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oe August 16, 1976 a | oe | 

i | Mc. Richard C. Glesner | | . | | . 

Ross & Stevens, S. C. | | | | 

First Wisconsin Plaza | 7 , : 

One South Pinckney oe | - | 

i Madison, Wisconsin 53703 — | oN ; 

| Dear Mr. Glesner, | | } 

With this letter we are transmitting to you the appraisal requested for — | 

the Tenney Building at One Ten East Main Street, Madison, Wisconsin. — | | | 

s | My associate, K. Edward Atwood, accounting instructor and real estate analyst, 

oe and myself inspected the Tenney Building with building manager John Schwab | 

on Wednesday, June 30, 1976 and we have visited various bank staff specialists 

: on the subject premises many times since. We were provided a monthly account- [| | 

| —s ing history but it was necessary to reconstruct these records in accordance , 

7 - with appraisal methods. We were provided access to all leases and it was | 

necessary to reconstruct actual occupancies and rates for space by relating | 7 

leases to actual receipts. While many leases represented market rents for _ to 

- _ space, it was necessary to substitute market rents for actual lease terms | 4 

; | for bank occupied space. We have been careful to distinguish among and pe 

| - - between land owned and land properly part of the Tenney project, structure, | | 

fo and chattels, but of little income value to a second owner purchasing the 7 

| so property for investment. 2 22” Ee fp 

op Our value assumes a cash sale of the property rather than sale at non-market po 

ms Cd| financial terms extended by the present owner. We have corrected for certain [ 

oy errors in land area allocation which exist on the tax records due to the a 

SD identical owmership of the Tenney Building and the neighboring First / | 

oni ‘Wisconsin Plaza. These assumptions are necessary to be consistent with eG 

| Wisconsin Real Estate Tax Law as the purpose of this appraisal is to serve © J, 

| as a basis for real estate tax assessment valuation as of May 1, 1975. oe Poo 

As further explained in the report, the market approach to value and the | { 

' cost approach to value are inapplicable at the present time to this building. Q 

| ‘Therefore our estimate is based on the income approach, utilizing somewnat 

~ an optimistic cash revenue and cash outlay forecasts, specifically the mortgage | 

: equity approach as generally approved by Judge George R. Curry. relative to- dT 

- valuation of the James Wilson Plaza office building here in Madison in 1974 | 

" | (specific details provided with in the report). | 7 i ;



| - Based on the assumptions, limiting conditions , and property tax law as | 
| presented in the attached report, it is the opinion of the appraiser that _ | 

. | the highest most probable price in dollars and fair market value of the | | 
| subject property, more precisely described herein, which might be obtained | 

| as of May 1, 1975 is the amount of: | a | 7 | 

| | ONE MILLION, ONE HUNDRED AND FORTY THOUSAND DOLLARS 
= | : ($1,140,000) oA ee - 

ae We are pleased to have been of service and Mr. Atwood and I remain _ : 
| available to answer any specific questions you may have regarding this | 

ee ce report. Please give us adequate notice as to date, time, and location of 
| presentations to the Madison real estate tax assessor or related boards. | | 

s | | Sincerely yours, | | | - | | | 

se TU 1 ne > . Soa | ze 

s | James A. Graaskamp, Ph.D., SREA, CRE | | 2 
| Urban Land Economist es | ar | | 

fo a Lay ucl) ecroal OE Ea . | 

1. K. Edward Atwood mk So s OS | | ees ae 

| —s Accounting Specialist a fo.
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F een PASIHE—6F—C-6 - —~— , 

i 7 I. Statement of Purpose and Definition of Value... ... 2... ee eee 

ee A. Purpose of Appraisal . .. 2...) ew eee ee ee ee eee ee ee 
. 8. Definition of Value. . 2 6. ee ee ee ee : 

, ; C. Date of Appraised Value. . * * *. . ° * 2 a ° ° a » *@ « s o . 2 * e e . | . 

’ | tl. Definition of Property to Be Appraised . . 1... 1 ee ee ee ee we ew we | | | 

B, / 8 NAS Prope rty Iden ti Ficati on * , * . . a... © . ® ° * 2 e * * ® e * e * * * * s ] | 

a | | : B.Y Lega! Descr iption * * ee * eo 6 * ae * e * * ° * ° 8 * * e ® * + * o | 
. : . h ‘a 8 . ° . x. . 

| C.\ Qualification of Property Interests. 2... 2. 1 6. ee ee ee ee ee 2] 

7 | ott. Definition of Fair Market Value Appraisal Methodology. ........-..2 . 

| AW General Approaches to Value. 2... ee ee ee ee 2p 
. B . : Relevance of Income App roach * * s * * e * . * ° * * * a 2. * * os « 3 

a C. Legality of Income Approach. . 2... 1 1 wee ee eek ee ee ee el 8 
, oO D. | L imi tat ions of the Cost Apo roach . e . * Cy * * * » » * * * * ® 4 2 . * hy 

| | E. Income Approach Methodology. 2... 6 2 ke ee ee ee ee ee ee a . 

: | IV. Physical Analysis of Subject Property. . 2... 1 2 we ee eee ee ew ee SY | 
| | Df es | a i 2 . 
A. Phys i Ca 1 Attributes of the Si te * . . a * , CT a * : * * . ° . « ¢ * + 4 5 | 

oe -B. Legal-Political Attributes of Site . 2. 2. 2... we ee ee eee we ee FO 
ae C. Linkage Attributes of Site . 2... ee ee eee ee NO | 

| D0. Dynamic Site Attributes. 2. 2. ee ee ee ee dO | 
Zi E. Physical Attributes of the Structure .. 2... 2 ee eee ew ee we dd os ; 

. F. Market Demand for Tenney Building Location and Facilities. . .. .. .43 ! 
| G. Most Probable Use of Site and Structure. 2... 6 1 4 ee ew ee ee ew AY | 

i - V. Market Comparison Approach to Value. 2 2 6. ee ee ee eee RP 

| Ay The Hovde Building - 122 W. Wasnington Avenue. . Coe ee ee ee we A EGY 
| B. 30 On the Square. 2 + - « * ¢ * o o « . a * . fe * ° . * 2 2 * * * * * .16 _ , 

- C. The Lorraine Hotel - 123 W. Washington Avenue. . 2... 1. 1 ww ww ew 118 So 
i | | D. Market Comparison Conclusion . 1. 1. ee ee ee ee ee AID YP 

Vi. The Income Approach to Value... 1 1 1 eee ee ee 2 2 e 2 20 a 

a A. Income Approach Methodology. . 2... ee ee ee ee ee ee ee ee AE 
| | B. Recognition of Business Risk and Probable Buyer - oe | a 

: | | in Real Estate lnves tment * e < 2 * * a ¥ * @ - * « © a * « * « a * | { , 

4 —  G,) Mortgage-Equity Assumptions for Value Approach .......... . .22 4 | 
| D. Execution of . the 1 MY Model * eo * 4 o 2 * + * * . . . a * . ‘ ° * © . 2 23 | , : 

| E. The Income Approach Value Allocation... . 2... wee ee ew 2 2G - 

4 Vil. Value Conclusion 2. 6... ee ee 2B _ 

q ‘| Certificate of Appraisal. 2. 6... 28 | 

a Statement of Limiting Conditions. 2. 2... 2... ee ee ee ee BQ 

ene a



) | : 

| | Eas | 

é a | | | EXHIBITS ee | 
a | : s 

J —Y Subject Site Map Relative to Capitol Square | 

2 Subject Site in Original Madison Plat . 

J 3 _ subject Site Plan oo | | 

4 Bo 4 Proposed Capitol Concourse Plan CS | | , | 

| 5 Proposed Parking for Capitol Concourse Plan | | | - - 

; | 6 Pedestrian and Vehicle Counts on Capitol Square | | 7 | | 

7 Map of First Floor Retail Vacancies on the Square and Comparable - | 
q , Sales | | : | le | | 

| 7a —s« First Floor Retail Vacancies on the Square Existing or Known to be. | 3 See | Available as of May 1, 1975 ars | 

oe oS 8 Downtown Office Space (Full Service) as of May 1, 1975 7 ; | 

q | 9 c Photographs of Comparable Sales | head a | : | 

ae | 10 seven Comparisons of Assessed Values for Class B High Rise Office | | " a ss Buildings in Madison, Wisconsin as of May 1, 1975 : ee 

to an ‘Summary of Comparable Sales of Class B Office Building Space in | 
4 Po _ Need of Refurbishing and Marketing © | os | 

| 12 Schedule of Rental Revenues for the Period May 1, 1975 Through | | 
"i Pee April 30, 1980 A a a | | | 

| «2B Schedule of Vacancies for the Period May 1, 1975 Through April 30, 1980 1 f 

7 1g Average Rate of Increase in Consumer Price Index, All Items i971 - | I 
sue May 19750 eo cee || 

* ae 1D ‘Schedule of Projected Revenues and Expenses for the Five Fiscal _ | - i a as Years Starting May 1, 1975 © | | | | 

7 16 EMV Preliminary Output #1 | ele — ye / | 

ef} oa INV Cutput #2 he ere tO | 
a («18 TMV Final Valuation Output #3 | | a : |. t



2 | | 7 TENNEY BUILDING OP | a 

|, STATEMENT OF PURPOSE AND DEFINITION OF VALUE , fp | 

’ | - A. Purpose of Appraisal a 7 Oo | | . 

fo _ This appraisal is requested as a measure of fair market value as of | | 

| May 1, 1975 to serve as a basis for assessed value for land and buildings | | 
j in the City of Madison, Dane County, Wisconsin. The controlling statute | 

a in Wisconsin is Section 70.32, Stats., which provides in part: | | 

} , ‘Real estate, how valued. (1) Real property shall be valued by | 

- oo the assessor from actual view or from the best information that | | | 
| | the assessor can practicably obtain, at the full value which Eten 

| 1 | could ordinarily be obtained therefore at a private sale.'' — | 

po  B. Definition of Value a Jos | - 

| J Such a sale implies another user and not the original owner-builder. ; | 
; Full value" as that term is used in the above-quoted statute means ''Fair 
: | market value’; that is, the amount for which the property in question — ae 
| ; could be sold on the open market by an owner willing but not compelled | 
| ; _ to sell to a purchaser willing but not obligated to buy. State ex rel. 1 | 

Lincoln F. Warehouse v. Board of Review (1973), 60 Wis., (2d) 84, 89. 1 

: 7 Ce. Date of Appraised Value — - es | 7 ee . | _ 
| ee aa . ee | ae - . 

ss The appraised value and methodology utilized to determine that value _ 
: 7 — snould provide a consistent method for reappraisal to reflect conditions — 

po _ of refurbishing and improved operations of the office building enter- | | | 
; | prise on May 1, 1976 and May 1, 1977. — | | | . wo 

J di. DEFINITION OF PROPERTY TO 8E APPRAISED | es 

; 4 7 A. Property Identification | a | | | | | | | 

oe The subject property of this appraisal is the TENNEY BUILDING in downtown |. 
‘ . Madison, Wisconsin, identified as 110 East Main Street (see Exhibit | for | 
a | a location on Nadison Square), and more specifically identified for tax | 

a purposes as: | | | aa oe 

qj po Tax parcel number 0709-133-2901-) ot 

: | B. Legal Description | | | | , 

4 4 o | The legal description of the subject property as provided by attorney — | 
i | | Richard C. Glesner of the law firm, Ross & Stevens: en
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y 2 | . 

a : oe Lots 7 and & and the south one-half of Lot 6 of Block 102, Griginal Plat to 
a . | of Madison. (See Exhibit 2 and Section IV, A-1 for correction of land | 

| area visa vis current tax record which is incorrect relative to above 
i : : tax parce] number.) | ae co | 

| €. Qualification of Property Interests oe, | | | ee 

] Po The appraisal is to include only the real estate interests at the above _ | 
: —- Jocation and will therefore exclude the value of all personalty subject 

/ Oe to the personal property tax whether utilized in general building opera~ — | 

pea tions or specialized for tenant leasehold improvements. | - 

| ott. DEFINITION OF FAIR MARKET VALUE APPRAISAL METHODOLOGY _ | fp 

} | A. General Approaches to Value — | - | mS 

se |. oe The appraisal process would prefer to base valuation estimates on actual a 
] fds sales of comparable property where buyer and seller were under no special 

poo duress and where no special financing, not obtainable in the marketplace, | 
/ was provided by the seller. a | | 7 | a 

| Soy | 1. In Madison there has been only one sale of a structure comparable | | 
| me | _ to the Tenney Building, specifically the sale of the Wisconsin Power po! 
| we os and Light Bullding on West Washington Avenue, to Donald Hovde for an 
@ it a renovation and remarketing as the Hovde Building. As will be shown | 

| ee | this building was in somewhat better condition and was, in fact, a | 
: 7 | | transaction financed originally by the seller. _ _ noe 

: a | 2. The more recent 1975 sale of 30 on the Square involved not only poo 
: eo a relatively new building of comparable size to the subject but _ 7 
q : ss Was a sale in bankruptcy at judicial sale, November 17, 1975, by © | | 

po James Bloor, reorganization trustee, representing the U.S. District 7 
| sas | court for the southern District of New York State. Thus the sale © | 

ss | was under duress and in addition, included a favorable 6% mortgage to 
fi es with 15 years to run, thus violating both conditions of a fair mar~ — - 

: fo a, ket transaction. a a | a | a , , 

: 4 bee 3. The subject property itself was purchased by The First Wisconsin 
) | | Bank Corporation, which was under duress to extinguish certain ease- 
: _ ments to the benefit of the Tenney Building which made construction 
: a | _ of the new First Wisconsin Bank Plaza Building on the balance of lot | | 
i eae | #102 impossible. This sale of the Tenney Uuilding was admitted by © | 

- oo both the Madison Assessor and the grantor and grantee to be a non- © to 
|. | - market transaction in certiorari in Dane County Circuit Court and ~ Os 

.a | - under the decision of Judge George R. Currie in case #140-201, | : 
Midd, Inc., the relator, relative to the office building known as _ fo 

2. | James Wilson Plaza. © Ces a | ee ae 

eee Therefore, application of the market approach is limited by an ab- © | a | PP | : PF ; | 
a sence of sales which meet the test of freedom from duress, freedom 

a |. . from nonmarket financing terms offered by seller, as well as ee 

‘ | | reasonable comparability. An effort will be made to adjust these | - 

i : ae |
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7 | | : 3 | : | : , 

i ee. sales to provide a rough benchmark of market value (see Section V), I | 
- but a more appropriate appraisal methodology in this case would be | , 

1 | the income approach. | | ) | 

7 B. Relevance of Income Approach - es | re | , 

| | An office building is a vehicle for purchase of investment income and | | 
: | appreciation, not unlike any other cash cycle investment with a series | a 

oe of returns. The relationship of outlays and receipts in time and quantity ns 
» | determines investor rate of return. Conversely, if the investment return © 
] 1 . _ desired is assumed and net receipts can be estimated, the relationship | | 

oa can be reversed to determine the maximum outlay, i.e., probably purchase | 
| price, whicn could be justified by the investor. a | 

Z oy CC. Legality of Income Approach _ | . 7 oe | 

| - - The Wisconsin Supreme Court generally prefers the price determined from | 
to. Fair sale of comparable property as the best approach to fair market : . 

| value, but where the fair market value is not established by a sale or | | 
: - sales of the property under consideration for similar property, the | | 
3 | assessor is required to consider all the facts and circumstances which 

Las have a bearing on the property's fair market value including occupancy, 
7 rental conditions and income. | oe | 7 os — 

F | 1. The Supreme Court of Wisconsin has stated: 7 | 

: Cog eae” "If income be considered and the capitalization-of-income the formula | | 
i: | | be applied, net income, not gross income should be considered." | | oe 

: : | | 2. More recently in Dane County Circuit Court, Judge George R. Currie | 
} | instructed the City.of Madison Board of Review in Case #140-201, | | 

To Wild, Inc., thecrelator,yrelative to the office building VIP Plaza, | 
po as follows: Peers Oe oe a ae a de | 

2 = "The Property Assessment Manual for Wisconsin Assessors published ae 
a | by the Wisconsin Department of Revenue states (at p. 29), that for a | 

as | “Apartment Buildings", "Office Buildings", and ''Store Buildings", | 
i“ Se ‘the “Income Approach" to valuation is the ''most applicable’ where — 

oe _ actual sales data of the property or comparable property is unavail- 
| | able. This manual is issued pursuant to sec. 73.02 (2a), Stats., | 
j 7 and is for use of assessor in assessing real property." ae | 
| | | 3 : : , 

| oe | "The use of an income approach to valuation in arriving at the fair | | 
i on os | market value of property has often been approved by the Wisconsin | | 

| pe Supreme Court. State ex rel. Garton Toy Co. v. Mosel, supra, 259; |. , 
ee State ex rel. 1.B.M. Corp., supra, 311-313; Rahr Malting Co. v. es | 

mo]! Manitowoc (1937), 225 Wis. 401, 405; State ex rel. Northwestern Mutual 
ss |; | | Life ins. Co. v. Weiher, supra, 450. | | ese | a 7 

= yt a f> Moreover, it must always be kept in mind that in attempting to. Jo | 
q to | arrive at the fair market value of real property for tax assessment © |



— | | | 4 | Oa 

2 | purposes the yardstick is the amount for which the property could | | 
= 6 be sold on the open market by an owner willing but not compelled , 

pe | to sell to a purchaser willing but not obligated to buy. In pur- - ae 

= 6 | chasing an investment property, such as the V.1.P. Plaza or el | | 

3 - | Esplanade, the prospective purchaser-investor will expect a fair 

: return on his investment and is sure to be more interested in the : | 
- potential income of the property than the cost of its brick and | 

} : mortar. This is equally true whether he is purchasing a completed | 

} | building or one only half completed." _ | 7 | 

; - D. Limitations of the Cost Approach 7 | 

| The cost approach to value is limited to those situations where improve- 

= : ments are new and represent the optimum use of the site in question. | 
] ; The subject property was built in 1928, its equipment is obsolete, and — | 

‘its layout does not lend itself to efficient modernization. .s the 
» |. income approach will reveal, the building as presently constituted : 
J i barely provides a return on the land values. - | | | — 

| E. Income Approach Methodology Selected | | oe ene 

. a The income approach selected assumes the fair market value of the property | 
| | | is the most probable price the subject will bring if offered in the market- 

| 4 | space as an investment property for a reasonable period of time and sold 
a. ae subject to financing terms typically available for such aprinvestor at | 
| , the time of sale. Be cn 

| a | 1}. Income Approach Techniques © ay | JD As | | | 

| op | The investor will purchase the project for cash income as a return © Oe 

| a So an to his own cash invested plus a deferred cash return to be realized = | 
a | upon sale from equity accumulation attributed to amortization of of 

| fp | ss mortgage debt, to an increase in cash earnings from building due to | © 

7 Oo effective management and marketing, and possibly due to general in- | 
:@ | flationary price increases. Cash returns are therefore not level but ne 
| of. “ . will vary from year to year, hopefully increasing as certain current ar 

oe |. problems in building management and marketing are corrected. A | 
] Po foe variety of assumptions will need to be made for revenues and expenses | : 

, | as well as future resale values. . | a vo Ns 

G |  — o. sd Income Tax Impacts on Purchase Price | | a - 

) 7 | | Many real estate decisions are influenced by federal income tax status 
f 7 of purchasers. Should the purchaser be tax exempt, such as a pension a 

J - fund, it would view the building without regard to tax shelter but Jo | 
| po might require an overall lower rate of return, say 8% cash-on-casnm and | 

og ee 108 overall return to its equity doliars. It would, however, need to. a 

a on | | hire property management. A private investor will be influenced by to 

| oe | his Federal Income Tax status but not to the degree supposed by the } 

| - layman. For office buildings such as the subject property, the IS | 
4 : oe rules limit second owners to a straight line depreciation method only; 

' " | ee oo : oes = | a 7 oe



a a | | | | a, | | oo | | 
4 | | | yacas 7 

7 | moreover, there is full recapture of depreciation shelters in excess 
| | of straight line for additional capital improvements made by the | 

a . second owner. Thus, the owner would seek 12% cash-on-cash plus | 
] | | 3-6% from equity accumulation. a | 

Poo 3. Appraisal System Selected | a | a a 

4 | | To discount the cash flows from earnings and resale to both a tax | . 
exempt or a taxable purchaser, a computerized system has been se- | 

| | lected called Investment Market Value. This system is available 
] |. / | in the library of EDUCARE network, a computer timesharing service | 

poe operated for and under the control of the three leading appraisal. | 
| | organizations, The American Institute of Real Estate Appraisers, a | 

J - a ' The International Society of Real Estate Appraisers, and The © 
a | American Society of Real Estate Counselors. | | | | | 

y pS : 4. Discounted Cash Flows | a ee | oo 

pb The IMV system utilizes a discounted cash flow system which will 
| pe | reflect the proportionate interests of those financing purchase, | 

d | ern the municipality seeking its prorata share of economic productivity, 
, _ and the cash and reversion returns to the ownership position after 

) po | prior claims of real estate taxes and mortgage lenders have been 
q met. The system provides values on both a before and after tax 
, | to | | basis to the ownership position. | a oe | . ee 

J 4. PHYSICAL ANALYSIS GF SUBJECT PROPERTY = Ae | a 

i : “i an , t : : . ' : . “Fy % ae * os . * . e . | 

/ _€ The market value of the project depends on comparabflity to substitute com- Oo 

| _ /&parable investments or the income investment productivity which can be = [| © 
Jy | : ‘(attributed to the interrelationship of the physical site and improvements, _ 2 

i | “both existing and with modifications if necessary.@ In analyzing the subject 
| | property it is useful to review the physical attributes of the site and im- | 
q Pe provements, the legal attributes constraining use of the parcel, the linkages | | 
| : sof the property location to generators of office and retail demand which will |” 
i |. determine its revenue potential, and the dynamic attributes cf the site, that | 
2 | is, how people perceive and behave relative to the property. | Naa eS os 

, ) A. Physical Attributes of the Site | a es | a 

a ae The subject property is located on the northeast corner of East Main and | 
| ; | South Pinckney Streets, extending through to Webster Street on the east | 
: as identified on the general area map of Exhibit 1 and dimensioned on 
q aoe | the parcel map of Exhibit 2. © “2 ce Le 

q | All of Block 102 iS presently owned by the First Wisconsin Develop- — | 
| 7 ment Corporation but the 87,120 square feet must be allocated between 

=.) aa the Tenney Building and the First Wisconsin Plaza. City tax records | 
a - : indicate 10,5€2 square feet are_allocated to the Tenfiey Building tax
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-s | Cl - parcel. Hewever, the Tenney Building parcel should includé Lot 8, foo] 
2 ae 66 x 132 ft., fronting on S$. Pinckney Street, plus Lot 7 plus | 

a A 33 ft. of Lot 6, 99 x 132 ft., fronting on Webster Street, less 165. | 
s |. | Vv V/s84 ft. which is part’ of the vest pocket park attached to the First | 
J pe YS Q/goWisconsin Plaza. This area totals 21,615 sq. ft. In addition, the © | 

, fh / Tenney Building Site enjoys the privilege of certain vaulted spaces | | 
Oe “below the sidewalk of East Main Street (transformer vaults and storage) | Tony wes etna, Chemat ann that | | | | a OS tg and on the South Pinckney Street frontage (boiler room and related | 

/ Sv) ao storage), totaling approximately 1600 sq. ft.. | | | | 
| NSIS y ot Dns | | ws | 
Ky Be THIS APPRISAL ASSUMES THAT IF THE TENNEY BUILDING PARCEL WERE SOLD | 

; Nn, ON MAY 1, 1975, IT WOULD INCLUDE A SITE AS DESCRIBED OF 21,615 es | 
Sg SQ. FT. AND THAT TAX ASSESSMENT RECORDS FOR THE PARCEL NUMBER WOULD. | 

|. oo ‘BE CORRECTED ACCORDINGLY. mS e | | | po | 

2. Topography ee 2 | ae oe 
] Os The Capitol Square area is a hill. between Lake Mendota to the north | 
= | and Lake Monona to the south. The hill drops sharply to almost lake 

code level within three blocks of the Square, giving prominence to the oe | 
Ss 6 | Capitol and major business buildings at the city's center. Accent _ 

} Po _ on this elevation is strengthened by controls on building height ~~ . | 
_ within a mile of the Capitol. (See Section B-1 on Legal Attributes. - 

a —f ss The subject site (see Exhibit 3) slopes from Pinckney to Webster oe 
| approximately 8 feet so that the main lobby on the East Main Street | = | 

a | - side is approximately three. feet below the main floor level opening | 
= | | on Pinckney Street and there is no at-grade entrance to the parking _ YT 

| SOE | lot at the rear of the site. Indeed, the original designers of the - 
. fea | building were unable to provide an adequate loading dock to the former | 
7 See . alley so that all materials for. building operations must arrive | | | 

. oe through the front lobby or through a sharply pitched ramp and stairs | | 
= | a dropping some eighteen feet to the second sub-basement. This next | 

| | oe entrance can be reached by truck from parking lot opening on Webster. | 

“ 3B. Soils | Done oO ce | ay oe 

J | Soil conditions are essentially sandy loam and very suitable for | : 
ee high rise construction. | oa a : 

d | AL Sewer Service | | | a | 

es ake There is an 8-inch sewer main on East Main Street and a new 6~inch fp 
] pe lateral to the subject property to replace sewer and storm water | 

Mf h Gees tines that were in an alley easement vacated to permit construction | 
fp of the First Wisconsin Plaza. There is a single 4-inch water line I 

e | serving the subject property From East Main Street. _ | | 

ae | | - 5. Storm Water Access ee | | | poss / | : 

4 OO Reference to Exhibit 3 will indicate newly laid storm water-lines | | 
| ce ‘and catch basins serving the pocket park, existing building, and | |  &§ 

qi ——— — Te mF



| | | fe | | | 

4 ) ) temporary parking facility with 8-inch lines to a catch basin at dT. 

. the southeast corner of the parce] and connected to storm water | 

op collector on East Webster Street. . | 

| | 6 «Other City Services oa oe | : 

| ‘The tax parcel. receives City of Madison. fire and police protection | | | 

i a : and city maintenance and plowing of sidewalks, 11.5 ft. wide on | | 

| | East Main Street, and 13 ft. wide on South Pinckney Street. | os 

a T- J. »=~Special Site Improvements | | | | ts : 

. oS - In addition to the Tenney Building which occupies ground area of . / 

5s 6|lCUhU 65.6 x 155 ft. plus a service area of 22 x 18 ft., or a total of ee 

| 40, & y (0,548.5)sq. ft., there is a temporary parking lot for 27 cars which 

7 - ' TS7approximately. 110 x 99 ft. or 10,890 sq. ft. Approximately | | 

, 176.5 sq. ft. are part of a paved walkway serving a fire exit as coo. 

Po f-@ ~rnoted in Exhibit 2 The parking lot is screened with a hedge of 

oo | | honeyfyjickle shrubs and honey locust trees within a 6-inch concrete — | 

| : et SD curbing. The parking lot is temporary according to terms of 7 

| i a ‘conditional use permit discussed under legal attributes. os 

| - | , , | : | | | | ee 

| | The vest pocket park adjoining the Tenney Building is part of the 

T ce af First Wisconsin. Bank Plaza Building. There. is no access to this — 

i od _ ek mall from the Tenney Building except for the emergency exit Tire - | 

pp wae deor at the rear of the mall. | SOs | - | 

| 1 ed” There is an electrical transformer vault below the sidewalk on East | 

) a wey v Main at. the rear of the building and additional storage vaults below _ 

ee oe . the sidewalk for a width of 10 ft. and a distance of 132 ft. to the — a 

| 7 | | | corner of the building. at East Main and Pinckney Streets (see 

| : | “Appendix A). These vaults encroach on the City of Madison right-of-way we 

pO by privilege of the City Council and. rio rents are paid. The city | 

i do , engineering office indicates that the ceilings of these vaults and | | 

/@ |] —. the sidewalks above will need to be reinforced or replaced within the 

cee next two years. — we - | | | | 

; B oe B. Legal-Political Attributes of Site — | . | aa ft 

| : . | The subject property Is zoned c-4, Central Commerical District. This | 

| q | district is intended to accommodate uses which are of city-wide, regional, 

| | or governmental significance. In addition, retailing and svecialized 7 

ee | commerical activity such as restaurants are appropriate. Al! new con~ — , 

‘sot. ss gtruction and any major alteration of an exterior building face must be 

‘ ] fo approved because of the community's objective. to develop and maintain 

| | this district asa community and state-wide center for business, service = |- 

im |... and government. — However, broad zoning or permissible uses under C-4 

| 4] WET T be modified by a variety of statutory and administrative factors — | 

doe peculiar to downtown Madison at this time. ee 7 | | 

: a 2 ; 1, Capitol View Preservation | 

; Recording to Section 28.04 (14) (B) of the Madison General Ordinance: — | 

| | All bulldings or structures erected, altered or enlarged shall be |



" 7 ne | a 8 : | | 

‘ ee subject to the following regulation: | | | 

-_ No portion of any building-or structure located within one mile of | | 

1 te the center of the State Capitol Building shall exceed the eleva- — 

| oF, tion of the base of the columns. of the Capitol or one hundred eight- | 

|. | seven and two-tenths (187.2). feet. | | / | a 

i ss This subsection was established to preserve as well as to promote | 

Po and enhance the view of the State Capitol Building. The Tenney 

ms 6D Building roof is just within the elevation limit but elevator _ oy | 

| housings encroach on the Capitol view zone to a height of approxi- | 

| mately 204 feet. | | ey ee | - | 

, 2. Madison Planning Commission , | a oe | 

a | Any new construction or any major alterations of the exterior face | | 
| Z | : of the. buildings located downtown, shall be permitted only when 

approved by the Madison Planning Commission. ee £8 | 

2 ] | | 3. Capitol Concourse Project | 

. | The City of Madison is attempting to refurbish the retail core area | 

: | of downtown Madison with a. combination of actions which may be called _ 

: j eee The Capitol Concourse/State Street Mall project. The general plan in 

| . a Exhibit 1 is. further detailed in Exhibits 4 and 5. As downtown © 

= property owners are expected to. finance the major portion of public | OP 

7 Po cost through special assessment, major plans have been compromised | | 

a. ee ce to a reallocation of street area. into. landscaped pedestrian areas with 

| fe so reduced traffic or some auto free zones, augmented by public transit | ee 

sot. - and shuttle bus service. Presumably these steps will increase commer- | 

a ee cial activity,. partly at. the expense of modern, existing suburban 

| UEP ten _. shopping centers, because of improved sensitivity to the pedestrian, | 

ee ee Se , improved aesthetics, and a reduction of air and noise pollution. Phase | 

; | | | has already. altered some traffic patterns to provide a bypass loop 

| ae oa | around the Square for traffic formerly entering from East or West | 
, Washington Avenue and elsewhere. Sewer construction and the threat = | 
| a gf Special assessment has already accelerated withdrawal of some re- == | 

i@ | —. tailers from the Square as their circumstances permitted. These cur- | 
" | | rent retail vacancies are noted on Exhibit 7. At this time it is not © | 

if: | | clear. that the Concourse Plan will improve the investment value of © 

: 4 | wee - the subject property. | | oo, | a , 

| Po The Capitol Concourse project will be financed by a special assessment | 
if | a oa : Fe egg 4 - | a | 
: . Poo 2 prorated by land area and divided between two starting dates. At this | | 

j ns Del as time John Urich of the City of Madison Planning Department indicates | 

1 | / that the special assessment prime rate will totak@2.13> and according 
: a eu «to present contract schedules, partial prime rate of $.88 per sq. ft. | 
j>@ | will be payable in fiscal year 1977 and the balance of $1.24 will be |. 

; | Say payable in 1978. This total assessment can be amortized by the tax- 

igost . - payer with 10 annual payments at 8%. The prime rate applies toa | 
; Al Po district 137 ft. deep from Pinckney Street while the balance of the |



| | Exhibit 4 | - | oo - 

a | Staging — | | | . 

mum = Phase =| 1975 hoe | oo 

pate ul | 1976 | | | 
Rebel, MI 1977 a . | ag | | | 

7 HHH lil Long Range (Proposed) | | aE , | 

Bus Route #0 ffittter: the —_ é CE, HH Ae : 
q grccooecospoooooooocon, Bey Ath rs etiitisia SHS 

58 RR ; J WN -77 AOR @ .. ll-76 1-5 of Het @ , 

| | ; Sct capeeaceessecetepes eee ae Ds He Eee } 

¢ 800 | 700 $ 600 & 500 "GO - @ 200 * 100 vo a ® : | 
| | | 3 : hs hey Oo Hh HE 

: i $ P M00 af oe ret ie | 

i SERELELARANNEsSEessesescsnsnensesenis” . | 
= ~~ Metro Bus Re-Route — ie Se | | | . O20 ff, | : ) 

i : Do Be i i er 

; Long range proposals which cannot be assigned a time 1974 1975 1976 1977 - 7 

frame at this time include: 1. Performance plaza with its Phase! ae et : 

parking ramp, low-rise residence and shopping arcade, planning a 

2. Library Mall and a one story parking deck below grade design — - | en hs, 

and, 3. Eventual “back door’ service provisionforthe  —_— — - eee | 
north frontages of the 500 and 600 blocks of State Street. i, oa etree 

| , | 8 a PIRI FRREREEBE esanateragtegian | 
1 a: | . . ares design SEE EEE eee EE , — 

| Construction costs were determined by estimating 1974 construction esate | 
_ figures for Phase |, adding escalation, and extrapolating _ phasei oe 

these costs to the Phase II and Ill areas. The schedule planning SEES | 

i ~ shows $550,000 for the 700-800 block, and $320,000 for design RR ie 

~ the 100 block, totalling $870,000 for Phase |, $5,400,000 —— construction | _ — Shes , 

| _ for Phase Il, and $2,200,000 for Phase Ill, totalling Construction _9- | | -- “gammone. : 

- $8,470,000. The overall costs break down to $10.50 per Costs 8 to a : 

‘square foot and $740.00 per linear foot. These unitcosts a ae |.) 270,000. | 2,200,000. | cs 

| compare well with other malls of this type with partial 6 Ce RT 

| or full canopies. In view of the present monthly escalation | 5 . | Pg Pe | 

- of construction costs of 1.5% itiscriticalthatthe | 4 ed ee ee 

schedule be maintained to achieve the budget goals. , 3 . rs rs es © a 

| | | $11 Million oe



| Exhibit 5 | : | oe 

| Circulation & Transit | a we | oo 
: “sea0 Auto-Transit-Pedestrian ————- Langdon Circulation | OH 4 fe | | | ees 

a set «© Transit-Pedestrian = ~»+_—~Divider Off NS - Pe 
/ gues = Pedestrian only 7 4, : _ wv, i Jf = oe 

ea Major Traffic Flow : 24. ff ™N Le mS = — Co 

| euseses Metro | - ; 2? NSS . Zz 

eoccgee Shuttle . . & , ; mo > 

a <maeene Bicycle Route | L SY SJ \ mo f S 

OQ .CurDe-Sac tt” TF SS Sf > | NZ | 
| a ” | CS | | ~~ OF0 NS | | | 

| } | ~ mn Ff > Sf flo. Wn ee 
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ee] oh 2] CORK OY DY RSH KF © | 
a 13 e,o06s ‘ ff "Nf UPA | ec ee A: | 

Sip oS] 3 Els ho f  % NR OUCONO 7 

| = , sevsoeen Ze z ° is {lf ey ON a i‘ - 
aoe Cocccoccesedoooooeose i ‘- f /! Fe, a» — og _ . | | 

Se TY | ff N : Sy >, O . O ~ - a 

| | UNIVERSITY AVE. a A (ON co “ON 1/7 7 | 

i | W. JOHNSON ST, __ SUNN “Ox | _ 

oy | | | | | : 

Z 
S | | | . 

| Parking — | fo 

j The plan’s recommendations for parking are to be An alternate approach would be the coordinated o- 

viewed as a strategy for attaining a comprehensive off- | development of the many small surface lotsin private | | 

street parking program. Proposed is one approach — a ownership. This would require commitments and | Os 

) program of enlargement of the existing public parking cooperation among businesses and owners to share fo. 

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 and provide public a 

- Motor’s property — 119 cars; Lake Street ramp — services. The organization of these parcels by the fe 

extension — 117 cars. Total space to be provided willbe | Central Madison Committee or other business groups | 

294 cars, which represents 211 additional parking = —_—srrepresents one opportunity to contribute to the project =| _- | 

spaces for the downtown when the existing 83 State =— by defraying its total cost. Public and private sector _ oe 

| Street curb spaces are removed. Acquisition and site partnership is critical to the success of this approach. | _ 

| : | improvement costs for the Madison Motor property and Se oe oo, | os 

_ that adjacent to the Buckeye Lot is $850,000. Money Long-range recommendations foraparkingramptobe | | 

presently is budgeted by the parking utility for purchase constructed in conjunction with the future University | 

of the Lake Street expansion site. Therefore, no charge Library Mall will accommodate 165 cars, or about 50 fo. 

. ; _ will accrue to the project for this improvement. == = more than those to be removed from Murray Streetand =|. 

= | a Oo pees BS the Student Union Lot. The deck proposal in the 400 | 

- Temporary parking would be provided in the cul-de-sac — block area will hold 135 cars and serve the new shops, a 

| streets, with the exception of Frances Street, during the _ housing, and performance plaza, as well as that section. 7 

-— initial phases of the project. A total of 150 such spaces: of State Street where present parking is least adequate. a 

can be provided at virtually no cost. They will minimize Estimated cost is $4,000 per space or $540,000. _ | —— 

/ disruption, assist in the transition period when on-street oo . - 

. parking is removed, and later revert back to a pedestrian A future bus terminalsite at West Dayton and South - 

a and service function. a | _ Henry Streets is now under consideration by the City. | 

oe , a | Parking provided at the'téxminal alsowillservetheArt =| 

| | | Center and Auditorium during off-peak hours. The — | 
og number of spaces to’be provided is as yet undetermined. ;



" vo rr ad a 
a 1 block or 127 ft. to Webster will be assessed at 30% of the prime - 

| | rate. Thus the partial rate.for the secondary districts will be es ee 
2 $.26 per sq. ft. in fiscal year 1977 and $.37 in fiscal year 1978. _ 
7 The Estimated annual amortization payment for. contracts 1 and 2 | 

ae | : of Phase I!, and the annual payments by the Tenney Building for . | 
a assessment on contracts 3, 4, and 5 are calculated below: | | 

2 | (.88 X 1) X 33 X 2X 137 = 9,042 sq.ft. X .88 =$§ 7,956.96 | 

a | | | (.88 X.3) X 33 X 3 X 127 = 125573 sq.ft. X .88 X.3 = $3,319.27 , 

| ee ‘Tax Parcel Totals = = _ 21,615 sq.ft. $11,276.23” : 

a " a _ Total assessment converts to $1,680.49 for 10 years at 8% o a 
| Starting fiscal year 1977 a ee wee | 

7 J (1.24 X 1) X 33. X 2X 137 = 9,042 sq.ft. X 1.24 = $11,212.08 | 

foe (1.24 X.3) X 33. X 3X 127 = 12,573 sq.ft. X 1.24 X.3 = $ 4,652.01 | | 

Z a : Tax Parcel Totals = - - 21,615 sq.ft. $15,864.09 ! 

; S | “s Total assessment converts to $2,364.22 for 10 years at 8% | | 
a oo | | starting fiscal year 1978 © eee — | i 

7 To encourage pedestrian activity and movement on the completed Con- Ses F 
7 po | course, John Urich of. the City of Madison Planning Department has oo  *§ 

aS _ indicated his department will attempt to discourage by administrative | | 
wed | ce review and, if possible, by new ordinances, the use of ground floor 7 | &- 

7 fo! space for private office facilities. Restaurants, banking tellers, | : 
Ss 6D retail stores, theaters and the like will create the desired pedes- = |. a. 

| oo | _ trian activity over broader spans of day and night than office space. | : 
es Thus there is an administrative constraint of alternative uses of the oF 

a we, street level floor area of the subject property if it were not used #=— 
os | for retail. | a oe To a | | | ; 

i | AL Conditional Use Permit for Parking ONE | | 

fo | The surface parking for 27 cars presently provided on the East Main. | 
Ls | | -and South Webster corner is based on a conditional use permit which _ | , 
i AE _ would expire should it not be used for parking for a period of six | : 

fe | months. [It was issued as part of the construction permit require- | | 
se | ments relative to the First Wisconsin Plaza and might require renewal Og 
] Should the subject property be sold to a third party unrelated to | 4 

See Peo rs A the bank. City planners would prefer enclosed parking on the ap- | 
fo ss proaches to the Concourse. | oS 7 ee | 

d §,. Tenant Lease Encumbrances - | | - - | a oe ' 

= The majority of leases for space in occupied areas of the Tenney. | | 
2 Be Building (see Exhibit 12) can be terminated in one or: two years. | f



1 | | 10 | | 

’ SC The present owners have been undecided for several years as to | | — 
| a | whether to tear down. the existing building and. replace with an | 

7 extension. of the First Wisconsin Plaza, to refurbish the building 
i 7 | - as an alternative as rental investment property, or to sel] the 

ae building as is. In the latter case a possible buyer would be © 
| oe either a developer who would like the freedom to move tenants | ee 

ee a around as remodeling progressed or a government agency which would | | 
: | evict most tenants and convert the building to government offices. , 

oe The price of these short term leases will be higher tenant turnover 
cee and unstable income estimates which would suggest higher capitali- = | | 

a : | zation rate and lower investment: values. On the other. hand, the ~~ | 
| | relative freedom to alter occupancy and rate would make the building to | 

| | more marketable to its most probable buyers. It is unusual to : | 
; ft have an office building of this size with such a short average un- | 

expired lease term, providing flexibility but highly unstable rent _ | 
Oo. | roll. | | es | eed 

. | —  €. Linkage Attributes of Site. | | | : | | 

) The subject site has strong linkages to government centers: It is _ | , 
. directly across the street from the State Capitol Building, along two | | 
ae blocks to the Federal Court House and the City-County Building, and | pT 

just to the rear of a State Office Building complex, GEF-1 anda | 
a | proposed GEF-2, each of which occupy a square block. However, | _ | 

access by auto is circuitous and will be further impared by the pro- } 
ea posed Capitol Concourse plan (see Exhibits 4 and 5). The driver | | 

unfamiliar with Madison will circle the Square on the outer, one-way | | | | 
7 ce link rather than turning on the stop light at theBlair)street and then | | 

| turning right on Main Street to reach the main entrance of the subject | = f[ 
eles property. See Exhibit 6 for auto and pedestrian traffic counts prior E 

: on to reversing one-way streets around Square. = = - | 

Oo Pare On the same block the Tenney Building enjoys the positive influence of =| ~— f[ 
i po the dramatic First Wisconsin Plaza and a contiguous vest pocket park. © «| 

| | Across the street is the handsome Capitol building andheavily wooded : | 
fp park. Unfortunately, the East Main Street facade faces an area of seedy | § 

: | bars and poorly maintained low rise buildings from the turn-of-the-century. | 
: -- The first block on East Main Street is anchored by Penny's and Kresge's | 

Be and is a moderately viable area. Nevertheless the retail trend is to | 
| 7 gravitate toward the opposite side of the Square on the State Street | / 

a Fo access while most new office space is on the West Washington Avenue oe : 
| side of the Square. (t"S)strongest. 1 inkage Is to the First Wisconsin | 

| Plaza but this natural tie is completely frustrated by the physical lay- o£ 
7 oe out of the Tenney Building, which lacks a cross access corridor in the | 

| | bank building which would permit people to move between the buildings | 
- | while remaining Inside. - | Bee |  &§ 

‘ | D. Dynamic Site Attributes ee | | | | { 

| | The subject property is at the foot of a long two block run of East _ | : 
7 i Main Street so that the building is in direct view of drivers for some *£
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i : | | time. Surveys have shown that most Madison residents can identify the oh 
| corner and the Tenney Building from recollection. it is located in an fo 

| area of the Capitol Square and perimeter street which is falt’so that 
7 pedestrian on foot does not face an uphill grade but the entrance to | | ee 
|. the building is not on the Square and is hidden from the Square, 3 to _ | 

| | 4 feet below grade. | | | | 

3 me | Because the First Wisconsin Plaza slopes back from the street and is. fos 
co only four stories high opposite the Tenney Building, the latter is to 

| fully visible to the pedestrian anywhere on Pinckney Street. Fortunately | 
, these facades were constructed of glazed brick above the fourth story | 

| a _ level so the appearance of the Tenney Building is clean even if out-of- ; 
- date. — a TE Se es : - 

: . E. Physical Attributes of the Structure — | | wee: ed | 

} _ The Tenney Building was constructed by the Findorff Company as general © | 
7 ee contractors in two sections in 1926-1928 and 1929-1931. Concrete struc- 

- _ ture for the rear portion was constructed for all ten floors and then the | 
front two-thirds was built of reinforced concrete. The result isa sys 7 ae structure 65 ft. wide and 154 ft. long plus a small wing <ten floors high ° 

ae 22 x 18 ft. The exterior is cut limestone on the Main and Pinckney ep 
yo | - Street facades, with green Qlazed>terra cotta as spandrels below the -quinge 

; eo, windows. Parapet walls are highlighted with triangular light brackets oe 
in what might be termed the Art Deco style of commercial building design | 

ee in the late 20's. Rear facades are done with glazed yellow brick. Com- Be 
7 | plete floor plan sketches are provided in Appendix A, and general mech- | 

ae anical details follow: | ONE Soe fo 

yp : First floor retail windows and entrances were redone in 1972 with | oes 
te | bronze anodized, Kewaneer systems and plate brass. The second Floor. 

i | _ and above stillsretain a 6 x 4 pane steel industrial sash. Each_ | | 
po ee ae panel (tis) inward to permit washing from within the building. - a 

es _ Single-glazed, these windows are relatively inefficient as to heat "s | 
Z , oo _ loss characteristics. ce | | ous | 

| Oe 2. Interior Partitioning _ | | more To 

; oe Most intertor office partitions are of Pyro~Bar gypsum block or | | | 
. terra cotta block with plaster finish. Most doors and trim are of | | 
a dark stained and varnished walnut and oak. Only recent partitioning © Do | 

a 1 | is of 2 x 4 and drywall and modern hollow core doors. - . | 

of .3. Floors EEE fig vale | aa ae Cokes) | 

a te | Most floors are terrazzo in public areas; some basement storage ; 
space has composition tile, while tenants have generally chosen — ee : 

, | to carpet. | | oo Ea : | |



7 | | 7 - | — «12 | 

| | 4, Heating System pipeeds CO pepe a, geealrartanlte: tag Captor teres 
| | | | A a “8 Le AOA yA OO ws f 

| Heating system dépends on hot water radiators, each of which has 
i | its own<thermostats Most are manual but a few deluxe tenant layouts i 

| have added-tndtvidual automatic thermostats. to their radiators. Much | © 
ce | of the mill. work at window sill level has been expertly joined to : ; 

i | | provide access to radiators. behind finished grill work. The oil | } | 
. 7 fired boiler can be described as: | ee Se | 

| a. Kiwaunee Boilers, 2-55. horse power, low pressure of 6 Ibs., a | 

- approximate age - 45 years, standard - FE 143. | | | 

: | b. There are 3 Ray oi! burners ~- one for stand-by. | | 

| c. Boilers were completely overhauled 8 years ago. | 

a | d. Fire pots and burners were overhauled 2 years ago. © | cd ak 

| a e. Oil storage - 15,000 gals. of No. 207], ae | 

i | | Related heating equipment includes: | oo Oe ae . 

| _ a. A Bock 200 gallon hot water heater, gas fired, approximately ft 
_ . | 15 years old to provide hot water for washrooms. a | | 

b. There are two antique 150 gallon water softeners of a brand | 
; | ae unknown even to the building engineer of the past 15 years. | : 

| oo Each alternates to deliver soft water while the other is in © | | 
oe the recycling process. Only the hot water is soft water but . 

’ a cold water resupplies to the furnace are chemically treated. | | 

= megs 5. Air Conditioning — | | . a a ae | oe - | 

a | an There is no central air conditioning and individual tenants provide = | 
yo. ¢ their own with window air conditioning or small ceiling units with | 

- ~ \ their own distribution system. This is a serious competitive dis- _ to | 
7 ep ee 4} advantage relative to renovated structures of similar age such as - 

| a the Hovde Building or the Insurance Building. _ | to | 

, . 6. Elevators | - ies Oe | : 

| oe There are three 2500 Ib. capacity Montgomery elevators which are | 
re manually operated. One elevator is a service elevator with front | | 

a and rear access in order to reach basement floor maintenance area, | | 

| : a sub-basement storage area, and the boiler room area. These sub~ — ) | . 
| | basements. are at various levels requiring three additional stops | | 

2 | | ss For the service elevator. eS ae os | | 

| The present owner has secured estimates to automate the two single : 
- | door, passenger elevators for $135,000. The industrial. commission | 

| | will permit the building to retain the ornate bronze elevator doors |
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a on the first floor but would require replacement and reconstruction | 
a _ of obsolete glass doors.on all other stops. As will be shown, such oe 

1 | | renovation would achieve significant payroll economies. | | 

| 7. Fire Exits  — | oo a | | . 

7 | a Reference to Appendix A will indicate that on the second floor, one © - 
- of the fire stairs terminates. in a long fire tunnel and stairway to | | 

| rear fire exit in order. to. preserve all.of the front portion of the | | 
| a First floor for unobstructed retail use. From the third to the tenth 
= - | floor, the pattern of corridor and fire exit is more consistent with | | 

- office layout efficiency. | | | - | 

4 |e 8. Restrooms. Oly Sle | ee | 

| _ The building has a convenient and well maintained set of restrooms. | 
z | | | The basement floor has one set for maintenance personnel and another - | 

Po : for employees of the large retail center for the first floor of the — | 
| 4 building. There is a third for the public on the basement elevator _ fo | 

| & lobby to serve those using basement office rental space or those enter- | _ | 
i oe ‘Ping main floor lobby. The main floor has no facilities for the two ~ 2 
oe y mm small shops facing Main Street. Each floor. from second through tenth | 

‘\has a(singlé washroom with three water closets and two sinks, with two _ 
] y¥ e urinals trréach men's room. All restrooms. above grade have window ~—— | | 

| “ o¢ ventilation. [n addition, there is a large maintenance room with sink 
| oy on each floor except the first. WE A GE Ss Son | P| 

9. Special Features | : | - | - — | 

a | The second through the tenth floors do offer sufficient head room to | — | 
- permit modern ceilings, lighting, and air distribution systems on a | | 
fo - floor-by-floor basis, together with adequate service space to contain | _ 

| | air conditioning equipment. All retail shops open at grade at the cost | 

q 7 a of variable ceiling heights for basement areas in southeast corner of | | 
aoe building. The straight-lined limestone exterior blends well with  — | j 

| eee, - government architecture on the Square although it is a sharp counter- | | 
a a! point to adjacent Bank Plaza. The building has been well maintained | | 

a | and managed over the years so that it has a good image on the market, 

- 2 with most vacancies explained by the transition of bank operations of : 
7 Ss its present owner from the Tenney Building to the Plaza. Elevator | oe | 

lobbies are spacious and corridors remain reasonably bright due to — - | | 
coger design preference for opaque glass panels and doors for office layout _ | 

7 | | in the 1930's. Many corridor walls feature marble wainscoating. | 

4 _  F, Market Demand for Tenney Building Location and Facilities | to : 

7 In May of 1975 the demand for retail space on the Square had crumbled | | 
| oa as suggested by the map. and chart of vacant first floor retail areas in © | 
CP Exhibit 7. However, the first floor retail space of the Tenney Building | 

7 | was comparatively clean and modern in terms of ceilings, floors, and |
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ie 

| Pa a ? : FIRST FLOOR RETAIL VACANCIES ON THE SQUARE =~ Sa pee 
| So Oe | EXISTING OR KNOWN TO BE AVALLABLE- | | reins | u | 

| | | | AS of May 1, 1975 | | a | | 7 

od Building _ ee Address Approximate Square Footage | | 

ee 1 Wolff Kubly Store ; | | 20 N. Carrol} | | | oo 6,000 | 

? | : 2 Nanchesters Home Store | 7 — IS WwW. NTFflin oe 7,920 an : - 7 | 

| 3. Emporium (2 top floors) = S*CS EHF LIN se 

| | ‘4 Jackson Building cee oo 102 N. Hamilton / ; — 8 ,000 “ | | | - a 

5 Karstens ee = : : 1B AN. Carroll oe e 7,920 (66 X 120} a _ 

6 Card Shop rd — es —21-N. Pinckney eg ee 2,640 {22 X 120) | Coss 

fT Simpsons 23 Ny Pinckney 1880-099. X 120) 

| a) “Concourse Hotel - - : oe 1 W. Dayton — oe | 8,000 ea ee Pe 

| | | - - ar | | Total Square Footage ret oO 82,360 a 

: |. | | Exhibit 7 for map. oe oe | | | | - . , | | . | ae i |



kz oo a a ae ae ee a ee ee ee ee ee Re ee a ee ee ee 

| Be | Exhibit 8 | re moe | on | | 

| | | | ce Ss DOWNTOWN OFFICE SPACE (FULL SERVICE) | my oe 

a : As of Nay 1, 1975) | | Oe | | | | | 

Building Total SQ. FT. Net Vacant Space Rental — 

Class AO | PE aR | | 
| United Bank Building | 158 ,570 ny - 36,000 ~ ~~ —~- ~~ - .8.00 

National Guardian — | | 60,000 © Oo . | 0 | 6.75 
Po hh = | | 104,000 CE oe 34,000- - - > ~~ 8-9,00 
|. First Wisconsin Bank | ~ 350,000 | | 34,000 ~- ee ea ~~ B25. : 

T ‘Anchor S&L” wes - 54,000 800 6.00 | | - 
| James Wilson Plaza : 98,000 | iS 32,000 a | 7.50 | - 

Total - ue ae 824,570 | | 136,800 - ee | : 

Hew AAA Bldg. — oan 27,000 | | | = 6,800 | 5.00 } 
EB | | | 18,000 | : 16,000 (pending) - 7.00 | L 

fo) YChurchil) 36,000 a OOO — | 86.25 | | 
| | First Fed. $ & Lo 202 Siete 13,000 o | B50 | 6.00 

. [1 Esplanade 38,400 | | | Q | | §-6.00 | or : 
| | Commercial St. | . 21,000 | | 3,000 - AB | es 

| 30 on the Square ~ | — 65,700 © ae 6,000 Be 6.50 : | 
| | 102 tl. Hamilton (23,000 | 23,000 ~ ~~ ~~ 100 (triple net) | 

Tenney Bldg. ~ 8 76.,000 > I ne, 25,000 6.50 ) 
Cantwell Bldg.” | a 16,780 © | oe 800 | 6.50 | 

| Insurance Bldg./ | - 42,000 — a | | 1,900 | Be, 5.00 tee 
| «ESAT. Bank — AA O00 © | 00 | | 5.50 | 
| eitrefall Oe | 7,800 © | 275 5.00 

| BeProv. SEL y oe : 15,600: - | | 0 | | 5.50 | 
| @ lorraine Hotel “~~ 105,000. 0 | 5.00 | 

- — GEalovde Building | 67,000 © : 1,500 6.00 oe ae 
— Total : | — 616,280 ee 91,125 | . | | 

| | Typical base rent prior to modification by escalators, price indexes, or other prorata charges unique | 
| ™ to each building and depending on negotiation power of tenants. ewer spaces include up to $4 per © fp 

| Pp sq.ft. allowance for tenant improvements; bank buildings $6 per sq.ft. for unfinished space allowance. a 7
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p | window. area (which would not require special displays), and it is highly 
Bo Se visible to automobile and. pedestrian traffic approaching on East Main | 

a Street and waiting for the stoplight at the intersection of Main and | | 
a | Pinckney. The two small retail areas east of the entrance were of 

fo marketable size, with 1000 sq. ft. for the larger and 454 sq. ft. for 7 
ss the smaller unit, but the large. block of 5500 sq. ft. could not be evenly 

I | subdivided as there was a single entrance facing Pinckney Street and the | | 

: falling grade on Main Street would make a second entrance structurally 
| difficult. a 8 | a, ne 

i pecs Full service downtown office space in B Class buildings in the Capitol | 
| | Square area of Madison also appeared. to be in excess of demand. However, — | 

fo | the major blocks of space were the result of I|.B.M. moving to its new | 
i | | office building and the First Wisconsin Bank relocating to its new plaza. | 

| | In fact, most real estate people were anticipating a shortage of B Class , | 
oF space because state government office needs near the Square were continu- | 

7 nas ing to rise and because Class 8 rents were competitive with rents in. | | 
fp suburban low rise, scattered site office buildings. In several cases, 4 

| | such as Affiliated Bank and Providence Savings and Loan, the institu- | 
a Loe! | tional owner was displacing its tenants as their leases came up for renewal. 

Thus Class B office space, with some modernization, was likely to be in 
| short supply by 1976, unlike the significant vacant space available in 

; Class A buildings. Only where rents approached $7.25 or fell below $4.75 |. | 
| | _ did supply significantly exceed demand. (See Exhibit 8) CaS 

a a Windowless storage space that. was clean, dry, and easily accessible was : 
- also In short suppy in the Square area in May of 1975 and the Tenney | a 

nt ae Building could offer large amounts of such space, much of it already oe | 
i : nee partitioned on the first basement level. a | | | 

| @.s Most Probable Use of Site and Structure ar Sys | a YT 

q Se Review of the market for Class B office and retail space, inspection of | 
es the existing Tenney facilities, and analysis of its suitability for modern- | | 

| si“ szation, and study of subject property site characteristics leads to the J 
a — conclusion that the most probable use of the property as of May 1, 1975 | — f 

J. was its continued use as an office building for rental income. / 7 

| Most probable buyer of the building in its May 1, 1975 condition would be © | 
= | | a professional developer capable of instituting a refurbishing and modern- | | 
| ization program together with a leasing program which would extend the 7 

. ae average term and average price per square foot of space significantly. | | 

7) V.. MARKET. COMPARISON APPROACH TO VALUE | es oes | 

7 | The preferred method of appraisal in the Wisconsin system is inference of | 
on value of the subject property from actual sales of comparable property where = | | 
es neither buyer nor seller were under duress and both parties were knowledgeable «| 

1 as to future uses of the property. Office buildings of the size and age of | : :
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I | the subject parcel seldom sell in Madison but there are several sales which | 
oe have relevance if not a direct focus on the present appraisal problem. 

i [A The Hovde Building - 122 West Washington Avenue (See Exhibits 7 and 9) 1 

| | 1. Background BC a es a | 

I a This office building with 67,000 sq. ft. of leasable area was built | 
OS tn 1927 and was owned and occupied by the. Wisconsin Power and Light : 

7 eee - Company. The Power Company gradually reduced the space leased to | | 
po _ other tenants as its own space needs grew; it sold the building : 

, i | when its own offices were relocated to the United Bank Building | 
7 | | directly across Fairchild at 200 West Washington. | 

| 2, Price and Conditions — | | Su an ee | as 

2 | 7 The building sold to. realtor-developer Donald Hovde for $800,000 | 
| . in July of 1972. The Power Company provided some financing but exact 

- | | details are not known.. The Power Company leased. back the high- oo | 

i | ceilinged, big bay structure, once a Greyhound bus station, located 
fo _to the rear of the Hovde Building as garage space for its motor pool. | 

7 os 3. Location ~ | a fide ee ee - , ot 

| The corner site of West Washington and Fairchild is one block west ee 
of the Capitol in the center of an office building district includ- po 

q | - ing state offices across. the street, the United Bank Building, and pe 
ES a variety of smaller structures. It is two blocks from the City~ | a 

to. County Building and one block from the proposed Federal Building. oe 
; oaks In short the site is as desirable as the comparable site of the © | 

po Tenney Building. It does not go. through to Mifflin but it has 20 | eee 
a basement parking spaces which are not subject to conditional use | ee 

i oe permits. a | ee a | 7 | 

OP | 4, Mechanical Conditions : oe . ee | _ | : : | 

q | Z _ At the time of sale, the building had. two passenger and one freight | ee | 
| | elevators which are still manually operated by a staff of operators _ | 

| | and maintenance people. No major work was done on existing boilers. — | 
a | However, the building had only a few window air conditioning units | 

| | ae - on an irregular pattern and an old style partitioning system and 
} | Jayout which was. scrapped. Thus mechanically the Hovde Building _ : ; 

_ : | at the time of purchase. in. 1972 was highly comparable to the May 1, | _ | 
7 | «1975 condition of the Tenney Building. wee | | 

~ fo 5 Remodeling Mugs BSS en PE 

a | The purchaser found it necessary. to provide central air conditioning | 
oof , for every floor, provide a new suspended acoustic ceiling and light- = | 

4 | ing system in all rentable areas, repaint, carpet, and then accom- ft | 
ae . _  modate new tenants with drywall on steel stud partitions. The build- — | 

| ing was rented at $5.75-6.25 per sq. ft. with escalators and tenant | ¢§
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7 | - on improvement allowance and was virtually fully occupied by May of — | 

i 6. Comparability Dee Se | oe ‘ me | 

| ea In terms of location, amount of Class B rentable area, and general , | 

} condition the Hovde Building. is a comparable sale. The Power Company | 

=: | was a knowledgeable seller, under no financial duress. There is | | 

: | no evidence that favorable financial terms were offered to inflate the 

Xs | sales price. Certainly the subsequent refurbishing and marketing © 

Le . program indicate the motivation and purposes of the most probable | 

| buyer type to consider purchase of the Tenney Building in May of 1975. — 

| } | 7. Price Comparison — Be | ee 

| . | The raw purchase price of $800,000 divided by net leasable area of coe 

d - | - 67,000 sq. ft. indicates a raw price of $11.94 or approximately | 

| poo. $12 per sq. ft. leasable. The developer estimates that he spent - 

| of os. $12 per sq. ft. to restore the building. Reference to Exhibit 10 

ef : 7 indicates that with full occupancy and after remodeling it was 

_ assessed by the city at $15.74 per sq ft. on May I, 1975, more | 

| ae . than $.38 | below the assessed value of the Tenney Building with 

| substantial vacancies and no refurbishing: {f nothing else, this | | : 

q , comprable underscores the inequity of the present assessment an | } oo 

i : oe the Tenney Building. a i ae | | | oo 

i _-—«B.-30. on the Square (See Exhibits 7 and 9) 0 ee eae 

i a “|. Background _ ces -_ | | | | fp 

7 a 30 on the Square was built in 1965 as a 10-story office building en 

| | on a 66 x 132 ft. site. On the corner of Mifflin, North Carroll, — | ae 

ty . an and State Street, across from the Capitol Building, it offers first - 

a oe class retail space but the developer failed to exploit his location | ; 

| 1. by leasing both retail and office space at too low a rate. Building © | 

_ - — systems and detailing were selected for first cost efficiency and | 

a yt. : the building was not a financial success. It was known to be for _ | 

al | | sale for several years but it was finally sold at a judicial sale and 

| - public auction on November 17, 1975 by James Bloor, as grantor and | 

‘got «trustee in bankruptcy representing the U.S. District Court for the oo 

} Southern District of the State of New York. Be - | . | | 

; | . 2. Price and Conditions © - a - . 

: a | OB The successful bid price by Gordon Rice, of the Madison development . 

4 | | firm of Executive Management Inc. as agents for others, was $250,000 | 

: 4 | | and assumption of the existing mortgage of $1,088,000, at 6% interest © 

il | for 15 years. There were other bidders at the judicial sale from | 

fe Madison, Wisconsin, so that it is unclear as to whether this is a sale mo 

“ a under duress or a market transaction. Certainly a premium was paid — [- 

| | o ss to obtain a 6% interest, 15 year mortgage, at least 3% below the best ©



pos, _ Exhibit 1000 nies Os a 

i | SEVEN COMPARISONS OF ASSESSED VALUES pees | 
| ee FOR CLASS B HIGH RISE OFFICE BUILDINGS | a | 

| - | ~  —N MADISON, WISCONSIN AS OF MAY 1, 1975 | | 

7 | | | Assessment Value of (Net Rentable) Assessed Value Per a | 

| Building | Land & Improvement “~---Area =” + _Sq. Ft. Rentable ; | 

F | Hovde Building | —-- 247,700 - | | | | | 

122 W. Washington 806,900 67,000 15.74 | | | 

4 | Key: 0709-231-0913-0 — - «ST,054.699 | | | 

| First Wisconsin - Univ. 148,300 mo | a 
: 905 University Ave. 526,700 | 29,000 23.28 Cg pa 

q | key: 0709-232-0716-6  §  675,000—™~S” ae 

| | Tenney Building | 214,900 | | Ce 

: 110 E. Main Street F010, 100 | 76,000 «16.12 | | 
| Key: 0709-133-2901-1 | $1,225,000 mee . | oe fo 

Mm oo| lorraine Hotel = i s—its—~—~séi B00 aca ae ree fo 
| 123 W. Washington Ave.  _1,063,400 =§-112,434 11.97 ae i 

| |. Key: 0709-231-1006-2 $1,345,700 | u | | | 

2 7 oa Madison Medical Center 175,000 EE : ae : , 

7 20S. Park St. 4 029, 400 48,000, 5.09 } | 
| Key: 0709-233-0201-5 $1,204,400 | | 7 

| | American Automobile Assoc. 97,400 ee - | | ~ 

; | 438 W. Washington Ave. 509,600 = = 27,000 22.48 | 
' 4 — Key: 0709-231-2215-3 $607,000 | | | — 

| 30 On The Square 498,200 © | ae - 7 | Ps 

Mm fo 839 300 65,720 17.31 pes 
| 4 os | a $1, 137.500 © | : | | 

2 | | | a | ee)



i Oo available rates in November of 1975.. In addition the buyer paid © oe | 

| S $5000 to. Northwestern Mutual for assumption of a mortgage and certain © 

zs | other fees as a.condition of the bankruptcy sale. Closing was de~ | | 

q a : layed until January of 1976 at which time the mortgage balance 

| | | was $1,064,519, which added to $250,000 equity and $7500 in fees | 

od | provides a raw purchase price of $1,322,019. .To reduce this to an © 

i - equivalent cash price it. is necessary to compute the present value | 

—=. | | of monthly savings and debt service for 180 months. | | | 

1 | Monthly debt service at 9% for 180 months = $10,797.00 me | 

| Monthly debt service at 6% for 180 months = $ 8,983.00 | | 

. q © mol Debt service difference on $1,064,519  $ 1,814.00 — 

| | | mortgage balance © | | oe ee 

4 | ) Present value of $1,814 per month for 180 months assuming an equity 

_ - cash return of 12% is. $151,145. That is the justified premium paid | 

for financing so the equivalent cash price for the real estate would | 

: a | be $1,170,874; there are 65,720 sq. ft. of net leasable area suggest- oS 

| o | ing a price per sq. ft. of leasable space of $17.82. © } | 

: 3 3. Location _ | | a | | - oe 

| - Compared to the Tenney Building the 30 on the Square Building has a | 

| | superior retail location as it. is.on the keystone corner of the - 

a | State Street and Capito] Concourse program. It is a key location = f$- 

| for the Madison bus transit system. Its access is worse for main~ _ | 

po | tenance, materials and service than the Tenney Building, and the — | | 

] a —_ lobby for the office elevators is poorly secured and subject to ae 

; i noe vandalism. The site provides no parking but tenants can use under~ |. | 

| | | - - ground parking complex with the. adjacent Concourse Hotel. Office =~ | 

fot. a space is comparable to the Tenney Building in terms of linkages to © 

; ] op | Capitol, Courthouse, and financial areas and somewhat superior in | 

| | — terms of linkage to downtown hotels, West Washington Avenue develop~ — 

| 7 ; ment, and viable retailing. | - Sy Bee | | | 

| 4, Mechanical Conditions | | | | | 

q | / At the time of sale the building has two automatic passenger eleva- : | 

5 : tors without operators and is experiencing some security problems. to 

3 | oe There is central air conditioning in need of improved controls and 

iy : | capacity. Refurbishing of halls and bathrooms may be a function of 

| 7 - - increased maintenance but mechanic ally the building is contemporary 

;-  f as compared to the antiquated but servicable equipment of the Tenney = | — 

is | Building. ee OL a es | 

: f 5. Marketing - Lae oe | : | | : 

’ a | Lease terms and renewal suffered some neglect during trusteeship © | ey 

| ee and original leases are at a variety of rents and terms and in | | 

| a —_ : - | | |



a - | many cases escalator clauses were applied in sporadic fashion. A 
| | major effort is necessary to administer and release existing space 

i : arrangements to improve profitability of the building. Several new | 
| leases have been made at $6.50 per sq. ft. but many old ones remain 

in force at far lower rates. — es | 

i | 6. Comparability ee | | | 

| In terms of location and amount of Class B rentable area, 30 on , 
i | - the Square is comprable to the Tenney Building. However, it is | 

oe 30 years newer than the Tenney Building or the Hovde Building and | | | 

ee ee _ already has automatic elevators, central air conditioning, and other : 

i “ modern office detailing. There is evidence that it was sold under | 
- - duress, f.e., receivership for financial reorganization, and that - 

, the sale price included a premium forfavorable financial terms. | 
ot o Part of the financial history can be attributed to unfavorable oe! | 

| 1 - oe leases in the past, encumberances which remain with the property. 1 
| 7 Nevertheless, it is a useful benchmark and does serve to indicate | 

| ee that the most probable buyer type for an investment of this size. | | 

: ; | . and type is a professional realtor-developer. © oe eS | 

a C. The Lorraine Hotel - 123 West Washington Avenue (See Exhibits 7 and 9). | 

i | 1. Background ce | 2s : oes | 

| , | This major hotel was built in the 1920's in grand style by the | 

i | wes Schroeder Hotel chain, with the two-story ballroom, vaulted marble 7 | 
| a. wo lobbies and mezzanine, and other cliches of its era. It was sold in | 

a 1968 by administrators of the Schroeder estate after continuing wa 
3 | declines in hotel profitability to a Madison group of real estate 

| | . Investors and construction executives for conversion to office space. S 

ee | Since that time hotel operations were gradually phased out, each © : | 

a | - floor was gutted, central air conditioning was redistributed through | 

i | new suspended ceiling and light systems, and the space leased to the 

| a me State of Wisconsin for state offices. In 1975 hotel operations were 

| | | : terminated and the balance of space leased to the state in a suc~ 

: a | a cessful bid competition passed $5.81. Even the two-story ballroom oT 
| : | was filled in to provide two floors of space. © | 

a | a, Price and Conditions | : LS: 

| | The building sold to a Madison development group for $1,200,000 in oe 

q , the fall of 1968. Terms required 25% down and the seller provided _ | 

-8 | | a $900,000 mortgage at 6 1/2% for 10 years. The conversion pro- ee 
, ot vided 112,434 sq. ft. of leasable space. a bt ina | : - 

‘ a | 3. Location Oe ae : | | | 

ia | - The corner site on the southeast corner of West Washington and 

4 7 |. | Fairchild is directly comparable to that of the Hovde Building at



i | 122 West Washington and comparable to the Tenney Building site ce = | except that it offers twice as much frontage to the main street. : 
In addition it enjoys an off street automobile circle for unloading | 

oo = dt passengers at the main entrance. There Is no parking. The slope , 
j - | of the site and the design of the building provide minimal oppor- 

| tunity for retailing; there is a small English basement at the | | 
: _ «corner and a larger restaurant facility on grade closer to the 

3 : | _ Square. The first floor is almost a full flight of steps above | 
| | grade. | an | | 

q | —=&, Mechanical Conditions | | pe _ | | 

ee At the time of sale the building has two automatic passenger. ele- | 4s | yators and central air conditioning, as well as other baroque 7 | | : | a interior fittings. However, major work was required to remove - 
| mo hotel rooms and baths and provide new air conditioning and utility | 
pe . systems for offices. Thus more remodeling was required than in the | | ] | Hovde Building but it was staged with successive leases to the | | 
| | oS State and scaled down hotel operation provided some revenue, 
| | security, and maintenance. Pos, . | | ce 

il | 5. Comparability | | - | 

4 | ey In terms of location and amount of Class. B. rentable area, the | 
i Lorraine Hotel is competitive with the Tenney Building. However, ee 

oe : it lacks some efficiency as an office building. and the convenience | : | | of lobbies at grade, etc.. Financial terms were conventional for os 
4 | 1968 and would not inflate the sales price. However, the estate _ Pe a 

| was under some duress. in terms: of their need to liquidate an | 
_ obsolete hotel structure. Certainly the subsequent refurbishing | | q fo and unique marketing program to the State indicate that motivation ee 

i - | and purposes of the most probable buyer type to consider purchase | 
| - | oe of the Tenney Building in May of 1975. — eo | | | a ss Oe | | a Oe | | a : 6. Price Comparison | : : 

| fp The raw purchase price of $1,200,000 divided by net jeasable area of — 
| 2 7 J12,454 sq. ft. indicates a raw price of $10.67 or approximately ee 
3 | $10.75) per sq. ft. of leasable space. Developer estimates that - Fe centeeall | aah on; | , +e. : mS | 7 | he spent a rough $14.00 per sq. ft. to convert the building. Refer- of. 
| | ence to Exhibit10 indicates that with full occupancy and after re- oe | 
; i Pay modeling, it was assessed by the city at $12.00 per sq. ft. on May 1, | | 

| 1975, as compared to $16.00 per sq. ft. of the Tenney Building with = |. 
( ee Substantial vacancies, short term leases, and no refurbishing. Again | : 1 fo this sale and restoration. may not be fully comparable but it under- 
| os scores the inequity of the present assessment on the Tenney Building. | : 

' ql - D0. Market Comparison Conclusion ee ) me | | es 

2 1 _ The three comparable properties above were purchased by investors with | 
4 7 . _ Similar motivation to refurbish and market, but are only roughly ee -



Cefee le . Exhibit 1L pe 

| SUMMARY OF COMPARABLE SALES Ci’ CLASS B OFFICE BUILDING SPACE | 

i a IN NEED OF REFURBISHING AND MARKETING 4 | 

lors . Item | | Le Hovde 30 On The Sq. Lorraine Se Tenney ; oe 

a Date of Sale | July, 1972 porter 7 ote "68 | | | a oe 

Cash Price $800,000 =‘ {$1,171,000 ato oe | | 

E | (set) teaseble Area 7 67,000 sq. ae sq. {112,000 sq. {76,000 sc. | oe - 

Price Paid Before Re- | of eS | | | ! 

3 | furbishing Per Square — 911.94 or $17.82 or $10.67 or | | 

Foot of Leasable Area ($12.00/sq.ft [$18.00/sq. £t.«$10 .60/sq.ft. es 

I May 1, 1975 Total Lo fo of P | ee | to 

| Assessed Value $81,104,600 i$1,137 7500 [$1,345 ,700 $1,225,000 | J 

, - Assessed Value Con- = $1,699,384 '$1,750 ,000 ($2,070 , 307 $$1,884,615 | ) 

verted to Equalized | espe hos oe fe , 

@os| May 1, 1975 Assessed = 915.74 (917.31 — 4812.00 ($16.12 Po 

| Leasable | fo. | | : | : i Po 

| - Seore for General 4 : | Ae OS { | | 

| Characteristics at ob po oe | - 

. | Original Purchase 4 pee po | fo | | | | 

| } ss Tecation [4 x.30=120 5 x 30=150 ‘ x 30=120 (4x 30=120 | J 

HVAC po 3) 1) a fo | 
fo 20-40. | Gx 20-160 | px 20580 | bx 20-40 | Soe: 

a — Flevators. ia Oo 3 OS 3) oe Ly | | 

| Parking 5 x 15=75 (0x 15=0 — ° x 15=0 3 x 15=45 — fo 

| . 7 - : Remodeling - 3 xX 25=75 | 'S x 25=125 — (a) 25-25 2 x 25275 | | a : 

: ' nos Exterior Style {3 x 1LO=30 5x 1l0=50 Lx il0=10 5x 10=50 , 

: | points scored} 40 F858 330—Csd : 

: | - Alternative Estimates Based on Sales Price Per Square Foot Leasable | ft 

,; #12 x 76,000¢= $912,000 ee oo 
;a 13 x 76,000 = $988,000 | oO | | oe 
; =| 14 x 76,000 = $1,064,000 | f | 
is —  - 15 x 76,000 = $1,140,000 ———ooooooEoEOEOEeee | 

|B | 9 tes 76,000 = S1,216,000 oes



d | SO el | 200 | | : ane | 

a | | comparable in terms of time of sale, condition, age, and other factors. pf 

pe {t was necessary to summarize descriptive. data in Exhibit 11 and then | ¢ 

os | score the significant characteristics of each sale at the time of pur- , | 

a chase for relative quality to the Tenney Building on a scale of 0 to 5 . | | 

| | (5 = most desirable for investor) and weight the significance of these | 

2 | factors to the professional investor. Location was weighted 304, es a 

4 a | elevators and. HVAC combined for 20%, remodeling required 25%, parking — | 

with structure 15%, and exterior styling and image 10%. 

4 Results of this analysis show the Tenney Building and the Hovde Building 

| to be very similar in total weighted points scored, while the Thirty | | 

on the Square is.a significantly different transaction in character, 

J regardless of the price. 2 ee ee 

Without adjustment for time, an impossible adjustment to make due to © | | 

| change in the energy costs of older buildings tot lenmble aaa 

a | Building would sell for $12.00 a square foot of (net leasable areajor | 

| a — .§$912,000. If it were to. sell for as much as 23% more-than-ttre-Hovde | | 

| - Building, or $16.00 a square foot on May 1. of 1975, it would sell for | 

J _ $1,216,000. a | os eee 

fp However, at this time it is assessed at $16.12 a square foot of net | ; 

8 [| | - leasable area, which when adjusted for a 65% equalization rate for 7 

| q May 1, 1975, suggests it is worth $24.85 value in the market place. _ te 

fo If the total assessed value converted to equalized market value of ep ees 

| $1,884,615 is tested to. determine the yield available to an investor | a 

: 7 | who paid that price, the result is an unacceptable yield to equity of 2.85% | | 

oo before taxes, based on the income and expenses provided in Section VI. _ fae 

i | : The market comparison approach can only bracket the most probable price an 

a ag of May 1, 1975 as between $912,000 and a maximum of $1,216,000. on 

| we | This is sufficient to underscore the serious inequity of the City of Madi- | | 

‘fof oe son value of $1,884,000 as of that date. However, a careful projection ) 

q | | of future incomes and related financing can provide a more representa~ _ | 

| | T | tive and narrow range of estimate and this approach is followed in | , 7 

7 Je Section VI. get, a oe Jo as BS ns 

| Vi. THE INCOME APPROACH TO VALUE - Se Be 

q ss For lack of arms length sales of comparable properties in Wis., it is the | yo 

| | opinion of the appraiser that the only correct approach to valuation in the | 

is ss present instance is the income approach to value, more specifically the _ | 

: 1 | mortgage-equi ty approach to value, as previously discussed in this report — woe 

| oe and approved for use in the City of Madison in Case #140-201, Dane County © 

: | Circuit Court, before the Honorable Judge George R. Currie, relative to the. 

: 4 to James Wilson Plaza building. oe | ns rs re 

| i The various steps to the income approach to value have been identified below 

’ f and fully detailed in the exhibits which follow. ) | foe fe 

| 4 | | | . | ; = . | |



: - A. Income Approach Methodology | . | | aera pene 

j an To determine the present value of a series of possible negative and posi- 

i | tive cash flows before income tax to an investor-purchaser of the Tenney ee 
| | Building as of May 1, 1975 the following procedures have been followed: | : 

] : 1. All spaces in the Tenney Building were identified floor by floor as %& ee 

a | square footage and use to determine net assignable and hence leas- . | 

pS able areas. (See Exhibit 12) In addition, all existing leases were | 
| reviewed to establish actual rentals and date of commencement since ee 

| 1 —_ a Significant portion of space was occupied for only a portion of the eS : 

| § 1 , fiscal year May 1, 1975, to April 30, 1976. A schedule of existing | 
- - vacancies reduced by additional rentals in fiscal years 1976 and es 

: | 1977 are provided in Exhibit 13. ; BS ay 

| i | | 2. Assignable areas, rents in existing leases, and market rents for — a 2 
| | | | vacant space were then combined to produce a schedule of revenues | 
| _ | with supporting footnotes in Exhibit 12. It should be noted that rs , 
q 7 | . rental Increases are projected on several different standards, de- | 

a. pending on their tenancy. Private office tenants are releasing sub- , 
| | : ject to escalation of total rents according to the change in Con- oe Pes 

sumer Price Index for all cities and all items, and this has been | | | 
i | | | projected at 6.3 percent per annum without compounding as in Exhibit mes oe 
ia: . 14. Yearly increases for space leased to the State cannot exceed ~ =. PTs 

| Lo 5% per year, while space rented to Jones Inc. is subject a prorata | | 

if | share of operating expenses. a o oe 

, | | Oe 3. The projection of gross potential revenues for five fiscal years and Po 

f oe projected vacancy losses were then combined with operating expenses Oo | 

: | to produce Exhibit 15. A Schedule of Projected Revenues and Ex~ | | oe 
: i | | penses for the Five Fiscal Years Starting May 1, 1975. It should | 

| | | 7 | be noted that the carefully footnoted expenses are based on the as-~ | obs 
: 7 - oe 7 sumption that any purchases would order and install two automatic anes | a 

; | | elevators to replace the existing passenger elevators. The present eee 7 
: 7 | a So -. owners have received estimates of $135,000 for 1976-77 delivery, : Ae | 

a but have not decided to make the change. That investment together | 7 

a. a | with the projected increase in occupancy would have a pronounced im- T. 
' es | pact on Income before real estate taxes, income taxes, or debt ser- | | 
: 7 | vice. The investment in the elevators has been assumed to be fully | 
| | financed with a 15-year second mortgage as further described below. : 

ig 4, Revenues less expenses in Exhibit 15 provide a forecast of net ee 
: 3 mse | cash income before payment of real estate taxes, mortgage interest Shad fee 

| | and principal payments, and thé_yield on investment plus recovery 
: - | ? of equity capital necessary to justify the cash investment of the | | 
i | : | buyer . 7 | ; | as : . Cae feel’ Aha Merge) eigh f al - | : 

| : |  B. Recognition of Business Risk and | ee A. 

4 oe Probable Buyer in Real Estate Investment | a meas 7 | 
ig : os | ae | Pee | Se Les 

| 4 [ | - _ To convert net income before real estate taxes and debt service to a | eo 
: oe capitalized income value, a computer program called Investment Market = | 

| Oo Value (IMV) reflecting Ellweod Mortgage-Equity techniques, will be used : 
ig . - from the National EDUCARE library of programs. EDUCARE is a non-profit — 
3 1 | extension of the American Institute of Real Estate Appraisers and the - 

| | Society of Real Estate Appraisers dedicated to the development of — | 
| — Timeshare techniques for application to appraisal and real estate an- . 

if | alysis problems. Use of the program is a three~p 2 rfjgupppeqegugsepeeeeenererreaas
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- : | | | | oo | a - | 2 DAP he ay | ” i | TENNEY BUI LD NG | . . . | | | | . | | - | : ; | 

- ones a —- §chedule of Rental Revenues! for the Perlod May 1, 1975 Through Aprfl 30, 1980 | | | | | 

| | ; | os _ | | = . Catizted ee Eevee 2 | . epee . , ce eb em pe fos 

| ; Yearly ee ANNUALIZED GROSS RENTAL fro jut a 
| | Rental/Unit 1975-76 1976-77 «1977-78 ~——«1978-79 ~——*1979-80_ | : 1 bevel Space. Sq.ft. or t@.ft. (Actual) —__ | | | | 

Lower Levely>- | | | ~ ee ra | 

| _ Bank Storage © = 5, 500sq. ft. 4 Oe 33,00 F 16,500. 17,540 18,580 19,620 20,660 
| | _ Bank Storage 7A - N25 sq. ft. te 7 "5,25 | 5,906 6,280 6,650 7,020 7,335 | 
po tes > torage > 1,504 cu, FR 18 /curft. © 2,071 2,201 2,330 2,460 2,595 

| —. {storage rm.)°~ Bin eee Dee ees : | 7 | | 

Ee, Jones, Inc. © 8000 sq. ft. 3:00 27,500 +) 32,500 34,550 36,595 38,645 | 
ce | | Chez Vous oo | a 1 , 000 u ; 4 (4 mon) 3.90 } 300 T , 380 1,465 } 545 } , 630 . | 

a es Bre — F,000 " (8 mon) = 4.20 -2,800-—~7 > 42,975) 3,155 — 3,330 3,505 | 
eee Seen | ASA " | (5.37 2,439 © 2,595. 2,745 2,900 — «3,055 | 

a Second Floor: ; oe 2] a / (UR RSS oe : | a | | 
a — 20) _ Madison Dist. Se- pa Oo | a a | | | 

curr ty va 50" "(8 mon) 4.8080 510 Sho 570 600i | 

od a02".. Mar Mac Security “690 NN (8B mon) 4.00 1,600 1,700 1, 800 1,900 (2,005 =F | 
| | Oink 8 es ! Cty (4 mon) 5.25 = 1,050 | 1,115 1,180 1,250. 1,315 @ |. | oe 203-04 Dr. Doolittle 6° Reg | 5.245 2,754 2,81) | 2,990 3.165 3,340 4 | 

205-08 Vacant Pa BRO 5-H) 5,025 5,340 5,660 5,975 6,290 =~ fo | 
. 209-10 Vacant © : | ehh) ho os Ba] : 2,440 2,595 2,745 2,900 3,055 Be 

en —  @it. Or. Regey ATG (8 mon) 4.46 65] 690 735 775 B15 | 
pol eg gag Sg ge Os penton (4mon) 5.25 383. «405 430 Wes BO | 

ye ph 212-214 Dr. Rhoads ee.) ee 6.38 3,765 3,765. 4,000 4,240 —&WTS |. | 
Ph 215 Dr. M. Meng | SATS. : (11 mOn) 5.76 2,192 — 2,330 2,470 2,605 2,745 

ae wee . | - Een . 1 mon) 6.05 | (209 220 | 235 250 260° | 

OF ace 216 g tecant oe 00 BART 2,705 2,875 3,045 3,215 3,385 | 
of Cee! 217-1 Dr. McDermott = BLS" . - | 5.2 4,249 | b 428 — 4705 4985 5 265 | 

eal ee 720 Vacant | BOD ASH 6,916 7,350 7,785 — 8,225 8,660 » 
| <. : o. Thi i d Fi oor: - . . q @ a a | a - es - | =. | S wi | | oo : 

| | fe. 301 Robert Vogeland Assoc. 150" " (11 mon) 5.28 726 | 770 0 815 865 510 | 
| 302 3 0 bud | P fons 8 Bi mend | 8-8 e = | "= | a 35 | Ee (OS™ moudsmans Prog. | eta | - a | : | ne 

| fp ff Lt. Gov. Office — 7g" " | (4 mon) 5.22 2,051 2,155 2,255 2,360 2,460 | 

| ney | aon Bemon) 504843074520, PHO 4,955 5170 | ! | - 304-8 Vacant | AZo~,1 ,076. - , | 5.41 ——-§ 82) 6,190 6,555 6,920 7,290 |



a | Siete oe | Boge | we | oe | | 

| SU SRR Ss SE . Soe | OR oe a | aoe TENNEY BUILDING | | | 3 | , | | eo . | | oe ; eS OO _ Schedule of Rental Revenues | for the Period May 1, 1975 Through April 30, 1980 , | | oe | | , 7 _ Yearly _. | ANNUALIZED GROSS RENTAL __ | pos = | | | - - Rental/Unit 1975-76 1976-77 1977-78 ~~ «1978-79 ——**979-85 | , | | | | . ___ Space _ Sq.Ft.orCu.Ft. (Actual) - a. : | Third Floor (cont.) oe Oo ce ee | OO ee : 
a “309 The Formal Co. Qa’ sq.ft. — «6.92 1,373 1,438 1,530 1,620 1,710 | | 310-11 Vacant | 450 ¥SG | 5.64 2,538 2,700 2,860 — 3,020 3,180 | , ft 312s. Kappa - ‘234> (10 mon.)6.28 1,224 = = 4,300 1,380 1,455 1,530 . | | - ee 2 mone) 6.79 265 280 © 300 — 315 330 : «393-14 Or. Robert Meng — (482) , (11 mon.) 5.87 2,593 © 4,225 2,920 3,085  —s- 3, 245 ae | ‘ae | wes A emg (} mon.) 6.17 248 265 280 295 310 | 7 315 State of Wis. FAD Fah 5.250 3,785. 3,943 4,140 4,340 4,535 oe Comm. Care eee ness ah 
J 316 Wis. Builders Assoc. 632, . = (11 mon.) 5.72 3,312 = 3,520 3,730 3,940 ByWaS eee | oe es y OF! mon.) 6.15 | 32400 BAG 385 385 405 318-19 Vacant ks Me «6564 2,628 2,795 2960s, 12085 3,290 a | 320-24 Rounds & Rich? 1,200 1365 Se. ?7/abed ~§.90 (7,081) 7,200 7,655 «81100 8,560 mm ees SCN tet EO oe ee : | a | | | | 7 €2NG ee ne OOM | | Ce | a Fourth Floor: | A ae ee | | 2 m tol Vacant 80D 6.00 900 960° 1,020 — 1,080 —1,toO 402. State of Wis. 6489 4 562500 3 KO2 3,672 83, 726 ts« OK 4,100 | Health Policy 2 a a noe af oe . a pe 

403-12 Harley, Hayden & Co. (2,349%:2 / 47 487 11,428 12,671 13,470. 4,270, 15,080 oC — -4Y3-14 Wis. Alliance of | OIG) “ROR 5-75 3,903 4H 060 4.315 4,570 4,830 = . | | Cities - . —_ | | i a 
| his LaCrosse Tribune 259 » oo, ——6-§.50 1,424 1,469 — 1,560 1,655 1,745 | | a ‘416-19 State of Wisconsin? 1,370) . S492, y1o~ 5.25 7,192  — 7,192 7,492 7,865 8,240 | | 420-22 State of Wisconsin _ (Tho aoc | Ye? 5.75 4,278. 4,278 —  wASS 4,680 4,900 © | | 423-24 E.J.Konkal C340) oe 5.50 1,870 1,870 1,948 2,070 2,195 cee S627 a | fee | | | : | | Fifth Floor: — oS @ arn - - ; | ao | So - 
eee 501 E.C. Barton | £150) (8 mon.) 4.80. 480 510 540, 570 600 | Re _— ato (4 mon.) 5.60 280 300 — 315 335 350 eet fe 502-05 Drs. Cooper, Kemp & 1,652 ) (10 mon.) 5.32 7,318 | 7,780 8,240 — 8,700 9,160 © | oe = + + tantis pene (2 mon.) 5.55 1,529 1,625. 1,720 | 1,820 1,915 | | | Be 506-19 State of Wisconsin 3,922) | | | 5.25 20,591 20,591 21,105 22,160 23,215 , | ae Supreme Court eg ee cae | | | | . a | 

| ESS S20. Wisconsin Board of © 555) | | | «6.2502, 914 2,914 3,036 3,190 3,340 [2 ___ Aging Se an oe | | | | | ee 521-22 Or. Coryell 6 38D — (8 mon.) 5.43 1,228 1, 305 1,375 1,460 1,535. | 3 «(rr mee (4 mon.) 5.79 654 695 7350 780 G20 — 7 Be 523-24 Green Bay Press ° 3375 : 5.25 1,768 1,924 — 2,045 2,165 2,290 

ve po | ; | (oF So | | | re 7



| Bf £2 ER —_- Gull ae — — fe be Met Fs a a oo = wi oF - mek og OL a TENNEY BUILDING =~ Se | De ae | 
; : oe ey Schedule of Rental Revenues! for the Period May 1, 1975 Through April 30, 1980 Co 

@& £fSF 
ES CB me 

po co 
| | Yearly | ANNUALIZED GROSS RENTAL | : a 

po a | 
—- Rental/Unit ee 1976-77 1977-78 1978-79 1979-80 , 

— - | | | : | __. Space . _$q.Ft.or Cu.Ft. (Actual . _ | 

Pos paxth Floors Eon Cue BI 
oe | 601 James Rimmey & Assoc. 150 sq. ft. oe 6.40 960 1,020 © 1,080 1,740. 1,200 | 

602-04 State of Wisconsin VAIS 5.25 7,733, 7,733 8,055 8,460 = 8,860 | 

e | Health Policy a | | | oe CO 7 | 

| 605 Aetna Fire. —<20R 
5.69. 1,16] 1,280 1,360 — 1,440 1,520 

— 606-10 Vernon Molbreak | 1,000) ~ - 7 5.20 5,197 5,500 5,845 6,195 6,540 oe 

— 611 Robert Smith — 2B — (B mon.) 5.45 1,040 1,105 = = -14,170 1,235 = 1,300 ws 

po Mo. & Commerce, <dnpe mon) 887 560595 630 665 700 fo 

|. 612-14 Wis. Mfg. & Commerce; C6475 - 603 3,900 4,050 © 442730 4540 4,810 | 

ee Muleahy & Wherry | we a Sees oe | | - : : 

| — «6IS Muleahy & Wherry ABS Mo rit acon 5.50 1,892 1,892 2,010 | 2,130 2 250 | | 

616 John Barsness 850) | 622 ZZ 4AABS 4,765 5,050 5 335 ri 

617) Wo J. Ward - | 250" ed ae — 5556 1,391 oT 4aN3 1,500 | 1,590 1,680 BS 

| 618-19 State of Wisconsin. holy er ee 5.50 2,717. 2,/17 = 2, 850 2,990 3,125 "= BZ - 
| 620-24 Rg. Devine Co, C 1,262) | 5.4] 66915 7,273 7,730 | 8.190 . 8,650 — : | 

: CS “TGLO ee ng ae a ee No 
Seventh Floor: | oo - _ west | a | | | | | oOo |. 

a /Ol Storage - Lawton 6 (150% ay | | 2.50 — 375 400 420 ALS 470 S | 

| Siance FO Cotts 
see & by a jg | 

“ : | | . | 4 7 | 

~ 702-15 Lawton & Cates 4,506 Ga , 5.13 23,125 — 23,125 — 25,795 27,420 — 29,045 ~ 

716 Mel Cyrak, Attorney _ 315°7 pao BAY 1 704 1,871 1,920, 2,025 2,135 — ee 2 

717-19 Vacant | 588 
5.88 3,457 3,675. 3,895 4110 46330 : 

| | 720-24 Vacant A, 27 Oe B88 7,509 7,980 = 8 45 8,930 - 9,400 
720A Storage - Lawton — | be LB, 3.50 434 434 60 490 515 

| oe Ca tes 
en ppt = Be y | a a mo : oo ao 

. 
| 

| =. | os : . So é@ & oo a : € f - at ee} : 7 : | oo | 
| . | 

| ; . 

wmae fighth Floor: we ge MR es ae es Re 
| ‘Dr. Durkopp | ASOD goptet® "Tg gg 900 955 1,015 1,070 1,425 | of 

| | 802-05 Lawton & Cates | 1,536) ¢ | 5.08 7,810 7,810, 8,710 9,260 —-9,810 | 

| fee 806-07 Dr. Mannis AIO) Oe . 5.66 2,660 2,772 2,945 3,120 3,295 | | 

: Fs) 808-22 State of Wisconsin- (4,580 = 2°25 2h O45 24,045 26,049 27,350 28.655 | pe 

ee _ Health Policy OT ee | | | oe ee ; | 

Be) 823-24 dr. Boyle (339) - «5.72 1,940 2,032 2,160 = 2,290 2,415 a | | OF we 
| EE ee 

I etter arn enn ater eimai aii aan ne cn a a i ta i ir 

ee
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: ) | a Loe TENNEY BUILDING | | 
. | | - | Schedule of Rental Revenues’ for the Period May 1, 1975 Through April 30, 1980 ke os | 

| Oo | a Yearly canes ___ANNUALIZED GROSS RENTAL | : | . | / - a Rental/Unit 1975-76 1976-77 1977-78 1978-79 1979-80 to | | | , Space Sqg.Ft.or Cu.Ft. (Actual) ee _ an | | a — Ninth Floor: | Oe a a 
(901 = =Milliman &€ Peterson — M50%5q. ft. (8 mon.) 4.62 462 4KoQ 520 S50 — 500 | . | een ~ (4 mon.) 5.42 271 290 305 320 340 | | | 902 Wis. Ins. Alliance B64 | oe 5.56. 4,802 5,054 5,370 5,690 ~— 6,010 | 903-06 State of Wisconsin 980 — | 5.25 5,145 5 , 360 5,625 5,895 6,165 | | 907 David Lund — | 225) | «5,50 1,237 1,296 1,380 ' 1,460 1,540 | - 908 Vacant (Lawrence Hall) 20m. ad a 5.60 1,145 1,500 1,595 1,690 — 1,785 oo 909-10 Lawrence Hall — age? cA 5.60 2,778 2,795 — 2,970 — 3,145 3,325 | | Ot Dr. Schmitz | BBB GB 1,608 1,642 1,745 4,850. 1,950 | | 912-19 State of Wisconsin 2,580 - | 5.25 13,545 13,545 14,110 14,815 15,520 8 | | 7 | Div. of Cor. “ : | oe | | ok | | | | 92 MacDonald & Widder 575 BE aes 5.50 3,162 93,229 | 3,435 3,635 = 3, 840 a | | 922-23 Vacant - . 355 =a | 5.64 = 2,004 2,130 2,255  — 2,385 2,510 mo 924-25) Dr. Rundel 339, 5.34 1,811 2,056 2,185 2,315 2,445 = | | CHEB oe | oe | a | = | | Tenth Floor: — | eats re ce . | = 
100) 50 6.40 960 | 990 1,050 1,115 1,175 at _ -«* 1002, Wis. Association of 864) 5.75 4,968 5,072 5,390 5,710 — 6,030 me ms _ Independent Col. img a ? | | | | Oo | 1003-4 Wis. Canners & Freezers 756) ~—68e5) 4,170 =) 409 4685 4,965 «5,240 = | 1005s Jerry Brown 224 gl, 5.89 1,320 1,348 1,435 —= 1,520 — 1,615 = 7 - 1006-8 ~The Boelter Co. 208" * | 5.50 3,963 4,215 4,460 4,710 4,960 | | | 1009-10 Fred Brown ABB (9 mon.) 5.00 — 1,708 = 4,815 1,925 2,030 —— 2,140 . Od | ee (3 mon.) 5.27 600 = 6 4O 675 715 750 | 1011-13 Dr. Doll | S727 ethS 5.31 = 3,859 4,07) 4,330 4585 4 840 1014-18 Vacant ~ | 1,788 FO ——— «-§ 88 10,513 11,175 11,840  — 12,500 13,160 8 1019-21 Warren Lucas 669 — ©" (8B mon.) 4.07 1,814 = 1,928 2,045 2,155 2,270 | = | | sag (4 mon.) 5.25 1,170 1,245 1,315 1,390 1,465 | Be, 1022 Vacant W2L? men 459 1,298 1,380 H65 555 BHC | ee 1023-24 Dr. McKenna BBY ee Oo 543 __1,797 ae 1,855 1,950 2,065 — 2,180 | 

ae | TOTAL C75, 819) 28 bee » age 392,688 413,174 437,169 461,870 486,280 | | 
ae Net OO Fg BNE eras | 

oa eal wg . a | — ; | | A wag woo fi “we we & Pee 2 : | | | | : os



| oe Ee | - — TENNEY BUILDING © Ce Dee es | . | 

a | | Notes to Schedule of Rental Revenues | | | | , | 

| The annualized gross revenue for 1975-76 is consistent with actual lease terms. | | | | 

| Yearly increases in rentals are assumed to take place at lease renewal dates, and > : 

| | are based on the last five years average all item consumer price index of 6.3%. : | 
. ; . : . * : 4 : : . , | 

: | oe Yearly increases in rentals for state agencies, however, are based on 5%, | 

! , . 2 Rental increases for Jones, Inc. are based on operating expense increases. The | . 

| ss fnerease for 1976-77 is not as yet finalized, but will approximate $5,000. | | 

) OP ee UP Vacate December, 1975. It is projected that this space would rent for $6.00 per | : 

: ao - : sq.ft. for the year 1976-77. | ae oe | a a | 
ED - | | ‘o a | | | 

eo bog ™ oo oe , a | | 

| py tino Renewed June 30, 1976 at $5.75 per sq.ft. © | | oon 

1 7 oe hh S35 ‘Used by Bank Properties for period of May through December, 1975. | oe wo] 
NAN : | PS Ds = oo | | ) | os 

Wi mo | | | | Os | eee | | oe | : —_ | 

} oe 
. © . 

| / | | - | - | 

i oe a an | | | |
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Poe | woe a _ TENNEY BUILDING — . ae | 
po oO Sehedile of Nacancles for the Perlod May 1, 1975 April 70 ere Let due GE ecaneg, 

oe | Oo «Rental —& of ____ PROJECTION PERIOD | | | : | | Space % Vacant — Rate — Months 1975-76 1976-77 1977-78 1978-79 1979-80 | , 
| Lower Level: pee oceans —— — ee Se Ee = 

: | | Bank Storage - A 1,125 47, 100 5.25 yh ym 12. 5,906. oO a | : So es | 125 75 5B ye 708 | : 
/ | 1,125 50 6.24 Pe 8, 510 3,696 , | | aes 1,125 «60 65F 

a - Bank Storage - C (cu.ft.) 7,690 — 100 | WB 7 2 384 oe . a | 
| | | | «7,690 50 25ND gy 961 96) \ ey a . : ro ne : o ' | 7 . 1 First Floor: 7 we ts 7 | a OC , Chez Vous _ on HSH 100 5.37 — 7 Ti,423 000 | | es | 
: | a | | oo | | ce ee | | Oo Second Floor: oe | | Oo : Oo 7 . | | { - | 202. Mar Mac Security (Partial? Month) - 1 50 7 , , mo | 205-08 (929 sq.ft);209-10 1,880 100 BAT 12 10,171. oe | 2s ae : | (451 sq.ft); & 216 (500 1,880 75 5.75 12 a | 8,108 | oo a sq.ft.) | 1,880 - 50. 6.09 re 8,725 3 | i We oo 1,880 500 —6BLA3 12 me 66,044 | _ | | 1,880 50 6.77 12 6, 364 wo | | 21900 353 100 5.64 412 4,99 . | | | | | (353 75 6.00 - 12 | 1,589 | Ces | , 
| - | 353 50. 6.35 12 . 1,121 | | cr an) | Oo - 353,50 6.71 12 Seow Sd 1,184 ; | 353 50 7.06 42 | | 1,246 | | : OO 220 7,400 100 hgh (72 6,916 

| | / a 1,400 = 75 $425 12 «5,533 — ee | | a. | 1,400 50 5.58 12 3,906 | ae i aS +, 400 50 4§.97 12 | - | | 4 137 ee | | —-1, 400 50 6.260 12 | 4, 368 tt 
| Ga Third Floor: | ) ee | : | | | a _ | | [= 8 «302-03 | 1,149 100 5.22. 8 2,051 | a ae 1,149 100 5.48 4 4 307 | | iia 1,149 = 100s KB 3 «T1695 | | | = «(315 | 72) 100 §.25 2 631 | | Yl | 

po ae = 318-19 466 — 100 5.64 120 2,628 | | | ‘ ae | | 466 75 6.60 12 2,097 © | : : | — a . | | : | | | | | : 
: a a a | : | . DO |



ee ee ee ee ee ee ee ee ee ee ee So ££ Ee he OE Od 
| : Hag ees : woe ees | | ne : a, - | | 7 A 

| oe | a | TENNEY BUILDING | oe . a ee 

j . | | i Schedule of Vacancies for the Period May 1, 1975 - April 30, 1980 oo | | oo 

: ae - | oe Rental # of | _ PROJECTION PERIOD 
pe P Os, Space % Vacant Rate Months _1975-76 _ 1976-77 1977-78 _1978-79 _1979-80 a : 
| Third Floor (cont.) os | a - . es | | | 

| | ~ 318-19 (cont.) 466 «+50 6.35 12 1,480 . | 

: | - a — 466 50 —tiéSG<CH FT 12 | | 1,563 | | 

: | | Oo 466 50 = 7.06 12 oo | | 1,645 
| ; 320-24 1,200 | 100 5.90 4 2,360 | oe a 

| - | a 1,200 75 6.00 | 12 | 5,400 | 

| Oa | ‘4,200 50 «6.35 12. | : 3,810 wa 
: | | oe 1,200 50 6.71 - 12 | 4,026 | 7 
; | Pe 1,200 $50 7.06 — 12 ot | 4,236 a 

: Fourth Floor: | | | Pos es: . oe : a | | _ 

| GOT | 150  ~—«*100 6.00 12 900 | 2 | 
) | ae 15000 750 HOB 720 ee os mo 
| wy 150° 502i«*BOt*«*Y* - - 50 | | mf 
: | | we oe 150 50 7.200 2 | 540 BO | 

| aa 2 _ 150 50 7.60 12. : | 570 oo fo 
an 402 | 648 100 5.25 6 1,701 | = | og | 

| : AIS : | a) 100 5.50 6 712 Be as ne 
| Ms 420-22 | | : 74h 100. 5.75 12 4,278 a . : : | w 

| : | , z | 

| ou Fifth Floor: | | | | | _— | : a | = wo 

} oe 506-19 | 4,375 10005250 T2867 | 
Poo” 520 | . 555 100 5.25 «6.431: 562 | | | | | 

| Sixth Floor: - | | | | | } 

60 150 100 = 6.40 5 400 | | 
bo Me 602-04 : | 1,473 100 5.25 8 5,156 © | 
yo 60 — 204 100 5.69 2.27 219 | oe | 

| a (C6 12-14 647 100 = 6.03 1 : 325 | | | 
| Po 615 — 344 - 100 ——i(as«é*S SO 9 1,419. | | | | 

| 344 75 5.50 9 - 1,064 — Ole - | | 
| ja a : hk 50 5.85 12 | 1,006 oe. : 

oO | | 34h 50t*~<té‘«SCD 12, 1,066 | | 
as a 3hh = OSt*«*C 12 | 1,125 | | 

: [= 2 3=séCOGG 18-19 | | Lok 1002s 50 122,717 - . ae | 

| P= Seventh Floor: | | | , . | ae | 

: —=—  ~70l | 150 100. 2.50 8 250. : oy / | 

| | | pos 716 a - 315 100 5.41 ‘VAS 1,625 oe 

| | oe | oo | es, . ee | oe
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| oe | oe 7 a TENNEY BUILDING el a de ae ae - 

J | | | a _ Schedule of Vacancies for the Period May I, 1975 ~ April 30, 1980 | | | | — | 

ay a | - oe oe | Rental = fof ____ PROJECTION PERIOD _ | | | 
ee Space &% Vacant _Rate  _Months  _1975-76 1976-77 1977-78 _1978-79 _1979-80 | 

| Seventh Floor (cont.): | oe - “ ee } oo | | | 
2 a —7N7- 724 oY, B65 100s 5.88 12 10,966 Center AS eg ES _ 
) ' | | 1,865 75 6.25 12 8,742 eS | : } 
: ce «B65 iOst«<“i SD 6 190 | 

- e 1,865 50 7.04 12 aa 6,565 a | 
. | , | | 1,865 50743 12 | | 6,928: . 
pe 720A | 12h 00 (i S—ti«*CY'D 34 as | 

| 12h 100 3SD st : 72 | 

| Eighth Floor: - ee - ‘ lg as | : | | ae eS : | | 

: 7 Sor : vee 150 75 ~~ 6,00 4 Ae 619 | - 8 | 
| | | 1507 50 6.37 2 | po 47B | | 
: : ee | 150 «50 6.77 12 a es 508 | 7 
, eo | oe 150 2 © 50 WZ | | 235 m 
, | | as 4,580 © 100525 8 —- 16,030 | | | | = | 

| | Ninth Floor: | | - ao oe a | | “ 
| | 903-06 - 980 - 100 = 5.25 5.16 2,213 © ae | 

: — 907 | 7 | 225 100 —s«d5 50 3 309 a ~ | 908 : 204 75 7.35 12 | 1,125 : a 
| | | . 204 50 7.82 — 12 : | 798 | 2 | 
) 204 =SsidOt*~«<“i«é‘«éCC*B 12 | BG a. 
| 204 50 8.75 2 893° . 

| 921 575 100550 Bo, 108 a | eo 
— - 922-23 355 100 5.64. 12 2,004 | . Oo | 

oo | | 355 75 6.0012 1,598 | | | 
ae | | : 355 s«SS 6.35— 12 | -1,128 | | 

| a | Sees 355 — 60 6.72 12 — Oo 7,193 — a8 

i 8 a 355 «0 7.0700 12 | | 1,255 | 

io me tenth Floor: | | ne. | | | | od 

a | | 150. 75 6.64 10 623 | | : 
ro ee Ones | — 50 50 7.00 12 | | BRS | | 

a . | 150 (50 7.4312 | | 557 | | | | 
i ae | 150 507.83 12 | _ 387 . 

oe | * | | a | : 

DEES cE SENSO — rien —— es — So 

, i ee ee ene Ege ee : | a | | a oe
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| | oa / oe TENNEY BUILDING | | i os | | 

| es | - . Schedule of Vacancies for the Period May 1, 1975 = April 30, 1980 . | | 

fo | | - noe fe Rental = # of ee a PROJECTION PERIOD _ | _ | 
a Space % Vacant __ Rate Months 1975-76 1976-77 _1977-78 1978-79 1979-80 oo, 

po | Tenth Floor (cont.) oo aa ce SE ee 7 
| - 1014-18 oe 1,788 100 5.88 12 10,513 | 
| | Ce 1,788 75 6.25 12 8,381. | | | 
| Oa, | | 1,788 _ 50 6.62 412 Oo 5920 or | 

1,788 50 6.99 12 7 : 6,250 to 
| | a 1,788 50 7.36 12 er | 6,580 — | 

- 1022 | | | 7 ~100 7-59 = 12 1,298 oe | | . 
| . | a | 171 | 75 8.07 en | 1,035 | | | 

ge Se 17 50 B57 0 2 733 | = | : 
| - | Wi 50 9.09 12 | | | aa 778 - 

| | ao . 7) 50° 9.59. 12 os | | | + 820 | 

: TOTAL | | | —--'110,338 54,550 37,618 += 39,727, 41,809 my 

i : . _e 

| oo | | ee | | | > | 

{ | | | | | | | | a ca | 

ae oo | | o | : | of 

| ae | a . 

7 ; - | eee ane a ee |



d rt — : ExArbit | | | | | | 

- Average Rate of Increase im Consumer Price Index | | 
= , All Items 1971 ~ May 1975 . | 

Zp | 0. 657. Cossumer Price Inpexes, By Mason Grovps: 1950 to 1973 | : 
7 . : (1967 = 100. Prior to 1965, excludes Alaska and Hawaii. Beginning 1965, index structure revised to reflect buying , . | | patterns of urdan wage earners and clerical workers in the 1960's, including single workers living sione as well Mo : - | . | as families of (wo or nore persons: indexes [or prior years apolv only to families of two oc more persons. See | : also flistorigal Siatiaties, Colonial Times to 1970, series E 135173} -_ : 

| } TEARS | ftems | food | shelter, Food | Shelter! and | pers | MEMEAL | com= | services - : _ . fo po ™ : | | upkeep j tation | modities | "°F 7'6® | 

eee . . . 182. Se teat ey 79. $ 77.3 | OD, 3 Bt 3 i (NA } . : : 83. 3 T?, 3 59.3 87.9 : . B4. 5 : / : a 

. : . 19S4...4 ene ew amet. 80. § 79, 5 $1.0 ; a2. 8 : 73.2 34. 5 i 78. 3 63. 4 | 85. 9 6e. § oo 

1955. ceseavaen %.21 9.7 i 30.6 | ALB) TOL «BALL | 77. 4 64.3 | 85.1 5- 70.9 : 7 NSB el BLE] SET] sri 82) aoe} a8; gal 67.2 | 85.9 72.7 | | 10ST os ewe e ee oe 3 83.3) Shds 34.9; B24] 87.3} 83, 3 69.9 | ho 75.6 : . e WIR, eee eee] | OG + 85.7 | $4.9: RNS 33. 1 87.5 86.0 73,2 | OD. § - 78.3 | os os NO esrerecensee 87.3 | 87.3 87.8; Be | 38.0 5 - 83. 2 | —  - 89.6 76.4 | O.7 |. 30.3 . : i | i . | oo 
: 1500), et ae eee Oe 38. 7 i 33. 3 [ aS. y | SS, 0 i 87.3 89. 6 f 85, 6 | 79. i | Gis | . RG, 3 * - : [081 sce seecsesa| 896; 89.7)  3y.Y | AED | BRS 1 9.4 | . 9.6 8t.4 92.0 | 85.2 | WG eee eee eet 98 ’ w.3) 29! 89.9) 86 0.9 4 92,5 3.5 | 92.8 RRB LAD eee eeeee? OL? i 92.0 Wb, 925 OOTE 91.9: Od. | 33.6 93.6 5. &3. 3 ADF seca eee] 92.9 | 93.2 93. 2 gd (9202 | 927 | 94.901. 87.3) = OLB 90,2 oo 

. . TWA! WS O15 | HG 93.8 | 93.7 ; $3.9 ! 89S | 95.7 | 92.2. _ —- . VA cece eee: OF D] | 067 POOF OL | OS | 96. 1 3 97.2 | Og. + 08. 2 | 95,3, J a LUO ee eeneeee! 1O00 100.9; 160.0 M0 | 108.0; 100.6 | 1000) 100.047 1onL9 Fo $00.0- . a POM cece eeeee: LORD | TON! 10) 103.5) 16.3) 1684 f FORD] HE 109.7 | 103.2. ao . : . LOGY seen e ween: W.38 7) LO | 109. 0 i389) 113.3 LiL.S | 107. 2 ( Llg.4 198.4 | 112.5 Poe | : i | Poe Bt | ae | fo | Ses oe . WTO. cca eens! 118.3 {18.7 isd 49 | 18 | list M27 y 987° USS) 18s oo ee TL eae eee oat Lr ah 11 ting | Lt13.4 ] 128.3 4 119, 3 | 118. 8 | (28.4 | Livy 128.4 £ VOT see eew enn eny AIS. 3) 135. 8 i 0; 13! tS | W234 11.9 i. ABS 120.9 ! 133.3 oe ie | PS eee a eewe ee) ISR L718! bid MOT | 176. 8 | 123.8 437.7 | Pap td 
, wonton LTS MBy...c..j) 159. 34 135.8 137.0 Wis) 168.2 | 143.8 | 147.4 186, 3 | 156.6, — 184.5 a a es | | L on ae mi ’ Sb : - 

| , | NA Netavailable, 0. | | | oo . vo co Source: U.3. Bureau of Labor Statistics, Afentaly Later Review. Also ia ifandbook of Labor Statistica. . a 

. 
ae / PoE an ce 

ca . : ; , 1 ge af ge ff 8, f , / . : / 

. 
. fi . A fy SE sé j } | . : 

| . Sk 7 . f a a 1% oe oot 

ts . ~ ‘ ey : 
“ sig atl Hg . . 5 oa 159.3 - 121.3) a = Mnon- FPS A | 

| , | . . , | : | 4 = oe . = \ * 062 7 u : qd fq ' vee . : : . samen ceicimnimnrinanteiaisanaii “ tina ni : Cs aiaterenccretanaaationiad ae ee 
| : 

S years 5 169.4 J/E3 | Slee 
, . . , : : vant stew amine oF casita | 3 7) 

, 
io. fdhs 5 . - ee me 2 & a4 

Be: | fo : . . , . | . - . GR : » * | . wehaee soit tei ES ee ~ i - * SS . ze 

: a oe a . | | ved , | 

& | . | 6.3% annual rate of price increase 1971-75 oo Cass -



TT _ EXHIBIT 15. a | 

7 TENNEY BUILDING we 

ae coe | Schedule of Projected Revenues and Expenses wo & | 
4 ye For the Five Fiscal Years Starting May 1, 1975 | | 

sal | oe 1975-76 | 1976-77 1977-78 1978-79 1979-80] 
a . - ; - L jo ‘ “ sa ae . * ; = . aA ~ on 

a _ Revenues: OSE sly “ jis ee ye | 

m |. Gross Office Rentals $392,688’ $413,174 $437,169 $461,870 $486,280 yb 

B | tess: vacancies (110,338) 54,550) 37,618) (39.727) _(_41,809)% 
Effective Office Rent 282,350— 358,624 399,551 422,743 G44 7 | | 

| Parking Rentals = _— 6,623, 7,800 8,290 8,783 9, 27H : 
é | | (25° sta H s) : 2) wl 43 Mg? gt B ae oe . | 

| Cleaning? | (Ag, 119. 428 52,214.89 55,308 58,402 61, 497 , 

| Electrigal3 =, 488 wo 1,582 09° 1,675 1,769 1,863 
q pe Heating’ 7,262 ote 8,000 8,635 «9,261 9,089 
| Air Conditioning, | yee 6a Qo Ee eS EE 

| & Vengilating? 9,094 8" § 60308", 9,267 9 9,931 10,597 

J Plumbingy, 6,774 0149 7,820.0" 8,867 = 9, 4B 9,968 
- Elevators/ | 40,281 .92%13,510.02°' 14,362 15,212 16,062 — Po 

| General Building 2. | ee a vane cot epee 
m | Expenses - Wages? 10,628 .025°18,690 0497 20,174 21,669 23, 163,.047* | 
ia -- Supplies 293.0001 = 312 po09F 330 348 367 : 
vee OPS | Cleaning - Speciald — | 41 1 pole . 650.08! ® | 690 | | 732 733 7 

» |  — Unclassified!® 22,128 ose 2,973 v0) ° 3,154 3,259 3 SIF 
— Adminigtrative!! 9,537 on83T0,30809" 11,071 = 17,835 12,598 on54 | 

me Energy !* 50,915 1297 55,837.25! 60,758 © 65,679 70,600 .1# 512 os 

fo insurance. 2, 800-9091 3,000.00 3,200 _ 3,500 3,600. . | 

d | Capitol Concourse HG TG aS a 
| [| Special Assessment — BO OA OAR 

— | Total Expenses = (210, 750) 185,497 199,17 21959278 
d | Income before Real = 78,73 TBE 927 205,070 BIS SOT BS OTP 

[| ss séEstate Taxes, | ee | OR NE fo 
| . Income Taxes, — Lode 2 ee eae | oe 

| fo and Debt Service oo | eae eT pe BR Joo



Lop FOOTNOTES TO EXHIBIT 15, —S—<“Ci=‘“S*S*C‘(‘“‘C; | 

a | “Notes to Schedule of Projected, Revenues and Expenses — | . Soe | 

Po 1. Expenses | | 7 | - ne | 

a | The classifications of expense presented are basically consistent with ~ | 
| the BOMA accounting system, developed by the Building Owners and Managers | | 

a Association International. Expenses are anticipated to increase by 6.3% 3 
- per year, the average of the all item consumer price change for the last 
yo Five years unless otherwise stated. | | _ | fo 

ee Records wages of contracted individuals (including supervisory) who clean | 
4 |. offices, lobbies, elevator cabs, corridors, toilets, windows, etc; and 

, To the cost of all cleaning supplies. Cost of upkeep and ordinary replace- | 
} ment of cleaning equipment also included. | so | | | 

i | In conversations with a representative of Northern Building Maintenance, 7 | 
_-- Gleaning and maintenance costs for a 5 day per week schedule should be > 

ff approximately $.45 per square foot for tenant occupied spaces and approxi- | 
| mately 3.75 per Square foot for public areas such as corridors, restrooms, | 

| etc, : ae | | | | fp 

a | 3. Electrical Sal . | | noe = | Boe 

ee Covers cost of maintaining and repairing electrical system throughout - |e 
q | — bullding, including repairs and ordinary replacements, light bulbs, Fluom | 

z= ss Pe@scent tubes and other necessary supplies. This account does net in- : 
ee —  ¢lude current used, 2 . - Ca pe 

i 7 b, Heating | _ ee oe po ok 4 ee ns ee 

ff ee ‘Covers cost of maintaining and repairing entire heating system, Including . 
mY labor costs, supplies (including delivery) and parts. It is charged with | | 

en one-half the wages and Fringe benefits paid and engineer necessary to nF | 
g ee operate heating system. It does mot include the cost of fuel. es 

foe eee eT 377-78 1978-79 1979-80 
| Wages (8%) 7203 “7719 83555 —89320¢6€C 
| ss Repairs, Supplies, Ete. | 805 _856 906 = = _957 | 

(ee ee TOTAL —s-—«-8 008 8635 9261 9889 | 

| 5. Air Conditioning and Ventilating — ea Bee BE UE | 

| & - Records cost of supplies, repairs, and labor required to operate filters, fp 
| fans, motors and other equipment in air conditioning and ventilating | | 
1 | _ system, One-half the wages and fringe benefits paid the engineer are in= 

| 7 | cluded here. | | oe ae wee | 
en | oo 1976-77 1977-78 1978-79 1979-80 

} Wages (8%) 7203 7779 BBS BGBD 
oe Supplies, Repairs, Etc. 1400 1488 15/6 16650 

= oe - TOTAL = 8603, «9267 ee pipiens: |



7 | 7 - — Exhibit 15 continued © | | ; 

Co —s plumbing oo i oe a | - 

a | | Covers all costs (labor, materials, supplies, repairs, parts) of maintain- 
mp ing plumbing system, including hot and cold water, filters, water soften- : 

es | ers, water heaters, pumps, etc., and the cost of water purchased. Cost _ 
4 | of fuel and electricity required for water heating and operation of equip- 

, ment is included under energy. Water rates are expected to increase by 
oe 34% within the next year. 7 | | | 

a 197576 1976-77 1977-78 1978-79 1979-80 | 
- Water $792 ~—«6777 7761 8250 8739. 
: | | Repairs, Supplies, Etc. 982 1043 «1106 1168 — 122900 

: - ~ oo TOTAL 6774 78202: 8867 9418 9968 ee 

7. Elevators ee : ns 
| | | Records wages and fringe benefits paid elevator starters and operators | oo 

-_ ii|~ and costs of labor for inspecting and servicing elevator system and making | © 
a | _ ordinary repairs; also all other maintenance costs of elevator equipment, - | 

Ds signal system, etc., including supplies, materials, repairs and ordinary 7 
ye replacements. Includes the cost of a labor only service contract with | 

a Braun, Inc. at a cost of $392 per month. | | | . 

os oe lt Is anticipated that a new owner would install two automatic passenger 
gg elevators at a cost of $135,000 in order to reduce operating costs. Allow- | 
- ing for a 9-month delivery period and 2 months installation for each ele- 

- vator, such a system would be in full operation in the 1976-77 fiscal © 
= | year. The freight elevator would remain as it is. The change would neg- | 
q | ate, the need for Tri State Security services, which, at present, are | ae | 
Hp _ meeded only for evening operation of the manual elevators. In all main- | 
_ | tenance, contract is assumed. All elevator wages could be eliminated ex- noe 
a | - . cept one part-time individual needed to run the freight elevator. cee 

Poe 1975-76 1976-77 1977-78 = «1978-79 1979-80 | 
i Wage and Fringe Benefits 35,087 5,595 5,948 6,300 6,652 = | 
= | Repairs, Supplies — | 5,194 7,915 8,414 8,912 9,410 fo 

5 fo TOTAL HO, 281 13,510 = 14,362 15,212 16,062] 

"| 8. General Building Expense - Wages. een | 
a Contains a portion of wages of ] carpenter, 2 painters. | 

7 | — - Projected to increase at 8% ioe, es 

9. Cleaning - Special OS Lek a) a Pe 
= | Includes the cost of snow removal, striping of the parking area and cleaning | | | 
1 | of the parking area. ME ts ne — | Oo 

7 |e 10. Unclassified ee so | : | | 2s 

' ee Includes scavenger service contract with City Disposal for $100 per month. =| 
Co A Fire and crime prevention represents security protection by Tri State co a 
7 : <~yY Security which will be eliminated by the use of al ; 
- | yo x “gt : os ee po 

Gg Mele Sn | _ | oP 
. er . ; coe of 

i ok ee pp ee __ aerceeneoe . , — i |



Pe | a ~ Exhibit 15 continued | ” | | 

ee - —:1975-76 1976-77 1977-78 ~—1978-79 1979-80 

7 : | a Scavenger Service , (1,574 - 1,673 - 1,772. 1,871 | 1,97) | a 

: oe Fire & Crime Prevention 19,57] 100 106 112 ~~ Tg 
5 do Repairs Oo 982 = =©1,200 =: 1,276 1,376 1,427 

a | TOTAL 22,128 25973 3,154 / B57 

d 11. Administrative ans ee | | 

at -nclude a portion of the wages and fringe benefits paid to those adminis- t 
_ - trators responsible for operation and management of the building, as well | 

cE | as office supplies BE es | . 
me 1975-78 1976-77 1977778 1978-79 1979-80 
' | Wages (8% Inc.) 9,499 «10,258 = 11,018 ~=—11,779 ~~ s*12, 539 | 

= |  — Supplies, Etc. — BBO BG | 
: TOTAL 9 537 '10,308 11,071 = 11,835. 12,598 | 

1 | Based on proposed rate increases by Madison Gas and Electric, representa- - 

= |. tives of that firm anticipate a 12% per year increase in electricity cost oe 

os | and a 5% per year increase in natural gas cost. a a | } 

q oy At present, the Tenney Building consumes approximately 75,000 gallons of fo 
| #2 Fuel ofl per year. Present cost is 35.9 cents per gallon plus sales | | 

oe tax. The fuel is used for heating and hot water heaters. Increases are pe 
i projected at 8% per year... - Se | ce J 

en ee eee 975276 1976-77 1977-78 — 1978-73 1973-80 
4 | Electricity = ==—~2 52S ~—s-24H, 108 = 26,691 = 29,274 = 31, 857 | 
ss Fuel Of] | 28,960 = 31,277 33,594 35,910 38,227 — | 
ee Gas BS RS | 
3 TOTAL 50,915 55,837 60,758 += 65,679 70,600 |



" 22 | | 

i Z oe 1. On the first run net income before real estate taxes will be util- | 
| izedcbutsdivided) by a capitalization rate which includes the capi- | 

=: talized equivalent of the Madison 1975 equalized tax rate. The re- : 
] a sulting value will be used to estimate approximate equalized real 

| estate taxes:for 1975. ) | | - | | 

a op 2. The estimate of real estate taxes will then be deducted from net. fo 
| income before real estate taxes from Exhibit 12 and reprocessed | ee 

fas - with a capitalization rate reflecting only the return to equity : - 
a | required as a minimum inducement to a purchaser. | a | oo 

| - 3. The value estimate derived in Step "b' will then be tested to see To 
s , : whether it will provide adequate after tax cash on cash returns, in~ | 
a | ternal rates of return, and risk measures for the sophisticated in- | 

| | | vestor. | Re he te cd ee | | 

1 yp 4, An additional run of IMV will be used to solve for the rate of return 
-_ |. a to equity before taxes that would result if an investor were to pay 

| the $1,884-000 market value presumed by the assessor to be correct © | 
J | as of May 1, 1975. fee | eS | Bo: 

we | | 5. The final step will be to set the market value of the property with Foo. 

- | terms and conditions appropriate to an arms length transaction for | 

| | the subject property as of May 1, 1975. | | | | | oe 

- | An explanation of the detailed inputs and outputs of the IMV process follow. 

| oo Ge Mortgage-Equity Assumptions for Value Approach oe nae - . . 

q * |, Lenders would be skeptical of the long-term viability of the Tenney en 
i | Building because of its age, lack of air conditioning, and short- fo 

de ss term leases. Therefore, a conventional mortgage loan for a new | a 
sf buyer from traditional mortgage lenders could not exceed 67% of pro- a 

q | , posed purchase price. | : a : 

— | 8, The interest rate on the above first mortgage as of May 1, 1975 under | 
a oe ss most favorable circumstances would be 10.25 percent for a 20-year a _ 

| | | term loan. A lender would probably require the loan to balloon in 
a 10-12 years but that event would fall outside the five year forecast. | 

a | | 3. An additional loan for $135,000 would be required to Finance the - : - 
a | installation of two automatic elevators at the end of the first , | 

: we | year. This chattel mortgage would be for 180 months, start in the | | 
i : _ second year, and might enjoy a rate of .1025 percent interest. ee ee 

fA The overall ‘rate of return to equity would be 18% per year, com- Pope. 
q po pounded before income taxes or capital gain taxes on the apprecia-v ~~ = | | 
ss | tion contained in the equity reversion. The 18% return is the mini- | 

| | ss mum required for an older, refurbished building, subject to signifi- oe 
Ss |. - cant blocks of space leased short term or to government agencies. 
-— It is the same rate accepted by the Madison Board of Appeals in the 
ne | | case of the El Esplanade Building on State Street for May 1, 1973 _ | | 

mi | and 1974, It is assumed that the buyer would pay cash equivalent —



i “ 

i ae 5. For the preliminary run of IMV, the return to equity of 18% must be 1 
| 2 , | added to the capitalized equivalent of the real estate tax in 1975. : 
= : | This is computed by multiplying the 1975 mill rate for Madison(net | a 
i po | of the State Tax credit)of 44.4276 and expressed as a percent of ae 

| oe , value of .0444276, times the equalization rate of .65, for a product _ 
oh | pep of .02887794. ‘To relate the capitalized real estate tax to the | © 

7 fo “ee equity portion (33% of purchase price), it is necessary to multiply. 
po  ¢ by 3 for a product of .086634 or 8.66 percent. When added to an - | 
od | equity rate of 18%, the total capitalization rate entered in line | 
7 PS 103 of IMV input form is 26.66 percent. (Appears in Exhibit 16 as | 

=: Before Tax Yield) PRE os coe | 

pe 6. Since appreciation or depreciation depends on whether the cash in- | | 
q [ | come of the project is improved through marketing, management, and — _ 

a a the rate of inflation, it is speculative to project a change in re- | 
| pees gale value. For purposes of this projection no change in the value | 
: | of the building is assumed, with actual wear-and-tear and aging or a 

~ |. | Functional obsolescence due to utility rates increases considered t. 
a 8 to be offset by modest inflation in dollar values. Thus it is as- | 

a oe sumed that the property would resell in five years at no less than 
a | the same price it would sell for on May 1, 1975. <A graduated sales 

eee eee commission and other transaction costs would not exceed 2% of the | po 
5 sales price. These are liberal and optimistic assumptions at this 
q time for Madison, tending to overstate resale proceeds to investor. | 

-_ 7. The IMV program requires additional explicit assumptions to provide | 
4 fp an after tax yield estimate as a check on the justified purchase | 

mm price: es es, | | . aaa | a a 

] | | a. IMV solves for total value before taxes, including land, but for ~ oe 
shld purposes of testing implications for after tax yield, it is as- | 

| a sumed that 60% of value represents structure with a remaining _ - 
gs t+. a - 25-year useful life, 10% salvage value, 20% represents existing | 
4 | a mechanical equipment with a five-year useful life remaining and. | 

ee 208 salvage value. These elements would be depreciated on a - | 
| | | straight line basis. One hundred and thirty five thousand dol- Oe, 

a fo | lars is attributed to the new elevators which have a twelve-year | © 
| a useful life and $35,000 salvage value to be depreciated at 150% 

: declining balance, starting in the second year (13th month). pb 
4 | | The residual value of the purchase price will be assigned to | | 

7. | | land value. S | - : | | | | Se | . 

a | b. The Federal tax rate is assumed to be the maximum of 48% for = 
a Po -  @ corporate owner having other income that could use the minimal | 

| ae a shelter of taxable losses attributable to the project as defined _ 
__ we above. State income tax and capital gain taxes have been ig- pe 

j on | nored so that after tax yield is slightly overstated. i 

S : D. Execution of the IMV Model > - Oe OE A OPP AYO 

i | es A preliminary evaluation using net income before real estate taxes and 
| ; _. including real estate taxes as a portion of the equity capitalization | 

| - rate was entered as a data file and run. | Oe



- __ Mi N03 D. LO. , ° : | 
; - oe - , ib . i 

ae Output #1 - EXHIBIT 16 | | 
7 WHAT IS YJUR DATA FILZ NAME?GRAASI1 | : | | 

| *$10-09 LI CHG APPLIED oe | | | | 

» fo ivy. | gS OLITTIIS ek ee 
a | AFTER TAX YIELDCIRR) 1 23.032 | mo | 
= | BEF IJRE’TAX YLELDCIRA): 26-662 — cles ogo 

/ . DJ YI WANT DETAIL CO=NJ,1=YES)?1 | oe | 

- / INVESTMENT MARKET VALJZ ANALYSIS = 10:52CDT O4707776 . | 

a | TENNEY BUILDING - “ADISIN» WISCONSIN Cnet pete | - | 
| 110 EAST MAIN STREET | ae | Be 

| VALJATIIN FOR MAY be 1976 2 a : po 

RA RAO RIOR AOR OR A AOR OR ROR LOR ORK | — i 

: ea AFTER TAX YIELDCIRA) + 23-032 ae ce : os | 
fo BEF JRE TAX YIELDCIAR): 264642 | + a | | 

a yo INVESTMENT MARKET VALUE: 2 | S LL7V71LS | ; 
_ oe HC CK A OK OR IR ROR KKK ROK KR KOK KOK OK KK OK | | 

° to. | - FINANCING: | . ad | | : | 

= MIRTGAGES: oes | oye | ne © 
| de 1ST 4oNTH 19-2502 20 YRS O MUNS 5S FsyDTI — | 7 : | 2e 13TH MINTH 19-2504 ° 15 YRS O MONS $ 145009 | | 

= | SQIITY CASH? | . S$ 253647 | fo 

a | : RESALE JF INVESTMENT IN 5 YEARS: | - ee 

ee ESTIMATED RESALE PRICE ~ SOLTEK oe | 

a a es LESS: MORTGAGE BAL. ca 326875 ee 
wr - oy SALES COMMISSION | 23504 ee en 

4 | CASH REVERSION BEFORE TAXES | S$ 327209 a oe yee - 

>= | - | LESS! CAPITAL GAINS TAXCALT.) 123053 eee es | AN ON RECAPTURED DEPde 3463 oo |. 7 po | ORES - TAX PREFERENCH, TAK : 8 fo | 

md | —. C8SH REVERSION AFTER TAKES’ $200 3467 : foe 

a , NET 0 MORTGAGE == BuUKOTAAABLE © [wO“S) CASA FLUR CASH PFLUw 

| YR TNCOME INTEREST 9 DEPR. INCOME TAX BEFORE TAX ASTER TAX | 

| 78743 60296 = 78373 -7A925 © = 36924 “14297 22717 |. 

7 of 2 182927 92569 $7473 9 2465 1163 72320 71137 | . 

| — 3 208670 — 90654 $6311 31705 13214 ISDH 3 s2645 | 

7 | | 4 215967 64509 BAIGE (42514 29406 1033459 — B4NS4 ; 

ees 5 225207 = 66134. 63747 525260 26556 L1460u souaa



4 — READY a | | | mo a — 
7 SAVE a Ourput #2 | _ oe | | 

| READY | : ms | ~ | 
3 : | — RIN IMy oe | ; a | 

i IM LL:O08CDT O08 0776 a a 

d WHAT IS YJUR DATA FILE NAME?GRAAS2~ a | a me: 
| | *$10-00 LIB CHG APPLIED | moon | | | | ee i 

= 6 AFTER TAX YIELDCIRR) +: 174472 : Boe | - 
fo BEF IRE TAX YIELDCIRR): 18-002 | | | 
’ DD YIU WANT DETAIL (OSNJ.12YES) 21 | oy aa 

: |. INVESTMENT MARKET VALUE ANALYSIS = 11208CDT 08407776 ti | 

(a oo _ TENNEY BUILDING - MADISON, WISCONSIN oR OE | ot 
yo “410 EAST MAIN STREET | | oa ss SO 

} VALUATION FIR MAY 1s 1976 _ fe | | 

= cone SOI OG AIO AO AO _ 
| AFTER TAX YIELDCIRR)D $. 17.472 os : : } 

, | | BEFIRE TAX YIELDCIRRD? 18-002 , a |. 

| INVESTMENT MARKET VALUES | | S$ 1135852 oe 
. cae . HEA IE FA ACE AE OR AK RRO ROK OK ROR ROKR KK . . | 

> a | | | : of a ee FINANCING? oe | a es | “LE. | 7 

) ed MORTGAGES : | an | | a | | 
< | 1+ 4ST MINTH 10-2502 -20 YAS O MINS 8 761020 | | pe 
a 2« 13TH MONTH 10-2504 15 YRS O MONS $ - 135000 nas . | mes 

i Jo. EQUITY CASH: a S$ 239832 | ane 

. oo. RESALE JF INVESTMENT IN 5 YEARS! | oe 

4 ee ESTIMATED RESALE PRICE $ 1135652. fon 
|. LSS MORTGAGE BAL.” — Bole1O Pee a | 

4 Se CO SALES COMMISSIJN —  BRTAT | ASS | : 

a - CASH REVERSION BEFORE TAXeS _ S$ 311525 7 | | 

i 7 Se LESS? CAPITAL GAINS TAXCALT.) 119040 | | 
™ | | TAX JN RECAPTURED DEPR. 3663 | a 
wa coe TAX PREFERENCE TAX | 0 

| " «CASH REVERSION AFTER TAXES S$ 188622 fe | | 

J | | NET MORTGAGE BJOK TAXABLE INCUME CASH FLJw CASH FLUu ‘| | 

a on YR  INCIJME INTEREST DEPR- INCJME TAX  BEFURE TAX AFTER TAA - ne 

es ! 44733, - 77442 72694 -105403  -50593 — “4491300 BBD 

a ; (2 148917 89783 BS194 = =26060 ~~ 12508 41614 54122 

- ft 3 174660 $7901 $3531 31286 1501 fo 

a 2 | | 4 181957, — 6 BS816 82264 13877 6660 epee RE - 

i 8 91197 63506. 41068 26423 L2779) 0 BB TLLIS | |



GRASS L1s:O7CDT 08/07/76 oe ae | - | < 

| 100° TENNEY BUILDING - MADISJIN»s WISCONSIN © | - | - - 
| OL 110 EAST MAIN STREET | ee tC 

102 VALUATION FOR MAY 1s 1976 oe Bae oa ! 
Pe 103 Boeld cs we oe ore a | / | 

oo 104 ADs0355 202 | | 7 | es | | Po | Fe 
105 44733514891721746602 1819572191197 - oe Oo = 

BB be 67s TUBS SAO | , oe ae | Fr 
12349135909. 102551892013 - ar lm



qT. TMV 20:306CDT US/LL774 | | Pe | 1 
. Gurput © B . * EXHIBIT 18 | , 

= | — WHAT £S YIIR DATA FILE NAME? GRAAS2 | , , | | ards $5690 Ll CHC APPLIED , So | | | AFTER TAX YISLQCE Ra) 20454 : oe | | | q BEF JRE TAX YEELDCIRR2»< gg. 2 
= | DI YIU WANT DETAIL (O=NJs12YE5) 21 es | 

a | INVESTMENT MARKET VALUE ANALYSIS 20806CDF OS/11776 | | 
~ a TENNEY BUILDING - MADISIN» wISCUNSIN | | co a | 7 110 EAST MAIN STREET - | | | | oe | |. — VALNATION FIR MAY Ls 1976 | 8 : ee : | 

oa (ROR OR OR ROR ORO RK ROK OK KO RK KK AX : a | ae | | 7 oe AFTER TAX YIELDCIRR) + 22452 a | | oe a SS BEF IRE TAX YIELDCIa&kds< O., 2 . | sd | | 
; po — INVESTMENT MARKET VALgSs | | S$ 1644900 | | | | a . FE TK AA A EO RR OR OK ORO a a ek : . 

en “FINANCING! ws | a | ae | 
Z - MIRTGAGES? a ey | . | YT ; Ll. IST MINTH 10-2502 20 YRS 0 MUNS 3 L@anaudt | | 2° 13TH MONTH 10-2504 15 YRS O MONS 8 » L3sauy , | | | 

wo | EQUITY CASH: - | ee $ 473520 , 

SS 6 RESALS JF INVESTMENT IN 5 YEARS: | a : & 

7 a ESTIMATED RESALE PRICE | S 1e44009 | a | 
7 | LESS? MJATGAGS BAL. | 1225923 © | . | | | SALES CoMMISSION | | Bb S80 _ : | 

- : 5) 6 UASH REVERSIIN GEFYOdE TAXES Sot bh 27 a - | 
q aon LESS?' CAPITAL GAINS TAXCALT.) —tetuee | | | | ; an | TAX JN AEVUAPTIJRED DEP. | — 34453 | | fo are TAX PREFSZVENCE TAK | L293 ae | | 
] os CASH REVERSION AFTEX TAXES BS B66UlLda : F 

i | | NET  MIRTGACE 3934 TAXABLE INCueiss CASH FLan  UASH FLJy | 

coe Ya. IN¢Gste INTEREST  DePH. INCE TAS ber sae TAX Arftsor TAX | f 

J | 4 24343 Pe57@3 blsols  -@ly3s5s  -105807 = 1 2b tug “19864. | | 
oe 2 88537 P372497 230515 139235 -66432 =~ 346566 =H : 

3 £84879 1344592 1249953 -109142 9 -32344 = $923 43463 | f 
: 4 L61367 131371 L27566 0 e997 S3Y)D a1 a7 “1625 45121 a | 

E | 5 170807 [279510 126389  =83533 0 =H 005 7614 ATI | «§



oe os es a - ce ES Me | 

—  GRAAS2 20:05CbDT OGSELSTS ; | | | | 

190 TENNEY BIILDING - MADIS IN» wISCINSIN | | | C 
LOL 219 SAST MAIN STREET _ Le: | | es | 

: | 102 VALJATION FOUR MAY Ls 1976 oe a | 

P1003 151444000 : - | | ) | to 
194 ADs025%9 «02 | ee | oe | a - | | ie 

ADS: 2434351295275154270516135675 170807 OO ee | | | | 
ELD bs eho O2Q0 | | ghee Oo : Do - | 

TLE 4000 - oS | was oo ee fe 
| lle *H0s1225s-lol : ns we a ee | me | 

113 e20e1255025) eer | re _ 
oe 114 135:)0053s122 3509001 3 a | _ FO c 

ABR 1s 0679 4102552405051 | | ao a | 
123 12135000» -10255189590513 | Se : | 

Oe oe | | es S a | | £ 
_ 2 , . E 

READY oe | | | . | | 

| — ARADY | a . | | a | | a 7 - 

RIN TMV | | | | 7 | | 

| - | | oe | : es | 

| Ho Ps a C 

oa 7 ; | | | 7 | | . SO - co |



Oo | : | 1. The preliminary evaluation provided in Exhibit 16 indicated a aloe Se | 
: of | _ justified Investment value of $1,177,718. | | | 

: 8 this preliminary value was then multiplied by the equalized mill wee 
| | | rate of .0288776 of total value. That mill rate suggests taxes In. 
Me Fiscal year 1975 should be $34,010. . a os oy . 

a 1. : 3. Assuming that real estate taxes would not rise for the entire five _ 
a year projection for Dane County and the City of Madison, despite — 
- | remodeling and inflation, a doubtful assumption which can overstate - - 

a po values significantly, the estimate revenues were recalculated to 
| - convert the before real estate tax income position to the more tra- 

re | | : ditional net operating income as follows: | | | | . 

a de ) ae Net Income Before Estimated Real Estate Net Income After | : 
a | | | Real Estate Tax Tax for 1975 ‘Real Estate Tax . 

| 1 | | | (Exhibit 15) — (Seetion Vi, D-3) | (Exhibit 17) re 

| $78,743 - 34,010 = $44,733 | 

oe $182,927 = 8H 010 = NB, 917 po 
3 epee $208,670 - 34,010 = $17h,660 a 

ee ad $215,967, = = 34, 10 = $181,957 
‘ | oon $225,207 = 34,010 = $191,197 | 

eee | | 4, The data file for IMV was then corrected to provide an unadjusted => Oo 
n.d capitalization rate for equity of .18 (line 103 of IMV form) and/or 
a | oe | | the net operating income after real estate taxes (line 105) as de- 
= | . termined above. The !MV program was then run again and the output — | 

oe Ss fo oe is provided in Exhibit 17. This exhibit indicates the justified = = |. 
” a | _ investment market value as of May 1, 1975 would have been $1,135,852 a 
3 oe os | or rounded to $1,140,000. That is consistent with a market value a CLES 

r 7 - _ approach of $15.00 per square foot of net leasable area, as sug- | | 
rs | | gested in Exhibit 1! as 25% more than paid for the Hovde Building © | 
1 Pee ee | in 1972 under similar conditicns and motivation. _ oe ae 

= | oo De A test of the current market value determined by the Madison assessor | 
ee | | of $1,844,000, subject to the same tax on total value of -0288776 

7 | | | would require a tax of $54,400 and leave a net operating income of: — | a 

: of a oo ks Net Income Before Estimated Real Estate Net Income After | |. 
| | | Real Estate Tax Tax for 1975 | Real Estate Tax | 

1 fo | oe $78,473 - «64,4000 - $24 , 343 | 

ep ee $182,927 = Sh hOO $128,527 
7 en | a $208,670 | 7 - 54,400 | - $154,270 - po



| When this net operating income is combined with all the other as- 8 ae 
~ ws sumptions of the second IMV run, and the IMV program is asked to | | 

pe - solve for yield, the result is an after tax yield of 2.85%, which | 
a , _ ts clearly unacceptable to the most unsophisticated investor. (See | | 

fp | Exhibit 18) Only tax savings on the losses provided any yield at me | 
1 | all! oe : a | | | 

a | | 6. Some basic investment tests indicate that a justified investment | 
os value of $1,140,000 would be the highest price an Investor would — Po! 

. Oe pay under these assumptions because: : 8s | 

a ee a. While the after tax yield is adequate at 17.47%, all of the | | 
a . yield in the first year is due to tax savings through other | 
a income and all appreciation in excess of original equity cash | 

ae _ would be taken by the capital gains tax in the event of resale. | 

dp bb, Cash Flow in the first year is negative and only by the third | 
i nae -—- year does it represent a satisfactory 28% of original equity | | 

cash. Total cash flow before tax by the end of the fifth year. 
a rtad is $222,606, 93% of original investment, for a payback of | po 

q : yoy en barely within the five-year term desired of equity dollars in | | 
| | aH commercial property. eo | | a | 4d 

= oe. The cash breakeven point for the investment is the effective an | 
] a | gross potential rent minus cash flow before taxes and converted. | 

| 7 to a percentage. The default point or breakeven point should | | 
| _ be in the neighborhood of 70-75% on an older building in need | | 

i | cee of refurbishing and marketing. In the third year, the default - 
” ae - point is still 85%. a ne oe oy 

—_ 6h] ss Fiscal Years Total Effeetive Cash Flow Before Default Point of 
a ee co - Revenue from Tax (from Exhibit . Column Bo fF. 
oo - oe Exhibit 15) | 7 AZ) — Column A } 
7 to a Column A> Column B Se a 

na «(1975-76 $392,688 _ eC ee ee 

i , 1976-77 413,174 ~ 41,614 }= .10 = §0% | 
: / ces 7 1977-78 | - 437,169 | “ 67,357 . 1 15 ‘ 85% | 

| 1978-79 461,870 - 74,654 = | = 16 = 84% [| 

i 1979-80 86,280 = 83,894 ts eC 
ee The default ratios remain unacceptably high despite the optimistic © | 
S - rent and expense projections following installation of new ele- . 7 
. | — -vators. Only a slight increase in vacancy or real estate taxes, | 

| | which were held constant for these computer suns, would put the | 
7 : 7 project in the red. ~ | | — es oe 

qo d. In short, the high breakeven point is the result of full pricing . 
7 m —_ and a heavy assumption of debt, and it is this leverage risk | |



| 26 | | | | 

a po | — which produces the cash flow before taxes. A higher price would / 
ee require more debt expense or more equity. The debt increases _ ; 

i — | _ the risk of default which is already too high while additional = | 
= oe Oo equity would sharply lower yield and postpone payback well beyond 
- : | the five-target. Should the Internal Revenue Service conclude 

a that land values represent a much larger portion of the property | 
- | values than we have allocated, depreciation benefits would be 7 

oe | : lost and cash flows after tax would drop significantly. There- wee 
» |. fore, one must conclude that the property is fully priced at 

ob $1,140,000, es a ES 
ee | E. The. Income Approach Value Allocation . : : ae | 

: | | The income approach to value using the mortgage-equi ty technique as | 
a programmed in the IMV program leads to the conclusion that the highest |. 

Ss price an investor would be willing to pay for the Tenney Building as | 
7. Oe described herein would be $1,140,000 as of May 1, 1975 under the as- | 

| a sumptions put forward and supported in this report. | — pe 

a on | | |. Assuming the City Assessor were to use a 65% equalization base, 5 
| | oe the above value would suggest a total assessed value of $741,000. | 

a _ LF and were 20% of total value, then the assigned market value. 
= / would be $228,000 or $10.55 per sq. ft. of this parcel of | 
a | | 21,615 sq. ft. However, if land were to be valued in light of 7 

i a the acquisition costs of the sites for GEF | and GEF 2 on the ee 
q wf 0 neighboring Blocks 106 and 108 east of Webster Street, land | | 
; ; | _ should represent a value in the neighborhood of $22-25.00 per Sq. 

7 ft. A market value of land of $22.00 per sq. ft. for 21,615 sq. / 
a oe | ft. would indicate a value should be assigned to land of _ ; a 
my $475,530. 0 Sas oe | | = 

: | - 3. Therefore, we would recommend allocation of income value to be: of 

aoe Po Market Value Assessed Value | 
a fo band = $5, 000 $ 308,750 | 

= | - TOTAL «=s«$1,140,000 i s«SSC TH, 0100 | 

VEL. VALUE CONCLUSION | — a ee to 

nt Placing primary reliance on the income approach suggests a value of $1,140,000, ce 
Mm | which for purposes of comparison is approximately $15.00 per sq. Ft. of net 
: t _ Jeasable area in the Tenney Building. Such a price is bracketed by trans- | 
oo actions of buildings of similar size in the Square area in recent years, with a 

| higher priced buildings representing newer, better located, more automated 
? systems. | | tobe! nae | | | | | | - 

oS | The cost approach is completely inappropriate to the subject property since | 
oc the improvements are obsolete, less than optimum a [.



7 | cose | - oe a 

2 S | Based on the assumptions, limiting conditions, and property tax estimates - 
_ - @S presented, it is the opinion of the appraiser that the highest probable 
ee price in dollars and fair market value of the subject property described ne 
4 herein as of May 1, 1975 is: | ot | | | | | 

—- ONE MILLION ONE HUNDRED FORTY THOUSAND DOLLARS  =—(<atsi‘“‘éié*rC™;! 

| oy oe ($1,140,000) cer | oes |



y | - | CERTIFICATE OF APPRAISAL ~ | | | 

| | hereby certify that | have no interest, present or contemplated, in the | | 

7 | ss sproperty and that neither the employment to make the appraisal nor the com- | 

oe pensation is contingent on the value of the property. | certify that | have — | | 

a | personal ly inspected the property and that according to my knowledge and be- _ | 

oes lief, all statements and information in this report are true and correct, 

| subject to the underlying assumptions and limiting conditions. | | 

fo Based upon the information contained in this report and upon my general ex- | 

oe - pertence as an appraiser, it is my opinion that the Fair Market Value, as 

se |. defined herein, of this property as of May~ty T3975, is: ey | 
, | | - om Gelli, | 197 yeti Nrgevcater 1 1979 

a e oe | . - - “2 “Ty ; . | | 

ae oh ONE MILLION ONE HUNDRED FORTY THOUSAND DOLLARS | ee 

of 87,940,000) DOE OR | 

ie ee eee ee eee James A. Graaskamp, SREA, CRE to 

Nee ee | ; | | : | | _ | Sage a Oe gy ™ eee ee, Sea



PAGES ue Ve STATEMENT OF LIMITING CONDITIONS = | 

d This appraisal is made subject especially to the following conditions a | 
- | and stipulations: _ . ree Sg RS | | , 

J | 1. The appraiser assumes no responsibility for matters which are legal 
| | in nature nor is any attempt made to render an opinion on the title. — . 

7 po The property has been appraised as if title to the subject property | 
e were in fee simple, legal ownership with no regard for the existing 

a structure of split ownership within a larger holding company, | 
i ‘re leasebacks, mortgage loans, or other liens or encumbrances. 

ee 2, The appraiser did not conduct any engineering analysis of the struc- , oe 
. | | tural components or of the site, of costs to replace, or of other 

ot related factors. Monthly operating and construction accounting data | ae 
fb were provided but all income and expense estimates were reconstructed | 

i a to include imputed rents to areas occupied by the owner and expenses 
a oT | _ deemed to be appropriate for skillful management of the property. 

- a 3. Forecasts of effective demand of retail and office space are based on | 

ff - the best available data concerning the downtown Madison market but 

1 are projected subject to grave conditions of economic uncertainty due 

a to city plans for modifying the Capitol Concourse and current depres~ 
eee sion in retail sales levels for many retailers on the Square. ThréugH- | 

| |  ctal-emphasis-with-fullT Capital-tetters. Thus, these forecasts are oe | 
— fa scenerto of what is most likely to happen given skillful management | 

a and mo unforeseen circumstances. | - eS | oe 

de he The specific parcel area appraised does not conform with the present es 
mw | ¢/ © city of Madison tax record for\this tax parcel but assumes the city — | 
a | record to be obsolete and in’ need of updating to correctly identify | to 

- | 7 | the economic entity. . | a Oo | rs | | | 

3 po 4 §, Values for various components of the subject parce] and improvements oe 

, : | as contained within the report are valid only when making a summation | 

ee and are not to be used independently for any purpose and must be con- | 

7 sidered invalid if so used. - | - | | 

gh 5 6. Possession of this report or any copy thereof does not carry with it. os 

mC OO the right of publication nor may the same be used for any other pur- | | 
q / oo pose by anyone without the previous written consent of the ap-— | | | 
mee aphes -- -praiser or the applicant, and in any event, only in its entirety. es 

] J. Neither all nor any part of the contents of this report shall be con- _ 
ae S veyed to the public through advertising, public relations, news, ae | 

8 a | sales or other media without the written consent and approval of the ~— | 
| author, particularly as to the valuation conclusions, the identity | 

1 | of the appraiser of the firm with which he is connected, or the iden- os 
fe tity of any of his associates, | oy | | |



a a 
30 oe 

a | ? 8. Information furnished by others in this report, while believed to be : 
pee reliable, is in no sense guaranteed by this appraiser. While before- : 

tax arithmetic of IMV model has been handchecked for accuracy, no | Poe, 

a | | guarantee of program infallibility can be made by EDUCARE or the ap- 

So | praiser. | _ | - | | | 

J | § 9. ATI information furnished regarding proper
ty for sale, rental, financ- 

- | . ing or projections of income and expense is from sources deemed re- | 
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