey » a8 ees 
ae en 

. se Be Wo 
ean ws wd 

Or aS 
wT 

waa 
/- “2€ “Se ow 

ar 

: 

NAS, 
Y we “ty yf 

a ate 
NOD 

ry 
i ee Na 

at Ne A 
oo ws 

aN ee See 
~ oN tea 

bX, 
we & ve tise 

a 

. 

Ok 
: ahr 

ey 
a ow

 
bs *, 

a . 
tah “gN 

moet 
ae 

nt 
a ‘ My iw Y i 

Co ON Le yy’ Wy 
Mp’ 

“ wie re _ 
- rE 

NY. 
" by 

: a 

. 

ae 
Se SO 

Ce “n Moh Sr Nt 
ey er 4 we: 

yee. eter Gye 
ab a 

: 

ptt 
3 

. 
wee 

to ae 
tyy 

Yo} 
oe 

be : 
. 

wt NG Gees 
‘ 

. 
ee kN 

: 

: : 

oe Oy
 

“eh YW 
: “* oN Nea 

f, 7S ae 2 ON 
pr eve 

vw . . wt 
Ans 

AOE 
GS 

7 Feces 
o~ Aye 

: Me 
x < : . 

. di 

ee 
“ y WS 

J pes 
- wy 

vA 
ah 

wi 
xh, 

4 at! 
Y ge 4 e 

weg 
om 

- 4 na, ¢ U7 
4 

a 

7 
ay Me r +4 

2 
Mw 

” 
os 

ge eo or” @ 
Ae 

x 4 

— 

ay wf 
me re 

| Prk Mae Ys “ye 
SEES 

hy Sie 
ean! we fi, aS ‘ge aN, 

re 

yo 

. 
Bh fi oN we a ¥ Be 

Ne Ba 
~ pwad 

ene SY, Ee ng foe 
ae ye 

a ok Voy 
yh ey, yee 

eo 

. 
2 

| ae 
si FPS 

eS 
pe A 

Nt LY ees Go 
et Pee 

ie pC
a $5 SONS 

ge 

| 

| 
| 

LO MOBS 
RP 

ho Po 
aN 

ty CI, 
erences 

fa 
Re 

| 
| 

| 
ope 

ad & On fe 
pee 

ee awe moe 
f. : Bee 

| | oe 

Aa “ot nee SAF OW te foPoow 
SOND ey ve 

se et 
a 

a Vr 

. an 

thes Se 
3 SO ® EN Ree SRY

 ate aR Ee be 

| 
a a 

ms 
ae 

oh 
a ea aoe 0? BES 

ay es ne 
, 

é | 

: 

: 

~€ 
; - 

; 7 fhe 
eg hy S 

So, 
fey 

oo, 
af 

‘ 

Pa 

, | FEN AE 
ON orn Rade SP ota we BA 

. 

ey 
4 

. PNB 
AIS ER SS eS 

| 
| . 

; 
. 

. 

. v a 
ad w 

ea 
gn 

ay w
e 

: n® ; ae 
» Ww 

- 
‘ \ woo? 

: 

: 

o 
, 

| 
Sa Ny Afvy te Be 

SE ES 

) | 

3 
| 

hs . ye 
\ ‘ ae ie 

~~ a wo 5 xX St, 
ey NS 

a ty > a 

| 
| 

a 
" 

3 

fo 

& 
Ma 407 C

LERK 
in cy" 

fey 
eS 

SY) “A Ny Ves 

, ‘ 

t 

gg 
pe 

Ae 
aS AN aS vat 

“4 

; 

, oF 
_ 

re. 
f 

ex 
4 Y o ‘ 

XN age? 
| Wa. 

a ‘ a! 
ae 

‘ 

. 

: 

y 

meee! 

\ ¥ é Ye 
Le 

J oy 
* gfegs 

‘ Ce 
/ aN 

‘. ~ ~ 

: . z 

rx. 
ars gr? Pama) Se 

yh 
> 

coe * ay 
eos , 

oe 
fa; 

~ eRe 
fur 

Poe 
oan gf 

, aS 
~ 

Neh 
° 

. 

ok 

“ah o
% 

a 4 MS 
a; 

y ae 
~: 

as 
eg 

‘ 

. 

” 
at 

: 

2 oe 
ey 

¥ 
ae rd wee ene 

y we oy \*. 
oo 8 

z ¢ 
, he 

. 

. 
: nr 

te 
5 eee 

NS 
oe 

- xfs ooo See” 
oF 

Le 

ye ee seen Re 

| 
a 

: 

x “ M pF 
Pr Pe 

2 
’ aan Ne 

wo 

a 

: 

| ; 

: 

‘ oa 
wae *% a 

« nip ke 
>” X. wy 

Yh. er 
? 

| 

: 

« 
go a of 

. S&B
 

yw 
¢ % 

vi : co 

/ 

; 

: 

ty 
: 

ech 
wi & Ko 

oe & ANS 
ee 

oa 

ew 

eee 
eeu 

ag ety eS a 

4 

EN NO tye 

| 

| 

pe Pe td yS ee Ske 

4 

. 

ns oe 
Ot 

YG 
NY ‘¢. 

de $F 

i 

‘ 
: 

+f 

Ww, 
; wX 4 ce ¢ ys 

ter + oe 
oN 

: 

fo 

; 

ie 
ne 

Ady 
w€. Ye” 

“tye 
<5 

# x 
wo 

* 

: 

epee 
~~ 

wot f& r a 
. 

a 
r e x ‘ 

: 

. 

* 

ee ee Sy eS 
ES 

i 
| 

. 
: 

saat! 
ee fos 

. 

i 

| 

| —— 
cies hi dahil 

OC 

an 

age, ein Laosintasitatihc 
ak bu ! . a 

fs 
wpe tees 

~, i ag , a 
; yt be 

— 
a he hak’ > 

, 

, 

EAE 
CARE 

.



| a | | - ae eee - ; ogy . | | 
, | According to Michael Nagy, City Traffic Engineer, the vehicular 

ss space between the Capitol and the buildings facing the Square is divided ms 

i | into two main traffic lanes. The inner lane is 21' wide with approxi- — | 

os oo mately 5' allowed for State legislative parking. A 16' service lane res- 

| | tricted to buses, bicycles, and right turns occupies the outer ring. At 

, North Hamilton, King, and State Streets there are 11' indentations for. - 

- | loading and unloading. - | | | | 

i | oo By design, the primary travel around the Concourse is pedestrian aoe 

= from metered parking ramps at the periphery of the Square or from bus © a | 

a | stops. There are three city parking ramps and. the Dane County ramp. 

a 7 Some space is reserved in the city ramps for police cars, and space has | 

i a been reserved for legislators during the Concourse construction in the © 

eee Doty Street ramp. The number of metered parking spaces available in the | 

| ramps is shown in Exhibit 5. | | | | | ! 

i | | | There are conflictive views regarding the availability of public | 

OS parking in Madison's CBD. Retailers and some consumers believe that the | 

i - lack of parking is the number one problem for the Square. They see the | | 

x“ free and accessible parking lots at the suburban centers as the greatest | 

oes competitive edge operating against them. City administrators, on the | | 

sll other hand, use survey results to demonstrate the frequent availability | | 

a of parking spaces in the CBD public ramps. A survey done of the downtown _ | 

“—_ : parking ramps in October, 19/76 showed an average use of 75% to 79% be- | : 

te tween the hours of 7 A.M. and 5 P.M. Use peaked from 90% to 95% between | 

i | | 10 A.M. and 3 P.M. The McCormick ramp, which charged 10 cents an hour . | 

ee: : . in 1976, averaged use as low as 25% on the short-term meters during the | | 

- day. City administrators realize that the Lake Street ramp is heavily — | 

| used by University of Wisconsin students and that the Dayton Street ramp | 

: receives heavy day-time use from Madison Area Technical College students. | | 

\ ne In summary, parking is easier in the suburbs, but it is not im- | 

i | possible downtown. The Square covers a large area, the adverse location 

— | of some of the ramps is an added difficulty for shoppers, parking is not | 

ss free in the CBD, and at some ramps spaces are hard to find. Competitive | 

i | merchants need to take advantage of ramp parking by issuing parking to-_ | | 

me kens to shoppers, by keeping evening hours when ramp space is readily | 

pee o available, and by promoting the positive aspects of shopping in the CBD. | 

i ve James McClary of the Transportation Department appears to be dedi- | 

ee ce cated to solving the transportation problems in the CBD; he works closely | 

| - with the Central Madison Committee and he is open to suggestions regard- | | 

} i sing Madison's needs. He is hopeful that the shuttle service will be the | 
~ eae linkage between the parking ramps and the Square. Although this service _ | 

| | - currently operates only until 6 P.M., recent successful experiences moving | 

i os convention participants around the city may encourage the extension of | / : 

ee the shuttle bus service. Regular buses will run more frequently around oe | 

 . the Square; by August, 1978 the goal is to have a bus run every 10 minutes 

i | on the average. There are 7 bus stops around the Square, and 15 bus . | | 

oS routes converge on the Square periodically every day. | | o oe 

| | | | Linkages close to the subject site include the Doty ramp ls blocks © 

a | away; this ramp often has available parking spaces. The bus stop is a : 

o | quarter of a block from the site. There are no strong generators of em- | :
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i | The plan’s recommendations for parking are to be An alternate approach would be the coordinated | 
el | viewed as a Strategy for attaining a comprehensive off- development of the many small surface lots in private . 
a is : street parking program. Propcsed is one approach — a ownership. This would require commitments and | 

| program of enlargement of the existing punlic parking cooperation among businesses and owners to share 
i space pool. Surface lots would be expanded in the parking use of the lots and action by the city to acquire 
= following locations: Buckeye Lot ~— 58 cars: Madison: Public easements for access anc provide public | | 

Motor's property ~—.119 cars: Lake Street ramp services. The organization of these parcels by the | 
| extension — 117 cars. Total space to be provided will be Central Madison Committee or other business grcups vs 

i | “9 294 cars, which represents 211 additional parking represents one corortunity to contribute to tne croject 
= 7s spaces for the downtown when the existing 83 State by defraying its total cost. Public and private sector 
_ : | | Street curb spaces are removed. Acquisition and site partnership is critical to the success of this approach. | , 

- 7 improvement costs for the Madison Motor property and | | | a | | 

| . that adjacent to the Buckeye Lot is $850.000. Money Long-range recommendations for a parking ramp to be © | 
a | presently is budgeted by the parking utility for purchase — constructed in conjunction wiin the future University , ' 

oe | of the Lake Street expansion site. Therefore, nocnarge —_Library Mall will accommodate 165 cars, or about 50 
will accrue to the project for this improvement. more than those to be removed from Murray Street and —. , 

i # ee | , the Student Union Lot. The deck pronosal in the 490 
| | Temporary parking would be provided in the cul-de-sac block area will hold 135 cars and serve the new shops, 

ee | ‘Streets, with the exception of Frances Street, during the housing, and performance plaza, as well as that section 
oe initial phases of the project. A total of 150 such spaces of State Street where present parking is ieast adequate. | 

| can be provided at virtually no cost. They will minimize Estimated cost is $4,000 per space or $540,000. | | 
| my - disruption, assist in the transition period when on-street So 

vee . parking is removed, and later revert back to a pedestrian , a 
ra _ and service function, | | | 

| | | Parking | : a | oo r~ Nic. Cormick ° 
wows = CUD Parking to Remain P.O.W. Moaifications . Rarg : 

i | Proposed Parking along Median = em Long Range Project (Proposed) \p 7 627 spaces | | goszca_s Temporary Service Provision | , oe | < 
OE O Proposed Cul-De-Sac [] exist. Parking toce Removed Long Range) | | at - site | Lan Ted Temporary Parking P| Exist. Parking % oe 

. _ (Publi Street R.O.W) . Ey Proposed Parking Ramp (Long Range) “oy aw 
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i | ployment or pedestrian traffic on the block continuous to the subject pro-_ 
ee so perty. S. S. Kresge Co. and J. C. Penney Co., located at either end of 7 
i | | East Main Stteet, are the main determinants of the consumer pedestrian © | 7 

= | traffic in front of the site. Rennebohm Drug Store, located between the 
a site, and J. C. Penney Co. is also a major influence upon the nature of | 

, : ss - the traffic. Rundell's a successful men's clothing store, is located be- | | 
i tween Rennebohms and the site (Exhibit 6). | | . 

a At this time city officials cannot predict the volume of vehicu- _ | 

: | lar and pedestrian traffic in the area of the Square and the subject / ) 
= site. The most recent comprehensive pedestrian count was taken at a dif- | | 

| ferent location each day from 7 A.M. to 6 P.M. on Monday through Thursday 

i | | during June and July, 1972. The map in Appendix B indicates the raw | | 

_ counts for cach intersection. ‘The latest comprehensive vehicular count. 

a - was done quarterly in January, April, July, and October 1976 for either — 

| 24 or 48 hour counts. The counts were then averaged and the results are | 

i ss shown on the behicular count map in Appendix Be | 

- ae a In spite of the low-key nature of the retailers on East Main © 

i a | Street, this block had the highest pedestrian traffic count in 1972 (Ap-_ ; 

aaa | pendix B). The count on West Main was only one-half that of East Main; 

| -on the north side of the Square the pedestrian count was close to that _ | 

i | of East Main Street, but the count was consistently high for both East 

= - and West Mifflin Street. Little significance can be attached to these 

| | counts except to indicate, contrary to opinion, that East Main Street has_ 

been a busy pedestrian corridor; it compares favorably to the more popu- 

i | lar north side of the Square. Vehicular traffic, measured in 1976, was a 

“™  dargest on Mifflin Street, on the north side of the Square, but Main | 

ee Street had the second largest count. If this volume of traffic continues 

q ne to be generated, retailers on East Main Street should carefully analyze a 

“ | | the needs of these potential customers. For example, in interviews given 

an in January, 1977, employees in downtown Madison stated that they would © 

i Se like to shop on the Square if the stores would stay open in the late af- 

= - - ternoon and in the evenings. Target marketing will be necessary for suc- 

| cessful retailing on the Square. A summary o! «=... downtown work force, | | 

a | is given in Exhibit 7. | a : 

ae An existing right-of-way granted by Na. . ial Mutual Benefit Life 

| for $20.83/month can be withdrawn upon short neciice. The loss of this © | a 

q : license before the city constructs the alley at the rear of the site is © | 

am! potential source of friction in terms of time, money, and the movement 
| : of goods. Plans for the Concourse traffic strongly discourage the load- 

| ee ing and unloading of goods on the Capitol Concourse. | | | 

: oe oe -. « Several proposed changes in land-use might affect the subject 
ae | site. It seems likely that the State will build GEF-II &III 2 blocks away | 

i | with 300,000 square feet of assignable floor area office space. The ee | 

OTe - City of Madison plans to purchase the Federal Post Office building ls : | 

a | blocks away for increased office space to be shared with Dane County and 

i are the Federal Government. The increased supply of office space created by | Yo 

See the move of state and city offices out of private space could be compe- | 

| | tition for the subject site, but the increased number of state and city 

f | - employees could mean more consumers for the site. The future development |
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: | | / | os EXHIBIT 7_ | 2 BRT ees 
ae 7 | ees: a SUMMARY OF CBD© WORK FORCE | me | | . | 

Total Work Force | No. State Workers No. Salary _ Changes Since 1974 | 
| a 7 | oe | | Oo | _ Employment ~ 

Public Administration 9,068 7 Administration 1,000 $20,000 Change , Shifte ne 

Finance, Insurance, a , | | Professional — 3,000 — $15,600 _ Madison Newspaper - 450 workers oe 

Real Estate 9,429 Clerical | 3,500 $8,500 moved out, 1975 
_ Services 2,757 - Total — 7,500. | yee U.S. Post Office - 425 workers : 

Transportation, | : | | oe aS Oe closed, 1976 | — : 
Communication > 2,200 HS Roe a ee ee | | bn ee og 

Retail — | 2,177 Proposed changes Ope 
Manufacturing | | — 1,508 eee a | _ MATC moves from CBD _ 400 workers 
Whol sale | 302 City-County. , q Salary © , | | es OC 
vholesale | 302 r a : | | | 

- 51 — Bldg. Workers No. ___ Range _ -CEF-IT & III | + 350 workers 
Construction | | | os ‘builds in CBD | a 
Agriculture 10 Executive 40 | $25-40, 000 Net Change (925 workers 

i a . | Middle Managers 150 $12-25,000 ee ; ne 
| Total — 21,202 | | 

| | | Technical, ae 7 | oo ? ; | | : | 
| a | Professional 150 $12-21,000 ae | a 

| ‘ - Uniformed 7 : | | | ae | me Ss ss 

| ee Police 250 $16,500 Av. | = os . | 

| | Clerical  =—«<125 $10,500 Av. | | oe : 
- oe | Total 715 | , | | wes 

TET CT CLL —_— ™ _ : . - : . . 

The greater part of the CBD is contained in Census Tract 17. See "1970 Census. Tracts Map, Madison Area". 

workers in Census Tract 17. Figures from 1974 Special Census, City of Madison. | | | | | | 

“Figures from Glen Blahnik, Wisconsin Bureau of Personnel. | | | | | | | | 

| dri pures from City of Madison Personnel Department. | ne a 7 

| “Figures from personnel office of involved institution. | | | oe oa ~



i | cee cee | a eee ee | 4 a 

= - of the southeast of the subject site's block is controlled by National cee | 
i : Mutual Benefit Life through selected property purchases. The nature of | 

— this potential development is unknown, but increased economic activity Oe. 

il | could have a favorable effect upon the subject property | ae eS | 

D. Dynamic Attributes oe os \ : | 

i | The Square was once viewed as the primary regional shopping cen- | 
Dee ge ae fe ter for Madison, but in recent years there has been a steady decline in © 

ss yetail sales in the CBD. A combination of causes are responsible: out- 
l oe lying shopping malls have intercepted a large proportion of the retail | 

nes | trade; owners of many of the major stores on the Square reached retire- - 

ment age recently and did not provide for new dynamic management to main- | | 

i, tain the businesses and some retailers have not taken a new look at the _ = | 
= | - characteristics of the consumer market that could be available to them. | : 

eee The 1960s found Madison in an upheaval over the Vietnam War; city govern- _ | 
i es. ment was inconsistent in its attitude toward urban sprawl and the central © | 

- a - eity experienced neglect. © | 

| an The development of the Capitol Concourse/State Street Mall, the : | 
i os decision to build the Madison Civic Center near the Square, the City Plan | | 

= | Department's moves to encourage residential use of downtown property, | 

oe | the city administration's positive reception to tax-increment financing, 

i and the slow surge of remodeling that is occurring in buildings around | 
ae the Square are indicators that the Square may once again hold its own as | 

a a good place to be. The opening of Coiffures International, a hair- | . 

F styling shop, and the Brauthaus II, a restaurant, during the development © | 

po | of the Capitol Concourse are evidence that some businessmen have faith in 
eee - the CBD. nek : | | | 

i we tt | There are some areas of the Square that are viewed as less desir- : 
= able than others. The area along East Main Street just east of the oe 

. Square contains several massage parlors and a bar featuring nude dancing. 

a - he Majestic Theater, a block from the site, was the home of pornographic . 

— . movies until a local businessman bought the theater as a home for artis- , 

ee tic movies. East Main, King Street, and South Pinckney receive mixed re-_ | . 
i - views, with a majority still viewing the area as sleazy. These percep- © | | 

Be tions are also held for the bars and massage parlor just off the Square | ; 

oe ~ on North Pinckney. The McCormick and Doty Street ramps are each located | | 

| | - within a block of such an area; though the ramps have parking spaces | | 

i oe available, some consumers avoid walking by these establishments. | a , 

| | In 1966 a New York firm, Real Estate Research Corporation, who was . ; 

i - employed to do an economic and market study of Madison's CBD made the | 7 

= : folowing observation: | ey | | 

i | _ Although the State Capitol gives identity to the Central Business ae 
= _ District, it also creates a huge "dead spot" in the middle of the | 

| ~ Retail Core of the Central Business District. This tends to impede © |



l : | convenient pedestrian movements from one side of the Square to _ : 

. | the other for comparison shopping purposes.t - 

A - Only an energetic shopper would be willing to walk the entire eight blocks | 

ms — that emcompass the Square, | rs | | 

i | | The block containing the subject property has unique dynamic at- | 

rece - tributes; the strong retail stores, J. C. Penney, Rennebohms, and Kresge's_ 

| located on either side of 17-21 East Main Street have special appeal to | 

i | - the middle and lower middle income class consumer, which includes the a . 

canes majority of the city and state employees. The block has already estab- | , 

| ce lished a strong identity for these consumer groups. _ ve | : 

| i a - Although the majority of the people who work and shop around the _ | 

oe * : Square believe that the CED will never have the same retailing prestige | 

oe it once had, they believe there is a market available for small specialty | | 

f | shops. Longer store hours, parking tokens, a wider variety of stores and 7 

os fee frequent shuttle bus service are among the conveniences most frequently | 

, ee mentioned.“ As completion of the Capitol Concourse draws near there is | | 

i a sense of excitement downtown. The newly planted trees along the widened | | 

a sidewalks are attractive, several buildings are receiving facelifts and 

BOS | the merchants, in general, are welcoming the changes. The Central Madison | | 

i . - Committee is developing plans to revitalize the downtown area. The long- | | 

- | term impact of this activity is still an unknown. | a 

A | | E. Existing Improvements | a 7 
= 7 Sana | | 

m 1. Background and Classification _ a re | 3 

i a The original building, constructed in the late 1800's, occupied | 

| i . the northeast corner of the subject site. Apparently this structure that | 

i | housed the Capital City Bank was one floor above grade with a full base- © : 

oe - ment which included a terrazo floor and a walk-in safe. The building was : 

~ mee enlarged to its present size sometime before 1930 with the bank housed on 

a the first floor and offices on the second. At one time, Bradley Photo , | 

i - Studio was located there; Northwest Mutual Relief Association was also : 

_ an occupant of the second floor in thos early days. A photograph taken | 

- “in the 1930s indicates that J.C. Penney occupied the larger first floor - | 

i _ - retail area and Feltman Curme Shoes occupied the smaller side of the | 

pe | building (Exhibit 8). During 1960 and 1961 the building was completely re-- ~ | 

re | modeled, and the original ‘stone facade was covered with a contemporary © | | 

i textured flat mass of light brown aggregate. After the remodeling Felly's | 

s “Flowers and King Shoe Store were tenants of 21 East Main Street, and the | 

7 7 | Three. Sisters Dress Shop and Dartmouth Direct occupied the larger retail | | 

ie | area of 17 East Main Street. In the late 1950s the the early 1960s the — 

i | owners of the building encountered financial difficulties, and finally, : 

i . . 1 | ; Se " | ; - 

— ; Economic Studies for Development Planning in the Central Business | 

District of Madison, Real Estate Research Corporation, New York, p. 3. | : 

i | wisconsin State Journal, January 23, 1977, Part 1:"Central Madison," — | 

~ | p. 2-3. | | , | oe



! . an ; aes tas we ’ & , bi : og 7 . 
- : x & ee . Z & a 3 : i e ‘ mm He TF HE FF HF He Hh SS a 2 

: oo : / . 4 : . : : : . - . 

| | i GRAPH OF SUBJECT PROPERTY CIRCA 1930 . . - oe PHOTOG! E ERT’ 9 | | 

Fo ee eyo ie s. 
-~ » nnn no eeeemneneenennetl oy ter serene te, sc ue ae Po ° . B. S 

; Te Yeo cay as > Ba pe “pe . z ed tom . Bree, woe oa ee AL . : ; 4 i - . . . : weeny os ncaa EEE 

+. BRD Tt » oe ™ “we fb “ a) é { ™ he : : cere -eaneve ghana: se int nace leh atienaiencee aes igre Bie "Mpa congo) ome Ee ere BO me emee eS = . ae, % . a ty coon # { % oe pees come nee ns enamel Nang cn mma AE er : 
r nt . : cow, nent , j om 4 ” ne tm Lo Mes oo : . : ] : 

. eo € . 2k! ES pe TEE ETE LET RR NTE ROI BE NE 7 nd A : : . : . 

at alt ering a ree ve oe : wearer ee ce ae ¥ \ a ‘s , os . oF . 4 . on dye 2 tne Cette attn, Taye Ltn OC OCI he. oo tetera ong me Re aire ’ ; ‘ me oe, we} ; : - Mos . : . ot 4 
* tt oat coe , : 5 } - ™ . . . : : a Ae ere Ny | | | | fo eo 2 73 S SEG. “4 ‘ eee et / os . So, . s 

” \ . . 7 v moe 2 Me ae ate ad . * 7 

_preteeenerst LRERII AE EOE SM EN Se > —— --. Ceo o a a : : 
. w . oo ao ‘ MATER Gk NAA! store hepa __ ‘ : : : ts . % : 

. : ws %: : 4 : : : 7 A 
wo i" wy i ie ww » ; : . a So aaewe . : - : : ny : 

. t : ~~ , w yg ee eed ~ So alte tele “a oe . i : oom . . . : ne anes es Sethe ww : : % . 4 
. . oe So nating? «nine, ne ~ oe - 5 “ " . oot Loe ne ame see ga Toeee a ot 4 “ 

» ~ wy ~ ! . am ee ae co : eke ee on ° “ “ we cee Egan rca antl Se erent . es we "athe : : 4 
, gf . , - —w a, * - itd we ete ee ee nn ome ET Se ee ge Ee PE eet Aaran mes t 

: . . ce wie eee ment ae eo “9 pot ee _ tee SE ge : : : me “@ 
. Ser oo wo BS Tee “ ne ee So Loe - 4 . . van . : . oo eo ey = poe . - . . 7 ee eae . cg oe : es 4 . 

. oe 5 yg" ee Ce eee naat we 4 : : vk = . © we / on -. . . aint ~ * : . : EA : 
< ‘ . f 7 ot ~ et oy Ye me vo ne ed ~ . oF : 4 * — 5 } — a ~! . ee x . . | sme : Le oes a te . . 4 

te f . : . : * : x > ar) oes . oe . cae woe 4 

7 ~ . ” . . . ” 4 . . + . a . ’ 

« a : ee *. + ~ OT 4 i a & woke? “ . penne wer es ‘ - he Me PR. ~~ “ - ° : : : of 7 : 

: OO FO Dies Te a4 Boia me OO ae ae | Fee . : ve Sab ; | ‘ ao Poe Ret ; a nee Co ee wee, oe ane PO og See a es ; “ fn : : ": . . See e . : ‘ : : . a os . | . Cini eos aa a4 
x OM ve te ‘ wet ee ee et con: > “ ec ere ne ne ye wt : 7 noe ed - ‘% : i 

ren - a a . 1 OR . . pbs : a 7 ae , , po ” +s a : . : = : 
: : Lt 5 he ke : . i Pe ~ boos : ! ho as , a : a . . = cece ee ete Ue vote eye Sees ean: naman mame MEF see a 3 
i ; ys fae S ey he ». Sen 2 end: a od f Be we rarest easiest een EL - : . aa . : . Ee : : 
: ‘ Yee. ~ f Ee ee a wee we eee me . " vO = coy 3 # : Se : : . oe . : OES a A 

i cul EF rn ct of Re a ag A ot Fe i ee . wen ee he 
fo | o- [feo ee ‘ me ee fe : ma oe Og 

: > ; so ; [Np cettiaenRee igw. . wonmmmmomer aE . os Sa . : : fa gece enone ned erie ate ebeaametatee rte na a . : 3 ' i a ; : j " opin ear Saat pean Deemer anne meme, PRS oe aS a mo aceem e caeei mt ie oe ws - ; : . e a 
2 ; a r : . fg ernment mete tama oe see mime oo oO meme meet: —4 ~ . . : OS Morente re Sar agen een ot 4 -— f . . ° . J ee eer. 20 ew ae ner 

a: NO € é me . ty , 3 : be ge hemes ee ” 
nein reer — ® ¢ * cae? On a . ~ ee ‘ nee : An epatemmepmonnss set e 1s me pone: ipa ERA NE eee eke . Bem ams Be Se “ oe wae ro, * . 

. —_ ~ So —. é Se ee Eee EAT — PT TTT EET ITE ° ee eer array . y ae a eis eetamn to-mnedan ene ei nme emo para ere ae. ae Tete ae EE ete . . 
ee al NO EPO EA . . . x 

ed ———— ww i nd Se merce OT = . . " oo at : wale , * moo . | 
. vib, ate * -- : om 5 . ; . . : a 

ial J. ome . < > Fol ene pemeEnD . Syme tet ig le nn ae : a eae Prog arene at nee eget or ea eepene en ER Lime s -- Z 
set ber seermmnsnemnnesey ae PEs RES ~ nd cake 9 rene’ ase aired eh oo ENN SIT YET ENTE TEEN” 8 PEATE BRIE: coe oe DOMICILE EERE PAS a 

Saal ~ ’ “ee ne * - t . . ? a : . t e % . . Q 

, EE a : +4 , 4 wee 3 | 
—» . aw, mA or } . | owe r . t Fr - : 3 I ‘ oe 4 € x “ me he : 4 : a : x : 

. Ded . > & " jt b: ¥ ak a : 3 m oe ; sah pe Poob 7 a 7 en: ; eee eee eee 
. ; 2 eee FE : ba. ; .$ as : s | $e Z 3 CG : / . , sof 

. Gaeaam, ‘ 7 mh be Remcaceitl Cacti tee RE 4 Tad fo Bad ae ee “f 
: \ of, . 5 f : 2 . . i a i ~~ < 4 t cone . . ame nl 

.. 3 fo es i — on { 7 ¢ , # 1 We et . : 1a ema Nt Took See Net . : “ee * 

wr we . ' ~ ° i . : hod ot 2 an an ‘ 4 
‘ i i i i ‘ j } f : - : i t : . ANNE eemmernnge on ww naa per pe ae 1 Fae ght mae ate te Ga . hon whe at . ’ 

. ; ‘. ty FR i emcee pe + t - 4 i ae ve 00s, ret : . oe roe, ; t te . OU ree cee 8 ‘ , : 
: ea : * . : ' . a . ' 3 : . 

: . , ¢ } - ; a for - ys ; . bl . : : . we . 
: ate - i 4 cms { : , oo ee 1 . . a, _ - | ‘ i + . ~ oe ! ot Bees men — . 

ee «os | ; nny ; & 2 . al / ny : 1 

. 1 ‘ ac ; ¢ woe. i : f ‘ " ee : i | fae ae £ i penser Neem | Soe ntp MAa ome Ls 4 T a we 7 af : _ Pb oe 3 . $4 3 ‘ 4 4 
: > ¢ a “ yf. j . z s i: o ‘ : ‘ Be . - 3 , ‘ : . wf ~- : x z : on ae nay: - 5 seme wae Wane 4 | y bY en wee ft : . : -- } oF : te i ae . . EY ee oe 2 : ‘ é : . i , 4 ; . : ' } z : ar : . : t . ff s wo : ne . ay? z ; i 4 A : : a : . 

t i , an _¢ . . _ 4 ~ mf . Soe, ‘ foc ; wn 3 7 not j : 7 wee Mee ‘ c bo swt] . Be i? : F * WF oy Boe dione nn weet, ae! i ~ . 4 wae ij . * i J : - i : » - : o . 
. : : . : cag . . % i 3 i 3 | + ‘ . . 4 . a : a at ae 

ee : . 4 - . bo — as ae . ro oo nen oe . . . . 4 ~ oe . * wes : ap eee _—— . . i A 

— ~ / an — Ce ma ceca beeeeerearnaee naan iaimdr amos cane pees te eee a be op cok, MOOT Ae SOMONE TUL piste Valea eae Ree we LOR mee wore wR ate cote . Fo oy Can tg emma ZT ES ee a saa 
: et me ek neat ‘ ’ . - ° . 

een + emp reGQnnrns . . - eg ~ : : o . ae “me * =te ~ Ma ee ene . wate inlet . seen tem te ne fay . Looe . “ wee tne . : 
~~ ~ * Pk RR genie nage Rie . ‘e Tee a _on Be . ee . : = " . so an vos Sf uate gy ane Ue yee oe quel 4 

t . YEE: disnhaes! sign gS OL eT ee 3 —. . : oem e. . . Vee” STR TS Te ca cos. . . Q : ¥ ee i ons : ; 

RS gmp Te gam oie pein tee onan ao tora NEA oe Ig a, ANN ON nN MITES MR aS age MOM SEE Mae SOO Mt cee oe on ce gn ae Soe Pe Oe 6 : . . , se - 4 
mention . : . a & : : wo yi ~ : - wh ae pe ln ei cll Bi ati te cat a ing eaden atiee Loe, saws PNR ee ae aoe we “. ” . . . 3 : re : ows 

‘OF EA ee mere v7 3 Bact ae llega, ice me alge jin A - Bi we ae Sw be Bere tee Tit RR a RE « . as wee Pg ee ad Nea eg eee + rey : : : “4 : 
s . a uo i ‘ ” — ee oe ' rf . . 3 ote Bo bork Set ei kr dv See earch raVEr co a | | | q 

Beprens en ce poeee Oe oe Be j eel sD Sh 3 B. So E. km ey. 3 E. ae ka € wf b. - memantine AG ie te wich namin i ts Rien a SA echo ck OE ila caline el mate en Lah oman Tce Ce eg OS see's i 9 Nw og ANSI om $i a EE 

Be : , oT Af Miies ee Ti e wg has i“! 4 ’ KY me meme a3 SYN MS r i TS Ue Ee EA PRT OSEAN OPA OD ee ep pee pe] : ’ , ee temae gn so te i ceed ee ae anerpig : 

| tee re ST ge a poe eee wom Smee oe a : T sy RA DOP T%, Leo ce a : . bed yan ge cates nbs ga. ey gos an . f : 4° 2 : o : * toe ar? x 
am i “- =e arey sane * 3 a _¥ : 4 be. . mo 34 « Ye : eS: [ £ & . Y is apne a 

ww de ut “ . . . poy rf ° s 4 dy . ir : : ‘ | ben SP pA Me RAEN AM Ae BR NA hE LS : ae D3 - ee ew oese eg . . oe Seago Be. te ess cars ‘ . ew ted ogg Taecena Ya . : . : - . - ~ ; a : cree a ee rem iene a a ag wre me es ‘ nw tte wet ee et epee ome eee tas ; . Lo : 

oo Se . . : i 
C Jee : . ‘ 2S Bet wes 6 Ss Sam nar i ep ane RM Mm crm ew ne nee ee be ca ne San ee . bee ee So ow tiles we wie a : fg : 

2 Me - : ALES PAE RE OREN OTE EAT ITF PORE ETTORE EL CE nc Tg gE RTE RN LR ERS HMO BORE BE UOT OMT ELT  S onan oc RT ep we tacese ee os we 

ee ‘* ~ A Tafa Geli “ t wef mtg : 4 we . . . . _ ay q. 

: fre. ~ < t a7 : a ne Q * z Ske es ‘ Lo : : Meets . oe . 
. . we nA * OS On mR ED 4 , % a ve . Lo a a . ° 2 tes: - : - aren . 

. : oP ae Pee ’ . 5 - : ; . ™ % 
® > tots; a _s Phy ee 3 woe . | . iit / 

¥ ~ - & om me £ omaiew : oe : - : * . ‘ : z . pena / come 

: poe at, Ee % : > t tee > : : too co BR : m 3 : : 1 - . Sere ~ . 
> r mg . oo Of a wo. BF . a z 2 MOOS Seow we . § 7 3 _. : 3 ot " ee < 8. . . , oo 2 

34 eo has oR tle ew et re : oe hots t= 4 os a : 3 
: ee eo, a1 * we Bees . oe f nosy Sg on - ij * : ‘ £0 “a ay * Bo : . 4 Boe fess oo : c . Q : . 4 %, a eg ; 

: .. &iw~ e. ‘S; tH . e 9 We Ro . : i Sag wot Foe Rm, j & fon, é ‘ . a BN . . + < . . 2 : 5 

: tg, % | a , : i oo ee e 7 Re Soa pe . podboocke db af es F : Roo: : : 4 . ane : : 3 3 of * aia : 
rath ge Te om x - t ed £ . 5 $ Peo yp ewe RA Bop “4 Lo :4 : . 2° po . : : A 5 : , Be a ah re SP : fon ‘ t : : . Sop G bow. ad LoPa oe . a od a os 4 \ nt, ¢ : ¥ a ‘ . : a ay i: _ . # . 4 

» vue & z , woe of * : eo - - . “oe an 3 ue — af. ? ae - , ¢ oe 5 b 2 S = ve YG aes * “ye s he ‘: aa fE oe Ss aoe - t a ar Ere Oe - a a t ae | v i a . sg ¢ v 4 a ee on oe a i = var - 

‘ he es & OF 2 te ; ak ee, ee eg EL pw eee ee eis . “4 ah QO BGs BG o Se wg v : oka eo BR rs y : A ee : 
ae we Ege & 2 $y POM Pa eth ¢ a “ : v8 oe be am t Ye ve 7b ‘ . it Ree fee aM ae eee = Roe dé , 7 f a L ~ - Wty 8 age ot . . ay Sa le iZ . « . ] 

: ty: ney a i » 5 < yy em: 2 ee fed po Loa 7 Bot 4 } 2A r ‘“ Pa sh a ay ae a" Toe : “ * Pye ae ae » 2 owe } - ’ wal ob ee whe Re go Bey ime RS Rt { yer big taf : bg ee ee ab . ¥: Se tee 2 ee peg i 
‘ Ge es s : gee o7 FO 2 Reka an | ‘3 Yyargy oh ge Skee tepals co Bi fos: Ree x 
v ; td ~ = SS. OO PRLL Fg gg a ro eee ee eM i “8 & ES ee Os ag om om t atl Ps re te ¥ GS . ah a ’ 

ig ‘ ‘ By ~ - LEAL ALO foe ang e } Syrecen, +. lof 3 = * «4 a "2 i z -4 4+ * & t . . : ad ¢ ‘ x : ——- % ag * 4 ou 3 ; : 2S oF , oe as . B Ce RT es gad — Egham PTR ‘4 bo. brow ee ppomentnst Basra fates Posten oY erereerenreees eevee 
goa zi , a * Begs 2S Rl Sa See ee! Bx Mag bo. 2 oy frastechisktie MR ae - ad ope, en { : ‘ atm ii te. ec rg ‘ 

| RPE wees OY email — tei Lisecct” SS Reina ea Pade ed es ee te Lenarer ton be} 16% z% eo eae 8 bp ‘i : " ' G A IS ee Si ae ny OS OED Sp 6 awe mans oan ee ew awn ees cape one in mena se . wie pice ey ae e 

. Yo , r ~ ~ oe ‘ * > 7 7“ 7 . : —_ . _ . . , 

. o ae a ~ . on ~~ ~ mo . we - r. wee we ae . r — ro - —“* elt SEP aaa Ap rden > Ria tne 

. . a e * eit 7 a . “ . : ~~ 

. 
| 

Ne Bm Moe 7 “os



i a a | ee ee ee 20 

i a | on February 1, 1962, the present owner took title to the property under a © | 

_ Trust Claim Deed from the mortgagor in a foreclosure action. Current | | | 

| photos of the subject property are shown in Exhibit 9. | : | 

i a An examination of the building permit activity since the remodel- | | 

Te ing indicates the following changes at the 1/7 East Main Street building: | 

i | | | June 20, 1961 Heating units installed : | | 

an | July 19, 1961 | New gas heating units installed - | 

| es August - , 1961 Major clectrical work done | _ ae 

i : February 14, 1972 Fire resistant furnace room on 2nd floor 

= . a | built es _ Bose 

OO - August 22, 1973 Interior alterations done o 7 | 

gg | October 2, 1973 New store front installed | oo | 
i Ee | — October 8, 1974 — Occupancy permit issued 7 

I a ; At 21 East Main Street, a new occupancy permit was issued in August, 1974. | , 

2 Pe The basic dimensions of the structural components of the subject | 

| | property are presented floomby-floor in the isometric drawings in Exhibit | 

i 10. ‘These dimensions convert to an estimated gross footage of the build- © | 
= | ing of 13,816 sq. ft., given its present use. The estimated gross square Oo 

| | footage varies with alternative uses of the space (Exhibit 11). Cubic | 7 

i footage is calculated by height x length x width. Therefore 38 [(44 x 128) | 

= 4+ (22 x 116)]= 310,992 c. ft. Building floor plans are found in Appendix 

| | C. Because the volume of this building exceeds 50,000 cubic feet, all re- | 

- - modeling plans and specifications for the design or structure shall be | 

i - prepared
 and supervised by a Wisconsin registered architect or engineer 

Os (Wisconsin Administrat
ive Code 50, 07 [2] [a].) | a | 

i - a ‘The barrier-free environment requirements for the subject property oa | 

_ | are open to interpretation. After several discussions with State build- | 

Oe ing inspectors, the conclusion was reached that the percentage of an ex- : 

i isting building that is remodeled or added is the determining factor for | | . 

@ the application of the code (Wisconsin Administrative Code 52.04, regis- ; 

~ | ter, December, 1976, No. 252). If more than 50% of the gross interior | 

moe area of an existing building is remodeled and/or added, the building is 

i | classified as if it were new construction; therefore a multiple use build- | | 

eS ing with more than 20,000 square feet of gross area would require both a | 

a vertical and horizontal access for the handicapped. If less than 25% of | | 

i the gross interior area is remodeled, none of the barrier-free require- | | 

= ments apply. An existing building that is 25-50% remodeled or added must : 

be provided with access to the primary floor, interior circulation, and | | 

i | | toilet facilities Wisconsin Administrative Code 52.04 (6) (a) (b) (c) i 

ve ; (3). As defined by a Department of Industry, Labor and Human Relations a 

| - (DILHR) building inspector, the percentage of the gross interior area re~- 

a modeled is calculated by measuring the gross anterior area in which the | 7 

i woe change occurred and dividing by gross interior area of the existing build- | 
“= ing. 6oE the 44" x 128' first floor area is divided into two retail spa- | 

eS | ces and the present use of the building continues (Exhibit 11), the per- - : 

[ . centage remodeled is gross interior area of the floor area remodeled (ap- | | 
_ - - proximately 5,300 sq. ft.) divided by the gross interuor area of the building ap- |
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i ee | EXHIBIT 10_ - wae Og : 

me ISOMETRIC DRAWING OF INTERIOR LAYOUT oe a CEE ge 
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{ a OO EXHIBIT 110 | | oe 

BS GROSS SQUARE FOOTACE OF THE SUBJECT PROPERTY BY caeeeaee 
| = 7 | ee PRESENT AND ALTERNATIVE USES os / | 

po eee Space - 47 E. Main ~ 21 BE. Main ~ oe a a | 

> Co | G4" x 128! , 22" x 116' Total Os 

a. _ Present Use ae | 7 OOP aE ga) 
i Basement? | foe 5,632 — Storage © | 5,632 — - 

oe a eae! Ist Floor = 5,632,” 2,552 8,184 / 
I | | ond Floor® | es Mechanicals | ag 

' a | | 11,264 2,552 13,816 sq. ft. 

= 7 Alternative A ie | | | | | | | | 

i oe foe. Basement | Mechanicals and Storage | : | 

= : - Ist Floor | | 5,632 2,952 — 8,184 . | 
o 2nd Floor 5,632 2,552 8,184 — | 
i ce | | a | | 16,368 sq. ft. 

= _ Alternative B cen | : | 

Ge ee ee ee Gn 
Cee lst Floor i 5,632 2,552 8,184 eee 

i tnd Floor 5.632 2552, 818K ) | a eS 16,896 5,104 22,000 sq. ft. 

i | | Alternative C ae | | oe | | 

an Basement 563200 2,552 | 8,184 | 

i Ast Floor si 6320 24552 8, 18% 
ae nd Floor 5,632 2,552, 8 184 
J ns ne Sy | — —-: 16, 896 7,656 24,552 sq. ft. 

i 7 | “Floor used entirely for storage or mechanical purposes need not be . 
Ane BE | included in determining the total gross area. See Wisconsin Administrative 
[ | ~ Code 52.04 (5) (b). | : | ep ee ee |



i a | proximately 12,880 sq. ft.) or 41%. Thus’a bathroom for the handicapped 
I a in each primary floor retail area and horizontal access on the primary 

nes floor would be required. Percentage area remodeled is subject to inter- 

{ ye pretation, but the calculations above represent the most conservative in- | 
i , - terpretation. According to Diane Meredith, the recognized expert on bar- ce 

es |  yier~-free environment code interpretation at the Wisconsin Department of . 

= Industry, Labor and Human Relations, the 25%-50% remodeling category does _ 

] - not require the installation of a full service elevator in a multiple use a 
a | - building with a gross area of more than 20,000 square feet of gross area. | 

fe The intent of the code is to take advantage of extensive remodeling of 
i / existing buildings and to make the improved building as barrier-free as 

=» . possible, given the size and use of the building. The intent is not to | 
| force all existing buildings to become barrier-free environments immedi- | a 

ately. As various alternative uses are considered and the percentage of 7 

I | remodeling is determined for each, the economic feasibility of the alter- _ 

Ee | natiivemust be calculated.+ | oe : 

I | 2. Type of Construction and Structural Condition  _ | | 

EE wd A general description of the building structure is summarized in | 
5 ee Exhibits 12 and 13. Because the structure functions as two separate build- | 
= oo ings at the first and basement levels, there are two descriptions. 

| ok The structural system for this building uses masonry exterior walls, 

i which are load-bearing. The floor and roof joists are wood with the excep- 

oe tion of a steel I-beam running the center Jength of the building. Two © 

oe rows of six metal column supports divide the span of the structure to form 
i | | _ three 20' bays. 21 East Main Street contains one 20' bay, and 17 East Main © 

ae Street contains two 20' bays in the basement and on the main floor. The | 
Te second floor remains undivided with the window area sealed with masonry 

i blocks to form a furnace room. — | a aye | - 

, | The structural condition of the building is basically sound. There 
BS is no evidence of cracks, sags, or other structural problems in the stone | 

i - foundation. Although loose paint and stains on the second floor walls de- 
oo note water damage, new roof flashings installed on the east side of the | 

- | building have cured this deficiency. The present roof appears to be older 

i , than its twenty year useful life; mop-topping with hot tar and regraveling | 

a | are necessary to requalify the roof as Class B. If the building is exten- a 

| - - gively remodeled it would be prudent to consider roof replacement in lieu 

i of repair to protect the new investment. . | | | | : 

ae | 7 As a result of use changes there are several obsolete features in — | 
tthe building. A three foot stairwell from the first to the second floor ~ A 

J F at the front of the building has been blocked. An elevator shaft at the - 
Se rear gf the building has been closed with cement blocks although the tower 

ee for the elevator's mechanicals is still intact on the roof. A heavy fire- a 

7 oe door leads from the tower to the roof. An abandoned boiler is located on a 

em aie | a dirt floor in a room at the front west corner of the basement. 

i : Tas stated by Dan Murray, Building Inspector for DILHR, in a. phone | 

| - conversation with the appraiser, October, 1977 and reconfirmed by Morris 

f | Olson, Plan Examiner for DILHR in a phone conversation November, 1977, |



i ee ces | | ee . oe 2B 

i | “ | | EXHIBIT 12 — , Nee ee | oes 

= a “DESCRIPTION OF IMPROVEMENTS: 17 EAST MAIN STREET — | a 

| . ee eee . wee | . iemereneaeensnien seiner . ammne a . ns | | | , 

; NUMBER OF STORIES Two stories | wd 

AGE: _ oe eT Approximately 100 years | 

i ~ ROOMS: | OR Bg ee : Sag 8 

J : oe Basement a AS | 6 rooms and spaces including 2 | 

oo | | | bathrooms pee Oo 

i - | dist floor | we | 1 large retail area and 2 rooms | ae | 

oe | oe 2nd floor | | aa | 1 large space with small bathroom : | 

; | EXTERIOR: | | | | 

| | “Foundation ee : | Stone ; | | | - , 

i a Walls sit Brick arn | 
‘ual | / - — | | | - | ao | 

E a Roof I ooo Flat pitch and gravel | | - 

“ ts Store front. | OS Large glass display cases with rough _ 2 | 

oo oe | Oo | Bye lo: es cedar and brick | | - 

i Pes CONSTRUCTION: unl 8 Ss | | | oe 

i are Sp Floors Bees | | Ist floor: carpet. _ | | - — 

oe Pe ae — | 2nd floor: unfinished wood | 

woass | | a basement: asphalt tile | 7 | 

i - | Coos Floor structure | | 3" x 12" joists with steel I-beam and a 

me ee | : metal posts _ | So 

i ss Ploor capacity | ou? lst floor: 100#/square foot ~ : | 

- re _ | : | -— 2nd floor: 75#/square foot 3 | 

, pes Ceilings | | | Ist floor: 2" x 4" acoustical grids | | 

_ | oe | eT es suspended | : | | - 

= eS, oe ae | | 2nd floor: lath and plaster basement | 

1 | | 7 ei i and suspended acoustical panels | 

Bete _ HEATING: | | 2 Reznor gas forced-air gas-fired units | 

eee : a Oo = 16 years old and in excellent con- - 

i a a | | dition © | os ; 

nee | | : 1 unit, 200,000 BTU hung from 2nd floor 

oe | 7 ces | oe ceiling heats lst floor | | : 

q ne oe | os 1 unit in basement heats basement of 17 

» | ee os East Main only —- 120,000 BTU ce



i ches os fee : woe 29, 

i | AIR CONDITIONING: — ee 2 separate Carrier units, 10T unit | 

m — - oe ee | cools basement and 15! unit cools oe 
gs | | | oe | | | lst floor a ae 

i : | | o oo | | 2nd floor not air-conditioned 

= --oONPTLITIFS: - | 2" water lateral; 6" sewer main at 
| - | front of building and 8" sewer main ; 

j a 7 fee | 7 | in alley; adequate electrical and 

— | Beate | gas service | | a |



i | Pn EXHIBIT 13_ eis nen 

e | DESCRIPTION OF IMPROVEMENTS: 21 EAST MAIN STREET - | 

i | | NUMBER OF STORIES | One accessible from this address | | oa | 

a AGE: : | | ; © _ Approximately 100 years | | 

| | ROOMS : MS Se es | e . 
ee Basement © cee 1 large room with stand-up safe 7 | 

: I i oe lst floor | ae large retail area with rear work Space 

ae Sees (ee Be and bathroom - : | ae 

, ss EX'TERTOR: | | he ene ane oo | | 

| | ae Foundation | | | we Stone | u | | | 

l | Walls co yates eS ae _ Brick | | | | : 

i | . Roof . a Flat, built-up asphalt ~ | | 

™ oe Store’ front | | Large, glass display cases Ea | 

7 CONSTRUCTION: _ Le ae | ge | | | 

| : ona Floors > - ee lst floor: carpet. | | 

i a , — os | Basement: concrete and asphalt tile oe | 

os oe Flooring structure | 3" x 12" wood joists with steel I-beam | | 

i | | | - a a and metal posts oe 2 | 

ws Floor capacity : . a 100# per square foot ) | : 

i ee Ceiling BB _ | Lath and Plaster | | | 

ce HEATING: | ae Oo 1 Reznor forced-air, gas-fired, 120,000 ee 

i | | Be BTU unit, 16 years old in excellent | 

Bo | oe condition, suspended from 2nd floor J 
Be BO ae | ceiling of 17 East Main Street. as | 

i AIR CONDITIONING ~ 1 Carrier unit outside rear of building : 

. | UTILITIES: | a cae «ls water lateral; 6" sewer main at front oe 
i mse , | | and 8" sewer main in alley; adequate’ | , 
SO | | electrical and gas service eT



oS 3, Code Conformity — ree ee | , 

i oo The building appears to be in good condition. If there is a change © 

- of use or if the building has been vacant a year or more, the City of Madison 

- Building Inspection Department requires a new occupancy permit to reopen even © | 

: the first floor for commercial use. The condition for the occupancy permit is © 

ae a formal inspection. Costs to cure the minimum deficiencies have been estima— 

| a ted with the assistance of contractors in the Madison area (Exhibit 4). | 

} | There might be other less apparent building code violations, both for the City 

= of Madison and State Building, Heating, and Ventilation Codes. _ | ae 

i 4, ~Interior Finishes © . | | | Co 

Tr ees | The first floor and the basement of 17 East Main Street have been used _ , 

| for retail purposes; the second floor has been used a a furnace room for at | 

I least the last five years, and its interior finishes have not been maintained. 

Cet The first floor of 21 East Main Street was also used for retailing and the base- 

ment for storage. | | | | oe 

i | | In the larger retailing area on the first floor, inexpensive rough ce- 

dar is used for the display racks, for the artificial beams that span the bays, 

i sand as large simulated pillars built around the iron support posts. There is 

2 no shelving for the display racks. A centrally located counter, which housed 

a cash registers and clerks' materials, and six dressing areas are also finished | 

in rough cedar. Fluorescent lighting fixtures extend from the acoustically a 

; tiled dropped ceiling. The floors are covered with red carpet in good to fair 

aaa - eondition. Except for one small carpeted and paneled room at the rear of the 

building, the storage and work areas have lath and plaster walls painted with © | 

j ss enamel; they are in need of washing and/or painting. ol | 

: ‘The large retailing area in the basement of 17 East Main Street has an © 

i asphalt tile floor, brightly painted lath and plaster walls, and a ceiling fin- © 

sighed with hung acoustical panels. The walls of the smaller rear work and oe 

oe | storage area need washing and/or painting. The bathroom at the rear of the ) | 

ff. basement has a ceramic tile floor, a 6" tile base with a lavatory , a water 

i ee closet, and a urinal, all in need of cleaning. Another bathroom toward the 

—_ | front of the basement is in excellent condition with two water closets and two | 

1 / lavatories. It has been well-maintained and meets State code. | | | 7 

a, - The smaller retail area has lath and plaster walls with lights suspen- | 

re ded from a 13'6" ceiling. A workroom and a bathroom in the rear are well- oo 

i - maintained and adequate. The retail area is an empty shell. The unimproved. - 

basement below is useful only for storage. A walk-in safe is an outstanding | 

“ss feature of, this area, | — : ae - 

i  §. Renovation Problems ee | a | | | 

-_ eee The commercial use of the second floor would require an additional _ 

i ss gtairwell to provide the two exits required from each floor [Wisconsin Adminis- _ 

mo trative Code, 54.02 (1) ]. An elevator does not satisfy this requirement. A | 

| - fire escape construction at the rear of the building is a possible solution, - | 

i but to make the second floor marketable, a second stairway is required. © |



' 7 TBE 1 hi 

cae “MINIMUM COST-TO-CURE DEFICIENCIES TO RECEIVE OCCUPANCY PERMIT a 

a Present Use . : ue 7 Bae | | me . . 

i a | | Mop-top and gravel roof | a - —$4,000° | | ae | a 

i! | Exit lighting = — 4000 Ss | 

ee ee Se Rear exit door : | | | 400 . So | | | 

I Miscellaneous : 1.00 an 
7 Total . | ~~ $5,900 — | 

i - New Use Requiring 25% to 50% Remodeling : ee 

i eee _ -Mop-top and gravel roof | — $4,000 — a aaa | 

ml Exit lighting an ee 400 a coe 

i | 2 rear exit doors oe | 800 , 

3 bathrooms @ $3,000 each | 9,000 | 

| i we Miscellaneous NEE | - | 1,100 Oe mo | 

oo op Total $15, 300 EE 

- nee Budget figures rounded | - | 

ea A full-service elevator would be required if more than 50% of the gross inter- _ : 

f | ior area of the subject property were to be remodeled. To provide an attrac- © i 

“ | tive, convenient, and separate access to the second floor, the elevator and © - . 

| stairwell should be located near the front entry that leads to both the base- 

i ment and the first floor of 17 East Main Street. Some renovation of this com- | 

_ mon foyer would be necessary. a | | 

i | There are no toilet facilities on the first floor of 17 East Main © 

:- Street; the existing facilities at 21 East Main Street satisfy City code, but © | 

: the existing facilities on the 2nd floor do not comply. If more than 25% of 

} the gross interior area of the building is remodeled, toilet facilities acces- | 

i | sible to the handicapped must be provided on the primary floors; a new bath-~ 

= room and the renovation of an existing one would be required. If the second aa | 

oe floor is used as a separate commercial area, bathroom facilities must be brought | 

i up to code. For any use that would require more than 5 employees or more than 

Dae! 25 patrons, separate bathroom facilities must be provided for both sexes. A | 

| _ place of dining, no matter what the size, requires separate facilities.



| The commercial use of the basement at 21 East Main Street would re- a 
| i quire the provision of a second exit. This requirement could be met by con- | 

- gtructing a door in the party wall near the front basement stairwell. This | 

ce stairwell would lead to a foyer similar to that on the first floor. Access © coe 
eo to. either basement space would be through separate main entries. The capacity 3 

i of the present furnace, air-conditioning, and duct system to adequately heat 
“™ and cool this basement. area would need to be determined. a | | 

; (i. we A dining area with a capacity of 100 or more patrons would require 3- 

ae hour fire-ratings for the floors and walls. Presently the floors have only a 

- |-+hour fire rating. The replacement of the wood floors with concrete floors | 
| | would not be economically justifiable. CE SS — | | 

oo Pe NS Residential use of the second floor would require windows to be on at : 
| wa least two sides of the building. Therefore, the window space in the front of 

I ) | the building would have to be restored and the facade covering the original a 

| ™ building would have to be removed. Whether or not the original facade can be | 
sas restored is unknown at this time. Residential use is further complicated by 

. i the requirement that the suspended furnaces on the second floor be removed | | 

- and placed in properly rated enclosures [Wisconsin Administrative Code, Table 

|- . 64.21]. : a | | 7 oe |



| See ae a ; 3400 : 

oe | aa III. MOST PROBABLE USE | | 

i a re After completing an inventory of positive and negative attributes —_ : 

| of the property, of the legal and political constraints on future use, | | 

I | and of the immediate linkages of the location, the appraiser then must | | 

= | identify possible compatible uses. Each considered use must maximize the © 

| | marketable attributes of the property, minimize its negative characteris- 

J | ties, and operate within the limits of justified, prudent investment. | | 

cee A. General Market Characteristics ae | oe | 

I a - When a site is in search of a use, a logical beginning point is 

- the examination of the existing and potential markets for the several per- 

@ - mitted and most probable uses which are retail, office, dining, and resi- | 

f Ce dential. | 

es To continue as two retailing spaces with a 22' frontage and a 44! ; ; 

a es frontage respectively, would entail the smallest up-front costs. ‘The va- 

I | cant buildings with the largest first floor retail space have been on the 

s market the longest. Wolff Kubly, Manchester's Home Store, and Baskin's 

I 0 and V are prime examples (Exhibit 15). The Simpson Building, Leath's, 
: and the Jackson Building have been sold during this year. Simpsons is | 

being divided into small retail shops on the first and basement floors . 

= ae and office space on the second and third floors. The 1976 buyers of the © 

7 as Leath Building recently assigned part of their land contract to another. | | 

| party, and now a restaurant is taking shape on the primary floor and the | 

a mezzanine. The 2d and 3d floors remain vacant. Karsten's sold in 1976, | 

i . and has been divided into two smaller (20') retail areas on the ground | : 

- floor. The smaller retail spaces have had the most active market. 

oe Chandler's Shoe Store with a 25' frontage is now Brathaus II and the Card i 

Shop with 19' frontage is now Coiffeurs International. Brathaus II is | 

8 , a one-story building and the second floor of Coiffeurs is vacant, but the | | 

7 --- -owner-user plans to use the space for expansion. There has been a slow | , 

_ but steady demand for the smaller retail units at rents ranging from | : 

{ | $4.50 to $7.50 per square foot. Most frequently the leasee pays utili- 

a | ties; some leases are triple net (Exhibit 16). | 

i | Oe Interviews with consumers, city administrators, and businessmen | 

SS conducted by the Wisconsin State Journal, January, 1977, confirmed the 

| need and desirability of the small specialty shop on the Square. Busi- | | 4 

a nesspeople on the Square have a guarded optimism about the future profit- | 

, : ability of specialty retailing around the Square; the majority believe co 

sos the Capitol Concourse Project will help their business.! oe / 

Pao Wisconsin State Journal, January 23, 1977, Economic Report '77, 

i Part I: "Central Madison." 
| - |
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Oe | be Yo! | ms, SS 
i | a Building - Address , Sq. Ft. ‘Period of Vacancy 

| 1 Wolff Kubly 20 N. Carroll 6,000 | 35 months» sf 
- 2 Manchester's Home - 2 | | | - : 
s a Store 18 OW. Mifflin 7,920 | 29 months — 

| 3. Norris Lea Arcade 115 King Street ~ 1,400 11 menths 
| 4 Baskin 0 & V 7 N. Pinckney 4,400  J2 months 

i | 5 Jacksen | 102 N. Hamilton — 6 000 oo e7 months 

- | 6 Madison Newspapers 19 S. Carroll 13, 0Q 24 months 
JT Norris Lea Arcade 109 S. Kine , — NA. | NA 

i — - - &-) Store front 113 N. Hamilton 1,000 18 months | : | | onthe E 9 Store front 117 N. Hamd 1ton A100) — 18 months 3 
Poe bey ; POL,



| Oo | Ce a | EXHIBIT 16 | eae oe we 

| | | ' | _ RECENT RETAIL LEASES ON SQUARE : | | soe | 

-- Building | Address Lessor us Lessee cae Terms Utility Escalator. 

- The Atrium © 25 N. Pinckney _ | _ Marty Rifkin Cecil's Sandals 1,336 sq. ft. @ | Yes 7 | 

Be | | | | | «$6.74 sq. ft. a 

The Atrium _ 25 .N. Pinckney | | Marty Rifkin The Camera Co. 2,057 sq. ft. @ | —Yeso 

oe a | | a 8 — $3.73 sq. ft. | | | * | 

The Atrium 25 N. Pinckney a Marty Rifkin | | Christian Science 250 sq. ft. @ Yes : | 
ae | | Reading Room —  $12.00/sq. ft. © - | me 

Jackson-Divall 110 N. Hamilton . Gary Divall Joe Troia's 1,000 sq. fr. @ No 7 : ; 
_ Property a | | | S600 mo. net | a 

Tenney 27 S. Pinckney Ist Wis. Bank Jones, Inc. 5,000 sq. ft. @ Yes ee 

| Se | - —_ | | $5 sq. ft. | | : 

Karsten's 22 N. Carroll | Fred Mohs | ~ Music City (2,200 sq. ft. & © : Yes | ; : 

Pe | | | | | : basement storage = | | | 

os a | So | @ $5.00 sq. ft. | | | 

| | | Ses : | | | | ne wo 

| os | | | | | | oe Bole.



ee | | A retail use strategy would be the subdivision of larger primary | [ 

g floor area of the subject property, the maintenance of a common work area, stor-_ 

i 7 age area, andrearexit, and the installation of a bathroom accessible to ee 

a the handicapped at the center rear. The smaller store would also provide [ 

J -. retailing space on the ground floor and a barrier-free bathroom. a af 

ee | Although Rennebohm's Coffee Shop, the Park Motor Inn Coffee Shop © | 

. and Crandall's Restaurant capture much of the luncheon trade, the concen- i 

i tration of state and city employees near the subject property and the po- | 

= | tential increase in these employees, if GEF-II is built, suggest a small | ; 

, restaurant housing under 100 persons. The capacity of a small restaurant I 

: | is determined by the net area of the occupied space; dining fs limited at I 

i | 10 sq. ft. per person. The stringent Wisconsin fire codes which require — | 

o , - 3-hour fire walls and floors for dining areas serving over 100 persons | I 

_ oo make renovation costs for a large restaurant in a brick and wood interior | : 

i . building economically unacceptable. | a | | 

ee eee The office rental market for Class B or C space has been soft, | if 

f but there are indications that there is an increasing demand for such | 7 

* space around the Square. Current office vacancies and quoted rents are © | 

given in Exhibit 17. Large vacant buildings advertised as potential of- | ; 

i fice space, such as Madison Newspapers, Inc., and Wolff Kubly have not ne 

= | oo sold because of the owners’ high financial expectations and the low mar- | 

| . - keting activity of the sellers. The market for Class B office space ap-—_ 

| | pears to be firming; investors who have purchased existing retail stores _ | 

i | and who have active renovation and marketing plans for newly developed — 

ae office space are finding tenants. Existing multi-tenant office buildings 

| near the subject property such as the Marshall Building, National Mutual — ' 

i | | Benefit Life, and the Tenney Building have 0 to 10% vacancy. The Affili- | 

M ated Bank of Madison building is almost completely occupied by the owner; 

ae there are two lawyer tenants and 3 vacant offices in the building. On | 

j | | the other side of the Square, Woolworth's has only 550 square feet (8.5%) | 

z= of office space vacant and Thirty On The Square has no vacancies. The — 

a Park Motor Inn office space has 100% occupancy. The investor-owner of : 

| | Karsten's is currently remodeling and upgrading the 2d floor for Class B | 

a | , office space. As mentioned before, the investor-owner of Simpsons is de- | 

— | veloping office space on the 2d and 3d floors. He is tastefully remodel- ! 

| | | ing the entire building and is retaining the atrium and building skylights © 

i into the basement as competitive edges. Though there is no elevator, the ; 

al tenants of the Simpson building are willing to pay Class A office rents | 

ie (Exhibit 17); they seem to be willing to trade convenience for nostalgia i 

i : - and uniqueness. | | | | a | a : 

~ Phe market suggests the development of the 2d floor of the sub- | 
- - ject property into office space, preferably with an elevator to make the | 

i oe area accessible to the handicapped. Property managers have indicated that | 

oe the current rental market is firmer for office space that can accommodate | : 

| - ss the handicapped. The basement of 17 East Main can be considered as either | 

i ae office, retail, or possibly a small specialty restaurant. _ SS - : 

oe | | - Residential space is needed in the CBD; until recently, lot area | 

| - | and open-space requirements made the provisions of such space economically | | |



. - 83 EXHIBIT 17 | | ek 

| i sO Se CLASS B OFFICE SPACE VACANCIES AND RENTS ON SQUARE eT 

; | (Elevator, Air Conditioning & Utilities Included) _ | 
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| | | 1) Tenney | 27 S. Pinckney 1,200 $5.75-$6.25 sq. fl. Full. | | / | 

2) Jackson. 102 N. Hamilton 10 ,@O0 $5.00/sq. ft. Limited : 

~ . 3) Wolff Kubly | 20 N. Carroll 18, C00 $6.00-7.00 sq. ft. NA oe : 

* 4) Madison News- aA | | 
. 

~ ”» 
E 

: t apy wo ‘ . ‘ . , . E 

| 5) Norris Lea ae | 
} d l ¢ 7). : E 

; | Arcade | 115 S. King 100 | $4.00 £6.00 sq. ft. Full | - | 

. | 6) The Atriun 25 N. Pinckney 3,000 —$7.05-$7.23 sq. ft. Limited : 

_ | 7) Art Bart 12S. Carroll 2,100 $2.00 sq. ft. Limited a : 

ql : (no elevator) 
| | | 

| 8) Anchor Savings 25 W. Main 6,000 $7.25~48,.50 sq. ft. Full | :



i infeasible. An older building, the Baskerville, 2's blocks from the sub- 

= | ject property, offers one- and two-bedroom apartments, and there are a 

a | few vacancies. Most apartments adjacent to the Square are converted, : 

~ | single-family homes that were built prior to 1900. Both occupancy and | 

ee turnover rates are high. The Capitol Hill apartments, 345 blocks from | 

i the subject property, are fully occupied, predominantly by elderly and | 

SS long-term state employees. There is a limited but unsatisfied market for | 

| — high-style apartments in the CBD; groups of from two to four single per- 

hee o sons are willing to pay from $75 to $125 each for 2- to 3-bedroom apart— pe 

i ss ments, usually furnished. Legislators and lobbyists, who are in a higher a 

a | -income-bracket compared to state and city employees, are actively seeking — | 

| | tastefully appointed residential space. Along State Street students are 

j aoe paying from $.45 to $.50 a square foot for furnished space over stores, | 

™ = bars, and restaurants. ee ooo f 

a | oe : | The long and narrow layout of the 2d floor of the subject pro- | 

_ perty does not lend itself to residential space without major remodeling. 

7 | ‘The suspended furnaces must be removed from the rear ceiling of the build- 

i vee ing. The five windows at the front of the building must be unblocked, | | : 

& | | _ reframed, and rehung; the facade of the building must be removed. Each 

a living room and bedroom must have an outside window which measures at | 

nn - - Jeast 10% of the floor area of the room and the window must open to an . 

a | area not less than 5% of the floor area served. Ventilation must be ac~ | ; 

= | complished by natural, not mechanical means. [Wisconsin Administrative _ 

| . Code 52.02 (1), 57.19, 64.07 (1)].. For each dwelling unit 100 square | 

i | a feet of open space must be provided; this can be done by using interior 

SS - balconies or roof space. It is questionable that the Plan Commission 

| | would approve over-hanging balconies facing the Square. Major remodeling 

i ee would include installing skylights to provide light for apartment space | 

BB 2 #@&©»=— that does not have access to the front windows. An investment analysis | | 

COE ee must be made to determine if the more certain income from apartments can | | 

q | ss §ustify the capital expenditures. | oe 

| | B. Alternative Uses for the Subject Property _ | | 

i | . A combination of the physical. characteristics of the property and | | 

| a the general demand characteristics on the Square suggest the following al- | 

4 | ; ternative scenarios for the use of the subject property (Appendix D): | | 

- - . - Seenario #1: The building will be demolished and the site leveled _ | 

and paved to provide monthly reserved parking for employees of vari- | 

| ODE ous nearby public and private office and firms. It is assumed that | : 

“ee - ss gpace for 20 cars will be provided; the only access will be from | , | : 

- the alley. An attractive screening wall with plantings will face : 

i | | | East Main Street. , | Lvs ee Oo 

| | — This scenario is based upon the assumption that the city will constuct : 

i 7 — the alley. It is unlikely that National Mutual Benefit will continue : 

a oe : granting the right-of-way through their parking area at the inconveni-. © | 

- oa ence of their tenants. 7 7 : a



| Scenario #2: The building wilt be demolished, the site leveled, , 

i | and a new three-story brick building, 66' x 72', with no basement _ | | 

= would be constructed. The building would be divided into 3 retail | 

| : stores on the first floor, and the second and third floors will be © | , 

am | office space. A parking lot constructed at the rear will be leased by : 

i | the tenants. Although the size of the building will be less than that 2 © , 

me . | legally required to install an elevator, the office space will be more 

wo marketable if a full-service elevator was installed to insure a bar- a 

i | Oo rier-free environment for the handicapped. | - . | 

Bes — Scenario #3: The building will be brought up to code to receive an | 

| oe - oecupancy permit. The first floors of 17 and 21 Fast Main Strect | 

= | will be leased with the tenants responsible for their own improve- Cn 

| | ments. The second floor will continue as a furnace. room and the ot 

| | basement of 21 East Main Street will be used for storsge. The current 

j - owner calculates the gross interior area as 20,280 square fect, but 

- | : the lease is based upon 17,400 square feet as net leasable area; an 

7 oe allowance is made for the inefficient use of the 2d floor. | | 

oo : - Scenario #4: The first floor of 1/7 East Main Street will be subdi- | 

es vided into three retail spaces and equipped with barrier-free bath~ 

i a rooms as required by Wisconsin Administrative Code Secticen 52.04 | : 7 

= | | (6) (b). The basement will be rented without remodeling; the two floors © ) 

on total more than 50% of the gross interior area (Exhibit ll, Present | | 

a | Use) so an elevator might be required for vertical circulation, and 

i the return will not justify the capital outlay to remodel the base- 

ms | ment. The second floor and the basement of 21 East Main Street will 

na | | continue to be storage and mechanical spece only. The extra $.50 | 

; i. ae rental fee for Ist retail space is for the extra storage space avail- | 

Bo able to lst floor tenants. © | | oo | 

i ‘Scenario #5: The entire building will be remodeled to corvert the 2d _ 

= a Floor to office space, subdivide the total let floor area into 3 re~ _ 

: | ss tail stores, and convert the basement of 17 Fast Main Screet into | | 

gE a large office space of 4,570 square feet. There will be 6,740 square | 

4 feet of 2d floor office space and a total of 7,066 square feee of | 

~ | retail space. A full-service elevator and a second stairwell will | | | 

2 | be instalied at the front of the building to serve the taree levels 

| | Scenario #6: The present structure will be remodeled as in Scenario © | 

a | #5, but the 2d floor will be converted into two large 2-bedroom apart- 

a | | | ments with appreximately 3,000 square feet in each. The front facade _ : 

_— ae wiil be removed, and a large picture window overiwoking the Square in-- : | 

oe  - stalled for each apartrent. The bedrooms will be located at the rear 

i oe of the building to obtain the required window space. The kitchen and : 

- | | bathrooms will be in the center of the pbuilding; small skylights will 

neh be cut into the roof to give the kitchen extra natural light. The 

: Bo back stairway co the 24 floor and to the root will be moved to the | 

i a rear center of the building, and the elevator shaft wili be removed | . 

ae aL on this floor to expose wore window space. Open space will be provided | 

. | | as a sun-deck on the roof. A stairway will be butit at the front of 

i 7 the buiitding to previde privare access to the apartments. |



t | “ eR een oa 40 | 

7 C. Economic Ranking of Alternatives a 2 EN . | 

a The probable alternative uses for the subject property can first : 

- | be ranked in terms of the general budget parameters inherent in revenue | : 

: CO and expenses for each. The alternatives that offer the greatest finan- : 

5 | - efal return are then screened for effective demand, political acceptability, | 

ee and risk. The property residual, or back~-door approach, is used to con- | : 

| oe vert revenues to a justified investment. The logic for the conversion — | | 

5 : | of rents into a cash dividend flow and a debt service flow by the use of | 

— a reasonable default point is demonstrated in Exhibit 18. This approach | 

is extremely sensitive to changes in revenues and expenses; it is impera- : 

i a - tive that the appraiser be consistent in the derivation of estimates for : 

| | each alternative. ‘The cost assumptions and calculations are provided for | | 

= . each scenario in Appendix D. A preliminary ranking based upon a cash jus- ) 

»- tified investment demonstrates that Scenario #3 or #5 offer the most pro- | | 

i . fitable use (Exhibit 19). 7 | | | | 

' | '  -—, Risk Ranking of Alternatives | a | : 

7 | | Scenario #3, which involves minimum renovation, offers the least _ 

a risk of capital outlay and might offer an initial holding strategy until | : 

= | the future of the Square is more certain. A construction budget of | 

~ «$5,900 in Scenario #3 generates $52,200 in gross income whereas a con~_ | 

. | | struction budget of $262,600 is needed in Scenario #5 to generate $107,900 . : 

p | in gross income. But the demand for the large retail space in 17 East Main © | 

ceil Street is soft; the $5,900 construction budget might generate only. $15,300 ; 

| for the smaller retail space. This would make the relationship of capi- _ 

i oes tal outlay to revenue the same for both scenarios. The smaller retail | 

_ | spaces and offices in Scenario #5 diminish the probability of large 

an | - gquare footage vacancies occurring simultaneously. | , | 

i ce Though the capital outlay is greater in Scenario #5, the cash a of 

a .  _throw-off before taxes is fifteen times greater in Scenario #5 than in. 

) - Scenario #3. The increased rate of equity pay~back diminishes the equity | 

i - risk for investors. © a | | | 

| | | - Remodeling risks, which do not exist in Scenario #3, are minor in | | 

a - Scenario #5; the use of artificial lighting and mechanical ventilation, 

_ , acceptable for offices, avoids the greater risks of removing the front - | 

eS - facade and providing adequate open window space necessary for residential . 

i ee use. The installation of the front stairwell and elevator, the subdivi- ee 

i gion of retail space, and the construction of office space are the major ~ 

. -- structural changes. | | | | | | 

| i | The demand for Class B office space is uncertain; the positive im- | 

~ pact of the Capitol Concourse, the negative impact of GEF-II and the City's | 

ve use of the Post Office cannot be determined to date. Currently there is | | 

a - an air of excitement about the Square; the pace of remodeling has increased, — 

. | and Class B office vacancy rates have declined. The Doty Ramp, 1% blocks 

. from the subject property, usually has available parking space for clients | 

a | | of downtown offices. Employee parking is more of a problem; the city ad- | 2 

; | ministration continues to encourage downtown workers to use mass trans~ 

rs portation. : oo , | I



; | oe ee EXHIBIT 18 | | ce a ae 

BASIC LOGIC FOR RANKING ALTERNATIVE USE - | | aan | | 

f | | SCENARIOS BY JUSTIFIED PURCHASE BUDGET | | | | 

l oe — Rent/Unit | || Rent/Unit | | Rent/Unit | 

i | : x 4 | KO + | KO ce 

Se Number of Units > | | Number of Units | | Number of Units | : 
| | | 

| | | | , Potent tat oe [ | Default Point = Cash for Operations | , 
| __ Gross Income | | | | 

. ! 1-Default Point | | | : Operating Expenses | 
| | | | Se 

i eee | Equity Cash Margin | ae eee a | 

5 va 0 : | : | | capital Replacement | | 

| : | | , | Vacancy Loss | | | oo | 7 | oe | 

= | ae . | | | rrr : 

5 SO oes hoe | | | Real Estate Taxes | : 

en Reserve for © 7 Se | a | | : 

i ee | — Contingency _ | Sen | | | = | 

“ eA ae Se ee | ~Cash Available | | 
| Cash Throw-Off | for Debt Service | 

i ee OTS Tax) ee 

a [equity Cash Constant | | | Mortgage Constant | | 

i justified Equicy | Po yep abe dee | 
oe oe | (B/4 Tax Effect) | + | | Justified Mortgage _ : 

~ | | ee | Total Justified | - oe me : 

i | | a wo Project Budget a oo 

5 _ | ‘ [construction Outlays | La | , 

a 7 | | | | : Budget for Purchase | ve | | |



| nn BHTBIT 19 Se | ee 

ce ss SUMMARY OF BUDGETS FOR ALTERNATIVE USE SCENARIOS — Loe oe - 

| Budget Item | Scenario #1 Scenario #2 Scenario #3 Scenario #4 — Scenario #5 Scenario #6 — - | 

1. Demolition = = -$55,530. $55,530.00 ttt vues | rte eon a gS ORE ee Son 

| 2. Bringing up ae | : See | | | | 7 8 | | 
| to code ress of - $5,900 - $5,900 - $1,900  - $800 — 

3. New construction - 12,672  -473,680 ‘°"* = 56,544 = 260,754 -307,598 ey 

| - Total Outlays $68,202 = -$529,210 = $5,900 -$ 62,444 -$262,654_ ~$308, 398 | 

| 4. Justified project : | | Oo : | & : | a | - 
budget - 8,525 + 401,233 + 227,837 + 247,462 + 528,138 + 447,459 See 

5. Total justified | oo ee . - Ce | - | ue Ee eo 
investment in © - , we | | : oes | . 

_ subject property . - OO Se ee | a oe BS 
; as is | ~$76,727 - ~-$127,978  +$221,937  — 4+$185,018  +$265,484 — +$139,061 a



- oe a The creation of a vertical and horizontal barrier-free environ- | 

[ — ment in Scenario #5 adds a competitive edge for this office space. There | | 

es is a growing awareness of the need to provide access for the handicapped$ 

= | there is increased political activity favoring the rights of the handi- | 

a - capped that has resulted in enabling legislation such as Wisconsin Admini- 

= j = stration Code 52.04. Realtors report that some tenants are demanding ~ | 

| oe barrier-free environments for their handicapped clients. ~ | | | _ 

- i. Political Compatibility of Alternatives a | | bo 

i | | Scenarios #3 or #5, each of which would provide retail space on | ) 

ve the first floor, would be politically acceptable; the city administration | 

strongly favors retail, restaurant, and other pedestrian generators on | | 

i es the first floor of all buildings contiguous to the Square. (Appendix A). | 

i | FB, Conclusions oo - | oe . | | | 

: ce | | The trade-off of risk between high construction costs for total | 

| renovation and a soft market for large retail space tend to net out. The : 

i - future of the CBD is the critical unknown. If the Capitol Square becomes | ! 
= revitalized, and the demand for small retail space and Class B office - 

, | | space increases, the probability of CBD property once again appreciating : 

i is likely. Though the initial capital outlay is great, Scenario #5 of- _ | 

= | fers the best alternative to a syndicate of investors who can spread the | 

| .  -yisk, and take advantage of both the depreciation from a remodeled build- © | 

i ing and the appreciation of the property. To hold the property with only : 

, ae minimum renovation might be costly in the long run; an unmodernized build- 

| ing might be less likely to capture its share of the retail market and to a 

Lo increase in value. Therefore the $38,000 difference in the justified bud- | | 

3 get: between the two scenarios gives Scenario #5 a preferred position. A | 

aaa review of the summary feasibility data in Exhibit 20 supports the conclu- : 

| | sion that the most probable use of the subject property, in the opinion | 

i Oo of the appraiser, is Scenario #5. | | | | 

, | _ ce eS THE MOST PROBABLE USE OF THE SUBJECT PROPERTY WOULD BE THE RE- | 

F vo MODELING OF THE EXISTING BUILDING TO CREATE THREE SMALL RETAIL UNITS ON : | 

. THE FIRST FLOOR AND OFFICE SPACE ON THE SECOND FLOOR AND IN THE BASEMENT | 

i AO OF 17 EAST MAIN STREET. EO i EE ee |



| | 4 | | EXHIBIT 20 . | | a 

| | | SUMMARY MATRIX OF FEASIBILITY OF ALTERNATIVE USES OF SUBJECT PROPERTY : | . 

Feasibility Factor Scenario #1_ Scenario #2 Scenario #3 | Scenario #4 Scenario #5 Scenario #6 oan 

Justified investment | | | Sa | ee | : 
in subject — Negative | Negative | | +3227,837 | . $185,018 Z +$265,484 +$139,C61 

Fenodeling risks ‘None | | None ee None : _ Minor — - Minor Serious 

Effective market . . Soft +> Firm oe Soft * Firn | Soft > Firm Apts. -— Strong | — 

dgenand Strong : Improving Soft | . - - Improving a . Improving Retail > Soft Firm 

| | Strongly Negative ~ | | | | | | | | | 

Political acceptability negative demolition Acceptable | Acceptable More Acceptable Most Acceptable | | 

Acceptable - use . . a - . | | on 

Financial Risk | High High Moderate Moderate Moderate Moderate . 

. Dependent upon Dependent upon Dependent on Dependent upon 1. Dependent Dependent upon oe 

. high land appre- very strong consumer response consumer response upen increas- | acceptability to 

oo ciation which is market demand to Square revitali- to Square revitali- ing market consumers of ant. | 
. improbable for class B office zation and market- zation talent of . demand for | modificatians neces 

space to justify ing skill of retailer management to select Class Bor.” sitated by code 
. investment " ‘to use larger retail strong retailers, and Class C office -reguirements and | . 

| | | space os marketing skill of | Space and mar- nigh. rents necessi- 

- | : | | Ls | | retailers | keting skill of tated by capital : 
| a oo | 7 | | retailers debts; also 'deven- 

| | | . a ae 2. Investor-user dent upon renewed | 
| | | : | : , oz office space acceptance of Square 

: | | | | would stabilize as place prestige 

—— | | | | ee cash flow and a 
ce . . a . - Subsidize remodel-. |. qe 

| - | | | | . | ing | 

| | | . : : | Se



| a sos TV. PREDICTION OF PRICE FROM a | 
i a | = MARKET. SALES = | 

| ~The most reliable predictor of the price a most probable buyer | 

- might be willing to pay is derived from an analysis of the recent market | | | 

| sales of similar properties occurring in the neighborhood of the subject © | : 

oe | property. This section will discuss the market comparison approach to © | 

the most probable selling price and will provide financial tests of this | 

| | price. Ooh ea eS | : : , | | 

| A. Most Probable Buyer _ Oo _ a | | | : 

i | | | A review of recent (1976 to 1977) sales around the Capitol Square | 

- and. along State Street (Exhibits 21-31) indicates that the smaller build- | 

ings with a frontage of 25' or less have been purchased by owner-users | | 
| | who want to relocate; the larger buildings have been purchased by investor- | 

_ developers who are already involved in CBD property. a | 

i | | Mi Of the eleven comparables examined, five were purchased on land | | 

‘ae | contract, two were financed with both a first and a second mortgage, and | | 

four were cash sales. Eight of the eleven properties were purchased by - 

a local investors, one was purchased by an insurance company, and two were © : 

= - purchased by business persons for their own use. One of the purchases was 

os made for the purpose of spoilage, two were made for assemblage and eight | 

i - : were purchased to use the existing building after some degree of remodel- ~ | 

| ing. These differences in conditions of sale are tabulated in Exhibit 32. | 

ae THEREFORE, THE MOST PROBABLE BUYER WILL BE A PROFESSIONAL REAL | | 

ll | ESTATE DEVELOPER WHO EXPECTS TO REMODEL AND REDIRECT MARKETING OF THE | 

| _ SUBJECT PROPERTY. THE MOST PROBABLE BUYER WOULD PREFER A GENEROUS LAND | | 

a CONTRACT BUT WILL HAVE THE FINANCIAL CAPABILITY OF NEGOTIATING A CASH | 
7 ss SALE AT A PRICE NEAR OR BELOW THE ASSESSED VALUATION. | 

a oe B. Most Probable Price | ae ) | : 

a oS | In recent years there have been a significant number of sales of 

= _ properties comparable both in function and location to the subject pro- 

ere perty.from which to infer a transaction zone that will include a most a | : 
i 7 probable selling price. Although the comparable sale properties are low- 

= rise, retail-commercial structures on the Square, there are significant | 

oe , differences among them. It is necessary to select those characteristics | | 

that are price-sensitive, such as location, structural condition, market-— 

a | ability, motivation of buyer and income potential at the time of sale; | : 

ae the differences among the comparables can then be reduced to a common de-- | | 

Ss - nominator by deriving a weighted point score for each property. The to- , 

a tal point score for each comparable sale and the subject property can | 

. a then be related to one another by means of a simple linear regression line.



i EXHIBIT 21 — | a ae | 7 

a COMPARABLE PROPERTY #1 | ats | | oO 

pe | | © : eee EE ee eee oe ee : 

| | | | ft le ; = ; ~ Lt ae eo So . 

- | i. —HiK) | tei | 
i | | oe ef ] WP ~ J | ( 

i a oe ool | i | | | a * EE | 

| Eg oP pep | 

| | | - ogo Pb pe r | 

i . | | | t aan | : - | | vee ee of ig 3 | | 

i «$11 SOUTH HAMILTON STREET | a | - | 

he - Date of Sale: 8/31/76: | | | 

i | | Sale Price: $130,000 | a ) | , | : a | 

nO a Recorded: Vol. 720, p. 255 Document #1485121 | a : 

| , Terms of Sale: Land contract, $20,000 down 8% quarterly payments | 

i - | of interest, 4 payments of principal of $5,200 in Sept. 1, 1978, 79, | 

= . | 80, 81, final payment of $90,000 + accured interest 1/2/82. | | | 

- -«- Use at time of sale: Offices on 3rd floor, 2nd floor political office ! 

so | oe lst floor office + vacant space | | | 

a | Grantor: Willinorth and Jeanne Jackman and Betsy Jackman Standard © 

| Grantee: Peter R and Anne T. Wadsack | | | , | 

| ae Tax Parcel #: 0709-242-0903-8 | | ae oo | | 

a : Assessed value: .$140,000 total--land $81,300, improvements $58,700 | YT 

=~ Sale price as of % of assessed value: 93% | | ee oe | 7 

os Lot size: 3,241 sq ft. Se | - | 7 BT 

i _ : Frontage: Carroll Street 91.3 feet, South Hamilton 112 feet | | 2 

S | Zoning: C-4 | | | | | 7 | | 7 
| - Gross building area: 7,989 sq. ft. (82%) ts Oo | 

coe ‘First floor commercial gross square frontage: 2,663 sq. ft. _ : | | 

[ | es Other rentable square frontage: 5,326 sq. ft. | nee : ae | 
OTe he Tg Building description: Masonry bearing walls, interior wood structure ~ 

= os structurally sound, spacious entryway and stairwell eee a | 
i | oe Locational factors: 2 blocks from State Street mall, 34 blocks from . : 

me : Civic Center, ls blocks from City-County Building | Oo oe | 

, Pn Rental Information: None available | | eo :



i Le ae a . - i So! 47. 7 | 

i Coe ees | | eS » eee ke ae | 
| . ae, an wet te ape 2 ; a S 

- 7 ot Ke ir a Somnit { | 
os ee | AT NS eee ee i itd 7 

. COMPARABLE PROPERTY #2 | of te tie mg 1 

| | aS | | NAL re | ' Cos pb p tt | 
Ne ! 4 mer : Be : a : 

| | | oo ee eo ee 2 oe | coe by FOB : | | 
: | oe) | Le es a ae EE RT 

: pop bee ~¥ {sf ee ee Eee eg | F 

, | O. a ee OB Se | 

ae - ig at ep re ee 

. : | | . F 8 . oy ; | ; ints, - . . { . - 2 : 

i By | | +f oe opie, : | 

| | | Pb ee oo, eo : | , 
. " a a i i = Po Wm & 

, Be, - | elitad bed be f a se a: | 

5 Bs : Dee eas! li ea cid guns lena Hh Sih sates Ltn lah Las tea a 

~ 214 STATE STREET es : | —_ | , 

i | Date of sale: 1/25/76 | - | | tee : 
= | - Sale price: $86,000 me | , | | 

: | Recorded: Vol. 651, p. 598, Warranty deed | 

| - Terms of sale: Cash, lst mortgage $58,500, 2nd mortgage to seller $14,500 | | 
: Use at time of sale: Card shop | a | | 

Grantor:. Mr and Mrs. W. D. Eck _ | | 

| Grantee: Mr and Mrs. A. A. Witz a | 

i | . Tax Parcel No.: 0709-144-2710-3 isles ay , 

ne Assessed value: Total $65,500--land $34,100, improvements $31,400 | | 

| _ Sales price as 4 of assessed value: 1312 | | ae | 

J | | Lot size: $1,475 sq. ft. | | | | | ? 
= | Frontage: State Street 22 feet | | | | : 

| eo Zoning: C-4 EN | | | | ve YT 

| - - Gross building area: 3,960 sq. ft. Jog ts | | oe | | 
; | First floor commercial gross square footage: 1,320 | | | | | 

| Other rentable square footage: 2,640 | | 

— Building description: Three floors, masonry bearing walls, wood interior , 

i. a structure, 2nd floor apartment, bay windows on State Street, full _ : | 

- a glass store front | OS | bah | | 
| oe Present uses: lst floor is same use; 2nd and 3rd floors--3 apartments 

i | Locational factors: 14 blocks from Concourse, across from Civic Center, , 

ae : | 1 block from parking. : | Oo sae 
. Rental information: $4.55/sq. ft. for lst floor | ee |



| - | els i EE fa os ee oo | “ | 

a | COMPARABLE PROPERTY #3  {f | soe cere 8 | 

: | | ok ee 7 See pe 4 | : | : 

= coe a | | eo ae ; ey - | : - : 

| ! | : | | ce | 7 

ee . oe - ‘skein 7 ee td YO | 

a che: oN Set] pawgs ed : 
“all wy fe ne en ce er mpin  oE so DM ee ste aagermrrmseminm ae aes oo ENE . 

5 | ae | : : _ Po vee oe oe vA ) 

| | | oN Se Wlieattiaaetatalic ce EAE oe | 
7 : ES ee | | LTE li 7 ET a ! 
iol ee ES oe : | us | 1 iat (Fees ULTittee secs | | | 

a Seg e BT Pie nh OTE PABA Ty : 

22-24 NORTH CARROLL STREET oo : Oo | 

i | Date of sale: 1/1/76 | oe | met Ca : 

| Sale price: $175,000 as | | 7 | 

| Recorded: Vol. 638, p. 355 , | | | oe | : | 

9 Perms of sale: Land contract, $15,000 down, 74524 interest — : 

~ : Use at time of sale: Vacant | | 7 | | | : 7 

| Grantor: Karstens, Inc. : | | 

i ae Grantee: Fred Mohs, local investor : — a ? 

ve Tax Parcel No: 0709-231-0904-9 Oo | a | : 

oo Assessed value at time of sale: $189,300--land $145,000, improvements | 

; | | $44, 300 | | Oo Bo ! 
= oe Sales price as % of assessed value: 9224 - 7 : 

| Lot size: 5,800 sq. ft. | 7 | | | oo | 

. | Frontage: 44 feet — Ce | - ne | | | | 

| ; | Zoning: C-4 | : a | | | , 

~~ - Gross building area: 16,380 sq. ft. © | . | | | | | | 

| First floor commercial gross square footate: 5,461 ae | | 

q | Other rentable square footage: 10,922 | | | | | 

— «Building description: 60 years old, 3 floors, all floors have sprinklers | 

es fs *and are air conditioned, concrete structure frame and brick facade, | | 

i oo . Bee sepacate entry stairway, exterior fire escape, fair alley access | 

= Present uses: Music instrument shop (20' frontage), jewelry store (20' fo : 

mo | - frontage) | | - | ar | 

| | Locational factors: , 2 blocks to nearest parking area, major city bus | 

i : stops in front of building , | oe 

oe oe Rental information: 2nd and 3rd floors rented to Madison Credit Bureau ~ | 

me for $4,440/year, or $1.50/sq. ft: lst floor $5/sq. ft. plus utili- : i 

a ties, tax escalator, and overage | a 7 |



‘EXHIBIT 24 > es eee es ee on oe : 

i oe COMPARABLE PROPERTY #4 0 | ff PRB | 

| Sec os foe IES] - ’ | 

eee PEs ee eeeee 3 | : 

| | | | a me pe DOG fll Cod 7 | 

Be bag brah euae ; | 
. . ‘iowtf§ 6 t Ooo See! 4 E 

7 ee oo OE sO Boge aetna ode laoe space ee Sac! | 

| | ye epee : : 

-_ | | | a | —buminebe tbe | Scie ec beet ibe! , | es 

i | CE a ee - a So cafibiide sa tacwnibh OAUSAM ie ow | | 

| oe ‘19 NORTH PINCKNEY STREET oo | _ | 

i Date of sale: 4/1/77 Oo - | Oo : 

oS Sale price: $85,000. | | a | 

ps Recorded: Vol. 789, pp. 507-508 Document #1511208 a | | | 

i | Terms of sale: Land contract, $17,000 down, $68,000 balance payable | 

— | eo $716.05/month, 8%, balloon 10 years | | | - | 
Use at time of sale: Vacant | a oe | | 

a eg Grantor: Rennebohn Drug Stores oe os | | | 

= , Grantee: Karl Lechtey | Da ee | 7 | 

| -. Tax Parcel No: 0709-133-3005-0 eens | | 

: The Assessed value: Total $87,500, Land $45,600, improvements, $41,900 a | 

eS _ Sales price as % of assessed value: 97% | | eu Se | | 

Lot size: 2508 — | | oan / oe ST 

oe Frontage: North Pinckney 19 feet | | - : | | 

i Zoning: C-4 es ne a a | 
ta Gross building area: 4,560 sq. ft. | | | | ae : 

First floor commercial gross square footage: 2,280 — | os | : 

i ee Other rentable square footage: 2,280 | - . oe | 

. Building description: 2 floors, masonry bearing walls, wood interior | 

| — structure =. | nea | ee | | 

eee - Present uses: Beauty shop, lst floor, vacant 2nd floor (to be remodeled | 

. oe | for owner's use) | | oe | | 

SEES | Locational factors: 2!s blocks to State Street, 4 blocks to Civic Center, ~~ | 

| A | 1 block First Wisconsin and Tenney Bldg. | | | 

A Rental information: Owner-user | | |



le EXHIBIT 2500 ee , Beg | 

4 Des COMPARABLE PROPERTY #5 - an eee oes CN 

| . | | ; : a co 8 ‘ : c - a eae a oe | 

oo . 7 | TS Coe oa . EADS E 

so ae BS CT mo ee - : 
es : | Oe, | | wre | : 

| | | | 7 | ae re Coe | | | | ity | , 

i me aie | Tar 
os | 

- 122 SOUTH PINCKNEY = 7 ere ee | Ce - | 

i oe Date of sale: 3/15/77 | | oe es | | oe oe | 

| veh Sale price: $60,000 ~ a oe Bo Oe 

i — Recorded: Vol. 783, p. 116 Document #1508785 ee | | , 

oe ‘Terms of sale: Land contract $6,000 down, balance $54,000 @ 84, 10. | | 3 

~ year equal payments 6 $5,400/year oe | | | | 

- Use at time of sale: Office | | Se os | 

i Grantor: Floyd McBurney | | an cy 

= Grantee: National Mutual Benefit Life | | OC a 2 | 

| Tax Parcel No.: C709-242-04129 ~ Sb ne a = en : 

i os | Assessed value: Total $62,500--land $38,400, improvements $28,100 - | 

Sales price as % of assessed value: 964 oe | - | | ae : 

/ Lot size: 1978 sq. ft. | | | . “ oe | 

| | Frontage: South Pinckney 22.4 feet. S SE ae | 

i oe | Zoning: C-4 | | a | oe | 

“Grogs building area: 2,934 sq. ft. © fo ae Te - | I 

: - First floor commercial gross square footage: 1,467 ne aa 

i ae Other rentable square footage: 1,467 sq. ft. Ms | | | | 

Pe i Building description: 2 floors, masonry bearing walls, wood interior | 

a | | structure, sandstone facade on 2nd floor, poor maintenance | | 

i | a Present uses: Same as at time of sale — | | | ? 

ee Locational factors: 43 blocks. from State St. mall, 6 blocks from Civic | 

| - Center, 1's blocks from City-County Building, 1 block from lst Wis. | 

i oo Bldg. | | a | 

es - -—Rental information: None available | ; a |



[ aa EXHIBIT 26 ——- en co - a , 

i COMPARABLE PROPERTY #6 fe . 7 ee | | | 

| | | I ed : _ 

Be  Anors Rlsaae ee | 
i oe a _ boas i i Oo i i | i i | a poe et ag | 7 

= | | : | po nN ke AS afk i a il oF wes | | 

ee ee OE ae a LOT nA pe | Setvakead YL AP | | 

dl 95 NORTH PINCKNEY STREET | | Lo | 

££ - Date of sale: 4/21/77 | | A ee | a | 

i | Sale price: $150,000 | | | | , 

: | Recorded: Vol. 796, p. 528 Document No. 1513914 | | 

= ss Perms of sale: Ist mortgage 93/4%, 25 years--2nd mortgage of $50,000 | 

i ee at 8% interest, 5 years | | 

= ——sUse at time of sale: Vacant | a | | | 

ss Grantor: Raymond T. McGuire © | | | 7 | 

i | ‘Grantee: Martin Rifkin oe | ee 
= | Tax Parcel No: 0709-133-3006-8 | ae | | 7 | | 

| oo Assessed value: Total $285,000--land $214,000, improvements $71,000 ~ : , 

| Sales price as % of assessed value: 53% ve SO | oe 

a  - Lot size: 8,712 sq. ft. | eee | | | | I 

er | Frontage: North Pinckney Street 66 feet © op aa | , 

= «Zoning: C-4 | aoe oS | = : 

a oe - Gross building area: 16,060 sq. ft. - | - ge Le | 

ee ss First floor commerical gross square footage: 6,886 | aoa , 

| - Other rentable square footage: 9,174 + basement with NLA 3,941 sq. ft. — | 

i ss Building description: 2 floors 22' x 75' joined to 3 floors 44' x 120' | | 

op eS with masonry bearing walls, wood interior structure, poor mainten- | 

| | a ance of 2nd and 3rd floors. ae cs | So | 

oe , Present uses: Vacant--being remodeled to accommodate Ist floor, base- ~ - : 

i ese, ment retail use, and 2nd, 3rd floor office use _ ee a | 

7 -.- Locational factors: 2's blocks from State Street mall, 34% blocks from | 

| - City-County Bldg., ' block from lst Wisconsin and Tenney Buildings | | 

a | | Rental information: Signed leases include lst @ $3.73 sq. ft., $12.00 sq. | 

vs | | ft. and $6.74/sq. ft. 2nd floor $6.00 to $8.01/sq. ft. | ee :



ss EXHIBIT 27 7 | pee . | | ST 

4 COMPARABLE PROPERTY #7 - : | Oo ; 

Ba fe : 
| , oe | 7 fo : i poe of | | 

7 ot : . one E 
I | oe ; ope oo | Poe 4 | 

a | 102 NORTH HAMILTON STREET, 110 NORTH HAMILTON STREET, PARKING LOT. | 

ao | Date of sale: 9/77 : 7 a | | 

i - — Sale price: $330,000 for three parcels | - a | / oe | | : 

| Recorded: eee a es | os | | 
| ae Terms of sale: 5 year balloon mortgage @ 8% og a . 

| | Use at time of sale: Vacant _ | | | : | 

A Grantor: M. Jackson 7 a - oe. | : : 

— — Grantee: Gary DiVall | : | a ee | 

| | - Tax ParcelNo: 0709-144-1504-1 | | : | | | 

a mee Assessed value: Total $360,400--land $153,900, improvements $206,500 . | 

- | Sales price as % of assessed value: 92% | ) a | 3 

| Lot size: Approximately 11,000 sq. ft. | | oe | Co BS | 

i | Frontage: East Mifflin 15 feet, North Hamilton 46 feet, North Pinckney, | 7 | 

= «132 feet for 102 North Hamilton building - | ee es : 

oo Zoning: C-4 | oe ys | ces mop SEE | 

| Description of 102 North Hamilton: oo . co a | 

i : | Gross building area © — 26,000 sq. ft. Tae : : 

ee Ut floor commercial gross square | | a oe | 

mos | "footage 7 - 6,000 sq. ft. © | we 

i | | | Other rentable square footage 20,000 sq. ft. oe oN | 

pe | Building description: Concrete and steel structure, 3 stories plus base- - | 

a ment at grade entrance on North Pinckney, lst floor has mezzanine, — | 

i woe — can carry additional floors. | | | ae : 

Locational factors: 2 blocks from State Street mall, 4 blocks from City- | | 

an . County Bldg., ls blocks from lst Wisconsin and Tenney Building ST 

ce Rental information: Adjacent property, one of the 3parcels, has 1,000 

i | sq. ft. @ $600/mo. net for restaurant use | 7 | | |



i EXHIBIT 28 | Po Se ges | . 7 Oo : 

i . COMPARABLE PROPERTY #8 - a ot cs. a - | 

| | | Oo oo | je a : aoe em | 

| | oe eee proto |  & 

ce ag OE TET 

™ - j Bie pee ey . ‘ ms ; E 

i a a a Aho oi Peas I ay | | : 

5 : ot Las polameesis vous iia Snare Pe ayo a | | | 
= | nie nn | oe | | 

a : ay "eee te EET oa | ny : 

| 118 NORTH PINCKNEY | - ee | | : 

i | Date of sale: 7/1/77 | ae ae be | | 

oo : Sale price: $120,000 | CEs | - : : 

; Recorded: Vol. 828, p. 23 a , , - | : | | 

i | Terms of sale: Mortgage with $15,000 down, balance $105,000 @ 8%% | 

= ss Use at time of sale: Tavern | | | 

a Grantor: Ida S. Stein. 7 | | | oe , | | 

a Grantee: Carley Capital Corp. a : | | ae : 

- fax Parcel No.: 0709-144-2412-5 . | a | oa | 

| | Assesses value: Total $115,000--land $90,000, improvements $25,000 : , 

: Sales price as % of assessed value: 104% _ - nS | 

i Lot size: 6,660 ae ee - ct Soler ay 8S sas SS | 

. | - Frontage: North Pinckney 28 feet | : ce ar | 

| — Zoning: C-4 oe | ee | ae eS | 

a | Gross building area: 3,920 sq. ft. oo oe a ane | : 

— ss ss First floor commercial gross square footage: 1,960 | | | 

- Other rentable square footage: 1,960 © | ae a ° 

i sss Building description: 2 floors, masonry bearing walls, wood interior SC | 

: structure, separate stairs to 2nd | , | | : | | | 
Present uses: Tavern on lst floor, apartments on 2nd. Purchased for assem- | 

ca a - blage with Emporium to be included | | es BT 

i a oe Locational factors: 2% blocks from State street mall | - | Ps 

ann 345 blocks from City-County Building, 2 blocks from lst Wisconsin and : 

oe Tenney Building | | ) | 

i te Rental information: None © a | So | | |
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i | COMPARABLE PROPERTY #9 — - ne oe | 

| nt oe re | ME 2H a | | 

. ) | | 2s tet | be ey ee | , | 4 | | Te fet Oo os 3 | 

, | ° fe | wo we 5 OE aes {6 pe nett E |  § 
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i | ree ad I Som payer gh Sg | Le oy bee IE nic 2 OM ; 7 ; ™ L ot b 4 qo j Cee l. . ' ee OS 3 f. 4 Ake: yoo! vy yd f tue, ig Boosey POS te ay’, : E 
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oe - -¢ 7 
nes t, Meee 7 ~- io . . : i a 

tas ce: wie. te ee Le : . : { ; : 

, - | - | | | | | 

i me 10 WEST MIFFLIN STREET | | | 

. | Date of sale: 2/15/77 | Oe | | Ho 

/ — Sale price: $171,000 | | | | | 

i oe Recorded: | | a | : 

— Ao - Terms of sale: Cash | | ; | | | | 

| - Use at time of sale: Vacant--former Chandler Shoe Store | | 

a | | Grantor: Northwestern Mutual Life Insurance Co. | a | | 
= | | Grantee: Edison Brothers--Brauthaus Properties Partnership | | 

, Tax Parcel No: 0709-144-2508-2 | | | | | ee 

Assessed value: Total $191,000--land $97,600, improvements $93,400 7 | 

- Sales price as % of assessed value: 904 a : | - 

a Lot size: 3,325 sq. ft. : AS 
-  - Frontage: West Mifflin Street, 25 feet on | fe J i 

i | | Zoning: C-4 — - : : | . | 

= Gross building area: 6,200 sq. ft. © - | | ; : we : 
Oo First floor commercial gross square footage: 3,100 | oe | eT 

i | | Other rentable square footage: 3,100 basement salle, oe Pn | 

t Building description: Masonry bearing walls, brick and tile facade | : 

oa | Present uses: Restaurant - Brauthaus II | co Loe | 

oa 5 | Cocktain lounge in basement oe | een ae ae | 
S Locational factors: % block State Street mall | | | oP : 

~ | | 4 blocks--City-County Building. | a ; 

[ oe Rental information: Owner-user |
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| | : : eed ee EA ae t }_ oF a i : 7 | 
: | - | ag | Ps oe - ou | oe JES Peiseet ote oo 4 e :. 

i | - Pasa gb OR ™ pa ea | | 
2 a | | | WB aes en PE ‘hetetantant LENT | 

| ee ae cyte ae a 

~ ee fe ee ae . | | 7 Oe | 

, at , key ee Se oo ” - Pn ’. wey —— who oe ] | , 

= | 12 Set pe L iA Bet Sera a 3 
CO fF kW wane. wetmeepoe Both po ste | oe : | , 

we | whee ES # opp f Cn ae | 
J j ee ow eagre ts mo veo 6 een peg fee i —_ wo 4 | | ee ae Coe So , 

: Tio ob Seep ep - - | 

' | eed a * rh a a) vee r pee oe -_ — - a E 

i es : eB | - a oo | 

2 WEST MIFFLIN STREET | | ao | | 

i | ss Date of sale: 8/26/77. | | | ne = 7 | 

- Sale price: $585,000 | S Ce | | | 

) - - Recorded: | | | | oe Oe | 
i Terms of sale: Cash with financing at 9 3/4% interest | 

~ - Use at time of sale: Retail & office | a | | | 

7 Grantor: Northwestern Mutual Life Insurance Co. : | 

i | Grantee: Gordon-Rice--Executive Management, Inc. © . 

= ws Tax Parcel NO: 0709-144-2509-0 | Oo | oT 

- Assessed value: $750,000--land $371,300, improvements $378,700. ete | 

i | : Sales price as % of assessed value: 78% | eg | 

ee Lot size: 12,012 sq. ft. ES es : co | 

~ | | Frontage: West Mifflin St. 91 feet, Wisconsin Ave., 136 ft. . | 

| - Zoning: C-4 re a | ae , | 

i | ane Gross building area: 38,639 sq. ft. , | | | | 

Sh ug First floor commercial gross square footage: 13,884 - ) | | 

oes _ Other rentable square footage: 24,755 Pow eae . | | 

i Building description: 2 floors masonry bearing walls, concrete slab © | | 

a oe flooring, in excellent condition ooo | a | | 

Present uses: Retail lst mezzanine and basement © 

i CO | Office, 2nd floor | | s | | 

| Locational factors: 1 block from State St. mall © a | | 

o | Rental information: $60,500/yr. triple net for whole building, | | 

i es leases sublets office space @ $4.20 sq. ft. | Bo | |



a | EXHIBIT 31. ; : | | | e . S | 

| | | ri DT ps - : Ao 4 | | , 
5 | COMPARABLE PROPERTY #11 | A ee | i 
_. . . CE ok : ; oe 44 E 

: . . 
/ a . opt. 4 ea ees 4 og ; 

| | | ae : Oe “ Ge a et | 

m . oo | fo ae " ap eet af 
_ . . . : . . : / €. awe a “ 1 ; os o apr? . : : ke . : : 

| oes : ee et AR Ge Ee ge | : 
ee - a COL | | Hig itd * foorpiyy pkg oe | 

oo _ ae | fbf) ep Be Bd Pock plg | : 

| ee eB A 
- aA oo ov RAN a sos oye “ . i } i . i E 

/ , : 
. whe. . So. ee go. y : i b3 tf: + * aad . : 

| | . | ae ae : Pe ve 

| . | cee BE er P| gt, chad | 

we oe Br ne ~—— bo ee 

Se qo : 
: . : oo ae a ne - t oa * Ce ol ; . / 4 : 

, | CN ee ag | | : 
. oe 4119 STATE STREET | Oo Lag 0 ae EE ee Sree oe { | 

: Ce ast | utd iat a eee ee ee eee) | 7 

~ | | Date of sale: 1/15/76 and 6/9/77 | oe es - 7 

| Sale price: $110,000 ~ oe | 

i a Recorded: Vol. 737, p. 118 © | | ose | 

poe SS Terms of sale: 1/15/76--land contract, $10,000 down 6% interest 4 yr. terms | 

ee plus $15,000 of capital improvements by vendor within 6 months of 

i , purchase. 6/9/77--50% of land contract assigned to third party | 

- Grantor: First Wisconsin National Bank | , Cc i 

a Grantee: Mr. & Mrs. N. H. Malley 1/15/76 and Royad Hassen-Halleen 6/9/77 } 

| Tax Parcel No.: 0709-231-0105-3 , a | 

| - Assessed value: Total $152,500--land $90,200, improvements $62,300 | 

wr : Sales price as % of assessed value: 72% oe | | oe , 
| ° Lot size: 4,400 sq. ft. © , | | os ; 

i | Frontage: State St. 44 feet, Fairchild 44 feet | a | re : 

oo Zoning: C-4 | pas ae 7 , 

Gross building area: 14,000 sq. ft. | ~ . | | | 

J First floor commercial gross square footage: 4,400 | Ve 

ea as Other rentable square footage: Only lst floor and mezzanine  — © | 

a Building description: Elevator. Two-story granite store front, glass show © , 

| | _ window, top two floors used for furniture show rooms (presently closed 

i to avoid four-story building classifications and access and exit re- 

| | quirements); masonry bearing walls oe Ses | 

: 7 Present uses: Being remodeled as restaurant on lst floor and mezzanine-- 

i | | 300 capacity oo | oe | | 

oe | Locational factors: 3's block from Capital Concourse, 4 blocks from City- , 

- | County Bldg. | oe fe | 

’ - Rental information: None available — a | |



a - Pop SMES ge ss EXHIBIT 32 ae es f aoa : 

a cr | DIFFERENCES IN CONDITIONS OF SALE FOR COMPARABLES ae | | | 

| : oe | | | | | | | - Reason for ss Relationship © | 
| | Property | User Investor Financing — Purchase Date — : price to. | a | 

i ct | | | | os | . | ae os . assessment 7 | 

ee 1. 111 S. Hamilton x oe LC. Lease — 8/3/76— 93K | | 

| 2. 214 State : KO ‘ist, 2nd —— Lease 1/25/76 sid: 3% - oo oe 

| 3. 22 North Carroll x L.C. Lease 1/76 | | 92% ee | 

| 7 4, 19 N. Pinckney | x a L.C. Business 4/1/77 © | 97% & an 

oe 5. 122 8. Pinckney AC Control and = 3/15/77 96% a 
| ; | | | | assemblage oe eB a a 

6. 25 N. Pinckney | x lst, 2nd Lease 4/21/77 53h | a 

| 7. 102 N. Hamilton Ko Cash . | Assemblage 9/77 - — 927, | | | | 
| | | | | | | Oo | and lease es i es 

8. 118 .N. Pinckney x ~~ Cash “Assemblage 7/1/7716 i 

9, 10 WW. Mifflin x | Cash —~<“‘«=iSt@SS——s(2/77 90h oak 

ee 10. 2W. Mifflin — | x - Cash | Lease 8/26/77 78% a : 

11. 119 State St. aa x LG. Lease 1/15/76 72% 00 Oo 
| | 2 a | | | | — 6/9/77 | ea



i | - | | bg es - — es he Es 6B | 

i on | “This statistical process translates supply and demand characteristics in- | | 

| a to a prediction of price per unit of buyer behavior for the smaller, Pale 

i older properties in the CBD. The resulting regression equation provides | | 

J a predicted price per unit as a central tendency for the subject property, | | 

| a and it provides a means for estimating the reliability of the prediction : | 

i | through the use of the standard error of the estimate. © we 

i | | -C. Market Comparison Approach to Probable Price 7 : | | | : 

=— ) oe | The comparable sales (Exhibits 21-31) were first screened to fit | 

| | the following criteria: PS a Oe rae | : 

i ; . ‘Located in the primary or secondary special assessment zone | 

| | a of the Capitol Concourse/State Street project, Phase If... 

{ — | | . Used for retail or service purposes on the first-floor level. | | 

, : Es — , + +=‘Total gross building area less than 30,000 square feet. M | | 

mo. oe «+ Two or three floors above grade. | a | | 

i sg Sales date was in 1976 or 1977 just prior to or during the > a | | 

= | | Concourse remodeling. 2 BS | | | : 

; Comparable #8 is eliminated because it is only one floor above grade. | 

po - Comparable #10 is eliminated because it has more than 30,000 square feet ee | 

- of gross building area. This comparable is also a much newer structure > | 

i | and is occupied by a major long-term tenant. | | | eT 

By A point scale to rate the differences is developed to reflect the - ! 

- characteristics believed to influence buyer behavior (Exhibit 33). A | 

i Doss weight is given each characteristics, which reflects its relative impor- | | 

= tance to an investor and each property. The subject property is also | 

| : scored) (Exhibit 34). The State Street entrance to the Capitol Concourse | 

and proximity to state and city employees are considered: the most desir- | | 

| | able locational attributes on the Square. Both consumers and retailers — | 

~ ‘believe that the small specialty shop has the greatest viability on the | 

| a Square; therefore the 22' retail space is considered the most marketable. | | 

I Ca The marketability of the 2d and 3d floor space is also an important charac-— | 

Mii gag ee teristic. The amount of income the property is generating at the time of ) | 

poe sale is especially important to the most probable buyer or investor to | 

J - insure a steady cash flow. The concrete and steel building has more ver- ft 

_ - satility in terms of alternative uses due to higher fire ratings and ver- | ? 

oo - - ticle.expansion possibilities. | | | | woe ks | 

I oe : The Leath Building (Comparable #11) has recently had another pt, | 

| a change of ownership; 50% of the land contract was assigned to a third | 

. | | - party. Apparently code problems, which had restricted restaurant use, | 

i a have been overcome, but the two floors above the mezzanine are still | | 

ae vacant. Though the Simpson Building (Comparable #6) is undergoing major | | 7 

| : remodeling, the score reflects its condition at the time of sale. The | | 

i _ Card Shop (Comparable #2) received the highest score because it best fits _ |



, | | re — EXATBIT 3300, oe —_ , 

a | SCALE FOR SCORING COMPARABLES ON IMPORTANT INVESTOR CONSIDERATIONS | 
me a oe IN MADISON C-4 ZONE oe | | | 

i oe Location: : 5 = Within 2 blocks of high pedestrian Cece | : 

| (20%) Oo oe generators such as State Street or City- 
a | ag 4 County Building | a | 

| | | 3 = Within 4 blocks of high pedestrian genera- 

| j | oe | tors, but more than 2 | oe a 

~~ CO : rs 1 = More than 4 blocks from high pedestrian | : 
| - | | generators © | | | 

i woes: Layout of retail space: 5 = Regular space with good delivery access 

/ (152) oes | 3 = Regular space with poor delivery access | | 
eo | os ee jl = Irregular space with mezzanine with poor | 
j | a | | a Oo delivery access 7 | a | | 

ce Marketability of 2d and 5 = Large size space, average rent (owner user) | 

| oe ---- 3d floor and/or basement 3 = Medium size space, average rent _ | | 
a an at time of sale: | 1 = Small size space, low rent | a | 

oe | (15%) Se es | : _ | 

i Se Vacancy and/or revenue 5 = Fully rented © 7 aoe | 7 

oy : | sources at time of =  =3 = Partially rented , | | 

g | sale | | — .]1 = Minimal rental income or vacant | 

™, : - oe . , 

_ - Remodeling required at | 5 = No major improvements. required | | | 

i | time of sale 3 = Average tenant improvements Be 
—_ | (10%) | — 1 = Major structure and tenant modifications : 

i - Structural condition: © 5 = Concrete or masonry with concrete/steel | 
a (10%) on | framing a | | | 

| | | oe re 3 = Masonry with wood interior framing, well ~~ [ 
rs ee ee maintained = | | 

i | | | | 1 = Masonry with wood interior framing, poorly | 

— woes ee | - maintained © | , | a , 

i —-- Ratio of land area to- 5 = Land area greater than or equal to 1.5 _ | 

- a Ist floor gross sq. ft. times the improvements | | | : 

ee -. of improvements: a 3 = Land area less than 1.5 greater than or | 

J Ee (10% ER a equal to 1.25times the improvements | : 
ee | | | | 1 = Land area less than 1.25 times the improve- | 

Le - | oo ment oes : oo | | 

| I | -- Motivation of buyer: | 5 = Owner-user | Oo | oe 7 
Ee | (104) : 3 = Assembler | oe | | | 

| | 7 me Oo ad 1 = Investor-developer | ie en |



a oe | en EXHIBIT 34 | Pe es Z a 
. — ee | _ WEIGHTED MATRIX FOR COMPARABLE PROPERTIES = a | | 

| | : | | | : | | Rating/Weighted Rating © | , a oe | 

ae | 7 lll 214 22-24 19 «422 25 02 118 119 W7-21.0—~C 
Feature | Weight | S.Hamilton State  N.Carroll N.Pinckney  S&.Pinckney N. Pinckney 6N. Hamilton N.Pinckney State E.Main | 

| #1 #2 #3 Ha HS GD #8 #110 Subject 

Location £20 5/10 5/10 5/100—“‘«é«éS (tsi OC“(t:*éi«‘ YH LOOCC*~“‘é‘é “OO l8LGO CSL 8/60 
Effictency of | | | | . | oe 7 | oo . | | | vee aoe | Pas | - 7 | | _ 

Retail Layout: 15 } o4/.15 5/6750 37645 S575 3/.45 BL .45 1/.15 5/75 1/.15 -3/.45 a 

Marketability an 2 | 7 : | : | a ere ee | - | Soe . 
of 2d and 3d an | | | | - | oa | | os 

floor rentable -15 = | 3/.450 5/4750 1/015 8/45 —3/.45 3/.45 5/.75 5/.75 0/0 3/.45 0 oe 
space | ee | | | | | 3 | 

Motivation of oe | a | me oe - | | | : . | 

buyer -10 | 1/.10 1/.10 1/.10 5/.50 3/.30 1/.10 37.30 3/.30  1/.10 ~~) -1/.10 

Ratio of Land . | ; - | : | | | | 2 - 

to Improvements .10 | 1/.10 1/.10 1/.10 1/.10 — 3/.30 —- - 1/10 1/.10 5/.50° 1/.10  1/.10 | 

Revenue Sources | oo | | | | | aS cee | 

at Time of Sale .10 3/.30 — -5/.50 1/.10 1/.10 5/.50 1/.10 1/.10- 5/.50 1/10 1.10 

Remodeling Re- : | ; | co / he: | | | 

quired Upon | | ms : a | | | a | | = ; 

Purchase -10 | 3/.30  5/.50 1/.10 © 1/.10 ~~: 3/.30 | 1/.10, 3/30 5/.50 1/.10  3/.30 © | 

Structural Con- | ce | | : os : | : | | | 

dition -10 3/.30 —3/.30 5/.50 3/.30 1/.10 © I/.10 5/.50 1/.10 3/.30 3/.30 : 

Total Weighted | | : | | | ; Bn . on 
Score | eee eb 220 400 2.50 | 220 ~ 3:00 22k 2-00. Sue 3:20 4.00, | _ 1-85. _ 22.40 ey 

Selling Price ~ $130,000 $86,000 $175,000 $85,000. $60,000 $150,000 $330,000 $120,000 $110,000 NA 

lst Floor Retail | 2,663 1,320 5,461 ~~ 2,280 «1,467 «6, 886- 6 ,000 1,960 4,400 8,184 
GLA (sq. ft.) | . 7 | | i | - — 7 

: | oe, | . . 61.22 25.00 NA Price per sq. fte | $48.82 $65.15 $32.04 $37.28 $40.90 $21.78 | $55.00 $ $ 06 . | 

of lst floor a | | . : Oo | 

retail GLA a | | oO - | _ | |



l - the characteristics considered important in today's market: it is small, = | 

Oe the 2d and 3d floors contain apartments that are in demand, and occupancy | | 

i is 100%. | | a ae a ns | 

| ss Phe first floor revenue space is considered the primary income | 

i -  gource for this type of building. Therefore, purchase prices are divided | | 3 

a, by square feet retail GLA for each property. This dollar per square foot 

| | figure is then used as the dependent variable, and the total weighted 

| eo oes score for each building is used as the independent variable in the regres- 

5 ss gton analysis. A graph of the linear relationship of the two variables | | 

= ae is provided in Exhibit 35; this represents a correlation coefficient of | | 

os | 941. Computation of the linear regression coefficients, the price pre- | : 

j - dietion for the subject property, and the standard error of the estimate | 

oe are provided in Exhibit 36. The regressionanalysis yields a coefficient | 

of determination or re of 88.52; the r* indicates that there is 88.52 

| - less uncertainty in making predictions about the price per square foot © | 

ee -of first floor gross leasable area when the weighted point score for _ ) | 

a | each property is considered than when the point score is not considered. | 

1 The Mini-Tab output for these calculations is in Appendix E. a | ; 

” | | | The market comparison price estimate for the subject property is | , 

| | therefore, $270,000 with a standard error estimate of $40,000 and a 68.4% | 

i | confidence interval, or a suggested price range of $230,000 to $310,000. 

a | ‘This initial conclusion must be considered in light of certain external ' 3 

| factors and then tested to see if the probable selling price estimate | , 

i ) would provide an acceptable yield from income and appreciation when re- | | | 

= — Jated to the most probable use, total cost to the most probable buyer, : 

eee and typical financing. | | SS , | 

y | D. External Influence on Most Probable Price | Oo ee 

i | | a The estimate of the most probable selling price inferred by re- | : 

— | gression analysis is based upon the income potential of the first floor © 7 

| retail area; it assumes a marketability of the 2d floor upon which the © | 

i oo most probable use and the resulting most probable purchase price is par- 3 

= | | | tially calculated and it is dependent ‘upon a more detailed engineering 

a analysis than is appropriate for an appraisal to determine the costs of 

, remodeling. The possible variance in both of these estimates represents - , 

I | significant risk to the buyer. He will wish to purchase the property , 

ame at a price that could be carried by the income from the first floor alone. | 

, | Scenario #3 best represents the purchase price; the most probable buyer a | 

| would be most comfortable with a purchase price near $220,000 (Appendix | | 

= Dd). ~~ aoe | ce _ _ 

i | Another influence on the most probable selling price is the at- | | 

= pees titude of the business community toward the remodeling of the Square. | 

ae - There is more optimism than a year ago; the preliminary plans for resi- OY 

gE 7 dential development and the heightened level of building remodeling lend : 

i : encouragement. Several lending institutions have evidenced a cooperative | | 

OE Ps interest in making loans on CBD properties. Therefore an investor-buyer 

J might be more willing to take risk now than a year ago. | | |



a ar ae | : EXHIBIT 35000 | Sep BSS 

we | - PRICE PER SQUARE FOOT OF FIRST FLOOR GLA ~ US 

| . AS A FUNCTION OF WEIGHTED FACTOR SCORES coe oe 

i pees C1 = Y= Price per square foot ees | | oa | 

: —70,+ | | oe | | aS | 
| Gilani otewe oo MO So ee | | ae | a | 

. oe - | : The TRT STIS othe cereem sas | rset ceememtinay Soa yo Oo ne 

ee ee fe | | 
| | 60,¢ © a | ee Tene 

oe ae © a oe . 4 ~~ least sum of squares regression line 
J i 2 ae we oC vy Sororcen re pf eee es CHT te ren go rm ste oe ea et ee eee 

oe Oot | me | 

ace TA fh os sgh um ne Fen op RSET tet it Be eo ee es 

| a — ($32. 90) nan Fenn nn nn -- subject property - | coe 
me ac ay a fg ee 

«50+ | | | oe | ee 

i aye | wo | t | | | | | | - 

: we e i | , 
none ky ra wb in) ; 

| | « ep : + ee oe 

i ee __._20et ce Me ne | _ | - | ; | | | 
~ ht tuenecomnatemenammantnoeemwarateanatoumatumanacumnd( 2 = Xx = ; . 

| 1,80 to 3,00 - —Ae20 | | weighted poin 

Ba ee 4,80 Sore 

oe oe CORRELATION OF CL AND C2 &§ qa} | .



i : age sent mea 6s - 

| | EXHIBIT 360 oe Se, : , 

i | | REGRESSION ANALYSIS OF SALES PRICE AND PROPERTY SCORE ee 

| a oe a Price .~+~Score | - 2 ) 2 | 

q 7 : Property - Y — XY Y= Xk - . 

me 1. 111 S. Namilton 48.82 2.70 131.81 2383.39 729 | 
~ - 2. 214 State 65.16 4.00 260.64 4245.83 16.00 | 
i | | 3. 22-24 N. Carroll 32.04 © 2.50 | 80.10 1026.56 6.25 | 

a 4. 19 N. Pinckney 37.28 2.90 108.11 1389.80 8.41 | 
os —. §, 122 S$. Pinckney 40.90 3.00 122.70 1672.81 9.00 | 

4 6. 25 N. Pinckney 21.78 2.00 43.56 = 474.37 «00 | 
= | 7. 102 N. Hamilton 55.00 3.20 176.00 3025.00 © 10.24 7 

| | 8. 118 N. Pinckney 61.22 = 4.00 244,88 3747.89 16.00 | : 
2 : 4. 119 State 25.00 1.85 (46.25 625.00 — 3.42 ft 
oe  ©§ Total | 387.20 26.15 1214.05 18590.65 — 80.61 | 

1 oe YandX = 43,02 2.91 | | 

= opxy = Exy-n X¥ = 1214.05 - 1126.69 = 87.36 © | oe 
Poe | | So : | | | 

i ogy? = sy* =n (%)* = 18590.65 - 16656.48 = 1934.17 | | 

gy? cx? nn oS 80.61 - 76.21 = 4.40 | 

“ | YY =at bx © | | a= intercept | | © 

q | oe Y = predicted price/sq. ft. of GLA b= slope of price point relationship | 

acl | | a | ee | | oe | 

| a woe (AR = 87.36 = 19.85, : | | - 
i bx 4.40 ce , Bs | | | 

4 ge Y= BK = 43,02 - 19.85 (2.91) = -14.74 © a 

_ - -- Price/sq. ft. retail GLA = -14.74 + 19.85 (2.4) = $32.90 7 oS | 

a «8,180 sq. Ft. x $32.90 = $260,122 or $270,000 Ore 

7 | | Standard error of estimate = : | | | 

hy xy) = ~—*(93452 — 19.86 (87.41) 5 /28.58 = $5.35 standard 
[ a? a 9-2 ae a error 

4 High estimate: 8,180 x (32.90 + 5.35) = $312,885 or $310,000 | Ses 

/ ; | Low estimate: 8,180 x (32.90 - 5.35) = $225,359 or $230,000 oe



co | _ The seller wants a cash sale and has no intention of financing | 
:_ a buyer. The buyer must, therefore, negotiate for a lower price than | ws 
q | - might be paid for a sale financed by a land contract. The seller has 7 
a one the option of leasing the building, if possible, but selling is defi- 7 

| nitely preferable. In the last five months the seller has sold two 
| oan other properties on the Square, each for less than the assessed valua-— 

ca tion of the property. It is apparent that a transaction zone will de- | 

| velop only with strong negotiations. © oe | , 7 

i : , With consideration of the position of both the buyer and the to 

ae seller, the appraiser has taken the price of $290,000 between the central | | 

7 ae tendency of $270,000 and the high estimate of $310,000 as the upper © 
| | range of the transaction zone. This upper range price is confirmed in 

— the market; Baskin O and V, a comparable property is listed on the mar- 

ye ket for an asking price of $290,00. A buyer would pay no more for the | 

i . subject property than he might have to pay for a comparable property. — 

he The seller's equity in the property, $240,000, is the lower range of this 
ees zone;.it is highly unlikely that a company in good financial condition 

| i will sell below its book value. Holding costs equal to l 3/4 years al- | 

-* = ready have been received by the owner in the form of the lease buy-out | 

eee in July, 1977. The most probable selling price of $270,000 is within © a 

a the range of $290,000 and $240,000. | | ~~ 

Oo SS E. Tests of Preliminary Most Probable aoe : : we | 

a ) Price Determination | | ha EE | 

oe | | Since actual market sales were used for the valuation approach, _ 
| _ it is useful to test the probable price based on the marketplace for com- 

: - patibility with investment valuation in terms of basic yields and risk ne 
ratios. Three investment tests will be applied: _— | | | 

i ee oe . The front door approach to convert total investment to rents 

om | - required to provide cash-flow. — OO | 

i BU | The Ellwood equation to demonstrate the appreciation needed | 

ens | ss to provide a minimum acceptable return to the ownership po- : | 

| , sition. | : a a oe | | | | 

7 / | os . The BFCF after-tax yield forecast using a basic cash-flow - 

— a model provided by EDUCARE. my a ee | 

| ol. Minimum Rent Required ee | ae oe 

mw — * «TE the probable investor paid $270,000 for the subject property | 

i : | as is, and spent $263,000 remodeling as the minimum budget estimated in | 
| Scenario #5 (Appendix D), and invested a minimum of $40,000 in contin- | eo 

= | BFCF is found in the library of programs provided by EDUCARE a | 

' | Computer Network, Inc. on GE Time Sharing Service. | a 

= ee | : : a | : ie , | - | |



a gencies (6 months rent loss of $26,100 and holding costs) during the re- 

i | modeling period, he would have a total investment of $573,000 in the pro- | | 

perty. Under favorable financing assumptions he might receive a 75% loan of 

ff | $429,750 at 9 3/4% interest for 25 years, which would require cash equity 

i | of $143,250. Exhibit 37 and 38 show the conversion of these capital re- 

| | quirements to required net income. This required income, when added to | | 

| | other cash requirements, reveals that the minimum gross rents required 

i | would be $110,073; this is $2,205 more than the gross rents expected in © : 

_ Scenario #5. The $2,205 would decrease the cash dividend yield and di- | 

- minish the investor's equity position. The default point with the gross — 

a | rents expected is 79%; this is less favorable than the 77.6% with gross 

e rents required. A buyer would want to procure firm renovation cost esti- | 

| | o mates and to examine more extensively the market for retail and office | 

J - ss space before making an offer at this price. | rs | | 

ae 2. Price and Required Appreciation | | | 

i oe - The investor in the subject property will be seeking both a cash- © 

_— | | on-cash return as well as capital appreciation over the projected five- oe 

| year holding period. The Ellwood equation, which relates net income to 

i ws purchase price at an overall capitalization rate, is useful in isolating 

Z the appreciation rate of an original purchase price needed to provide a | 

| - desired minimum investor return when given a certain debt structure. The ee 

|  ealeculations in Exhibit 38 show that the total NOI would be $59,740 with | 

a a debt cover ratio of 1.3 and a debt service of $45,954, and the total | 

So gross rent would need to be $110,073. The total gross income anticipated 
= na in Scenario #5 is $107,868 with an NOI of $57,500. The more realistic 

i : -market-derived NOI is used in calculating the appreciation required over 

| - 5 years for this project to return 20% equity yield to the investor; the | 

| results in Exhibit 39 suggest that an appreciation of 17.7%, or 3.54 per 

i -- year compounded, would be required following completion of the building ) 

i remodeling. This increment is possible only if there is renewed consumer 

| interest in the Capitol Square, if tenants who have marketing expertise a 

| can be found for the retail space, and if the need for Class B office - | 

i . space continues to grow in spite of GEF-II and the City's purchase of the 

a a Post Office Building. | | oy a : 

i | | | A pretax equity yield of 20% would be greatly modified by the im- 

= pact of federal and capital gains taxes. Tax deductions as the result of 

| | | high interest charges and depreciation available after remodeling will 

7 SO offer short-term relief, but capital gains taxes would take over 30% of | 

ge the anticipated capital gain. | ae . | 

5 eae 3, Federal Income Tax and After-Tax Yield an ce eT 

arco | : A real estate investment of this proposed magnitude is always af- | : 

Ce fected by the Federal income tax. Assuming that the probable investor or _ | 

i | members of the investment syndicate have a marginal income rate of 304. | 

me | and would pay taxes of 35% of the capital gain in excess of 90,000, it is 

Leas useful to test the proposed total investment of $573,000 with a simple | 

i - after-tax cash flow model designed for appraisers. BFCF is a simple pro- .



2 | | TBE BP 

fl . : BREAK-DOWN OF OFFICE AND APARTMENT OPERATING EXPENSES | - 
a a : (Cost per square foot of building) ae : | 

d | la ss OF Fice? | ee | | | 

. a | | Oe 1971 1977 adjusted” | | 

s | Janitorial service | | —$.83— — $.91 Ce | 

| a | Utilities | | | . 70 77 , 

| _ | Water ro ae - 05 060 , 
= oo Elevator © . | | 15 LD | 

- | _ Management oe we 424 | ~ 26 - | | 

Pees Maintenance | me co 09 .10 oe | 

| & a Insurance | | — 04 — 04 | | | 

' ee — Motah $2.10 $2.30 | | 

r | Janitorial services and utilities 1977 = $1.68/sq. ft. | | : a | 

1 ) All other operating expenses oS —.63/sq. ft. | Oo | 

7 | Me | , . Apartments , 7 | | | | 

a Maintenance © | oe , | 232 | | | 

o oS Utilities os | a 25 , 

a Water | | | a Oo 03 | a 

i Administration - 213 | , 

be Insurance | | | 05 © | | 

i : : Total — , what 7 —§.88 | | | | | 

~ Oo All operating expenses minus utilities = $.63/sq. ft. | — 

7 | 4BOMA International, 19/1 Office Building Experience Exchange an | 

i | | Report (Chicago, Ill.: Building Owners and Managers Association Inter- | 

= | - national, 1972), p. 45. | / | | | 

A | | oe : 5.0167 increase per year. | — » oe 

| | eo CIncome/Expense Analysis: Apartments, Condominiums, and ose a | 

| : Cooperatives (Chicago, Ill.: Institute of Real Estate Management, © | 

: 1973), pe 79. - oe |



cee EXHIBIT 38 a ee wy ee ae | 

| a MARKET RENTS REQUIRED BY NOST PROBABLE PURCHASE PRICE OF $270,000  — | 

i so | a ) _ Capital Budget oe | oes = 7 / | 

a | | Purchase price | | | $270,000 mo 

| Minimum remodeling budget (Scenario #4) | — 263,000 _ | 

me a ‘Total capital investment | oe $933,000 0 

d | Working capital and contingencies | s | _ 40,000 

“ / | i Total investment | | $573,000 | | | 

A ss Minus mortgage at a ratio of 75% — coe ae | 429,750 | | 

va oe - Total cash equity required | | | 9143, 250 

4 Lee | | Operating Budget | | | - 

~ Be | Annual debt service on $429,750 mortgage $45,954 : a | | 

po (.106932 mortgage constant for 25 years _ | | | 

i | 9 3/4%, monthly payments | | 7 co 

| Multiplied by debt cover ratio A a oo : 
a 7 | Total net operating income required — fo ae $ 59,740 | 

4 Re | wee | ee ee | 

i oe Real estate taxes 14,580 
: | | | (27.3549 mills on $533,000) | a 

| ao ae _ Special assessment | — 1,973 | , 

wos ee (annual 10-year payment) | a - | : 

eel: | Operating expenses es | 

— | Cee Retail: 7068 sq. ft. @ $.63 — 4,453 

, ae «Office: 2d floor, 6,740 sq. an 
- | Pet oe ft. @ $2.31. — 15,569 © | cou 

— : oe - Basement: 4,570 sq. ft. @. | | | | 

| | | ao ey $663 | | 2,879 Tees | a 

a 7 | ES | $39,454 
| Vacancy allowance | 5,879 eg EE 

i eo | ae Reserve for contingencies - 5,000 | ee | 
a — oo : | oe - De es — § 10,879 

Be + Total minimum gross rents required ~ ae $110,073 

i a | | Minus gross rents expected in Scenario #4 s | $107,868 oo 

a oy : Equals deficit out of equity dividend | | $2,205 ae | | 

a Default point with gross rents required = 77.64 | i og | 

a | . Default point with gross rents expected = 7/94 : i a



a - OO EXHIBIT 39 | | | coke te 

Pye - APPRECIATION REQUIRED AT MOST PROBABLE PURCHASE PRICE TO - ee 
a a PROVIDE 20% RETURN TO EQUITY OVER FIVE YEARS Oe 

s og V = Y-MC+Dep/App ri}. ) , | | | 

: | gees Sn an wore ey 

° ae Vv = purchase price + remodeling costs, . | | 

. NOI = . net operating income, | | | aa | 
a . | ae YY = equity yield before income tax, | wo 
= Soka. | M&O mortgage loan-to-value ratio, | — | 

| og | © = mortgage coefficient, ae Py | 
oar | | Dep/App = depreciation or appreciation during the - | 

_ : - | : holding period, and | - 

| eae — te the sinking factor, ae 7 | oe fal, | 

i oes Example: Most probable purchase price of $270,000 | eS 

4 7 —- Y= «$270,000 + $263,000 + $40,000 = $573,000 na 
_ NOI = ~~ $57,500 | - oo Oe 

sol ee ES | YY = 20 | wr | | 
ps | M = «1D | a | | | 
zm” | . C =  .101178 eg tas | | 

ne : 1 134379 a a oe 
5 oe SHoo= | oe : oo 

a eee Se $57,500 _ oe ; ae $573,000 = "30 = 75 (.101178) - App (.134379) 

: | / | $573,000_ = 214117 x (134379) / | es ; | oo os 557, 500 21 - App (.134 | ee 

. ae 100349 - .124117 = -App (.134379) eee 

q Coe, 9203768 = = App (0134379) 2 8 

clone) mee . | &£ App = -,17687 for five years or 3.5% 7 | | 
a | per year compounded © Boe OF |



| | gram that assumes there is only one depreciable asset, determined to be | a 

a | ain this case, 65% of total investment of $573,000. The balance of value 
i | is attributable to land; the average useful life of the improvements is | 

_ | about 30 years. Net operating income is assumed to increase 5% per annum. 
gE from a $57,500 base in the first year of normal operations. The resale > | 

3 price of $627,211 is the investment value of $573,000 appreciated at 17.7% | 

eae | for 5 years less 7% for sales commission. The detail provided in Exhibit 
5 | 40 reproduces the computer input and output components. | ae 

bere The significant conclusion is that the after-tax yield under these oo 
- | assumptions would approach 16% a year, an acceptable yield when it is con- 

a , - sidered that higher quality tax-exempt bonds would provide at least a 6.5% | 

a a yield. Indeed many real estate equity investments trusts are providing an- 

- | nual cash dividends of 8% or 9% per year, partially sheltered and seldom 

) eee dependent on the need for significant asset appreciation in a five-year span 

i Te -on a location of uncertain merit. The equity dividend yield of 8% is with- 

~~ ss sin the lower range acceptable to investors. The most probable price of | 

$270,000 does pass the minimum tests of a risk investment for capital gains 

i Su in a five-year holding period. Even if the anticipated 3.5% per year appre- 

val -— etation does not occur, internal rate of return after taxes is 7.75% — | 

5 | (Exhibit 40). | : | ee | on :



j we ee EXHIBIT 4000=—=— ee Be OE Ie, 
oe Soe _ BECF COMPUTER INPUT AND OUTPUT | ee 

a EDUCAKE COMPUTER NETWORK 11727777 16:01CST | 

i USED 696 UNITS OO eee a ere 
RON ECE | ae | | | oe ds | ook 7 | | 

7 BECK 16:01CST 11/21/77 oe Ses Os | 

y VER LOSERATG ae Se | Ce coe! 

™ BECK 1S THE PRUPERTY JF BENEDICT J FIEDERICK JK MAL» Snba 

a LATEST CHANCES & APDITIONS!: a a | | 
SB 1) 1976 LAV RE KECAPTUKE OF EXCESS DEPAECIATION« | oo 

8) DELT SERVICE KATIVU & MTG BAL EACH YH"MODE M | 
i 3) SHORT FORM OUTPUT CEMCLUDES DATA SUMMANY) MODE PP 8 

7 le ENTE PRUGJECT NAME? ANALYSIS LY JEAN B DAVIS | oo 
m 2 PRIGECTION PERTODI?2 So : ee 

TO REPEAT PREV YHS NUL PUR BAL OF POU ENTER 0 | ees 
= Be ENTER Nee le? | | | a oo ne 

2 57500+ 6037 S293 394s 66563 69892 Oo | | 
: 4e VALUES 2) 57 2000 oe os | | De . 

” Se MTC + RATIOs INTes TEni & NO PAY/YRE Mga eee / 
me) 2 67955 e¢G975925512 | wa Re a 
a Ge IMP) TOTAL VALUE RATIO & IMPs. LIFE? «65230 © - | 
B #8 F- PERPRECIATIGN METHUD?2 1 oo fee - 

| 7S JLNEN @& TARABDLE ConbunaATiuns Y Jh N2~N : | | | 
7 (Be IhPTNARY INCOME TAX iMACKET & iACKET IN YR OF SALES? «40s 63d | 
- ye RESALE “PriCH:? 6e7211 | EE ay | 

a — TeKRene Ebrohn THaks 1S  Lyveltyv ae - oe : - - | 

ARTEN TAN LleKRehie 1S 15¢7s82 Be ee | : 

AVERAGE DEBT SENVICE HKATIO 1S 1638273 | _ ee 
MODES 2 MS | . aa | |



I ee, | EXHIBIT 40--Continued | o oy 

Bes | MM ONTCACE AiveL YSIS fgg Miao EEE 
| | Sa | ANALYSTS BY une b bDAVIS — — | , oe 

i | - a | AOR RO ORO OR RR - oe ee 

. YEAR NeJele DET Sitinv DRL? SERV MTC BAL © 

: | 7 | : | KHATIO | | | | | 

| oo) 65% 5500 — LADS YD5G be BS S425, 506 © | 

2 609375 | | be Bh 4202443 — 2 
: vas 3B 6353Y4 7 | | [3h “loas6u) | ee 

~ | A os 669565 - | be Ad AlLJs004 | | 

-— 5 Cah | | bee | 64039 748 7 

AVC) $639 54G beSe eee, 

a | — ARTER TAM CASH FLUW FROUEUTION ute. | a 
, - ONALYSIS iY URAN fs Liavils | | 

: a a LN BTI | 

Re te DATA SUMMARY | | | 
[ a : SOK OK KOK ORR a RO ok ROK OK OK a a | 

ye VALUES | $ 573000 | TGs AMTe? $ 429750 
NOI IST YR: © 57500 © | MTC. INTe? Y27S 2 

a "ORG. EQUITY:  $ 143250 | . MTG. TERM: 285 YS 
, —IMP.VALUE: £ 372450 © | | MTG* CONST«: U+ 106436 

INCe TAX KATE? 30+ 2 oe 0 Te LERE? °°) 80 YRS 
— SALE YR RATES 35+ 3 mo, | OW NEES INDIVIDUAL 

a : | CASH  MTGe ss BOOK TAXALLE == INCUME AFTER TAX | 

° YFAR FLOM. AMJATZ DEP. INCUME TAX CASH FLO} 
| 1 11544 4242 eaals 337) 1011 10533 — 

G 2 14419 4675 12415 — 6679 — 2004 — L2415 
= 3 TASK 5152 _ 12415 1017S 3053 14585 | 

4&8 BU60T 86 TT 12415 1Ssey 4161 16446 - 
5 83936 — 6256 —1B41S Ltt 5333 l&6U8 

7 ¢ uyyaad  ¢ 26002 £ 62075 $ $1871 S$ 15562 S$ TE3KQ © 

a DEP. METHUD: = STRAIGHT LINE | 1ST YR EGe Divi &+05864 & 

q SALE PRICE — | $627.21) / AVG DEBT SEXV KATIVU: 143 

=  yasis | 5105925 | ee 7 
CAPITAL CAINS © | 1165266 | Sek | | 

i CAP CAINS TAN 202350 Ls - | 
| EXCKSS DEP TAX 0 | 0 ae : 7 

— MORTOAGE BALANCE | 403s 748 | | — | 

| i CARTER TAK EQ KEY —  $2052113 0 | ee ee 

| TF PURCHASED AS AbJUEs HELD 5S YRAnS & SOLD Fuk £ 627211 THEN © | 
 feieive IS LUT T9 2 ER OKE TAKES S 15a 7ye0 2 ARTEN TAXES a Ste 

ONG KREHESENIATIUN Tb MADR THAT Thk ASSUMP TL JiVS” hELATIVE TQ | - 
: CUNLENT TAS PnoVISLoNS US#D TN THIS PnJdkCTiuN WILL BE:



i | | oo V. APPRAISAL CONCLUSIONS AND LIMITING CONDITIONS 

pa A. Value Conclusion CPi 8 oS | | | | 

a 7 = An appropriate reference point for the listing and negotiation _ | 

= UU of the subject property can be derived from Ratcliff's "most probable | 

gelling price" definition of value: a 7 | | - | 

a | ‘The most probable selling price is that selling price which is | 

Cts most likely to emerge from a transaction invoiving the subject — a 

| ss property if it were exposed for sale in the current market for | 

i , ae a reasonable time at terms of sale which are currently predomi- | 

7 7 nant for properties of the subject type. - | . | 

i ss s«sIJn order to comply with this definition, we have determined that the mar- 

- - ket transactions in the area of the Capitol Concourse occurring during 

Oe 1976 and 1977 have had a mixture of sales terms (Exhibit 32). Land con- | | 

| tracts predominated in 1976, but in 1977 there were several cash sales 

| - with highly variable terms; interest ranged from 84% to 9 3/4% with a - | 

ss five-year balloon mortgage to a 25-year amortized mortgage. The land | 

| | contracts ranged from 10% to 20% down, 8%-8%% interest with a 10-year | oe 

a | even payments to 10-year balloon. a wo 

a ce On this basis, the conclusion is that the most probable selling | | 

i price is $270,000 as a cash sale, with terms of 25% down, 25 years at 

aa 9 3/4% interest. A buyer with a unique, viable marketing plan and suf- 

| ficiently attractive financing terms might pay as much as $290,000. This | | 

5 Po. upper limit, though lower than that established for the transaction oe 

s oo range, is determined by the market. The only other comparable property 

-_ Be currently on the market facing the Square has an asking price of $290,000. — 

n | ‘In the present situation the owner wants cash but negotiates from a | | 

a strong financial position. © Bo 

.- Phe value conclusion is that THE MOST PROBABLE PRICE OF A CASH 

q | _ SALE IS $270,000 WITH AN UPPER RANGE OF $290,000 AND A LOWER RANGE OF _ 7 

| | $240,000, DEPENDING UPON THE ATTRACTIVENESS OF THE FINANCING TERMS THAT — 

, : i A BUYER CAN OBTAIN. a 7 oe - | hans OS aa 

i  &B. Statement of Limiting Conditions | . _ | aa | 

we | This appraisal has been made subject to certain conditions, _ | | 

caveats, and stipulations, either expressed or implied in the prose as ae 

a well as the following: | | are | |



: | 1. Contributions of Other Professionals. | Oo | Oe | 

a | | . Because the budget did not provide for a consulting engineer, | : 

| builder, or architect, the appraiser applied limited struc- ? 

Be | — tural analysis to the problem, and cost estimates must be con- | 

| cnn sidered nonprofessional. The appraiser advises that a profes- | 

| / ; | sional estimate be made of needed roof repairs. | 

a - | . The appraiser did not conduct any engineering analysis of the | 

we . structural soundness of existing buildings or of their mechani- 7 | 

a | cal systems. | | 7 ne | 

i ee | . A definitive interpretation of Wisconsin Administrative Code | 

an = - 52.04 regarding barrier-free environments can be made only © | 

os , when remodeling plans are submitted to the Department of | 

J | o ce Industry and Human Relations. Specific codes requirements | 

ae under certain conditions could significantly affect the esti- : 

I oe ss mates of the remodeling costs. a | | 

eee oe . Any sketches in this report are included to assist the reader | | 

: | in visualizing the property. These drawings are for illus- | 

i - trative purposes only and do not represent an actual survey of - 
é : , ; 

; 

we the property. — | | | 

o | . Because no legal advice was available, the appraiser assumes oe 
— - | no responsibility for legal matters nor has any opinion of | 

Woe ce title been submitted. oe oe _ | | 

i eS 2. Facts and Forecasting Under Conditions of os | | 7 

oo aes a Uncertainty so oe | 

| aeaene | . Information furnished by others in this report, while believed | | | 

= ee to be reliable, is in no sense guaranteed by this appraiser. — : 

| _ ss Although before-tax arithmetic of BFCF model has been hand- ST 

i | | we - checked for accuracy, no guarantee of program infallibility 

. _ | can be made by EDUCARE Network, Inc., or by the appraiser. | 

, | | | . All information furnished regarding property for sale, rental, | 

a | financing, or projections of income and expense is from sources | 

re | ee _. deemed reliable. No warranty or representation is made regard- | 

: | ing the accuracy thereof, and it is submitted subject to er- © | 

a | | | | rors, omissions, change of price, rental or other conditions, 2 

a a prior sale, lease, financing, or withdrawal without notice. _ | 

i | - | - The comparable sales data relied upon in this appraisal is | | ; 

= | believed to be from reliable sources. Though all the com- | | 

| Op ge parables were examined, it was not possible to inspect them | 

all in detail. The value conclusions are subject to the ac- | 

i oe oo - curacy of said data. — . , oe |



| | . Forecasts of effective demand of retail and office space are | | 
i based on the best available data concerning the downtown © | | 
ae : -. Madison market but are projected under conditions of economic 

, uncertainty; the Concourse is nearing completion with no firm : | 
a | data yet as to its impact upon the retail sales and demand for | | 

me | office space. mo | | 7 

a | 3. Controls on Use of Appraisal | | | , oe | 

7 . Values for various components of the subject parcel and im- 

| -- provements as contained within the report are valid only when | 

A | making a summation and are not to be used independently for | 

- | any purpose and must be considered invalid if so used. oe | | 

J | . Possession of this report of any copy thereof does not carry : 

= acs with it the right of publication nor may the same be used for | 
| | ss any other purpose by anyone without the previous written con- | 

i . nr | sent of the appraiser of the applicant and, in any event, only | 

| in its entirety. | | - a Ss fe | | 

me oe . Neither all nor any part of the contents of this report shall | 
a . be conveyerd to the public through advertising, public rela- _ | 
parol | a tions, news, sales, or other media without the written consent | 

| and approval of the author, particularly regarding the valua- : | 

A —. tion conclusions, and the identity of the appraiser, or of 

=~ ae the firm with which he is connected or any of his associates. © .



ae , | VI. CERTIFICATION OF INDEPENDENT | 
q | a APPRAISAL JUDGMENE , oe 

, = | I hereby certify that I have no interest, present or contemplated, 
i os in the property and that neither the employment to make the appraisal nor | 

| | : | the compensation is contingent on the value of the property. I certify © | 

” | _ that I have personally inspected the property and that according to my 

| knowledge and belief, all statements and information in this report are | 
a oe | true and correct, subject to the underlying assumptions and limiting con- © 

—~ ditions. | Sie : | Oo | 

| : Ses | | : | | | 7 a | 

i | Based upon the information contained in this report and upon my 

wi Be general experience as an appraiser, my opinion is that the most probable 

| | price, as defined herein, of the subject property is | Oo | 

) i | | TWO HUNDRED SEVENTY THOUSAND DOLLARS ($270,000) | - 

assuming that the buyer can obtain financing with terms as favorable as 

a 25% down, 25 years, and 9 3/42 interest. Less favorable financing could | 
po lead to price as low as $240,000 and more liberal financing could lead to | 

r a selling price as high as $290,000. | | 7 | - | 

q Co a Se — Date ©. | !



| | | 

: 

j eae oe APPENDIX A. a oo 

| ey Ls G4 ZONING CODE AND wa oe | 

q - ue | | oe ; | ~ AMENDMENTS. | a |



= OS sec. 28.069(4) (d) 3. ces | eS ZONING CODE 
5 on | 3. Cartage establishments, but not including motor freight terminals. = fe) ~=Lot Area Requirements. In the C3 district, the lot araa requirements _ ee of the Cl district snall apply. | ee Ee a a | 1 | (f) Floor Area Ratio. In tha C3 district, the floor area rato shall not | i |  excead 3.0, a | | es . Teo BS (g) Yard Requirements. In the C3 district, the yard requirements of _ Mo pe f the C2 district shall apply, ees | | q vate | (fh) Usable Opsn Space Reauirements. In the G3 district, the usable a | waa oe Open space requirements of the Cl cistrict shall apply. _ a _ (GY Signs. In the C3 district, the regulations governing signs in the C2 7 i | | | district shall apoly. | oe | | , , ww Je (5) C4 Central Commercial District. ml Cee | - | ae t«‘(‘“‘ ASP SERED OPO SPSS TNT Ca central commercial district is estab- | a a _ shed to accommocaté those uses which are of City-wide, regional = | or state significance, Within this district, whick is located in relative © f a _ proximity to the State Capitol Building, and which is readily accessible i os | by private conveyance or pubdlic transportation from all parts of the f Oe City, are permitted the roatail, Service and oifice uses characteristic | oy! “ae | of a central business district, Within this district are found prima t | bay retailing and specialized retailing activities, cultural, recreational i oe , and educational activities of City-wide significance, administrative | 4 - offices of private organizations, administrative offices and political DO | seat of City, County and State soverninent, and offices of professional i oe and nonprofessicnal persons offering a variety of Specialized servicas, a _ Within this district of limited extent, development is most intensive | 7 and activities are concentrated. No accessory oif-street parking is : a : fea required in this district, and any off-street parking which is provided | a / | is controlled as to the location, type and extent of such facility because | of the goal to reduce congestion on streets within this district or cn | A ‘Streets leading to this district. All new construction and any major _ | | _ alteration of an exterior building face must be approved because of - | | the community's objective to develop and maintain this district as | i ae oe a community and statewide center for business, service and government, — : | | where uses are located in compatible arrangements, and where tha ee : beauty and other aesthetic qualities are preserved andenhanced. _ oe —  (b) General Reculations. Uses permitted in the C4 district are subject _ | i es | to the following conditions: — , : es — a 1, All business, servicing or processing, except for off-strest __ Ee, _ parking, off-street loading, automobile service station operation, a oe _ Qrive-in banks and outdoor eating areas of restaurants approved © me edge eS : a8 a conditional use by the Plan Commission, shall be conducted ee | | within completely enclosed buildings, (Am . by Ord. 4394, | a oS | | 8-29-73) | ae | | mee 2. Establishm2nts of the drive-in tybe are not permitted, except —>/ Nene | . _ automobile servics stations and drive-in banks, | | i 3. Any major alteration of the exterior face of a buildings shall an | conform to the remodeling and new construction suidelines | : ISSR ee for State Street and the Capitol Square adopted as administrative —/ on as. | guidelines by the Citv Plan Commission on September 23, 1863 a i | oe and as modified on December 7, 1970 and shall be permitted ae ee only after the written approval of the City Planning Department, - Bee provided that any action by the cepartment may be appealed | a a : a to the City Plan Commission by the applicant. | | ms (c) | Permittad Uses, Any use parmitted in the Ca woe cstzicn is np acrid | : o — inthe Ca district. — } | | oe | 

a Doar IN/16/75 | ‘ie



i | ZONING CODE | SS BE SE oe EES coach - 7 Sec. 28 09 (5) (d) 

| a {d) Conditional Uses. The following cenditional uses mey be allowed inthe © 
— _ C4 district subject to the provisions of Section 28.12(10): | | | 

| | 1. Any new consiructicn of 2 building or addition to an existing building. 
i : 2. Any production, processing, cleaning, servicing, testing or repair 
= , of materizls, gcods or products, limited to the following uses or products: | 

| ce a. Jewelry. , | Oo | | 
, Sy b. Medical, dental and optical supplies. | oe 

i oe , Cc. Producis from the iollowing previously prepared materials: | , 
| es | bone, canvas, cellophane, cloth, cork, feathers, felt, fiber, _ 7 

| oe fur, glass, hair, horn, leather, paper, plastic, precious or. — 
| ql ; | Oe - semiprecious stones, rubber, shell and yarn. 

_ | | d. Scientific and precision instruments. | = 
ce 8. Outdoor eating areas of restaurants. (Am. by Ord. 5198, 10-31-75) 

a a a, Dwelling units and lodging rooms Iccated on the ground floor. mee 
aa a 5. Parking fecilities , accessory and located within the central area, where 
2 the number of parking spaces in such facilities exceeds the require- 
a | | ment set forth in Section 28.11(3) (b) for similar uSES. 
= | 6. Parking lots, garages and structures, nonaccessory and publicly _ | 

) | ae owned and cperated, for the storage of private passenger automobiles 
i loss | only, subject to the epplicable provisions of Section 28.11. | 

a 7. Public service signs. | | a Se 
me 8. Public utility end public service uses as follows: 

| | a. Pus terminals and bus turnaround areas. | | 
i | 7 oe b.  &lectric substations. | | | 

ee Cc. Gas regulator stations, mixing stations and gate stations. | 
ee oe | d. Police staticns. | , : | | | 
i : | e. Radio and television towers. oo | | | | 

sf, «Railroad passenger stations. | | | | | 
Sg ee | g. Railroad rights-of-way, but not including railroad yards and 

A | | = _ Shops, freight and service buildings, or rights-of-way for. | 
ee he | Switch, lead, spur orteamtracks, © | 

a h. Telephone exchanges, microwave relay towers and telephone ~ 
i 8 a | _ transmission equipment buildings. © | | | | 
ee gy ‘Signs projecting above curb level toa greater height than that per- : 
eels cna mitted by the regulations of this district. 
ae 10. Wholesaling establishments. | | . A — (Sec. 28.09(5) (d) Renumbered by Ord. 4303, 8-29-73) - | 

~ 4 fe) Lot Area Requirements. In the C4 district, the lot area requirements of : | ic the Cl district shall apply. 8 Poe eS | 
a ~ (f) Floor Area Ratio. In the C4 district, the floor area ratio shall not exceed 10.0. — 
— (g) Yard Requirements. In the C4 district, the yard requirements shall be as a 

aa follows: | , ES Baek : ies BO 
i | oY, A minimum rear yard of ten (10) feet shall be provided for the purpose 
mei et) | of loading and unloading from future alleyway systems. However, | 

_ os * this rear yard requirement may be waived by the Zoning Eoard of 
i — | Appeals only upon its findings that such rear yard is not necessary 

| eyo as apart of an alleyway system, provided such findings shall be mede 
ee oe only after receipt of recommendations from the Zoning Administrator, | 

i eee _ Traffic Engineer and Planning Director regarding the relative merits 
PS Se of said rear yard as part of an alleyway system, © | | 

= ne 62, Where dwelling units, lodzing units or hotel or motel Sleeping rooms _ y / have windows facing any interior lot jines, yards as required in the 

i | : | : | 28 - 89 — | Rev. 11/15/75



7 : Sec. 28.09(3) (b)3, | | : ZONING CODE 

i | _ to the public, establishments of the drive-in type and outdoor eating | 
: et: areas of restaurants approved as a conditional use by the Plan Commission | ae shall be conducted within completely enclosed buildings. (Am. by | 

a | Ord. 4302, 8-29-73) ore | | ~ _ 3. Parking cf trucks as an accessory use, when used in the conduct Pee of a permitted business listed hereinafter, shall be limited to venicles q ss Of not over one and one-half (14) tons capacity when located within _ = aes | _ one hundred fifty (150) feet of a residences district boundary line. © | | dif (c) Permitted Uses. Ths following uses are permitted in the C2 district: _ | g “1, Accessory WsesT ene nna 
‘ - 2, Any use permitted in the Cl district. | | 

Oe | | 3. Amusement establishments, including archery ranges, bowling alleys, . 
c | | dance halls, golf driving ranges, gymnasiums, pocl halls, swimming 

| of pools, skating rinks and other similar indoor amusement facilities. 
| 4, Antique shops. | | Os | | | 1 - | 5. Art galleries and museums. | | | : 

i Pees 6. Aucticn rooms, | 7 - | | = 2 7, Automobile accessory stores. BE 
.. | 8. Banks and financial institutions. | . EE a 
a | | | 9.  Blueprinting and photostating establishments. es, | | 

ae | — 40. Business machine sales and service establishments. _ | 
. li. Camera and photographic supply stores. > 7 | | i chs | 12, Carpet and rug stores. oe | | | : 

re on 13. Catering establishments. | | | | ee 14, China and glassware stores. ; a a : i ae 15. Clothing and costume rental stores. —- | ) 
& 18. Coin and philatelic stores. | a | 

: oS ‘17, Convalescent homes and nursing homes, provided that the zoning 
| | ea lot shall be not less than one-half (4) acre and further provided that | 

a oe | the side and rear yards as established in the RS district are provided. | Me ee oe Provided also that the intended use abuts on one side either: | | 
ca A residential zoning district: or a i Petes ob, A substantially permanent residential building in the commer-— 

— ei hee oa, cial district. | , : | 
| 18. Department stores, | | | Sn : 

A ae 19. Dry goods stores. | : 7 | 
— ce 20. Employment agencies. , on hatte ho! ae : 21. Exterminating shops. Ml eg ee 7 ae | a CO 22. Floor covering stores (linoleum and tle). : oe _ | 
wes _ 23. Florist shops and conservatories with no limitation on number ofem- 
: a ployess, | | 7 wo | a | a 24, Fraternal, philanthropic and eleemosynary uses. __ - | 
= | 25. Furniture stores. | | | oes | cae , 

2S Furrier shops, including the incidental storage and conditioning of 

i ss 27,~—s Hospitals and sanitariums. _ | a id | - Es 28. Hotels and motels. | | | - Pag | ones 29, Household appliance stores, including radio and television sales and 
i See | service. - , 7 , ae 7 | - oe 30.  =-Interior decorating shops, including upholstering and making of dra-__ | a | | peries, slipcovers and other similar articles when conducted as part a a of the retail operation and secondary to the principal use. | | 

i YO - 4, AN baw pwr m
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4 ZONING CODE | oo - See, 28.093) (c) 31. 

| Bl. Jewelry stores, including watch repair. | | , | - - 
a _. $2. Laboratories--research, development and testing. oO 
om | 33. Leather goods and luggage stores. — - , | 

| | 34. Loan offices. | | | | - a a | 
J 35. Locksmith shops. _ re - | ne 
Po Be 36. Meat markets, including sale of meat and meat products to restaurants, | 
7 we a hotels, clubs and other similar éstablishments when such sale is con- Poe 
S ducted as part of the retail business on the premises. es 

| «37, Musical instrument sales and repair. | : | | 
a -.- 38.—Ss« Offices, business and professional. eo | | | 
= | - 39. Office supply stores. | oe | Be | 

: - 40. Optical sales. | CO eas, | - | 
a 41, Orthopedic and medical appliance and supply stores. — eee 
— 42, Paint and wallpaper stores. | | : no Oo 

es - 43. Phonograph, record and sheet music stores. _ a | | 
a | | 44, Physical culture and health services, reducing salons, masseurs and | 
= | --public baths. 7 oP | : 

. | - 45. Picture framing. _ | | we ee - 
i ss « 46.~—~—s«éPrinting, publishing and bookbinding establishments. _ 

oe -. 47, Radio and television studios and stations. | 
| ae 48. Recording studios. | | Son IRS tas 

| a 49, ~—-« Schools--music, dance, business or trade. - | | 
ot 60, Secondhand stores and rummage shops. - | OO ES 

ee 51. Sewing machine sales and service, household appliances only. ; | 
i eae _ §2. Sporting goods stores. : : | a Oa 
= : 53. Tailor shops. _ we | 

| a ss 84, sd Taverns. . | - Se 
_ -  §5. Taxidermists. - | | | | 
me - §6. Telegraph offices. - | 7 | 
i LOE o7. Theaters, indoor. — | | i | 

«88. Ticket agencies, amusement. | | 
---§8, +~=Tobacco shops. | oe Moe: | aa | 

A | 60. Travel bureaus and transportation ticket Oifices. oe an - 
_— - 61. Typewriter and adding machine sales and service establishments. | 

7 62. ~~ ~=Undertaking establishments and funeral parlors. Pe yg eS 7 
i 63. Upholstery shops. | Bey oe oa 

le 64. Water softener sales and service. | SOAS | | | 
,  (d)_ Conditional Uses. The following conditional uses may be allowed in the - 

a | - © 2 district subject to the provisions of Section 28.12(10). oa Boag sees 
ae _ 1. Any use allowed as a conditional use in the C1 district unless per-__ ore 
a | mitted in (c) above. a | | | | | | 

i | 2. Signs projecting above curb level to a greater Nneight than that per- 
Oe ss mitted by the regulations of this district. | a A: a 

| | _ 3. Automobile laundries, provided that the Plan Commission shall first _ 
i oe obtain a report and recommendations from the Traffic Engineer on | | 
- as traffic matters. | | : a nee | | 

q "4, ~~ Boat showrooms, including accessory sales, and repeirs of boats, 
i _ motors, parts and equipment, provided that the Plan Commission Shall — 
po - find: oe | | . | | 

: fe 20-0 .
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~ od 7 mo ee — Copy Mailed | 

- a ee. eee EE to Aldermen __, a 

oa City of Madison, Wisconsin © | | | | 

oe ne | | oo | — Presented September 20, 1977. 

= oes oe ee | aC Plan Comm. , ff’ | 
AM ORDINANCE) -—————-——------ Referred ___ Plan comm.) Berg, 

q amending Sections 28.09(1) (g), 28.09(5) (a), . | Roreforred . — ee 

ee (e), (f), and (h) and creating Section 28.09 Oo tS 

oe (5) (b) 4. of the Madison General Ordinances | TP OTTO 

| a regarding bulk requirements in the C4 Central | | Reported sack NOV LS IIT 

S | Commercial District. 7 __ | | ee __ Se. 

| : | | | - eRe — : | Adopted 2-7 POF 

Pr ted: James M. Voss, Assistant City Attorney Rules Susp. —__ Tabled 

= wee OE | | Public Hrg. Mow DrelS NGI 7 
Fiscal doles . No expenditure necessary © may ee | 

a 7 | | | : | | | Mayor Approved . Dat. 

ce | ~ | Published | : 

ae : tr? Cc ' | , . | . | e : . ORDINANCE NO. £2 C oe ~ | 

: (S): Common Council (Request of Plan Director) © FILE NUMBER SO B4#-/SGZ_ 

a | ~The Common Council of the City of Madison do ordain as follows: - | 

| od. Subdivision (g) of Subsection (1) of Section 28.09 of the Madison General © 

Ordinances entitled "Commercial Districts - Usable Open Space Requirements" is a 

i hereby amended to read as follows: | 7 | ? 
et a : : . : | . , | 

| | 
| | . 

Hp) Usable Open Space Requirements. Usable open space shall be provided 

a | a. | on each lot, devoted in whole or in part to any residential use, as set 

. forth in each zoning district. Such usable open space provided on the 

| - ground level shall be in a compact area of no less than two hundred (200) 

a ae : square feet and having no dimension less than ten (10) feet and having | 

= | : | no slope grade greater than ten percent (10%). In calculating the usable. | 

eee | open space requirements in the C1, C2 and C3 districts, there may be 

| ee credited, up to a maximum of fifty percent (50%) of the required open 

; | | : space area, the area of any balconies having a minimum dimension of - 

a OE four feet six inches (4'6"), and on the rcof, any open space— te ME SS 

| : area having a minimum dimension of fifteen (15) feet and being a 

a | a - free of any obstructions and improved and available for safe and _ 

= | | | convenient use to all occupants of the building, and in the C4 district, | 

| | there may be credited to the required open space area, the area 

a | of up to one hundred percent (100%) of the required open space area — ree 

= me | in any of the abovementioned balconies and open space on the roof, Also 

| , ~ inthe C4 district, interior activity spaces such as swimming pools, fitness | 

a | | | rooms, etc., Which may be used by all residents of the building, may | 

| oe be credited to the required open space, " - | 

| QQ, Subdivisions (a), (e), () and (h) of Subsection (5) of Section 28.09 of the 

a | Madison General Ordinances entitled "C4 Central Commercial District" are hereby - : 

a amended to read as follows: | | | pS | 

i "(a) Statement of Purpose. The C4 Central Commercial District is established 

a | to accommodate those uses which are of City-wide, regional or state | 

significance. Within this district, which is located In Yelyiy A close | |



a | proximity to the State Capitol Building and State Street, and which - | 
= a oe is readily accessible by AMAA Coy htAhce bye public transportation | 

. Oo from all parts of the City, are permitted the retail, service and_ , 
a | office uses Characteristic of a central business district. In - | 

ee: — addition to commercial activities. residential use above the | 

— Ss ground Hoor is permitted and encouraged. Wathin tals strict | 
po | avd And pity Peluso n/aod/syrvie lese/ yeti” Auta eas f Oo | 

i | = KOM / hc haGumey And’ Oducatisner acuviiies OY/CiA dd a | 
ae | Ale ndiitéhco/ sdiinisty dtice ofices/al pilvate oradanyeutidisd. we 

ed a adi ysthdgVv¢e Otues! AAW polrileal 4O4E( ov CWy (Woevtnty /aod | | , 

d — SVatA/Orefaitiedy / Add AUiGas/ a7 Oboréessfondl £00 Hono rossi pAal . | 
_— Oo | peryoug otf Yi Ay vatidyy ol/gpddiadl zia/ ou Y¥IWGUs/ Nitya Unis - | oe | 

| 8 | fisvniétaAl/linitiid/exrendyy/ dGGelbpatens fs /AssrAntinssy A/aid | Oo ? 
i | | : Ack Vitidd fic’ Concenifatéd, Noa accessory off-street parking | 
= | igs required in this district, and any off-street parking which 7 ’ | 

| pg Aas os is provided is controlicd as to the location, type and &Ntént | a 
Oo | size of such facility buwuts'd bf/he’ bb4l so as to reduce. oe | 

i -  gongestion on streets within puis’ Aisrviet or Gn/ytreets leading | 
™ | wo to this district. All new cdiystiGciidd buildings and any major | | 

So alteration of an exterior building face must be approved bv | " | 
i the Plan Commission because of the community's objective. : | | | 
= - 7 to dévdley/ond maintain thiyy Mistrict/ds AY Commaahily /aitd | | , | 

ne BRAY d I dd/contold dy AfUgitess / BAYAALE/dhA/ PS Pernod / AVM ALE on | 
a 7 Uses yd Isedrad An/cdnipatible Aran einentss/dnd/W hore’ thie | od 

em os — 6 Aeath/ And oliey the aesthetic qualities/dy¢/vesdyyed/and | | 
: Abbdodd¢d of the district." : | | ° | 

J ee (e) Lot Area Requirements. In the C4 district, Anhb/Yot/Ared : | 

So BOR AWenty Ofihe CY dtsiviet/svall/dpply there shall be no | | 

i Mot area requirements." | ” a , 
Bese "(f)  FAgSY/Atea Matial MAne/CA/ district /Ane/Mbot/Area/vatd Aa 

| | AV exéeed/I$/)4 Height Regulations. In the C4 district, building ; 
i oe : - heights shall be limited by Section 28.04(14) of this code and by the | | 
— . following revuialions: po SS BS | 

| - nas 1. Buildings on zoning lots having street frontage on State Street ce , 
i shall be not less than two (2) stories nor more than four (4) | 
= | eee storics in heieht. | | | | 

} oo bas - 2. ‘Buildings on zoning lots having street frontage on the Capitol | 
A ee | a Square or on the East Washington, West Washington, Wisconsin oe | 

- : , or Monona Avenucs and buildings on zoning tots fronting on 

wre fe the Southeast side ol Hastand West Wilson otreets shall be not | os 
| ey | Jess than tirece (3) stories nor more than ten (10) stories in heicht. 

i . | 3. Buildings on zoning lots in this district not having frontage on any | 
Me of the aforementioned strects shall have a inaximum heieht of eieht | 

d — "(h) Usable Qpen Space Requirements, In the C4 district, ANO ASAI A ee : 

- Aull Apaud PeGuireudiiy Of bo OV AG MCOS a /apply there shall oe | 
e oy be provided a usable open space of not less than one hundred (100) | mh | 

| - sguare teet tor each dwelling unit, § NN Cote |



3.) Paragraph 4 of Subdivision (b) of Subsection (5) of Section 28.09 of the | see i : Madison General Ordinances entitled "C4 Central Commercial District - General - = Regulations" is hereby created to read as follows: a | oo 

| i | "4. Yo insure a variety of housing types in the central area, the following. | mee | point values are established. - i a | 

i Boke | “4 Type of Dwelling Unit ee : | | | = o | or Lodping Room | Point Value a SS 

| | Lodging Room _ Oo | 0 | S| | Efficiency Unit | «0 | : ™ oe a | One Bedroom Unit : ee 1 | | | | , | | Two Bedroom Unit | | 2 ok | . a | oa _ Three or More Bedroom Unit | 3 | a | 

- ar —  Inany building, the averafe point value for all dwelling units a | i : ie gas and lodging rooins shall be not less than 1.5." | | |



i CSE Po: | oe APPENDIX B | | | 

' nee : TRAFFIC AND PEDESTRIAN COUNTS ea | 

™ | - _ TRAFFIC PATTERNS AND PUBLIC PARKING => OO |
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] | | ae ee ee | 89 

: - oe BASIC MODEL FOR RANKING ALTERNATE PROGRAM | os 

oo ess | SCENARIOS BY JUSTIFIED PURCHASE BUDGET | | - | , | | 

i | aa - | — Rent/Unit — | | ; Rent/Unit | |  Rent/Unit | | 
7 : ey eg C aI ; | 

: | ; | Number of Units | | | Number of Units | | Number of Units | | 

| , | | _ Pokential: PK ‘Default Point = Cash for Operations | | Gross Income ) | | 

i a : : 1-Default Point | | - | | Operating Expenses _ | | 

E ee. | Equity Cash Margin : | | | ors | as ) 7 

a ne | | | | Capital Replacement | | | 

” | Bo | Vacancy Loss © | | oo : a aca ~ | - | 

i ees ; — ee 7 oy | | Real Estate Taxes | | | 

a Reserve for. — | - Cees : 
a res Contingency | eg os | 

eee eee ae a oo oy | | a Cash Available | | 
| Cash Throw-Off | for Debt Service Po : 

q . 1 — (B/4 Tax) | foo : | - oe : | 

J coe equity Cash Constant | | | | | Mortgage Constant | | | 

i «| “Justified Equity : Oo — bes iz | me | | : (B/4 Tax Effect) _ | + | | | Justified Mortgage | 

ee | a cae | Total Justified | , : | | 3 

I a fee Project Budget Me | | | : 

a | a | a | [Construct ion Outlays | oe / en : : 

7 = - | a a : Budget for Purchase | | | )



® oS "ke | SCENARIO 1 | ne a 

CO 7 DEMOLITION OF BUILDING FOR PARKING LOT | | | 

I | 1. PROGRAM | ye oe So a 

, a Demolition of entire building | | oO | | 

7 | | Leased parking provided for nearby businesses ~ | | | 

= 2. REVENUE UNITS: | | cre : 

_ | 20 self-service stalls 7 | a a | - | 

q | 3, CAPITAL OUTLAYS: | a a a 

a | Demolition: 350,000 cu. ft." @ $.15 cu. ft. $52,500" a | 

| . Fill: 1,500 cu. yd. @ $2.00 cu. yd. | | 3,030 | 

| 2 Surfacing and striping: 8,712 sq. ft. @ $1/sq. ft. 8,712 | 

7 Screening wall and plantings | | | 3,960 | | 

i : an | ee ose $68,202 oo 

: - 4. POTENTIAL ANNUAL INCOME: | | yh es — 

| 20 stalls @ $30/mo. $ 6,930 
> | Vacancy losses: $270 (based on 9 rental units 

a oo | for lmo.) | : oe | . 

a 5, PROJECTED ANNUAL EXPENSES: es | | | 

. | | Real estate tax (based on 80% of present assess- : 

a | | a ment of land value) 7 | | $ 5,000 — : 

~ | Mall assessment (based on amortization over 10 

| | years @ 62) 1,973 re 

P : a | Operating expenses @ $5/mo./stall ce ae 1,200 | - 

- oor ee | oe So | > 8,173 , | 

ee, 6, TERMS OF FINANCING: | | 

coos a 25 yr., 9 3/4% mortgage constant = .106932 0 | 

> #Rounded from 335,544 cu. ft. oe | ees 

i oy Sts >Includes wrecking building to 5 ft. below grade and removal oe | 

| of debris. ae : | | - ae OS ngs



i os oe - SCENARIO 1 ae | | 

DEMOLITION OF BUILDING FOR PARKING LOT | ee | 

i Oe [R/U 630 /nonth/stall || vu | | | | R/U | | 

| oe ae x - el x | + x a oo 

. faa TI" 
E | oo | Do gC Gash ane E 

GI | = | 5,890 | | 

Oe pp gis tt ti | OE 1, 200 | : 

| | 1,040 © | a a ea | 

i oe vac 270 Ss | | : 7 " eS 

aS os es a | RET 5 O00 | 

i | - = — | | eS ns | CDS 5 983 : | 

Sead 770 | es eer Se 

pe 06002 | / | MC 306932, | 

i : | | : 3 abs te : mn t a | | JMO -21,350 : | | ) 

Pe PF FPB ol gysz25 ff | 

i ee a ae | °° 68,202 | | a EB | 

oe CO eae | up 16,727 eee Te ee a |



i | - | OE 92 7 
| SCENARIO 2 | 

i eee a NEW CONSTRUCTION | | | 

aes 1. PROGRAM: ees es 2 eT 

i | ee : Construction of a 3-story commercial building with surface | oo 

hy ae parking space (no basement) oe | | | ; ; 

i ae 2. REVENUE UNITS: ; AR 

ast Eloor (66' x 72"): 3 retail stores (20' x 72!) oe 

i | | aE 2nd and 3rd floors: 10 offices (9,500 sq. ft. GLA) a ; 

— | | | 10 parking stalls _ - / | a | oo | 

i - 3. CAPITAL OUTLAYS: | canes es | 

mo he Demolition (350,000 cu. ft. @ $.15/cu. ft.) | $52,500 | 

| | Lees: Fill (1,500 cu. yd. @ $2.00 cu. yd.) | | 53,030 ; 

Me | Construction: | | | | a 

eS lst floor (4,752 sq. ft. @ $20/sq. ft.) © $142,560 

| | eh dnd and 3rd floors (4,752 x 2 = 9,504 sq. ft. | | 

i cere:  @ $30/sq. Ft.) 285,120 : 
a - Full service elevators for 3 floors aa | ~ 40,000— 

oe rast Parking (3,960 sq. ft. @ $1.50/sq. ft.) = | 6,000 : 

i Cea | es is | oy | $529,210 | 

wl POTENTIAL ANNUAL INCOME: | | eae - 

i | an : Retail stores (4,320 Sq. ft. @ $6.00 sq. ft.) $25,9207 ee | 

” | Office spaces (4,752 sq. ft. x 2 floors x .85)_ wage 4 

- | usable space 8,070 GLA @ $7) pp EI 56,490 | | 

i | ae 10 parking stalls @ $240/yr. | | | | 2,400 | : 

| | | mo ge | Oo $84,810 — | ; 

i oo | : Vacancy losses: Se a on | . - | | 

~ | | a — store for 3 mo.: 1,440 sq. ft. @ $6 x .25 = $2,160 | | 

a ee eS 1 office for 6 mo.: 807 sq. ft. @ $7 x .5 = $2,825 

ee pees - 7 $4,985 gh 

' 5, PROJECTED ANNUAL EXPENSES: es 

ae Real estate tax: (18% of gross rent) AS es $15,266 | 

| | oo - Qperating expenses: retail (15% of gross) | —- 3, 888 - 

[ oes i ee office (28% of gross) - 15,817 7 

a | rs | _ parking $5/mo/stall cs ,600 | 

Oo Special assessment . | | | 1,973 ee 

| 8 7 : " | 37,5460 

TERMS OF FINANCING oe | / | ee ee 

i ; «95 yr., 9 3/4% interest, mo. payment loan, within _ Ce 2 | 

SG : default point of 80%, mortgage constant = .106932 | 
an | | Be : | ee a 

| |  *Penant provides utilities and interior maintenance. OE | 

5 a - bTenant provides own utilities; owner maintains common area. 7 |



i : = 8 . 

es a NEW CONSTRUCTION | : | | 

: | . fT Office oa TR/u Parking , a 

oe | Kk tf KF a —_ 

i / | N/U 4,320 sq. ft. | jN/v 8,070 sq. ft. | | N/U ‘10 stalls © | 

ae | Cl 84,800 - [| DP 800 |e Cash 67,848 ! | 
E hee = : To ae ee 

vn ae 4 SDP ee — | — mo | ' OR caertnne eee ereeen g- | 

1 | | 20 | | : | E 20,305 | - 

i 7 | PCM 16,962 oe — 7 

er a Ce | | cx 1,973 - | | 

E ene | VAC 4,985 | - ne - oe 

i EE eee ae ee - : OS [ Ret (15,266 | 

_ | RES / 2,550 | Pog oe | Aes | 

: fe 9,427 | as | a | 

[ Fe 08 | | | 7 | | MC 106932, sd ts 

OO ee 8 ye Re me ee | 

. - | J; | 7 | OP or [oes a8 

Ey oo a 401,233 es oe meg 

~ re | | CO 529,210 | vee Sn 

: oe | BP 127,978 |
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oe or Cake 

i ace ane as SCENARIO 3 __ oe oe | 

a ees MINIMUM RENOVATION | | ORES, | 

i a 1. PROGRAM: | Oe | | | oS | | 

i ee | Minimum renovation for occupancy permit : - | | 

2, REVENUE UNITS: oe 7 ; 

i oy | 3 retail units; 17,400 sq. ft. GLA | | , 

3, CAPITAL OUTLAYS: » | | | - | 

i a a Roof refinishing | ar | oe : — $4,000 | ! 

| New rear exit door : : oes - 400 | | 

i | Exit lighting 7 | 4000 | 

_ | - Miscellaneous © . me | | 100° | | | 

| | | | | ‘ oe | a $5,900 | 

i 4, POTENTIAL ANNUAL INCOME: oe oo | BY 

gee | | 17,400 GLA @ $3.00/sq. ft. | Oo $52,200 0— | 

[ | en Vacancy losses: : | ; | ean Se | 
a oO oo | : oe | | Le - | | 

i a 1 store vacant 3 mos. © | — | - | : 

Ngee, «7,788 sq. ft. x 3x .25 = $5,841 , | 

| | - | SRE a | | | 7 

i a. 5. PROJECTED ANNUAL EXPENSES: | | | SS | 

Ne vse is ‘Real estate taxes (18% of gross rent) oe 9,396 a | : 

co ee Special assessments | 1,973 | | 

i ioe | Operating expenses (15% of gross rent) Be 7, 830% a : 7 

™ eh coe : a ee $19,199 | 

i : 6, «TERMS OF FINANCING © ae . : care : 

: os 20 yr, 9 3/4% interest, mortgage constant = .11382 | oe | 

oe | - mae “Tenant pays utilities and maintenance © - 7 | - ! 

| 
|



j | Do re SCENARIO 3 - | | 

' Ses | | “MINIMUM RENOVATION oe - fore gs | 

i oe [TRU g3.00/sq. ft. | | BEE Sa ae eS | | — | | | 

i | : N/U 17,400 sq. ft.| [Eo oe | | | | 

| a [cx 7 52,200 | x [PP ee |- [cash — 44,370 - | | 

i ee ares 2 | he ~ a 

ae [1 ig) es | | ee 0% 7,830 2 

pe 7,830 — | ges : , | 

mo RES "4,320 | ns oe 2 Ogg | 

| EC 10 od ae MC ~—— 11382 ope ee 3 

Pe e6690 fe an anu? | a 

i oe dae a , SPB 227,837 | ae 

E : UE BA co 5,900 | Cog gE De 

fee - (BP 2.21, 937 | | - |
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a Pos SCENARIO 4 — , 

| MODERATE REMODELING | : 

i A, PROGRAM: | Oo (PE eee ee: 

oe | . Subdivision of Ist floor into 3 retail spaces and remodel oo | | 

i 2, REVENUE UNITS: ae | | es | 

oe | 3 retail stores; 7,068 sq. ft. GLA | | ee 

J OS 1 retail store; 4,570 sq. ft. GLA | | ! 

| 3, CAPITAL OUTLAYS — loge al Vw on se | 

{ 3 Same as in Scenario #3 | a0 | $ 5,900 | , 

| | Retail space: 7,068 sq. ft. @ $8.00 sq. ft. | | | 

ae - (includes barrier-free bathrooms in each oe a | 

i : - gtore and store front remodeling) _ a 56,544 | 

- vie Po | es ae | $62,444 | : 

J oe ‘4. POTENTIAL ANNUAL INCOME Pane as os a | 

ss Retail units: 7,068 sq. ft. @ $6.50 sq. ft. = $45,942 | | 
§ | - Basement: = 2,904 sq. ft. @ $3.00 sq. ft. | : 8,712 

= - , EE $54,654 | 

i Vacancy losses: | wo 7 | 

- | — | “| store vacant 3 mos. | Do 

Behe RE nd 2356 sq. ft. * 6x .25 = $3,534 ae f : 
i let. | Basement vacant 3 mos. | | | | 

| : . 2.904sq. ft. * 3x .25 = $2,178 os : : 
| a | | | $5,712 | | : | 

I is 5. PROJECTED ANNUAL EXPENSES | | oo ce 

; | woe ee at cones an | 
[ a Operating expenses: | coe : : 

pT co - Retail space (15% of gross rents) _ | 7 S 7,668. wes | 

a oe oe Real estate taxes (18% of gross rents) | 9,202 : | 

i ces ae §pecial assessment | oe 1,973 | | 

i | oe | STB BAS | 

' _ 6, ‘TERMS OF FINANCING BE ae fase | 

— | a . 20 yr., 9 3/4% interest, mortgage constant = .11382 a ee - | 

| oe $e oe | 

= | ae “Tenant pays utilities and maintenance. oo ee Se | 

i | : 7 . a coe ee ae 2



: REE SP ee os 97 : 

na | ‘SCENARIO 4 a CS | 
i are | “MODERATE REMODELING eee es 

i | R/U §6.50/sq. ft. | | R/US3.00/sq. ft. | | | | | | 

ee x tp mp OR eT 

; pra 7,068 ou Fe Woo | 
g |N/U. 7,068 sq. ft. ~~ 2,904 sq. ft. | , | ; 

[oreo 
GE 54,654 | | : x | DP 80 | | » |Cash 46,456 | : [ 

He 1bPo gC ae for 7,668 oe 
' A | DP aS a OE © 7,668 | 

TBO ggg ee ea ee | 

ee VAC Ce fe | oe - ~ ae | 

crane | oF _— | | 7 | 9,202 | | 

| | “ '2,000 | | | a - < | 

j > Se | | pos 27,613 | ff 

se Le 486 : _ ee — 

i (SE gggen + ae om 242,601 2 : oa - | 

J HO 7 — FSPB gop 438 ees oe ga ) 

ns | ne ae | °° 262,654 | | : OS | 

i Pe | 265,484 | oe | | |
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i | Oo OAs - $CENARIO 5 | | 

aye ee OO TOTAL REMODELING ee oo | 

i 1, PROGRAM: | | Oe ee eee 

| | : Subdivision of lst floor into 3 retail spaces and remodel pe 

; ~ Remodeling of 2nd floor and convert to office space | ee : 

OE ae - Renovation of basement at 17 East Main Street a | oo i 

| z 2. REVENUE UNITS: | | | | 

83 vetail stores: (2,320 sq. £t. + 2,560 sq. ft. + 2,560 © a 
, | - s sq. ft.) .95 = 7,068 sq. ft. GLA | on ; 

| 2 office areas: 7,928 sq. ft. x .85 = 6,740 sq. ft. GLA | | 7 : 

- Ops 5,376 sq. ft. x .85 = 4,570 sq. ft. GLA me : 

i 3. «CAPITAL OUTLAYS: Seiten: Beyonce oa eae 

ae New roof: 8,184 sq. ft. * $125/100 ft. $10,230 — | 
| | | Repairs required in Scenario 3 ne 1,900 _  &F 

* | ss Stairway to second floor . ws 3,200  & 

|  2hr. fire enclosure for furnaces on 2d floor | a - | | 

= : 1,088 sq. ft. @ $2.50 sq. ft. | | 2,720 — - 

[ , es 2 hr. fire door for enclosure | | a | 400 : 

ee oe - Full-service elevator for 3 floors | | 50,000 | : 

| ' Office space: 2d floor, 6,740 @ $15 sq. ft. ae 101,100 - 

i | oe 2 basement, 4,570 @ $ 8 sq. ft. | | 36,560 
| , Retail space: 7,068 @ $8 sq. ft. : | ~~ 556,544 ' 

ms eS (includes bathrooms in each store and | - ; 

| foyer remodeling) a rae | 

cos OEE ns rn | ve $262,654 — | 

' 4, POTENTIAL ANNUAL INCOME: ; a 

a Retail units: 7,068 sq. ft. @ $6.00 sq. ft. $42,408  — & 

| . | Office: 2d floor 6,740 sq. ft. @ $7.00 sq. ft. | 47,180 — | 

i | - basement,4,570 sq. ft. @ $4.00 sq. ft. 18,280 OB 

a | | Sg | 7 $107, 868 | 

I | -'-Yaeancy losses: | | | oe ee mee & 

- | : 1 store vacant 3 mos. oe ae se , 

es ee «2,356 sq. ft. $6.00 sq. ft. x .25 $3,534 Sone ae | 

i ees a 1 office suite vacant 6 mos. oa eT 

re woe 670 sq. ft. x $7.00 sq. ft. x .5 $2,345 oo | 

i 5,“ PROJECTED ANNUAL EXPENSES: _ | : ee ee | 

' | oe Operating expenses: | | ; | cs we | : 

ces es Retail space (15% of gross rents) ae $ 6,361, ws I 

| Office 2d (28% of gross rent) 13,2100 , 
i - Basement (15% of gross rent) | ae 27424



; | otal Operating expenses “ | $ 22,313 | 

- | Real estate taxes (15% of gross rent) 7 $s 19, 828 | on 

| Special assessment _ a | 1,973 : 
MO UES i eee | | — $44,114 —— | 

J -) PERMS OF FINANCING: | a eens ae nr | 

i ee 25 yr., 9 3/4% interest, mortgage constant = .106932 | | 

ane es ; “Tenant pays utilities and maintenance | ns | | | 

i eo  brull service 7 | | , | vo | | ae



i eee Oo oe oe 100 | 

oe a SCENARIO 5 ae | 

[ oe Ae TOTAL RENOVATION EES gd seat hs 

ee ee K oy x + Ok | a | 

i oe i 7,068 sq. ft. | pve 6,740 sq. ft. | N/U 4,570 sq. ft. | | | | : 

a eee | GI 107,868 ! « | De 3 | ~ | = [east 86,294” | & 

~~ | arn ad | pete cane eee 

pe | 1-FP oe | | | OE 22,313 | | 
1 a 20 es Pesg es | | So = __ | 

: | | ECM 21,574 | : | | rm , rene ee : 

. | a J a a ae | | | 

] | | VAG 5,879 fo : | a i 

- | ) ama ees | TREE —S : 
Pee 7 oo | | 19,828 3 

i Eee [Res ‘5,000 , | fe : ee ae & 
os - | | | | - | 

a of : | | a CDS = 42,180 : 

7 7 2 . JE 133,682 / oe ae | + | JM 394,456 © | OS 

= eS - | oa 28,138 oe | :  «; 

oe | | CO 262,654 : | “ | ST 

: | | : | BP 265,484 | - : : | : | ey 7



f ee A es Sas 101 : 

i es ee SCENARIO 6 | . | 

: oe | TOTAL REMODELING Bo Aas . | - : 

oi, 1. PROGRAM: a 7 

[ | oe Subdivision of Ist floor into 3 retail spaces and remodel faye 

MBs race Remodeling of 2d floor for apartments a! : | 

Pras | Renovation of basement at 17 East Main Street | oe ee | 

i wos 2. REVENUE UNITS: a | eS | 

ge Retail: ist floor 3 stores 7,068 sq. ft. a ea eee | 

i | , basement 5,376 sq. ft. x .90 = 4,838 sq. ft. oe | ; 

mr : Apartments: 2d floor 2 1-bedroom units es - 

i 3, CAPITAL OUTLAYS | Wy ee i Oe 

=e Cs! New roof: 8,184 sq. ft. x $125/100 sq. ft. $10,230 

- an 2 rear exit doors | ee er —  400- | 

7 | Exit lighting | Se ones 4000 : 

4 7 oo | Stairway to 2d floor _ | | | | | 3,200 | ; 

- - sd Retail space 11,906 ft. @ $8 sq. ft. | | | 94,248 ee 

a vn - (includes bathroom in each retail area and | | | | [ 

s , partition of larger space) | | 3 

“ Apartments 6,544 sq. ft. @ $30 sq. ft. © . 196,320 | | 

a (includes reconstruction of five front windows, aS f 

J So coe - facade removal, relocation of furnaces to base- © | ona | 

= | - ment area with 2 hr. fire enclosures and roof hoe : 

| a  Stairwell to roof wo 1,600 — [ 

| | | Roof deck 100 sq. ft. for 2 units oe me — 1,000 | - : 

a | 200 sq. ft. @ $5/sq. ft. © oe | & 

5 | rece | So ees | $308,898 | 

S = =—— 8, «POTENTIAL ANNUAL INCOME: Sa ge Je ees 

I oo | 7 Retail space: | | mh. - | Stee - 

) es Ist floor 7,068 sq. ft. @ $6.00 ae $42,408 | 

| 7 | | - basement 4,838 sq. ft. @ $4.50 - 21,771 a 

{ eo Apartments: _ 7 - oye a oe | 
| | - -2 2-bedroom 3,270 sq. ft. $900/mo. oe 21,600 | 

' ee | oy mt Se $85,779 | 

_ oe ae Vacancy losses: | Co oe eke | ee | | 

i , a | 1 apartment 3 mos. $2,700 | | | ee | 

= | 1 retail area 6 mos. $2,345 © eae a ees 7 | 

eS ane | | Le | $5,045 fo Egger Pees | |



{ oan | | : | a | 102 | 

—_ 5, PROJECTED ANNUAL EXPENSES: | | . 

i | Operating expenses: | fo ve a a : 

| | | : | a oe a , 
= | | Retail space (15% of gross rent) | | | $9,627, aa 

{ | | Apartments (15% of gross rent) | | 3,240 

| | aS Real estate taxes (18% of gross rent) $15,440 | | 

= | oo | Special assessment | | 1,973 oe 

| | | a $28,307 

f 6. TERMS OF FINANCING oa | | Ce | - 

| | 25 yr. 9 3/4% interest, mortgage constant = .106932 a a : 

a: | ss aenant pays utilities and janitorial services. | | | | 

t wots Eas brenant pays utilities (separate electric meters--all electric - : F 

oo | units including heat). _ a | a Lo) ;  &



— EE eee 
EE 

f ee Be : 103 | 

i Bee / | 9 eandao . | 

{ co A | | - TOTAL RENOVATION ) , 

ies __$6.00/sq. ft. 4.50/sq, ft. 2 @ $900/mo. _ | 

i OC 7 7,068 sq. ft. | | N/U 4,838 sq. ft. | N/U 2x 12 an 

i ee. DD er ene 
a : G 84,779 | x pe .80 E | Cash 68,623 | | 

- oe | I-DP 200 Fah Shes c 12,867 | | 

we | | Box (“17,156 | Soe OS —— foes | 

I | - on = BEE, [cr 15,440 | | 

oat | oe ES 4.973 | a : 

a , — ae —_ OF f 

I | | RES » 5,000 : : an - | a | 

~ oo 7,111 — | BE —— eee , 

ope fe 08 | | 7 c 106932. bo | 

; | | | 88,885 | | + 358,574 | | 

a | - | | - TPB o | ore : | 

i ee — 447,459 a a | | 

q ee eee ee | vo 308,398 PE ee — - 

wee Bas | | | Bt 139,061 | , | | a ee
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i - | | - MINITAB OUTPUT | | 
| ” oes _ REGRESSION ANALYSIS Oo 7 | 

; ee — ws HISTO Ce = X = weighted point score a 

' : ca | MIDOLE OF  NUMRFR OF } | 
a 7 INTERVAL ORSERVATTONS| Oo . ; 

3 mi | 2,0 | { k a : | | os 

| : | ne a -e 0 oe | | | oe 

Make | ai 3,0 Oo ee | | & 

- Ns re 3,6  #4o | cian wee | |  * 

ee Uo as BB 60 | oe pe 

q ae qs BA ed ee | 

. THE REGRESSION EQUATION IS ee Se 
i NM Be 12,82 + 19,228 XE _ es of a 

- | Pe ST, DEV, =—s-« TRRATIO = | 

COLUMN COEFFICTENT ___ OF COEF. COFF/S,0, : 

_ XL Ce | 19,22 © Oy bh 7,355 oe | 

m TRE ST, DEV, GF Y AROUT REGRESSION LINE IS ©. a 

oO WITH ( 98 2) = 7 DEGREES OF FREEDOM 

a ReSQUARED 3s 88,5 PERCENT | | | / OS 

i — ReSQUARFD = 86,9 PERCENT, ANJUSTED FOR DyFe | __ 

~ ANALYSIS OF VARIANCE an | | a Soe & 

f | DUE TO - AF $8 MSaSS/DF ee | 

~ _ REGRESSTON§ 1 974049 THO | | | 
oo , RESTOUAL 7 a eet, ao 31,6 eee me : 

i | se TOTAL  ©~©=——8 | —6«9se,4 7 =. | 

x mei ghtedy - price PRED, Y  ST,DEVs | 
I ROW Ce EL sq.ft. VALUE PRED, Y RESIDUAL ST,PES, | 

A - fo Qe, 70 48,8 . 39,3 2,0 | GT 1,85. — | 

Be 4,00 65,2 bayt Mg 42s. 

4 2,50 32,0 35,2 eee ge — weot | 

i | Qu 2.90 | 37,435 42,9 | 1,9. we e5,6 oe wo} ,06 eS 

~ S 3,00 40,9 AB De 
eo 62,00 et, R 5,6 3.0 w3,8 81 

[ | me | 4,00 61,2 a 641 3 eA 264 | 

8 AS 5D 3.3 it og BD | 

i = 3,20 55,0 u8,7 2,9 “6,3. 'ty20.—«s&Y



5 | e= PLOT C18 C2 ea | . a : | | C18 = Residual errors ee | | : 
. oe a 

- | Ee ee gt ann ming fanny pein ag ne mtr Ce nec : 

i a a Do ee ee 

f TR es 

a | . . Type ey tn) ah wen gg ae bon gg Spy Sn gg gp py RTS RT re santero Tor oe ae are in aortas mos 

; . | a ¥ 7 . 

ng TMT GRINS, Seong ire orang asin Tee 

j nee ; - “1.60+ . on, | | weighted point scores 
“ . aan teeta men+wDenemanoN PHAN pwBEetasenynanenaawahl | 

5 TT BG OG er : 

0 _ The random distribution of the residual errors about 0 indicate that _ | 
i oe the weighted point scores acted independently of each other in their effect | | 
™ ss upon _ the dependent variable, price per foot of the lst floor GLA. _ oe | |
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