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ees are AN APPRAISAL OE a . 

; - oe oe THE BELLEVUE APARTMENTS wee oe ee 

| aoe — LOCATED IN - | a ae 

i eS oe THE CITY OF MADISON oes a 

Loe. Ee Sg oe ee | ee ee ee 

i fo 9g EAST WILSON STREET oe toh ER So Pa 

i oe PREPARED FOR ; ee 

[oe oe, TOM LINK ee 2. 

; PREPARED BY. | Oe es eee 

se, LANDMARK RESEARCH, INC. De 

i PN eo oe | JAMES AL GRAASKAMP 

EEE JAN Be DAVIS 0 i



b — 1501 Monroe Street, Madison, Wisconsin 53711, 608-256-1090 ee 

F November 10, 1981 dean B. Davis, MS 

i Mr. Tom Link | | | . : 
vies 158 East 14th Avenue | | | 
i | Eugene, Oregon 97401 | | a 

Dear Mr. Link: | _ | 

i | With this letter we are delivering to you the appraisal of the | ! 
| Bellevue Apartments located at 29 East Wilson Street, City of. oe tes 

| Madison, County of Dane, in Wisconsin, which was requested as a | , 7 
| i , measure of the fair market value as of August 1, 1981, to : : 

estimate the most probable selling price of the property. : 

| | Jean B. Davis, the appraiser, and James A. Graaskamp, review © 

i |} appraiser, have inspected the property and its environs. You | , 
_ and your property manager, Mark Knaebe, have provided us with | a 

Bowe needed information such as rent schedules, occupancy data, and. - 
i accounting information which included a record of operating | See ees 

- expenses, a record of utility expenditures over the last year _ aoe 
ee and a half, and estimates to repair and to improve the building | 

- submitted by several contractors. It was necessary to. | | 
i - reconstruct these records in accordance with appraisal methods. _ | | 

| ‘The present use of the site is assumed to be its most probable | | | 
i | use in the near future. | - | es | 

The value estimate assumes a cash sale of the property as you 
, —— have requested. We have also provided you with the | ? | 
i corresponding value estimate assuming seller financing | | 

| | currently prevailing in the market as of the valuation date. | 

| i As further explained within the report, the market approach | 
| using a gross rent multiplier is inapplicable because of a lack 
pO of sales of properties of a similar age and operating Soe 

| an inefficiency as the subject property. The cost approach is. a 
i inappropriate because of the age of the improvements. | oe wee 

Therefore, the value estimate is based upon the income approach 
using an overall rate extracted from market data to best | | —_ 

i | reflect investor behavior in an uncertain and volatile market. |



dq | Mr. Tom Link | oe | | eee a | 
Page Two | es | | | Meta | 

a - November 10, 1981 ~ : | | | | | | | 

| Based upon the underlying assumptions and limiting conditions 

| - eontained herein, it is the opinion of the appraiser that the | | 

E | - highest, most probable price in dollars and fair market value | | 

oe of the subject property, more precisely described herein, which | 
— might be obtained as of August 1, 1981, is the amount of: 

i FOUR HUNDRED EIGHTY FIVE THOUSAND DOLLARS = 

. oe OS C8NB5 00D) : } 

assuming cash to the seller, aaa a | | oe a | a 

E eg cos bet ee age : cae oO 

" [RIVE HUNDRED THIRTY THOUSAND DOLLARS = ss 

| foe assuming a land contract with 20 to 35 percent down, 9 to 10. | < 
i -~percent interest with a three to five year term. | | 

fo - We are pleased to have been of service, and I remain available a 
fo to answer any specific questions you may have regarding this 

_ | FOR LANDMARK RESEARCH, INC, 

cp for A Meret 
i | Jean Be Davis, MS | eo | aS oa ee : ee ae | A 

i an As — oS {eo Ase | | | | 

es James) A. Graaskamp, Ph.D.,\SRE, SREA : a 

| a es hi | | | poe
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i . ones I, PROBLEM ASSIGNMENT _ ee ee : 

| _ The content of an appraisal is determined by the decision © 2 | 

E ee for which it will serve as a benchmark and by the limiting es 

eb assumptions inherent in the property, data base, or other : 

i oy factors in the decision context. | en . eee see | : Os | 

i | ee This appraisal is requested as a "measure of | fair market | 

pg value as of August 1, 1981, of the property located at 290 : 

| i - | East Wilson ‘Str eet . in the City of Madison for the purpose of : : | ae | 

| determining the most probable selling price for the property. - 2 

[| | - : 1. Property Identification Hoes ne a 3 | . : ; uh | 4 . pe] | : | 

as as The subject property of this appraisal is the Bellevue ‘ 

Bl Apartment Building in downtown Madison, Wisconsin, a 

| fe = identified as 29 East Wilson Street. (see Exhibit 1 for : 

i d a as location near the Capitol Square) » and more specifically | : | : : | 

j ee identified as tax parcel number 0709-242-01 Met, | 

| | 2. Legal Description i - Es oo ee | eq 

i : Recording to the records in the City Assessor's office hoe 

cae - the legal description. of the subject property is as foo 

i | follows: oe : S RSs a o pe Pes | 

fe | : NEI/2 of Lot 4 and all of Lot 5 except the part — “ = 
E Jo used for RR purposes, Block 87, in the Original a aoe 

on Plat of the City of Madison, Dane County, — : | 

e es Wisconsin. | | ea aes uae ke | eee ee 

5 he | | - | 2 | | ce : 

an - | cena 4,



: eee Se ee , 

E | | 3. Qualification of Property to be Appraised : oS | | 

; SE tee The appraisal is to include only the real estate os, : 

a | interests at the above location; since it is common oe 

: | - practice to include refrigerators and stoves in the sale of 

ed - residential income property, the estimate of fair market of | 2 

i the subject. property will assume inclusion of these | | 

: | nS personalty items. — ae oe | ante Sree | | 

= A The legal interest to be appraised is the fee simple | 7 

i | ss sinterest of the subject property. eg Soe - 

i - - Value Appraisal Methodology 000 

i |. | The fundamental purpose of an apprai sal assignment is. |. 7 : 

' most usually to estimate value. Conventionally, the value — Jo4 

me : required is Market Value, defined as: | Eg Ss | | * - 

i os eee The most probable price in terms of money which | Sep 
an oe a property should bring in competitive and open bo 

oe Pes ae market under all conditions requisite to a fair ~ oe Lhd 
Be Pes sale, the buyer and seller, each acting prudently, | 

i | | knowledgeably and assuming the price is not | 4 

we ps - affected by undue stimulus. © | | | 

i er Implicit in this definition is the consummation a a8 
we |. of a sale as of a specified date and the passing of re 

| epee oo title from seller to buyer under conditions © re , 

os — Whereby: . te 7 s | | ae 
i |. o 1. buyer and seller are typically motivated. — : ee 

: : 2. both parties are well informed or well advised, | | Se 
a | | and each acting in what they consider their own | 
i , a best interest. a | aS | 7 oe 

Oy dee 3. a reasonable time is allowed for exposure in — | 
re | : the open market. | | | 

| f J 4, payment is made in cash or its equivalent. ois | |



rr = _ | 

i ee | 5. financing, if any, is on terms generally | ee 

_ | | | available in the community at the specified , | 

Z oo date and typical for property type in its © | | 

a | locale. ces | 

: 6. the price represents a normal consideration for | | 

| | , | the property sold unaffected by special | 

: financing amounts and/or terms, services, fees, _ oe | 

| : on costs, or credits incurred in the transaction,! | | 

i | | This definition assumes a perfect market where a number a : 

| | | of fully informed, reasonably prudent buyers and sellers ores 

i are acting rationally and logically to maximize their oa 

Q to financial well-being. It also assumes payment in cash if © yo - 

i oe gash sales prevail. = fee ase | | ce : 

; es ee oT this case it will be shown that monetary and banking | | 

| conditions as of August 1, 1981, necessitated the use of land — || — o 

i | contracts as the predominant sale instrument with down payments | 

from 19 to 37 percent and terms from two to almost eight years | ce 

i used in the transactions analyzed. os ae | - 

po For purposes of this appraisal, the value sought is fp : 

[i ss «the fair market value assuming a cash sale. Therefore, the land | og 

i : contract selling prices of the market transactions will be _ alles 

: adjusted to their cash equivalent value when used as benchmarks : oo 

i ot - with which to estimate value. In this case the cash. equivalent an i | 

ao prices range from 87 to 97 percent of the - | oe a oS 

i Se: nominal sale price. | a ) | a. ' | 

i oe 'Byrl N. Boyce, REAL ESTATE APPRAISAL TERMINOLOGY, Revised _ | - 
a Edition, AIREA, SREA, (Ballinger, Cambridge, Mass., 1981) pp. | 

| (160-161. | eee | oo - ooh



i a 2. Preference for the. os a Oo coe we | f 
_ Market Data Approach | | os Be : | 

i ss The = =appraisal process prefers LO base valuations on ; 

P | | : actual sales of comparable ‘property. Madison buyers of | ’ 

ae - small-sto moderately sized residential income property ae 

i |. 7 commonly use the gross rent multiplier as one measure of - os 

i | value. | ooPe | - ee Sat | | 8 

i - Gross rent multipliers (GRM) derived from market data | } : 

ee simply express the ratio between sales. price of a de 

i oo | residential income property and its effective gross.’ rental | | 

i | : | income. A property's ‘capacity . to generate gross rent is a - | | | 

|. oo presumably attributable to the real estate itself: its oo me | 

[ ae wee characteristics, | its # condition and utility, its use oe | oes : 

ose | oe potential, and its location. Thus, the gross rental “income oe | 

i | as used as the primary unit of comparison for the market “e | 

data approaches ea me : 

: - e ete 5 In this case there were no sales of | older. residential : Bae: | | 

[ income properties: in the downtown area from which to » - 

| | oan calculate a gross rent multiplier that would accurately oo 

i | ; reflect the age, deferred maintenance, and other property | a | 

oo | - attributes of the subject that affect value; a. market GRM | 

[ | . is inappropriate without adjustments. To effectively use | | | - 

io 8 this method, an accurate and detailed estimate must be made | oe oe 

i Pe of all capital expenditures necessary to reduce operating See oe 

i oo expenses, in this case, to 40 to 50 percent of effective i



cb oe gross revenues to make the subject comparable to the market 

, | ss gales. An estimate of the most ‘probable price a prudent | 

oe | | investor would pay is the difference between estimated | oo 

i | ' value (GRM x effective gross income) and the capital coats. , a 

a eagk US needed to make operating expenses comparable to the newer ~~ : 

[ | 2 properties which have recently sold. The GRM will be. used | - | 

; only as a check on the value estimate made by the income > : | : 

™ | approach; in this case the rough cost estimates presented ee - b 

i a ine Section. II will be subtracted from the product of the fo S 

ee market GRM multiplied by the subject's effective gross fo 

od | a the resis Aperoach< oe oe : S Se 

i | | oe Since a. detailed, professional estimate of all | me : 

i | necessary capital expenditures is not available, the : oo 

- preferred method of valuation is the income approach — 

i 7 ae whereby the net operating income (NOI), which reflects” the - oe cet 

| | inefficiency of the subject property, is capitalized using — a : 

i mes overall rates from recent sales. | Oe | | ee 

| uy The Cost Approach oe | aa | a - | | | oe | | 

: |. BS The cost approach to value is limited to those 

i ee ‘situations where improvements are new and represent the I a 

ee ae optimum use of the site in question. The improvement on the le 

i | : - ‘subject property is. not new, and though the improvement i $|. 7 

ae represents the highest and best use of the site in its Ss ee



EEO ee—eea—_ en ae oeE EO 

| Biappa supers sepa tenn sag 

ee ae Re 
Se ee 

ee I oo a a SEe pr 
| | 

oer Ail wah 
4 pe ge ee 

: 
ee eK j i LD the ped CNR ALA 

poe cae Es 

co yaa 
tees. 

Ean 7a) EAR, Jee | ES Pe 

: 
. 

Sea Se ee 
SEES se fe 

Be ES ee SCR SES 

. 
eerie ee aerial 

| LS, 1S not o 4th . 
} ; 3 Ss W 1 1 l b is 3 |



. a TI, PROPERTY PRODUCTIVITY  —> we | 

i | . An understanding of the most probable use of a property | 2 ae 

i | | will also infer to the analyst the most probable buyer type. | 7 oe | 

a The combined profile of the buyer and the property suggest the a 

i | 2 type of comparabl 8 sales to ‘use as benchmarks in the estimation | an | 

| of the most probable selling ‘price “which; in turn, should — | : 

i | 5 reflect the economic productivity of the real estate. es - 

| S In this case, the site is occupied by an older 36 unit |. Ae 

i | ce : apartment building. This use ; is presently assumed to be the ~ oe 

i | oo . mo st probable use of the property; the potential for conversion eae , | | | 

abe to condominiums in the future is too speculative for oo 
i To a consideration in this analysis and valuation. © ae ‘ a | — 

Hee eee “An analysis of the fit of the building to the site and the : | 

i Se 7 site to the community ‘is | necessary in order to judge the of oS | 

. s subject property's quality as a residential investment property. oe oS 

i ee for purposes of market or income valuation. — : coe . | - - Cf 

i ee A. Site Attri butes a 7 - oe, | | | 

| ‘The site encompasses approximately 19,800 square feet with =| ces 

F | | 99° feet of frontage along East Wilson Street. The site slopes a ee 

L | downward From East Wilson Street toward John Nolen Drive; | a a 

| vertical drop-off at the rear of property prevents access from ee 

i | the parking lot at the rear of building to the railroad track | ee 

| or road below. (See Exhibit 1.) es Le oe | oe Nees
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i | : oon The site is zoned C-4, central commercial district, and is - 

i on “subject tO that section of the Madison General Ordinance which | - 

os S preserves the view of the State Capitol Building by imposing | | - 

i height limitations on surrounding buildings in the Cc-4 

- | District. Any new or major alterations of a downtown building's on ee 

i exterior are subject to approval by “the Madison Planning | ves 

Commission and also require conditional use approval. The site | ) i 

i - improvements include a concrete driveway along the northeast ee, a 

i 7 side of the building that leads to a delivery area and a 16 | | | 

a vehicle parking lot at the rear of the building. A low, metal / | ! 

i ee a ; two-bar railing built along the rear of the lot protects the fess - ) 

bs _ pedestrian from the steep drop to the railroad tracks: below. An | | | 

E p expansive view of Lake Monona ‘can be seen from this vantage / ope 

- A private, well-kept side yard buffers the building from | , 

i its) neighbor on the southeast side of the site. See Exhibit 2 Le a 

- woh for photos of site improvements. | | : nes Foe ee : 4 

| B. Building Attributes . | | | : | | 

i ee 1. Apartment Structure © Bee og 2 | fo 4 

ooo ‘The brick and concrete uninsulated building, erected in | | 

i the early 1900s, contains approximately 32 , 800 square feet | | | 

| of gross rentable area and approximately 23,000 square feet | fo 

. of net rentable area based upon a building efficiency of 70 oe 

i | “percent: Built on a downward sloping site, there are. four | wos



EXHIBIT 2 

PHOTOGRAPHS OF SITE IMPROVEMENTS 
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Parking area at rear of building. Entrance 

to side yard is through opening in bushes 
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EXHIBIT 2 (Continued) 

Si ay ae 3 s 5 we 
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a ee = — 
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en ee ets ld p ” 

Parking lot at rear of building. Note 
railing which protects from sharp drop 
to railroad tracks and John Nolen Drive 
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EXHIBIT 2 (Continued) 

AS gee 
be ne 

a z ae e = 
ad . eS E tt, hy a 

¥ r ae a f 6 | zt S 

S ; q ae ss a f a) 
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Driveway along northeast side of property 
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EXHIBIT 2 (Continued) 

; Pie Seen fee 

| " _ te: 

; 

View of Lake Monona and Law Park from rear 

parking lot. Note John Nolen Drive in foreground. 
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. aoe stories at East Wilson Street with five stories at the | oe oe 

a rear. The built-up asphalt. roofing is laid over a | concrete ~ | eae 

| me 2 frame; the floor structure is poured-in-place concrete. The © = 

a ' TS inch exterior walls consist of brick, an air pocket, i | 

| - ~ concrete and plaster. (See Exhibit 3 for photos: of the : bere 

puddings) pe ge 

ee The furnace room located under the parking area at the 22 LP : 

we foe rear of the building houses the heating system. The four | 

: ee lower level living units - and utility rooms,  eccupy ee Jo : 

|. | oe approximately 60 percent of the area of a full floor. The Pole 

ne | partial basement, which is below the lower level, contains | : 

[ [hs ee storage bins for | ‘tenants, | ‘the incinerator, and assorted oe coe ae | 

nee 2 os storage areas. A narrow stairwell leads down to the furnace a oes 

[ | oe room mentioned earlier.  ——> ee ee a | os | - - / "; oo 

_ Four light shafts in the building allow for windows and — | a 

J : | vents in each bathroom. Most of the - dumbwaiters, ‘from an | - | - : 

| . earlier era when there was a main kitchen in. the lower oe : : 

oe | | level, have been closed off to provide more kitchen space. : Loe 

i se _ The few remaining dumbwaiter shafts, now unused, are wasted fp 

—o | a space and a potential source of leaking and natural paths os So a 

a | for fire, as are the light shafts. | s | | | | . | 

cons - An old ‘four-person elevator serves all of the — fe 

So Oak building's levels; the doors are manually operated, anc the | a 

c : : car, which does not level well, misses each floor by 3 to 4 ———— }. -



EXHIBIT 3 

PHOTOGRAPHS OF SUBJECT PROPERTY 

| ae Bie ‘ 

Fi ted 
9 dh mt. —— heal 

— ii aa 
————— se aa te 
te eae 

= es . rs 

5 rn. ge dt de PeReE Bae! ts 
AP Mteeatis Mea! OP opens Bmnmgecers: 

" ot ss H 

H CPED A EpHUE Mem CEFEN. ERERCUS cum WERE gs 

= = ' 

Looking at northeast side of structure from parking 
lot of adjacent property. Note cut stone finish at 

window subsills and between lower level and main 
floor. Sunporches are located in sections which 

are extended from main face of building; 

each has four connected windows. 
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EXHIBIT 3 (Continued) 

re 
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— ai Dees A doe a bs +. —— ¢ : BN 
ee | es Y iY 

Front entrance at 29 E. Wilson Street. 

Note garden area at right of picture 
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EXHIBIT 3 (Continued) 
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Entrance and fire escape on southwest side of building 

off of garden. Note brick quoins on building corners 
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i eee inches, but. ‘the unit is reported to be in reasonable and : - | 

i - a safe operating condition. An AC motor ‘powers. the elevator ot oo 

ee ear which brakes like an automobile. | - ee , | 

i | | aes The | building : has a low pressure ‘steam. heating system. ! 

; os _ ‘The Kewanee boiler has been converted from oil to gas and oe | : 

| is estimated by the building manager to have a remaining ees 

J a : - life of ten years. - Boeck 100-gallon gas-fired hot water oe . | ! 

A heaters provide circulating hot water to within three feet | 

: i |. | a of each apartment! s faucets. A Fox water softener | is also a : ; os : : 

part of the building's mechanicals. An incinerator, fed at ee 

J See oe the basement - level : i S “used for trash burning: trash ; oe 

a disposal chutes, which in earlier years fed into the main & OR 

: i . , ; . oe incinerator, used to be available at each level, | but have : . | : | 

I | : ce now been tightly sealed from use as dictated by code. __ oes : oo 

a Se = - | Coin operated washers and dryers are provided inthe | | 

i 2 oe | basement © but are not: onaidered’ part of the real estate| . | |. & 

a AS for this valuation, 2 2 2 | oe os a ee 

| i | | All apartments except apartment | 101. are now | | fo - 

4 fo a individually metered, and each. tenant pays for his own Sop | 

i Jos electricity. The electrical system was upgraded in the _ Hele : 

i es 1960s. and according to. the building manager, 70 amp: Sas 

2 oe service is provided to each unit; there are still some a ee 

i | eases of fuses blowing, especially on the wall outlet | fae es - 

‘ es circuits. The ‘below average amperage capacity > for the | ae 

pl Pe : - | 18 es | | -



E | entire building is 300 amps; it would be impossible, for : | 

i | example, for each tenant to add an air conditioner to his | 

oe v | unit. There are 33 separate gas meters which measure the Oo 

i eee fuel used by the stoves in the ‘dndiv idual units. Four units oe S | 

z share meters and apartment 101 uses the main meter. Smoke 

[ meee ee detectors have been | installed in each hallway throughout | on - a 

. the «building. (See Exhibit 4 for a diagram of the | 

| oe structure.) en a oe or Sos a eee - 

hab There are 36 living units within the building. On the 

i Sa ae | lower level. there is one efficiency ‘apartment. with a shower CES abe = 

is : stall in the kitchen and a bathroom and storage area across = | 

qi the hall. Two corner units and one smaller unit comprise 
; ce a : : : the remaining living sek ap the lower revel ; | 3 . : - DM | / 

—— ‘The: 32 apartments on the remaining four floors consist Cs 

i : oe of eight corner units overlooking Lake Monona, eight corner Ee 

= > Oe units overlooking East Wilson Street, and sixteen units of - 

i ee varying sizes. Because of space taken for a main exit, the : of 

- fo two units on the main level are smaller than similarly fee 

i | Located units on the other three floors. Each unit | has_ gies | ' 

i | oe fireplace; and except for. apartment 101 » each has a living - 2 a - 

a room, a very small bedroom with or without a closet, a 7 mS | 

i ss galley-type kitchen, and a sunporch of variable size. The = oe 

cd oe | ‘larger units have another room between the living room and ae
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ee | — ee kitchen which can be used as a dining area. It appears | ee 

i | that the original plan was to use this area aS a flexible : : 

os | - bedroom/living “room with a Murphy bed built into the wall. | 

i oS BP a Most of the Murphy beds are no longer in place. The = J - 

7 | oa kitchens are small and are equipped with refrigerators and pe 

i oe x stoves and a minimum of cabinet space. The bathrooms have | : oe 

o™ | have showers. | - S a ke a 

i 1 ee HeoeBs Deferred Maintenance oe ' es : ae C ae ae ve 

ot | Over the years the subject property has been neglected. fp . 

“ improvements needed to modernize the structure and the 

: i ai : . : : individual living units have not been done. _ : ae : on ee : . : 

; | PO Othe exterior. brick walls are in need of tuckpointing, ae oo Se 

SE ee especially on the lake side; the front steps facing East | poe 

i ee Wilson Street are crumbling; ‘the plumbing pipes have become © - | songs 

inefficient due to mineral deposits; the steam distribution ales 

i aa | system’ leaks | badly and is. inefficient; the individual pf 

me be radiator control» valves in each unit have. been & | 

| i oe disconnected; there is. water damage in the hallway walls” | | : 

i | - | due to leakage and ‘condensation from | apartment. bathroom 5 S 

| | tubs; there are no individual thermostats in the living © a oe 

i coe units; the hallways are dark and — uninviting; the - : Cee ss 

ee ee -single-glazed_ window frames have deteriorated and leak |



f Os | badly; the interior walls are in need of paint throughout an © : 

i | the building; the roofing and roof drains are in need of | oor 

= | repair and/or replacement; most of the valves in the Sink _ 

i ee : faucets and toilets need to be reseated; the elevator is” 

| old with an increasing probability of malfunction; and the 

E | dampers in the fireplaces need repair. Sn pes : eS : ae | 

ae : | ‘The major. consequence of this neglect, coupled with : S 

. |. - ue S increasing costs of fuel, is exorbitant and uncontrollable | a | Q A : 

fae The uncontrolled and variable temperatures in the | 

i ae 4. individual units lead to overheated tenants ‘opening. windows ~ ee pete ce 

| during the heating season. The unpredictable south sun and : 

i ae north winds, the lack of individual heating controls, i 

5 o - imefficient heat distribution system, and the lack of storm _ eS 

be . windows on two-thirds of the approximately 400 windows, - [o 2S 

i | ss contribute to this condition. ~ ete ee Ven ‘| - : 

Le | | aw, Estimated Costs to Repair and Improve — | ee | ep 

| i 2 Pe : To correct the deferred maintenance and to prevent its oe . 

wo | recurrence, the following cost estimates have been made. | - 

E ‘e | Past income and | expense records. and current estimates 5 a = S - 

j | —sCs Obtained from contractors by the building manager and/or | 

| appraiser's estimates are the basis for these figures. ao te | o



i Apes Correction of Deferred Maintenance: ae - 

i a Tuck pointing masonry walls . . «+ «6 © «© © «© © « $25,000 ns 
| rr Repair existing heating system . . . 2. «6 «© « « « 30,000 pe 
| Repair front steps . . 6 6 6 ee we ee ee ww ow 61500 - 
- =: Paint ceilings and walls . ee ee ee . ° ee e ee . 0 . 

— | ss Estimated Costs for Capital Improvements: 

: i | Roof repair and betterment. * e .  & . e -3@ . oe $15,000 | | . - ae 

ae a (6" foam insulation added) | CASE oS ee ee 

i eee Combination storms on remaining windows ... . . 20,000 — | | ; 

| ss Install security system . 6... 6 ee ee ee © © 5,000 fo 

fi | . Improve hallway lighting . ° e °. ; ° ® 7 . 8 | e e ot 1,000 | ~ S : 

, |) Panel hallway wall to cover moisture = = | pe 
[ damage from bathtubs . 2. 6 6. 6 6 ew ew ew ew ee ew ew 5,000 | poh e eee ae 

om | Renovation of plumbing system . . . 2. 6 6 6 © © «61,300 © = eee 

Oe ee Re 
i | ——s—=<iss The repairs and improvements listed above are assumed | | 

i | to be those necessary, in part, to bring the operating | Teepe 

o™" | expense ratio of the subject in line with those of better [| | 

| i cs maintained residential income properties in central op 

er Madison. To shift the cost of utilities to the tenant |. 

i oe (except for common area costs), individual furnaces will be | ~ 

ae | needed; an initial cost estimate for this major renovation | a 

i | ss is $125,000. If the above repairs and capital improvements ee 

; a are made, a total outlay of $199,000 is estimated. | | 

Oo os Individual furnaces would eliminate the $30,000 repair to | a 

i po the heating system; the total outlay needed would be | | |



i files $294,000 if the tenants absorbed the heating costs of the - 

| Living units. a ae Te oes, | : 

i | C. Dynamic Attributes of Subjet Property er eee 

i fo | Dynamic attributes have to do with the mental or emotional | 

| cas responses which the subject property stimulate and how they _ fo 

i Loe affect the decision-making behavior of the consumer. / a ci | 

Se S The subject property, known as the Bellevue Apartments, is sole 

| i considered by many to be a city landmark in central Medison. oe [ee 

5 | a | The building, located two blocks from the Capitol Square, is _ ae 

near the prestigious Madison Club, the Catholic Diocese, and . Pes 

i | oS 2 the renovated General Casualty Insurance Company. The old Post | | 

os Office Building, recently converted into “City and Federal mag 

i | - offices is located across the street. Directly to the x north, ee ae “ 

across the street, is the city's Doty Street parking ramp. Cee os 

i | oe , The most marketable attributes of the property include its | - : | 

. | central location, the natural wood floors, the fireplaces, the 

ESS 7 sun porches, and the view of Lake Monona. - oe pes Poe bees 

i : eS Presently, the darkness and drabness of the ‘common areas, - ae . 

aS the lack of a security sy stem, the uneveness and lack of | fos 

i fae control of the building's temperature, and ; the general A | & Be 

ao deterioration of the interior decor are the property's main ae | 

i drawbacks, a ear ee , a | ae | ;



i ae Professional investors who seek to maximize a property's oe 

oe potential through renovation and/or conversion and who seek tax | | ce 

i | shelter and appreciation, or individuals seeking tax” shelter, 

i | | : . some cash flow, plus appreciation as. an infla tion hedge are oS 

5 - active in the downtown residential income property market. ae : fo o 

i or ; The professional investors seek a product with remodeling | oo 

te potential to meet a changing market and to obtain the most | 

: i ee favorable financing. ‘Condominium conversion potential is also : tae 4 

a ee a consideration. Se a eee . eo 2 es | 4 

i fo. othe professional investor 's strategy “ineludes “buying. on - ue 

i oe short-term : money with small payments and a balloon in five or oe : 

7 - ‘more years using a line of credit to improve the property and es oe 

i | maximize its. rent potential in’ the interim. When the money ee ee i 

ae market is favorable, and/or at the end of the land contrect, ae oS 

i a the ; property ‘ds refinanced : SO. money is. available for ee ° yolee 

E oe reinvestment. / . aoe | a oS mee o Os Ns 

- Pe AS an alternative strategy, an investor would pay cash to | os a 

; i 2 _ the seller and “would seek lender participation in the cash - os - 

OS ee throw-off and in the before-tax reversion in return for 7 | 2 By 

i | | favorable financing that “would cover the cost of the needed ees oS 

: to x improvements in an older building, thereby maximizing revenue SB oo 

i po potential early in the holding period. - eR ie S gee a 

i 1. | The individual buyer | who owns and manages one to a few | po



ede oak residential income properties is more likely to prefer a 

i property that currently maximizes the income potential of the | : | 

oe | | ‘space available and is less concerned about refinancing or : | , 

q changing market strategies. 7 eee Oe - Se | - = 

pm | | Thus, the most probable buyer of the subject property is a - a 

| «group. of professional investors who recognize the marketing _ eee : 

. i : : potential of this stately landmark which is - ideally located — 7 - : 

es downtown, with a commanding view both of Lake Monona and of the pee 

5 —



) eee ee a 

/ oes S III. VALUATION METHODOLOGY — S ee Pe 

s | The lack | of a reasonable degree of consistency between | | 7 

i fo operating ratios of the | subject property. and the sale | 

ae properties makes an estimate of value using the gross rent | 

: Poo multiplier, a market data evaluation method, unreliable and not cose Pe | 

; reflective of the deferred maintainence and inefficiencies | 

bo inherent in the subject. Therefore, the income approach is _ | 

i oe selected using an. overall “pate. taken from. the market and — . ae / : 

assumed to be reflective of investor behavior. | ; 

we |) os oAs The Income Approgeh 9 
i of a : | “Income - producing property is typically purchased for | : : 

ee investment purposes and the projected net income stream is the. 

i 4 eo critical factor affecting its market value. Os 2 ee See cede oo 

fo o An Envestor purchasing income-producing real estate isin | 

E ; | a effect trading a sum of present dollars, usually represented by. aS | : 

i LE a down payment, for the right to a stream of future dollars. ere | 

| | oe There is a relationship between the two, and the connecting mae | 

i - . : link is the process of capitalization. Because future dollars _ | * | 

: - . are worth less than present dollars, the anticipated future | a 

: i ; dollars are discounted to a present worth on some basis that ; : we | | 

: oes reflects the risk and the waiting time involved. The overall : | | 

; | rate taken from the market is the discount factor in this Case. Sees 

,¢ : :



Moment: —— op 

e _ The income approach is practical only when an income stream | 7 

i - attributable to the real estate can be estimated. This income a | 

oe : | estimate may be developed and supported by comparisons in the - pee 

i . - loeal market. | a EN S | 

ol Boas An analysis of. the Central Madison rental market is | | - 

| i eS summarized in| Exhibit 5. Rents for one bedroom apartments in ope 

| which the landlord pays the heat and the tenant pays the 

E | electricity, similar to the subject property, range from $235 ee : 

i ae “per month to $330 per month, with the highest rent paid for the oe 

ce best view and/or heat. For the subject, the small size of the : 

: | | . bedrooms and the lack of windows in Soae. che peed © for | | ms | 

ee. ee redecorating, and the uncontrollable heat problem will bring , 

i to | the market rent for the subject apartments to a middle. of the ee a | 

a | range. | oo So OO ae oe 

i |. , The actual rent schedule for the subject property as of ees af oS 

E ee “August 1, 1981, and the rent ‘schedule, adjusted to reflect es. 

—_ | market rents, is found in Exhibit 6. | | : | | | - 

i | C. Net Operating Income Ge Ee eos 

| i pS The projected gross potential revenue determined from the — = 

leeds. schedule of market rents is used in Exhibit 7 to determine the : o |



| oe | | me Ee MARKET RENTAL ANALYSIS : cee | | a 
| een Ba | | Apartment Buildings in Central Madison ; _ | | oa = 

| | — 1 Langdon Street W. Doty & S. Hamilton 24 N. Webster =  —« 111 W. Wilson Street _ 139 W. Wilson | peo 

Number and Type = 16 - Eff 1- Bf MH BRO 30-Ee =H TBR 42 dts = 
of units — 38 = 1 BR 23 - 1 BR | | 3-2BR  § | 2h = 1 BR. oe ' a Mix of 1 ana 2 Bk oe 

| | woes - 6 ~- 2 BR | 1-2 BR | | } ae eee — 8 - 2 BR | oe nace | 7 2 | | ee. per oe ee pe oe a : . : : . . ce . / : / ae bee Se 

| ee aoe Se BEN BOR Sa ea a oe ee ae a 
Residential ee 0 | 0 es 42.5 ee o- eh ANB ( Co 
Vacancy Rate — 7 os | ort eS ae vie Een oe ad . oe | | ee 

Rental Rates Eff = $230 «BEF = $190 — | 1 BR =, $35-305 | Eff = $155~165 1 BR - $295-315/mo 1 «BR = $270-325 
| | 1 BR = §$295-303 , 1 BR = §280-330 = =©2 BR = $395 > 1 BR = §255-270 2 | | 2 BR: $360-375 

. 2 BR = $425 cee n 2 BR = $350 eo oan woe ne 2 BR = $400 a . ES | 

: | | - 4 BR s $550 a ee ng OES a ees - : Pig hg | a 

| Utility Payment | L = Heat & Elect. | L = Heat ns oe L= Heat a Ls Heat | Ls Heat lL. = Heat & blect. ten 
| a T= Elect. § + T= Elect. T= Elect. Tie. Elect. on Oe | | fo oa DRE Raph a8 Gan ae SE oe 8 a | Og Bes | , = 

| Locational Across street from 1/2 block from Square | 1 block from Square =—sOverrlooks Lake Monona Overlooks Lake Corner of Dayton w 
iS Attributes Edgewater Hotel and err ors ig ee en and Wilson St.; 2-1/2 Monona and Wilson and Pinckney St.;_ >. 

Lake Mendotas 3-1/2 | pee nS a o | _ blocks from Square ‘ey . Stj approximately 2 blocks from op | 
| blocks from Square oy | ae | ee ee age ee 3 blocks from — Square WI 

: | | wes Poe SE hee a | ae . Square : 

Building Security Security guard on = Resident manager on |= —»«—-Building is security  -—»«- Building not security —«- Building is secur- N/A 
duty--each apart- ist floor--building looked locked locked OS 
ment security looked not security locked | | fag RSS ae | SE LE ed | 

| | . tt date | | ces ee ee | og : 

Amenities Rent includes maid Price range varies ees | Bole, Parking available on | @rking available Parking available 
. service. Dining §$$-with view = = © mg Site. =§$10/mo, outside on site $40/mo on site at $26/mo. 

room in lower level, ) PLR ea C) ena $20/n0. covered. outside. outside (plus 4 
: Some apts. have Lake — Ce "All apts. have A/C. : | open stalls), > 

| Mendota view, | Oe a LES os ee oe Pe Ce es | : 
Year Built 192088 Tos 1913 egg gg 1898 

Tenant Mix - Tenants span many Tenants are a mix of Tenants are mainliey _.. Predominantly r&tired Mix of students, Primarily students 
. ages, but only a students, legislators, students with a fef = persons; some working working, and from MATC 7 

| : : / —_ few are students elderly, working persons working and elderly persons and no students retired persons | Co | 
oe | | oe eo Persons) wee! / | oe a



eee | | EXHIBIT 6 | OL | 

E foo . Projected Rental Schedule - oo | ) 

- | : Bellevue Apartments | | 

i | as of August 1, 1981 | | - | 

i | | _ | - | fees Quality* Contract Rent Market Kent oe 

| ae Apartment # — | Ranking | per Month ~ per Month | , 

oS Lower Level | | o | | ols | | wey 

i EE AQT 8 Be $190. $190 | os 
fs | eee 102 es yo 265 BH to 

. os 103 : 2 2800 280 ot 
i oe | 104 A 2 ee 280 — 280 ae 

| Main Level ee fis by Ma pee os oe BL ee Se 

i | vee 201 Soe 1 BE | 285 
7 | | | 202 mS ) . 1 eS 250 co 265. oe eee ee 

gc pee 203 oe ky a 225 BBR 
, i Pos 20H 2 : 255 oe 275 me 
a HA 9205 265 265 og foe 

| | 206 . SB - 245 275 | 
, | 207 Pe ok Poo —— 280 235 | po 

i : 208 | a Tt ee 285 

| i - Second Floor ss oe a EAs Sa ag oe 

UE es FOU fk Seg —260—O 285 | 
| | 3020 ace dee | 280 285. fp 

i fo 305 3 255 ee — 265 - cee 
| | | 304 2 — 265 275 | | 

| | 305 | 3 QUO | 265 . 
i 306 | S 2 245 275 

Gd 307 noe 4 262 265 | oh 
eee : 308 4 Se TAG Bae 265 

| ; Third Floor — | | ee ee 

. j | OT ae 4 - 260 8 285 ees 
| ae uo2 | | 1 : 2550 285 

: | 03 | 3 | 265 265 | 
- Oo WOH Ce 275 
os HOS | 3 237 265 ©. | 

| 406 : 2 | 265 | 275 ee Pos 
NOT | 4 262 205 

i | Hoe | | 1 275 | 285 ee 

i , 30 _
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a eevee 

pt Df tT. f | | | . 

a | | ee EXHIBIT 7 : me | 

i | Bellevue Apartments | : 

oo | «29: East Wilson Street eS 

fs Schedule of Projected Revenues and Expenses ~ . | 

| i : August 1, 1981 through July 31, 1982 | on , 

gt oO - | ve | a | | oe af | | 2 

| Potential Gross Revenue: | | | ee | ° | 

i yt 36 residential units © a | © $118,740 ' — 

| | 16 parking stalls @ | | ane 

| ate —$26/mo. eee LOGO | 

i Se less vacancy of 1-1/2% © | (1,860) ee 

PA Effective Gross Revenue | $121,870 371m? | | 

an Operating Expenses. eye SUD eines BUS Te es 

i | | Advertising | | , | 510 © Ol% oe 

oe . .; | ea en ay Se Dare Be 17 BO | 

i Management (5% of EGR) | | : 5,940 | | 

| | Audit and Accounting B00 FR 

i | - Maintenance and Repairs | wa 19,250 ~S8f 

fe Insurance | | | | 2,400 8 FO a 

i | —~N Personal Property Tax Oo a 50. oer? ) 

| RYE. Taxes | - 14,770 ys | 

i | | ‘Utilities | | Loe Ed 

| | S Gas and Electricity ; 30,050 °« @/* - 

. : : 
L a ; . / : 

| . / a 4 g | | : 

i | | | Water and Sewer | | 2.560 j« Wile | | 

Total Operating Expenses © | | $76,030 yn aoe pf 

; fo Net Operating Income (NOI) | $45,540 FBO GR 

; | | | 37 | | | |



™ | NOI upon which the investor would base his determination of a | | 

J | most probable purchase price. © | Bs | | 

“ ee Actual historical operating expenses which best reflect the owes 

i | to estimate _ “ fee 2 oe oe . | of 

a | projected operating expenses. Income/Expense Analysis -- sds 

i  - Apartment s--1980 Edition, published by the Institute of Real | Peay 

: | Estate Management (IREM), provides data collected in 1979 for. 7 et 

fp older apartment buildings (1920-1945) which is used aS a | | 

i reas ~ benchmark for the subject (See Exhibit 8.) To correspond with ft | 

/ ss revenue projections, the figures used for the subject property — jo 

i fo are based upon 1981-82 projections and therefore will be Joo 

; affected by inflation as well as by the unique attributes of fp 

: fo the subject property. Based upon a net rentable area of 23,000 | | | 

i | square feet for the subject, the following selected cost per | | | 

oe oes square feet comparisons are made. | | | eee one - os 

i - , a re - IREM Income/Expense A nal ysis ne / | fo : 

ae ae ge | Projected for | we 
i oe «4979 National Data © Subject Property ° a 

os oa Med. -- High | | | ae 

geoff Administrative $.22 $.33. $230. | sabes 

— Maintenance © 38 58 Bay | | oS 

and Repairs - eee’ 7 eyes es oa : 

i - Real Estate Taxes .41 : .79 | 6a | | 8 

2 Insurance ~10- 213 | ~10 | Oo 

ro Total Operating | | | | ee - 

; fo Expenses 2.20 : 2.89 3.30 | a



_LOW-RISE BUILDINGS -25ORMORE UNITS =————ss MEDIAN INCOME AND OPERATINGCOSTS _ SELECTED AGE GROUPS _ ee 
UNFURNISHED | | oe ae | Bee ee | BY CITY -i 

| Be vee ws | ee ge ; 7 - eo ' - | » s ) — aia raae _— ne ve . - — ; O a Loe — On 

| | | 65; | | : to - peemanee | : 7 | XS See Pes 1920 101945 ae oe i 1946 10.1959 2 s oe eS 

- oe 123 BUILDINGS — 54918 APARTMENTS ts” i 51 BUILDINGS | 4409 APARTMENTS | a 
: | a | | 227629249 RENTABLE SQUARE FEET. - ' 2,353,122 RENTABLE ‘SQUARE FEET. | J | = 

| ee BLDGS. -----% OF GPTI------ ~----$/SQ.FT.---- BLOGS. -----% OF GPTI-—---- ----$/SQ.FT.---- (asc ia YY OG | a 
LNCOME — | MED LOW HIGH MED COW HIGH oo  MED—~CL OW” OHI GH MED LOW HIGH | ™m | 08 

| RENTS-APARTMENTS | ¢€ 123) 99.4% 97.6% 100.0% 3.37 2.75 3.98 ( 51) 98.9% 97.6% 99.6% 3.9% 3.15 4.50 op . Bose 
| RENTS-GARAGE/PARKING | ( 21) “1.90 ot 2.8 #209 -03 el2 ¢€ 13) 82.5 164 3Be2 0 AG a | | ae Ss 

RENTS-STORES/OFFICES [| ( 12) 6.6 7.8 10.4 431 FD) 1.8 a OK op oo 
| GROSS POSSIBLE RENTS | ( 123) 99.7% 99.1% 100.0% 3.41 2.81 4013 ( 51) 99.3% 98.5% 99.8% 3.94 3.15 4.50 Oh mi = 

VACANCIES/RENT LOSS ( 114) 2-0 ) 4.3 07 .03 «16 ¢ 44) 3.7 1.5 5.8 014 2.10 222 O _ ea 
TOTAL RENTS COLLECTED] ( 123) 97.6 94.8 98.8 34629 2671 4.06 ( 5i) 96.3 93.6 98.1 3679 2.97 450  - x ¥ = 

OTHER INCOME ===. (80) -7 63 e202 05k 40D 1.0 65 165 404 402 07 Foto Goo 
- GROSS POSSIBLE_INCOME | ¢ 123) 100.0% 100.02 100.0% 3.41 2.87: 4.16 ( 51) 100.0% 100.0% 100.0% 3.97 3.19 4.76 | < oo _— 

TOTAL COLLECTIONS $123) 98.1 95.8 99.4 3.35 2.77 4.07 ¢ 51) qte4 94.7 99.2 3.86 2.97 4.56 5 39 

MANAGEMENT COSTS#¥*# [| ¢ 123) 5.8 4.9 Tel 019 614) 30 (51) 5.0 4.6 5.8 e210 616 25 | (ez ©. 
OTHER ADMINISTRATIVE 9 ¢ 109) 09 =e BOZOK 1.2 46 2e1 05 .02 .07 Chi-nm | 

SUPPLIES (118) 695K OB OL 04 C43) oT =o -03 .02 .06. | _— p- Oo = | 
HEATING FUEL-CA ONLY*# 9} ( 3) 12.8 | 04400 (3) M2 a | 08 8 =| in ow. 

wo ‘CA & APTS.*] ( 120) 14.3 10.5 17.6 242. 232 ‘ 61: € 32) 8.1 6.4 12.4 «37 624.45 - Y) & m= 
— - - ELECTRICITY--CA ONLY*] (¢ 101) 1.9 164 2.8 4.06 .04 .09 {¢ 38) 1.8 lel 2.5 -07 .05 09 ee eS? Ut 

| CA & APTS.*¥ 9 (22) 5.9 4.3 8.9 o21 208) =e 26 (2) 2.3 6.8 022 | | com co 
WATER/SEWER--CA ONLY*# 9 (9 3)> 7 202 Sh 05 we | | O° | 

cA g APTS.* F118) = 2.1 1.2 2.5 07 604 ..09' ( 48) 2.3 1.2 301 -07 .05 11 ~ | 
GAS------- A ONLY* ( 25) we 4 el of 001 -00 : 02 ( —15)- i 26 34 9 02 202 206 © 

CA & APTS.#]( 39) 2.1 1.65 3.4 207: 605 212) € 18) 52.8 2.0 4.5 010 =-.07) 15 
BUILDING SERVICES ( 70) 2.2 26 2.0 .03  .02 .05 ¢€ 32) {1.1 27 1.6 -03 .03  .07 4 

SUBTOTAL OPERATING [¢ 123) 22.2% 18.4% 27.8% .75 .59 .91 ( 51) 12.7% 9.08 19.2% .55 .28 «75 | wo 

SECURITY ** (4) 2 ol 2 01.  .00 .01 ¢ 1) 9 a 03 | — 
- GROUNDS MAINTENANCE*# J (54) — 25 = ok 002. 601 = 605 fs 27) 8 26 1.5 -04 .02, .05 — 

MAINTENANCE-REPAIRS [fC 123) 7-6 47 11.9 25 617 «233 C5 Tel = 348-1025 -26 217) 238 g Y 
- PAINTING/DECORATING*#* J( 118)  =344 2.2 4.8 212 607) «=620.—S ts 477 3e1 1.6 4.0 ell 07  o17 | z | 
SUBTOTAL MAINTENANCE J( 123) 11.52 8.5% 16.9% .38 .28 58 ( SLI 11.08 6.6% 14.93 .40 +27  -56 | 2 

REAL ESTATE TAXES (123) 1004 = 6.81568 42k TOLD 1002 602 12.6 233 2260 4T ff. 
OTHER TAX/FEE/PERMIT J 57). 22 el 26 -Ol 200 = ©.020 6 27) 22 8 201 40 = 603 | | 

| INSURANCE ¥¢0123) 324 2.3. 4.5 ~10 607) 13 6 BLD 1.9 3h cdl 208 013 pe | | 

SUBTOTAL TAX-=INSURNCE J( 123) 14.32 12.2% 21-61% 454 436 .90 € 51) 1345% 8.9% 17-43 +46 +35 +64 | 7 

| - RECREATNL/AMENITIES#*# FC) ee — € 6) ded 04 | a 
| OTHER PAYROLL¥*® | ( 87) Te? 5e2 9-3 627 =o 14 3T k900 4.8 344 7.4 2220 013 224 | 

- | TOTAL ALL_EXPENSES  -[( 123) 67.3% 54.8% 75.78 2.20 14673 2.89 ( 51) 50.4% 43.1% 57.93 1.86 1.57 2.42 | | 

| NET_OPERAIING INCOME [fC 123) 31.18 20.6% 42.08 1.11 673 1-50 (€ 51) 46.9% 39.0% 53.3% 1-85 1.49 2.16 , - 

PAYROLL RECAP## = sds 95) 82D 302d 438 FBT) 60 TK wk AT BZ | 

| FOOTNOTE: For a description of Utility Expense (") and Payroll Cost ("") reporting, and an explanation of the report layouts and method of data analysis, refer tothe sections | —— ; | oo 

entitled “Guidelines for Use of this Data”, and Interpretation of a Page of Data’’. For definitions of the income and expense categories, refer to the Appendix, pages 210-213. . es eel] |



i | In less than two years, maintenance and repair expenses for | S 

; | the subject have doubled when compared to national median a 

2 figures; — this is reflective of the problems which have | 

i : accumulated over the years. Currently ‘for the subject the a | : | 

oe expense to. effective gross income ratio (E/I) is 62 percent. | 

i Jo | The normal range of E/I for apartments in which the tenants pay 

; | | : electricity and the landl ord ‘pays: the heat is between 4O to 50 a | ! : 

i io } _ ‘The NOI for the subject ine its current condition diss fp 4 

jee projected to be $45,840 in the year from August 1, 1981, to ee : 

i | July | 31, 1982. The. applied | vacancy rate: of 1-1/2 percent - is |. = : 

pe : assumes that only one unit will be vacant for about six months. | | 

i | in the year ahead. : ee oe : . eS ees : | ee Ao as — ae | 

i ae / Ss The | utility expenses | are based upon actual expenses of | . | . 

: a $28,070 from July 1980 through June 1981 and escalated 7 : | 

: |. | percent £0 -aecount for price increases. This isa modest aaa | | . 

2 a projected increase; the American Gas Association recently cs 

i ss predicted national gas prices to. double by 1985 with increases > - 

i of 12 to 15 percent annually. Electricity increases are a | 

i expected to be 5 to 6 percent per year and water costs are - Ee : 

i pt “expected tO increase 10 percent per year. - ; | oe - = a : fess 

3 ee Maintenance and repair expenses include $4,176 per yr for oe pe : 

i Po the resident caretaker | and $3,157 per yr. For the elevator | . - | 

| Oo maintenance contract. Expenditures for maintenance. and repair” ve



i | totalled $9,746 from January through June 1981; the projected a ae 

; amount of $19,250 follows the pattern of. increasing cost to 

ae | - maintain because so much was neglected for SO long. Major Cees i 

i | repairs and improvements described in Section II, B, if done, oe | 

3 eh would be expected to reduce the annual maintenance and repair ne 

i - eee ‘budget to a more realistic amount of $8,000 to $10,000, which oy | 

. 3 would be in. line with low to moderate costs, detailed in ‘the cee Peles 

1980 IREM publication. ee yee oe - 3 - : 

oe oe An overall rate at which residential income properties of a. : oo | 2 . 

size, location, and functional utility similar to the subject | 

I | location have been bought and sold is factual support of a | ° ox 

ae market capitalization rate acceptable ‘to typical. prospective fee 

i | | purchasers, even though rates of return to specific components ne fe 

é - of the investment are not identified. | ee aR eas | oho 

i Cee ee In recent years | Madison investors have been buying | poo 

5 | residential 2 ‘income property for tax shelter and future fo 

| | : appreciation. Break-even or even slightly negative cash flow | | 

i oe has been acceptable in the early part of the holding period. In oes: | 

| the past few months, investors! expectations of appreciation | ce : 

| i | rates have scaled downward to a more realistic 3 to 5 percent | - o 

- I. per year. . | EE a a es | | | | |



————————————————————————
———EeE—_—_—________ EEE EO 

L amie, ta : 

| | Cash sales requiring traditional lender financing at 17 to 7 

i . 19 percent interest have been non-existent; for buyers” LO. | a oS 

i - receive ‘break-even cash flow, sellers have had to provide more fo ; 

favorable financing and therefore | have — required higher | : , 

f : | | transaction “prices to compensate for the discounted dollars os | cae | 

ee } received in the future. The calculation of the cash equivalent oe | ae 

| ss price is discussed with the analysis of sales. EN ES = vas fe oS 

| ; ao The use of the net. operating income (effective gross_ ee - . | 

a s ; revenue less operating expenses) allows for an accounting of — ses 

[ | the inefficiency of : ‘the subject as compared to newer Oe : 

| pesidential properties that have recently sold. BS 

o™ | E,. Analysis of Market Transactions 9 0 

i . | oe : To determine the overall capitalization rate reflective of : : | . | 

a ae investor behavior, data from five recent sales of. residential ee bs - 

i = income properties Ws | analyzed. Apartments with from 22 to 55 | - / } od 

| units sold within the last two years form the basis. for the poe 

i To market data. The location of each sale is shown in Exhibit 9. 4 oe 2S 

| A summary of the market transactions are shown in Exhibit) de : 

ai 10; included in the summary are the nominal sale price and the | i: 

; . corresponding cash equivalent price, income and expense Le a 

a oe information obtained from the buyers and/or sellers, and the — ; 

J | | calculation of - market | ratios and units of comparison both in a 

es | terms of nominal sale price and cash equivalent | price. 

‘ - Photographs of the market are found in Exhibit We OO nae - 

to i 37 ee
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| OP EB Ae SALE #1  ~—~— SALE #2—~<“<«~“‘<;CS*#‘SS AL SALE #4 ——~™”SOSALEE #5 ss 

Address 522 West Wilson 140 Iota Court 130 North Hancock 518 West Main 454 West Dayton & 
ee | a | mo ees es : | os ae ey | a = 

| | Date of Sale be 6/81 | 127810 12/31/80 — nae 7/80 — | 11/30/79 = 7 

Nominal Sale Price $525,000 $700,000 . $390,000 $640,000 | $850,000 | = 

| Instrument | 7-1/2% s 10680 FOR RB | 11% ee 
a Land Contract Land Contract Land Contract Land Contract Land Contract a 

: | Cash Equivalent Price $457,000, | $627,000 ~*~ $360,000 ~~ $623,000 | — $813,000 = 

Number and Type of Units 25 Eff. 28 Eff. = 4 Eff. 32-1 BR 48 Eff. a | | : “ | ~ ee 7.4 BR 4. di | | wi { le a = ” 2-1 BR | : 7 1 BE Ls 18 Studios e Se 7 1 AH > a 

Number of Rooms | 56 TT 96 oe 117 = 8 
_ | | | | | . on Be eee eae | | ~< oe 

Approximate Year Built | late 1960s | —  W9TO — 19TT - | 1965 | | a 1972 ” 

Rental Rates Ae Eff.=$225  Eff.=$215 — Eff.=$192.50 | 18BR =$279 —_Eff.=$170 o 
| projected at time of sale _ 1 BR =$275 1 BR =$340  — Studios=$220.56 _- wns 1 BR =$210 o 

Utility Payments © ‘LeHeat. _ -‘TsHeat & Elec, | LeHeat L=Heat & Elec, TsHeat & Elec. 2 
Tz=Elec,. Cons - a oo T=Elec. ee ae | ~ m 

Effective Gross Revenue © $74,600 —  —°. $99,250 $55,180 $103,600 $112,100 jC = | 
(3% vacancy) and Parking - ca ee et CEES ws | : CO . 

Lo | | | oe fo 
Expenses | ee $32,000 oe $39,700 — | $21,800 © $46,620 | ~—$39,250 a |, 

Expense Ratio | 045 MO HO | 45) Est. @ ,35 oa | | 
ee Bl me re a eee ee | 

Net Operating Income (#1) | $42,600 — $59,550 $33,380 ~ $56,980 | . $72,850 — oo 

Gross Rent Multiplier* | ) eh BEL ong ge - | % 
with Nominal Sale Price 9034 a T-0T | 6.41 | 6.47 5 

with Cash Equivalent Price 6.36 TR 6.52 | 6.25 6.19 - Oo Ben : | , | oe wees eee € | 2 

with Nominal Sale Price | $9,375 $9,090 $8,864 $6,667 $7,265 | | 

with Cash Equivalent Price © $8,160 ety $8,143 $8,182. | B $6,490 , $6,949 — a8 

NOl per Room | «$761 — STTR TBH 5H 8623 oes. | 

with Nominal Sale Price 081 e (085 086 089 085 meee 

| with Cash Equivalent Price 093) 095 oe 0930 | 091 090 oe | 

*To calculate gross rent multiplier, effective gross rent is adjusted as though the landlord pays the heat and the - - 
tenant pays the electricity. Also, for the GRM, parking revenue is not included. ~ | | | |



EXHIBIT 11 

PHOTOGRAPHS OF RECENT SALE PROPERTIES 

SALE NO. 1 

522 West Wilson Street 

4o



EXHIBIT 11 (Continued) 

SALE NO. 2 
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EXHIBIT 11 (Continued) 

SALE NO. 3 
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130 North Hancock Street 
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EXHIBIT 11 (Continued) 

SALE NO. 4 
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EXHIBIT 11 (Continued) 

SALE NO. 5 
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_ | ae To arrive at a cash equivalent price, ‘the stream of : 

d | ‘receipts to the seller are discountd at the prevailing | oo 

a 8 “opportunity cost of money at the time of the sale. The terms oo ee 

To and conditions for the five transactions used to determine the ye 

: prevailing overall rate have. been analyzed and the cash Pa 

ee porns equivalent price calculated in Exhibit 12. a | eee 

i - oe we The resulting 6Verall rates range from .09 to 095 when the | : - ce 

) : ‘eash equivalent price is related to the properties! NOI at time 

a | Of sale. - When sell er financing is provided , the overall rates . ta PES eS 

a : ranged from .081 to £089. The higher overall rates whe. assumed  — : 

to be more reflective of the higher risk involved in the 

J . = purchase of an older buil ding in poor condition. Therefore, the a Lee i" 

: | rates selected to yalue the: subject are .0945 and .086, | 
Dea ee ae 

7 ; a | : In keeping with the | recent trend of : ‘increasingly. nore. = . | : , 

S : a favorable seller financing terms provided to consummate sales, 2 

: : it should be noted that the spread between the cash equivalent oe | ae 

price and the nominal sale price has widened over time. Sales oy 

J of apartment buildings: in Central Madison in the past two years | . : 

| nave been predominantly by land contract; from the transactions | | 

a | found to be most comparable to the subject, that is, Sales of : - } S a



q os EXHIBIT 120 | Ces 7: 

a CASH EQUIVALENT SALE PRICE oe fo 

: | : Sale Now 1 ae | 

; 522 West Wilson a Se Ce EE oe eros | 

| Sale Price: $525,000 | ous a | : oe 

| germs: Sale Price «$525,000 
ee cee Less Down Payment ee ee (400,000) ti‘iY 

ee Land Contract ee M25 000 er pee 
Pe | Less Principal Payment 1/82 = ~— —  _€25,000) Jo 

3 7 : - Balance Due 6/83 | - ES eS $400,000 — - Bi 

ee oe epg Interest only @ T=1/ 25 on unpaid balance > ae | Ces | 3 

: pe Cal culation of Cash E no val | Sal p ice: | oe ae - ae = _ oe | | we a 

; eS ‘Interest rate at time of sale / — CS 17h noe et 

| Present value (P.V.) of down payment - : Cee $100,000 - a . cs es 

- . [oe P.V. of interest on balance of $425 ,000 ee | oe | S ee ee | ee 

: “ ss from 6/81 to 1/82 ($18,594) - 7 months = 16,850 

eh -—-s=PAV. of interest on balance of $400,000 rs 
| es from 1/82 to 6/83 ($45,000) =- 18 months — 32,106 oop ees 

; | | P.V. of balance of $400,000 paid 6/ 83 - 285,388 Te 

Ff Ss CASH EQUIVALENT SALE PRICE _ foe & $457,000 og pesos



l | | ; EXHIBIT 12 (Continued) a oe ee 

a ea | : CASH EQUIVALENT SALE PRICE © _ a 

age Sale Price: $100,000 | | - es a as 

| | | “Sale Date: 1/12/81 LOI Sa: es fe Bs ; | 

‘Terms: Down Payment 242 Approx. $257,000 J 
i Note Payable | . Bag es ee ee — 115,000 eh SPs 

o™ foo Land Contract Balance Assumed eo 328,000 

— | a) Note payable at 10% interest only from 1/12/81 to 12/31/83 eee 
gm o|. bd) Land Contract balance amortized - $3,214 per month with =f 

q balance due as of 12/31/83 of $297,306 | Be og pee 

‘| Caleulation of Cash Equivalency Sale Price:  —™ Be ee 

| oes : ‘Interest rate at time of sale | ee 

. Down Payment OY Approx. $257,000 | | 
a : P.V. of $3,214 per month for 93 months 176,136 ee ee 
a | P.V. of $297,306 due in 93rd month 93,641 ee 

1. P.V. of $11,122 interest on note due © | She Sef 

as | in 11.6 months © | Ce QO AQ pee 
| es P.V. of $11,500 interest on note due. “oe mo yo : 

| ne in 23.6 months — a | | | 8,578 — | 7 

: P.V. of $2,875 interest on note due mee Se a fo 

a in 26.6 months 3 2,066 | as 

de «PCV. of $2,875 interest on note due  ~— woe ee fp 

re in 29.6 months | oa 74990, | os 

: ES P.V. of $2,875 interest on note due | : Eye 

oe in 32,6 months ae 1,918 | rn 
| P.V. of $117,875 (interest & principal) _ | | po 

a due in 35.6 months 15,746 of 

us «CASH “EQUIVALENCY SALE PRICE — $626,904 eee 

. 47 | |



Z | EXHIBIT 12 (Continued) eS ee 

| | CASH EQUIVALENT SALE PRICE  —~ ee poe 
 & | on Sale No. 3 | | | a 

7 d a Sale Price: $390,000 | oe as = cake ee oe | | | me po Pees 

|  —s Sale Date: 12/31/8000 ee eae 
. | : : oe Terms: Sale Price a : : : o - oe - } cs $390 ,000 ; - | Sone 

Jo Less Down Payment oe CHO 000) 
me Land Contract © ue $250,000 

o Interest due monthly - 36 months at 10%. oe ees fee 

Pee | eee Interest rate at time of sale : oe aS a 15% Jo Pee | 

4 Pees PV. of down payment | : ge $140, 000 Pee 
| Peete PV. of monthly interest paymentS = | oe. 

a DS $2,083.33 per month - 36 months © 60,098 gD 
| BV. of balance of $250,000 ~~ | oe oes ee 

a | paid 1/1/84 : ms | 159,852 © oP ae 

ee CASH EQUIVALENT SALE PRICE POR Se / 

i | Say HODES ES OS $360,000 pe 

a



d me | - EXHIBIT 12 (Continued) | a | es 

, PO ree «CASH ~EQUIVALENT SALE PRICE oe ee 
. | : | Sale No. yo | | es 

i —'s«548 West Main Street ts EE gy 288 a 

| | Sale Price: $640,000 | ee eee 

. Terms: Sale Price $640,000 oe 
i Less Down Payment  <425,000) 0 — me 

ee . 2 coh Land Contract : o - | a SS | a $515,000 . ae 3 

i | a) Payments of $4,810 per month - amortize $450,000 he 
ee mortgage at 12.5% ee ee ee Pane 

| Balance due 7/1/83 = $444,682.46 as 1 ee ERAS Seta 
| , b) Payments of $6,500 per year for interest only on ee ee 

oe Bee $65,000 at 108 8 ee ee 

: | - See Interest rate at time of sale - | oe ABE a a | 

es | eo P.V. of down payment | | ee aon $125,000 se i 

2 | PV. of $4,810 per month - 36 months | | so 

— | e P.V. of $6,500 due in 12 months a 5,683 | cep ek 

ee. Sh P.V. of $6,500 due in 24 months 4,969 ee 
3 a = P.V. of $6,500 due in 36 months | | 4345 ee fee 

| PV. of $444,682 + $65,000 = $509,682 ees | eee. 
fp Balance due 7/1/83 we | os 340,716 aothnes [ood 

a | CASH EQUIVALENT SALE PRICE _ ae $622,453 } 

: = Say pone | | | | $623,000 |. : 

i 4g | pe



Sass - EXHIBIT 12 (Continued) | | ue | : | 

ee CASH EQUIVALENT SALE PRICE Ss _ 
a | oe | Sale Now 5 | a - 

A ie of 
He bt ‘Sale Price: $850,000. eae BO os | ei 

Sale Date: 11/30/79 WAR eV 

: Lope ea Terms: Sale Price | Me oe 2h oe $850,000 a 

7 a Pye Less Down Payment £190,000) o oA 

eee ee Land Contract S oo Ae | oe ee 660,000 : od 

@M | (36 months! amortization) © ee 124200) 
fo Less Principal Payment - Year 3 = ~~ (25,000) - al 

7 ee Less Principal Payment - Year 4 —~(25,000) © I 

ms | Balance Due 11788 s—i—i—<—sSSSiS5GT BOD 

a |. oo) Years 1-3 $660,000 at 10%, 30 years at $5,792 per month . : | es 
. to for 36 months ee ee ee eee os Po ea | 

fp b) Year 4 11% interest only = $5,709 per month between 4242 = © = 
gm {| © months 37 to 48 ee aS Be eS EE oo 

se) Year 5 12% interest only = $5,978 per month between et 
eS ee months 49 to 60 | ee oe =: ee | ae Cs 

a ao ‘Calculation of Cash Equivalency Sale Price: ee oe 

| ; - Interest rate at time of sale. - oe wes 12% Maas oe | 

i P.V. of down payment ~ ) $190,000 © oes A 
a oes  P.V. of $5,792 per month - 36 months | | 174,383 | : 

= P.V. of $25,000 - due end of 36 months 17,473 Le | 
ee 8 PV. of $5,709 per month - between . | a. 

| months 37 - 48 | | | 44,909 eee 
| | PCV. of $25,000 - due end of 48 months 15,507 of. 

| | -~P.V. of $5,978 per month - between > | 3 | | 

| | months 49 = 60 | - AT, 733 fe 
a P.V. of $597,800 due 11/30/84 329,059 

a CASH EQUIVALENT SALE PRICE - | $813,064 

i | Say : a $843,000 it” 
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i ee centrally located, moderately sized apartment buildings, the - 

a | cash equivalent price has shifted from approximately 96 to 87 - | 

oT percent of the nominal selling price over the past two years. - | 

. fo ee Greater emphasis is placed upon the overall rates obtained _ | io 

| es from the most recent apartment sales to most accurately Bg I 

q to estimate investor behavior, given the high and _ volatile J 

io interest rates in an uncertain economy. The projected net - | 

i | ee operating income of $45,840, capitalized at an overall rate of oO Ce 

. es The NOI, capitalized at an overall rate of .0945 equates to Bo oe 

| : cash equivalent value estimate of $485,079. The NOT, ES 

{ | } | capitalized at an overall rate of .086, equates to : a nominal | | 

oe sale price of $533,023. Therefore, the value of the subject — 8 

i foe property located at 29 East Wilson Street as of August 1, 1981, : os cet - 

. mee is estimated to be: : Oe . | | hee oo | - oe ae 

i ae _ FOUR HUNDRED EIGHTY FIVE THOUSAND DOLLARS ae ee 

7 ($4.85 ,000) . Be oe oe 

| of asstiming cash to the seller, | | ope | we | 

og oo FIVE HUNDRED THIRTY THOUSAND DOLLARS = | ao 

i | oe ($530,000) BAGS ees ee ae 

. — assuming seller financing with 20 to 35 percent down, 9 to 10 - | 

| Lo percent interest and a three to five year term. aoe es ce | 

; os | | 51 a o |



i G. Test of Val ue Conclusion oe | a 2 | a - | | | | 

a It is assumed the most. probable buyer, a group of - a 

aoa investors, will purchase the subject property with the intent | a 

i | of making those repairs and improvements necessary ‘to maximize : 

oh the marketability, and therefore, the rent potential of the oe 

a oa If purchased for $530,000 with seller financing, the buyers : aS | 

ome / have two possible courses of action. They could continue ee ae | 

i | | | S operating the building as is until interest “rates make short | : 

/ term loans or refinancing, and “therefore; wajor capital : - oe 

: i |. “ improvements, feasible; it is assumed that> any increases in - : 

| as operating expenses would be passed through to the tenants. The fee 

. i | ne lower than market interest at 10 percent on “a five-year land . ; fo | 

| 7 eee contract would resurt ina slightly negative cash throw-off, as | . | 

S | gs common in today's market. ee oe oe oe - oo eS | | 

a | cba If, in the worst case, interest rates did not decrease and Des to 5 

| the property was held for the term of the land contract and — . oe 

i | resold for the same purchase price of $530,000, the after tax | 7 

ee internal rate of return of 947 percent does not make this an / | | 

i attractive option. The results of the discounted cash flow for _ fp 

7 this scenario are shown in Exhibit 13. oe : : | : : 

- - A second course of action would be the use of equity money | | 

| | to make the neceasary capital improvements at the beginning of : - | 

roa . the holding period. The initial investment would be. $824,000 ai - 

52 oe 
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ae | | EXHIBIT 13 | | . a fo 

i | / SCENARIO NO. 1 ag ae | | . 

See Pe _ BUY ON LAND CONTRACT AND HOLD oo | 7 

eS oe = INPUT PARAMETERS st” Hi ee ke he 
: a - | . | ERR EERE EERE EE EEE | | | | fo 

mo o| .4. ENTER PROJECT NAME 2 BELLEVUE 
—Bo| 2. ENTER PROJECTION PERIOD 2? 5 | ee | oh | oe 

| 3, DO YOU WANT TO ENTER EFFECTIVE GROSS REVENUE INSTEAD OF NOI? N | 
of TO REPEAT PREVIOUS YEARS NOI OR EGR FOR BAL OF PROJECTION ENTER O | 

ii N.O.I. YEAR 127 45840 | oe ee See ee ope 
@ | = N.O.I. YEAR 270 © s 2 ee 
| 4, VALUE: ? 530000 oe ee ee ee eee 

| 5, DO YOU WANT TO USE STANDARD FINANCING? Y OR N?Y ee ee 

i fo MTG. RATIO OR AMOUNT, INT., TERM, NO PAY/YR ? .8, .1, 25, 12 - 
| 6. IMP./TOTAL VALUE RATIO, IMPROVEMENTS LIFE ? .65, 15 _ SB ep es 

7. DEPRECIATION METHOD ? 2 ES oo ees a 
m | ENTER D.B. 2: ? 175. ge HS De Es es 

| A | -—s«sIS PROPERTY SUBSIDIZED HOUSING ? Y OR N?N [Se i EA 
oT IS PROPERTY NON-RESIDENTIAL? Y OR N? N ee ee eee ee 

| 8, IS OWNER A TAXABLE CORPORATION? Y OR N?N | | pee 
a ‘THE MAXIMUM FEDERAL INDIVIDUAL ORDINARY RATE COULD BE: oe 

Se 70% (PRE=1981 LAW) : a oa dos 
oe 7 50% (1981 LAW, EFFECTIVE 1982) | e op 

5 , (PLUS STATE RATE) ee | |e ee 

eo ENTER: : ee ee ee ee , 
J es 1) EFFECTIVE ORDINARY RATE 2) EFFECTIVE ORDINARY RATE (YEAR OF SALE) | 

| 2 65, 5 : ee | | | | | | 

es 9. RESALE PRICE (NET OF SALE COSTS) ? 530000 | | 
j 10. IS THERE LENDER PARTICIPATION ?7N



i | - | EXHIBIT 13. (Continued) | SAS ye eg ape 

fo PER TAX CASH FLOW PROJECTION J 
eee Oe REULEVUB OO ee 
{ at 10/81 ee lee 

PP os cee pata SUMMARY 
i bere 7 oe RRR REE : oes - oo 

HB | ovanue: = =——“<t«é‘«é=*«S SOOO». AMT.: «= ss $H2HODDW— 
— | NOI 1ST YR: =< HHS BHO. «=O MTG. SINT3: 108 
J ORG. EQUITY: $106,000. MTG. TERM: 25. YRS | . 

IMP. VALUE: $344,500. MTG. CONST.: .10904419 [— 
~ | INC) TX RATE: 50% | IMP, LIFE: 15 YRS |. 
" SALE YR RATE: 50% ‘OWNER: INDIVIDUAL = si‘; COW*”*:SC*d 

Mm | DEPRECIATION METHOD : 175% D.B. Sg SREP 
| RESIDENTIAL PROPERTY re ee 

"| NO REPRESENTATION IS MADE THAT THE ASSUMPTIONS PROVIDED BY J. DAVIS | 
oe ARE PROPER OR THAT THE CURRENT TAX ESTIMATES USED IN THIS = | 
i ‘| PROJECTION WILL BE ACCEPTABLE TO TAXING AUTHORITIES. NO ESTIMATE | 
(‘M/s was BEEN MADE OF MINIMUM PREFERENCE TAX. 2 Oe ae 

med PG INT & =» BOOK ~=~—SCTTAXABLE INCOME AFTER TAX | 
. YEAR NOI LENDERS % DEP = INCOME + TAX CASH FLOW | 
; 4, 5840. = 42219. = 40192. = 36572. == 18287. “17892. 

, ee 45840. 41799. 35503. -31462. ~15732. 15337. | 
| 3. 45840. 41 334.. 31361. -~26 856. ~13429, 13034. |. 

4 a. 45840. 40821. 27702. ~22684., -11343. 10948, | 
i 5. 45840. 40254. 24470. -18885. ~943. 9048, | 

; ae $229200. $206428. $159227. $-136459.  $-68234.  — $66260. | 

1 Sen :



i 3 “ | | | SXHIBIT 13 (Continued) | - ces | | 

i RESALE PRICE: _ : $530,000. | «1ST YR EQ DIV: -,3724%3 | 
| LESS MORTGAGE BALANCE: = $399,254. AVG DEBT COVER RATIO: .9915 | 

‘—B| PROCEEDS BEFORE TAXES: = $130,746. | ve os | | fo 
—B | LESS LENDER'S @: | ee $0000 oe ee ee le 
"| NET SALES PROCEEDS ee 
| ;  SEFORE TAXES: [ROSS SISO TUB 6 

‘yg | RESALE: PRICES© © 20 20 $830,000. 
i ‘LESS LENDER'S $: 0 5 BON Ee Ne L 

OM | NET RESALE PRICE: = = $830,000, ae 
— | LESS BASIS: = $370,7736. 0 ee | 

gp | TOTAL GAIN: 2 $989,227, 0 
: i | LESS EXCESS DEPREC.: $44,394, Epos 

SO) GAPETAL GAINS Taxr 922,967. ee 
| PLUS EXCESS DEP TAX: = = $22,197. 0 0 fp 
i PLUS MORTGAGE BAL: $399,254. MESES G ce ae 

(WE | TOTAL DEDUCTIONS FROM 2 gee | poke 
oe, NET RESALE PRICE: $444,418. BAG ENS EER Se Sh | Be ee 

AFTER TAX: Tee $85,582,000 foe 

Pi PURCHASED AS ABOVE, HELD 5 YEARS & SOLD FOR $530,000. en 
@ | THEN I.R.R. IS  3.9427% BEFORE TAXES 9.7149% AFTER TAXES |



oe - which includes $530,000 to the seller on a land contract plus ie 

i | the cost of $294,000 repairs and capital improvements which 2 : 

eee include a “separate furnace for each unit. Increased rents and | : . | 

i fo the shift of heating costs to the: tenants are” assumed to | | 

" reflect the increased marketability of the rehabilitated |. 

= | structure and are forecast to increase at 4 percent per year | - | 

J ; with expenses at 37 percent of effective gross revenue. It is a oe S : 

| optimistically assumed the property will appreciate =| 

| i | . approximately 5 percent a “year. over a holding period of ten os Spe | 

oes oes years. In this case the after tax internal rate of return iS |. 

i . | expensing the repairs the first year of operation. The adjusted fe s : 

om | soarter tax IRR is 14.2 percent. The results of the discounted , 
: : L Ce Geo eee this seenaric aré ee , ; ap | 

oe The 13 to 14 percent after tax internal rate of return is | 

: i Pees | “minimal | for a property that has a higher risk because of age | | : , 

fp and potential undetected structural problems. An investor © a oo 

fi - would | prefer an after tax return closer to 18 percent for this - 1 an, 

; : property type. we es ae | | oe & | . | = 

oT othe property is purchased for $485,000, the estimated . | 

i most probable selling price, with cash to the seller and the ae 

| a _ recommended repairs and improvements are made at a cost of oe 

i a $294,000 including the installation of individual furnaces, the : 

| t total initial investment would be $779,000. The down payment fo



a oo ~ EXHIBIT 14 RS [ore 

ees ee SCENARIO No. 2 ous: aa 

i | OSG | BUY ON LAND CONTRACT AND MAKE woe | | 
| | | | | IMPROVEMENTS WITH EQUITY CONTRIBUTION a 7 

i ; | oe INPUT PARAMETERS | a we a 
' a | a ss ERRREKRRHRHEERRERAEEE oe Se | | 

| 4, ENTER PROJECT NAME 2 BELLEVUE 
| 2. ENTER PROJECTION PERIOD ? 10 ee ee | A | 31 po You WANT TO ENTER EFFECTIVE GROSS REVENUE INSTEAD OF NOI? Y - 

@ | “" 30 REPEAT PREVIOUS YEARS NOI OR EGR FOR BAL OF PROJECTION ENTER O | 

m | EFFECTIVE GROSS REVENUE YEAR 127 1352800 2 fe 
fs | _—_s EFFECTIVE GROSS REVENUE YEAR 2? 140691 ee ges oe 
"| EFFECTIVE GROSS REVENUE YEAR 37 146319000000 
| | EFFECTIVE GROSS REVENUE YEAR 4? 152172 De es 
i | —s«&EPFECTIVE GROSS REVENUE YEAR 5? 158258 ee ee - 

W | — SrFecTIVE GROSS REVENUE YEAR 62 16858900 | —s«BFFECTIVE GROSS REVENUE YEAR 72 17117200 
“g EFFECTIVE GROSS REVENUE YEAR 8? 178019 = oe ees ee | 

i _-s«&EFFECTIVE GROSS REVENUE YEAR 92 185140) 2 fe 
 ™ | EFFECTIVE GROSS REVENUE YEAR 1027 192545 0 Too 

fi | WAR OP EXPENSE (%) YEAR 123700000 ‘WM |))svaR OP EXPENSE (4) YEAR 22.0000 

gm | FIXED OP EXPENSE YEAR 120000 2 
i | FIXED OP EXPENSE YEAR 270  _ ee : 

™ | 4. VALUE: ? 824000 ee 
| 5) pO YOU WANT TO USE STANDARD FINANCING? YOR N?Y 

i "MTG. RATIO OR AMOUNT, INT., TERM, NO PAY/YR 2? 424000, .1, 25,12 | 
—s |) so6. IMp./ToTAL VALUE RATIO, IMPROVEMENTS LIFE ? .7815534, 15 = = | 
| -7, DEPRECIATION METHOD ? 2 mr | | ee 

| ENTER D.B. %: 2? 175 Lee ee a Cees 
i IS PROPERTY SUBSIDIZED HOUSING ? Y OR N 2N _ | bees 

™ | ~———soTs PROPERTY NON-RESIDENTIAL? YOR N? N | 5 fo 
| 8, IS OWNER A TAXABLE CORPORATION? Y OR N 2N : : De | 

| |. ° THE MAXIMUM FEDERAL INDIVIDUAL ORDINARY RATE COULD BE: one ae 
Bp. "70% (PRE=1981 LAW) | Boe | Jo 
— ft 50% (1981 LAW, EFFECTIVE 1982) | ee 

i oe (PLUS STATE RATE) _ a ee ee 

| ENTER: | : | oe | ae | 
5 1) EFFECTIVE ORDINARY RATE 2) EFFECTIVE ORDINARY RATE (YEAR OF SALE) | 

p |).0lhlU?} 5, 5 Oo | _ | oT 
a 9. RESALE PRICE (NET OF SALE COSTS) ? 1236000 ae 

| 10. IS THERE LENDER PARTICIPATION ?Y : | : | 
a ENTER % CASH THROW-OFF, % PROCEEDS BEFORE TAXES: .2, .1 = |



i 2 | | | EXHIBIT 14 (Cont inued) | | es a 

ee ss AFTER TAX CASH FLOW PROJECTION —— | 
i | - BELLEVUE | 4 
ey, aE tet oS ss 

i Oe DATA SUMMARY a sists a 
El. ae “ee RERRER EERE EERE RE hho - oe 

| VALUE: $824,000. ~ MTG. AMT.: $424,000. cd 
a | Nor 18ST YR: $85,226. MIG. INT.: 10%. eo Pe 
HM | orc. EQurty: © $400,000. MTG. TERM: 25. YRS Ose ee 
| IMP. VALUE: «$644,000. MTG. CONST.: .10904419 pr 
i INC. TX RATE: 50% IMP. LIFE: 15 YRS | ©. ; a 

—~Re| SALE YR RATE: 50% = ‘OWNER: INDIVIDUAL ss ee bes 

a | DEPRECIATION METHOD : 175% D.B. st” ee ee 
i ‘| RESIDENTIAL PROPERTY 

> | LENDER PARTICIPATION: CASH THROW-OFF: 20% REVERSION: 10% | | 

i | -NO REPRESENTATION IS MADE THAT THE ASSUMPTIONS PROVIDED BY J. DAVIS | 
"| ARE PROPER OR THAT THE CURRENT TAX ESTIMATES USED IN THIS cet pee 
| PROJECTION WILL BE ACCEPTABLE TO TAXING AUTHORITIES. NO ESTIMATE | | 

i | HAS BEEN MADE OF MINIMUM PREFERENCE TAX. | | Se [San 

i [oe MTG INT & BOOK «TAXABLE =» INCOME. «AFTER TAX | 
: -- YEAR »=s NOI. ~=s LENDERS 2~=~—S*éEEP INCOME = +=TAX CASH FLOW | 

— tf 4. 85226. =950018. 75133. 39926.  -19964. 51157. . 
i } 2. ~~ 88635. 50279. 66368. ~-28012. -14007. = 47927. | 
MB} 3. «92181. = =50524. 58625. -16968.  -8485. 45242, | | 
: 4, «= 95868. 50748. 51785. # -6666. -3334. 43041. | 
: | 5. 99703. 50948. 45744. 3011. 1506. 41268. | 

i BS «103691. «= 51119. = 40407. 12165. 6083. 39882. | ~ 
mae 7. 107838. 51257. 35693. 20889. 10445. 38838. | 

BS 412152. 51356. = 33781. 27016. 13508. 39226. | 
- 9. 116638. 51408. 33781. 31449. 15725. 40598. | 
A $10. 121303. 51409. 33781. 36114. — 18057. 41998, 

| $1023237. $509065. $475097. $39072. $19534. $429177. | 

| | | 58 | oe



i ae ) ee EXHIBIT 14 (Continued) | a | : OS 

| - RESALE PRICE: —=—_——séS‘: 23H, 000. = 'ST YR EQ DIV: 7.79833 | 
-m | LESS MORTGAGE BALANCE: $258,540. AVG DEBT COVER RATIO: 2.2131 — oe 

fl | PROCEEDS BEFORE TAXES: = $877,460. AVG DEFAULT RATIO:  .6547 | 
M@ | LESS LENDER'S @:——<“iti‘é«‘ BT YW TH 
| NET SALES PROCEEDS ee 
i | BEFORE TAXES: —  $789,7TTH ee ee 

i ee RESALE peices hae on a es 

™@ | LESS LENDER'S 4: $87,748. RE a Pe 

| NET RESALE PRICE: $1,148,254, © ee ee 

i TOTAL GAIN: 879953540 
"| LESS EXCESS DEPREC.: = $82,988. ee ee 
' [oo CAPITAL GAING (> $716 33626000 

mp | CAPITAL GAINS TAX: ——«<YB TP 
i PLUS EXCESS DEP TAX: —- $41,494, 
™ | PLUS MORTGAGE BAL: $358,540. NOs ee 
| -« FOTAL DEDUCTIONS FROM | | | ce woes BoE es 

i | NET RESALE PRICE: = — $543,306. | | Eee ee 

i NET SALES PROCEEDS i (assti(‘Cs;sés~s~™S ONES Pg OS SS eee 
a AFTER TAX: —. $604,948. BE oe epee. 

a IF PURCHASED AS ABOVE, HELD 10 YEARS & SOLD FOR $1,236,000. | [oe 
5 ‘THEN I.R.R. IS 15.1011% BEFORE TAXES 13.7249% AFTER TAXES | | 

, 59 _ oo



oe a would be $234,775, assuming the lender would require a debt ot 

c pe cover ratio of 1.3, an interest rate of 14 percent plus 20 ee 

| a <pereent of each year's cash throw off, and 10 percent of the hg | a 

f ne ‘before tax reversion. a : | a | ce : See 2 | 

of . 3. g@he rents are assumed. to increase initially from an average . x 

zo é * e of $275 per month including heat to $305 per month excluding : a of) | | 

i | heat after the ‘building — has been > improved and ‘made more os | - : | 

ode marketable. Rents will increase at a rate. of 4 percent per eb s 

[ - | year with : expenses at 37 percent of effective gross revenue. : | | - 

a oa The E/I ratio is due to the repairs and improvements and to the i 

i | oe “passing. of | the | heat costs. to the tenants. The NOI increases 2 ae 

. from $85,226 in year one to $121,303 in year ten. The project : 

4 i | | is-assumed bo appreciate at an optimistic rate of 5 percent per. | ; | 

oe Based upon the assumptions discussed above, the after tax | 

: i :  - ¢nternal rate of. return (IRR) is 160.7 percent before adjustment - oe | - 

op for the favorable effect of expensing the cost of repairs in 

i | the first year. The adjusted after tax IRR of 19.5 percent , | 

E | : falls just above the minimum 18 percent required by investors. ee 

“ | The discounted cash flow results are displayed in Exhibit Ib. | : 

i SS Thus, $485,000 is confirmed as the highest price, ise., oe Paes | 

oy | estimated fair market value, as determined by a discounted cash ” | a. 

i : flow calculation, that a knowledgeable investor would pay for af | 

oe the subject property as of August 1, 1981. | PE | :



i | | Seo ee EXHIBIT 1500 ee Ce | ae 

a | cee oe — “SCENARIONO. 30 ee ee 
f | | ss CASH _TO SELLER, FINANCE WITH LENDER eA 
oe . fk PARTICIPATION AND MAKE IMPROVEMENTS . | | 

E ee coo INPUT PARAMETERS cipal es i 

: i 1, ENTER PROJECT NAME ? BELLEVUE = OR ae ee 
| 2. ENTER PROJECTION PERIOD ? 10 = | ee ee P _ 3. DO YOU WANT TO ENTER EFFECTIVE GROSS REVENUE INSTEAD OF NOI? Y |. 
i | ‘TO REPEAT PREVIOUS YEARS NOI OR EGR FOR BAL OF PROJECTION ENTERO | 

| ss EFFECTIVE GROSS REVENUE YEAR 17135280 fo 
EFFECTIVE GROSS REVENUE YEAR 2? 140691 = | ee 

i ‘EFFECTIVE GROSS REVENUE YEAR 37 146319 2 2 fe 
"| EFFECTIVE GROSS REVENUE YEAR 47 152172 = = Hs @ | _ EFFECTIVE GROSS REVENUE YEAR 5? 158258 2 fe 
i EFFECTIVE GROSS REVENUE YEAR 6? 164589 $= = ep 
‘@ | _ EFFECTIVE GROSS REVENUE YEAR 7? 17117200 
| EFFECTIVE GROSS REVENUE YEAR 8? 178019 2 fe 
g | .._ EFFECTIVE GROSS REVENUE YEAR 97 185140 2 

i |. EFFECTIVE GROSS REVENUE YEAR 107 192545 00 

|: | WAR OP EXPENSE (8) YEAR. 17 037-0 a |} VAR OP EXPENSE (4) YEAR 27.0 0 ee 

| FIXED OP EXPENSE YEAR 12000 
g |. ‘FIXED OP EXPENSE YEAR 270 2 2 2 ps 
B | Ne vatue: 9 79000 
™ | 5. DO YOU WANT TO USE STANDARD FINANCING? YOR NOY ———— J 

| MTG. RATIO OR AMOUNT, INT., TERM, NO PAY/YR ? 544225, .14, 25, 12 | 
es] 6. IMP./TOTAL VALUE RATIO, IMPROVEMENTS LIFE ? .768935, 15 ae 8 | 7. DEPRECIATION METHOD ? 2 | | Oo EE a hy 
| ENTER D.B. 2: 2 175 ss” Cee - eee 
- | IS PROPERTY SUBSIDIZED HOUSING ? YORN?N oe ee | a IS PROPERTY NON-RESIDENTIAL? YORN?N © veh eae 
 ™ | 8. IS OWNER A TAXABLE CORPORATION? YOR N2N : re eee 
i THE MAXIMUM FEDERAL INDIVIDUAL ORDINARY RATE COULD BE: Sifas ee gl 70% (PRE-1981 LAW) OS EE apes 

Eg] | —-50% (1981 LAW, EFFECTIVE 1982) 00 

gw |) PLUS STATE RATE), a 

i ENTER: ton a eee Jee ea | 1) EFFECTIVE ORDINARY RATE 2) EFFECTIVE ORDINARY RATE (YEAR OF SALE) 

i 9. RESALE PRICE (NET OF SALE COSTS) ? 1168500 eee Jo 
S 10. IS THERE LENDER PARTICIPATION ?72Y | Oe oe ee 

: ENTER % CASH THROW-OFF, % PROCEEDS BEFORE TAXES: .2, .1 a



: eos 5 | EXHIBIT 15. (Continued) | , oe : 

E fo AFTER TAX CASH FLOW PROJECTION | ees 
Noe i ea BELLEVUE > oe : Os. 

i ee DATE 11/11/81 eee ee 

Pe SUMMARY = | 
; pee #e a ee ee RRRRREREERERER RE ee pees 

MB | vatuze: = 879,000. «MTG. AMT.: = $544,225, fe 
| NOT 1ST YR:  =— «$85,226. «=oMTG., INT.: 148 | foe 

| E ORG. EQUITY: = $234,775. MTG. TERM: 25. YRS EN 
EEO] ooUIMp. vaLuE: = $599,000. MTG. CONST.: .14445128 | 

"| INC, TX RATE: 50% IMP. LIFE: 15 YRS | oes 
i - SALE YR RATE: 50% = = OWNER: INDIVIDUAL ete 

@> |  opepRECIATION METHOD : 17543 DBR 
cco RESIDENTIAL PROPERTY = 000 fee 

’ | LENDER PARTICIPATION: CASH THROW-OFF: 20% REVERSION: 106 | | 

| NO REPRESENTATION IS MADE THAT THE ASSUMPTIONS PROVIDED BY J. DAVIS | 
[J | ARE PROPER OR THAT THE CURRENT TAX ESTIMATES USED IN THIS = |. 

Ws} so progEcTION WILL BE ACCEPTABLE TO TAXING AUTHORITIES. NO ESTIMATE | 
| HAS BEEN MADE OF MINIMUM PREFERENCE TAX, = = = = = = © ©————S 

fg INT & = BOOK =——STTAXABLE © =©——s“INCOME— AFTER TAX oe 
i | YEAR NOI LENDERS % DEP INCOME = TAX CASH FLow | © 
BM] 4. 85226. = 77352. = 6.9883. ~62010. -31006. 3629. | | 
fa, 88635. «= 77648. = 61730. = 50744. «= 25373. = 333390. | 

ao 3.2 «92181. = 77914. = 54528. -40262.  -20132. 30986. 
i | AL 95868. = 78141. = 48167. = 30441, = 15221. = 29024. | 

: —-«§.~——«99703. = 78322. «= 42547. = 21168. = 10585. = aT H56. | 
de 6. 103691. 78447. 37583. =12340. -6171. 26233. — 

i | -T~—«107838. = 78502. 33199. = 3863. = =1932. 25311. |. 
BH | 8.0 112152. 78475. 037420. 57. 1129.  25701.- | 

ns Qs. 116638. 78350. 31420. . 6868. . | 3434. | 26985. oe oe, 

; 10. 121303. 78108. 31420. 11775. 5888. 28263. | | 
a ope $1023237. $781260. $441899.  $-199928. $-99969.  $289646. |



i bees | ae EXHIBIT 15 (Continued; aes de 

m= | RESALE PRICE: = ~——s«4$1,168,500. 1ST YR EQ DIV: 2.25328 = | 
i | LESS MORTGAGE BALANCE: = $491,925. | AVG DEBT COVER RATIO: 1.3016 | | 
ee - PROCEEDS BEFORE TAXES: = $676,575. AVG DEFAULT RATIO: .8540 | | 

— LESS LENDER'S $: $67,657, 0 
| NET SALES PROCEEDS cs ae eee 

- BEFORE TAXES: $608,917. cee es fe 

i | RESALE PRICE: $4,168,500. - ee 
Se] 8 LESS LENDERIS $8 9 $67 657. 
og | NET RESALE PRICE: = $1,100,843, 

i | LESS BASIS: $337,101. op ORO ies a ee Pe 
om [oo TOTAL GAING 20 0 763 THR. ep 
| LESS EXCESS DEPREC.: = = $77,189, pe 
i | CAPITAL GAIN: = $686,5526.0 lea 

| i |: CAPITAL GAINS TAX: 00 59> $197,310. 5 
 ™ | PLUS EXCESS DEP TAX: = $38,595, 
| PLUS MORTGAGE BAL: = =——s $491,925, 0 
i | ‘TOTAL DEDUCTIONS FROM Pak NS epg TP 

OM | NETORESALE PRICE: $667,830. 

i | NET SALES PROCEEDS sis ee a 
| AFTER TAX: $433,012, CT gE Soap 

| | IF PURCHASED AS ABOVE, HELD 10 YEARS & SOLD FOR ~~ $1,168,500. Spee 
i THEN I.R.R. IS 14.6052% BEFORE TAXES 16.7233% AFTER TAXES > 

oe | 63 |



; | an | | —sV.) SUMMARY % ao 7 oe 

o | There are fio. recent sales of older apartment bulidings in | fo! 

i the Central Madison area which have operating ratios greater ep ee 

I | : . ‘than 60 percent so the Market Approach, using direct comparison oe 

| or the gross rent multiplier, is not applicable. , 

: i ‘ - / | . The cost approach is inappropriate for iniprovements which vo - 

cee are approximately 70 years old. ! eee | 

i oe | & Therefore, the income approach using. an overall rate - oe 

a determined from market transactions of residential income _ hoe: 

i | nee - properties best reflects the most probable price an investor - “ dae . 

| oe will | pay for a given net operating income. The revenue the af | S x 

. property can command ‘and the expense of operating tne 20S Le 

i les property are both measures of the composite attributes of the. S s Jo 

Seat real estate. Inherent in the overall rate is a measure of the _ 

i | | risk, waiting time, and return requirements of the participants Web ee 

| in the investment. _ | ; ee ee a 2 fo 

i | ae | Based upon the assumptions and ) limiting © ‘conditions eee 

i - ; as | presented, it is the opinion of the appraiser that the : 7 - |



fe market value or most probable selling price of the subject — oe 

i fo _ property described herein as of August 1, 1981, is: Paks , 

Po _ FOUR HUNDRED EIGHTY FIVE THOUSAND DOLLARS Se a 
i S Sag | a Sos ($485,000) 2S ! | Cees 

a | assuming cash to the seller, : BS cee ce 

i - a FIVE HUNDRED THIRTY THOUSAND DOLLARS | a : Hes 

i assuming a land contract with 20 to 35 percent down, 9 to 10 - 

- percent interest with a three to five year term. : ee ee



gg oP ft fo UT - | | | | | 

os | oo Se - STATEMENT OF LIMITING CONDITIONS ares . oe Gee 

i 4. «Contributions of Other Professionals | | | ee 

s | ', The appraiser did not conduct any engineering analysis - 

: | ss“ s scof the structure components or of the site, of costs to © eens 

7 ee replace, or of other engineering factors. oe | | as 

i Bes -. Rental income and expenses are the opinion of the oP 

te ee EES appraiser after a review of the rent schedule, the = ee 

Pe ee Madison rental market, accounting statements furnished = | 

ae Les by the owner and his accountant and from cost estimates = = | | 

EB] obtained by the manager. | fe aa Sa eG 

pl. -, Sketches in this report are included to assist the “pee | 

2 i —  peader in visualizing the property. These drawings are. | 

om™ | flor illustrative purposes only and do not represent an = J 

SE Boe She - actual survey of the property. © ey ee ee ee ee 

i | The appraiser assumes no responsibility for matters = = fees 

Hee Be which are legal in nature nor is any attempt made to = J. " 

wm «|  rrender an opinion on the title. The property has been ofp 

i ee ee appraised as if title to the subject) property were in See ues 

m™ | Fee Simple, legal ownership with no regard for mortgage me | 

eee oe | loans or other liens or encumbrances. Sy Sa - od | 

. i | - 2, Facts and Forecasts Under Condition of Uncertainty a fp 

gp | sy «sd Information furnished by others in this report, while © ORS 

E : os believed to be reliable, is in no sense guaranteed DY. oe pee 

oe a | this appraiser. Mens ce ee Epo yene 

i | ~~ All information furnished regarding property sales and ee | | 
a ree ae rentals, financing, or projections of income and expense Nets & 

co a is from sources deemed reliable. No warranty or | 2 
ks | ; representation is made regarding the accuracy thereof, | noes | 

i ean and it is submitted subject to errors, omissions, change — 

| of price, rental or other conditions, prior sale, lease, — : , 

: | a financing, or withdrawal without notice. © | oo fp 

i —-3..—S «Controls on Use of Appraisal oe | , Soy | 

m (ot - . Values for various components of the subject parcel and | 

e | improvements as contained within the report ere valid ep 

en - only when making a summation and are not to be used — | | 
| a | | independently for any purpose and must be considered | Pe 

i | invalid if so used. | , - | | oN



OO  OOEOEOOOOeeeeeeEEEOEO———————E—E———EEo—o—E—EOCOE—E=—=—=—~=EE—EEEEEEEEE_OV3nV_V—a3——leeeeeeS—nek ees ee ==_: ea eee 

; | . Possession of this report or any copy thereof does not | 7 a 

i | carry with it the right of publication nor may the same : 

oe , be used for any other purpose by anyone without the © i eas 

a] | previous written consent of the appraiser or the | oe | 

; | applicant and, in any event, only in its entirety. oe | 

| | . Neither all nor any part of the contents of this report 

££ -  ghall be conveyed to the public through advertising, | fp 

z i oe ee eee public relations, news, sales, or other media without =  |fo 

a ee ee eee the written consent and approval of the author, on | 

Sp particularly regarding the valuation conclusions, and og 

a Ss | the identity of the appraiser, or of the firm with which. | Oe 

mp he is eonnected or any of his associates. SOAS SD aes es 

5 67 | |



; cored . CERTIFICATE OF APPRAISER = sss 

5 es We hereby . certify that we have no interest, present or : - 

oh. contemplated, in the property and that neither the employment = | 

| : fo eS to. make the appraisal nor the compensation is contingent on the- ae | . oS ! 

value of the property. We certify that we have personally | | 

i oS inspected | the property and that according to our knowledge and : 4 | 

aoe oe beliefs, all statements and information in the report are true | 

i ' and correct, subject to the underlying assumptions and limiting | - a = : 

| conditions. Oe: 7 oo Ee a eS | Be oe S 7 | 

Based upon the information and subject to the limiting | : 

i ‘| Q cond itions contained in this. report, it is our | opinion that the a | Ss : 1 a 

Fair Market Value, as defined herein, of this property as of a 

| | August 1, 1981 , is: oo " ee os - as S ; ae Oaee cee ao | 

FOUR HUNDRED EIGHTY FIVE THOUSAND DOLLARS =~ | 

i — ae ae | - / . ee : ($485,000) | ; HO fe an 

i es | assuming cash to the seller, Ueno ae fee oo re



_ op | | bole . | ae | 
: — Ff aadiinkh OMIAAT. LU 

| 

i SAUNA ISIS, WM | ee 

: OSes - FIVE HUNDRED THIRTY THOUSAND DOLLARS BESS a oes 

ne ESR EN ase ($530,000) Se Pe | | — 

| a | assuming a land contract with 20 to 35 percent down, 9 to 10 © pee 

| 5 | —spercent interest with a three to five year term. He EOE Eto 

"| Jem B. Davis, MS ee 

Oe be Jv OO ee 

| «James A. GraaSkamp, PhD., SREA,\CRE 020 2 ee 

a Review Appraiser 9000



i oe AMES AL GRAASKAMP Bk 8 ee 

: ; -- ROFESSIONAL DESIGNATIONS 

| _ SREA, Senior Real Estate Analyst, Society of Real Estate Appraisers fo 

: i -—s CRE, Counselor of Real Estate, American Society of Real Estate ss AA Ss 
Bee Ps, ~ Counselors : ge SES er te eS | a fo 

J -- CPCU, Certified Property Casualty Underwriter, College of Property oe to 

WP] Underwriters ee 

| ————_sph.., Urban Land Economics and Risk Management - University of Wisconsin a oe 
oo ft Master of Business Administration Security Analysis - Marquette University | © 

Bp Betelor of Arts - Rollins College ES a LO 

Oe ACADEMIC HONORS lee 

7 Chairman, Department of Real Estate and Urban Land Economics, COE ee ee 

tf School of Business, University of Wisconsin UES 

am | ‘Urban Land Institute Research Fellow: 22 2 Cog ties Peete 

f {| University of Wisconsin Fellow, Omicron Delta Kappa REE ES EERE EE 

™ | ~~ Lambda Alpha - Ely Chapter SE Ss ae cee es Pees 

{| ss Beta Gamma Sigma, William Kiekhofer Teaching Award (1966) 

| fo pROFESSIONAL EXPERIENCE 

of Dr. Graaskamp is the President and founder of Landmark Research, Inc., | | 
i which was established in 1968. He is also co-founder of a general © nS Seas 

oto. contracting firm, a land development company and a farm investment = | oe 

| corporation. He is formerly a member of the Board of Directors and = Jf 

: i treasurer of the Wisconsin Housing Finance Agency. He is currently pe 

ag | a member of the Board and Executive Committee of First Asset Realty oe a 

Os | - Advisors, a subsidiary of First Bank Minneapolis. He is the co- | ease | 

ee designer and instructor of the EDUCARE teaching program for computer a 

f | - applications in the real estate industry. His work includes sub- TE oe 

pe stantial and varied consulting and valuation assignments to include ey 

oo investment counseling to insurance companies and banks, court to 

i testimony as expert witness and the market/financial analysis of a 

| var TOUS projects, both nationally and locally, and for private and | | ae 

od _ corporate investors and municipalities. — | ee ee es ee



—— SS ee cee ee eae 
ro op ft. | f..ULdLhCUT _ . : 

i | : a JEAN B. DAVIS. ce | | | | | 

i = EG Regt EDUCATION a Be | co 

eae er Master of Science - Real Estate Appraisal and Investment Analysis, | | ee 

f ee . University of Wisconsin | See Ss — | : 

IP Ra - Master of Arts - Elementary Education, Stanford University | | Le | 

i Bachelor of Arts - Stanford University (with distinctions) - so PS 

~ {| Additional graduate and undergraduate work at Columbia Teachers sf 
| College and the University of Wisconsin =~ ee i eee : ee 

anes te eee ee ee cee PROFESSIONAL EDUCATION - coe ae . Be ee 

: Society of Real Estate Appraisers = «= | | | 

oe Appraising Real Property =” Course 1020 
j Principles of Income Property Appraising — Course 201 See : aoe 

OBB ee ee American Institute of Real Estate Appraisers =# = |. 

i [ee ee — Residential Valuation — (formerly Course VIII) eee pee 

PEE eg Certified as Assessor I, Department of Revenue, ERs 
; - | State of Wisconsin Bes | PE ed COB oe 

a - PROFESSIONAL EXPERIENCE = OE ae eee 

| |) ss With a significant background in education, practiced in California, =~ oe 

. re Hawaii and Wisconsin, Ms. Davis is currently associated with Landmark = = oo 

en a eS Research, Inc. Her experience includes the appraisal and analysis of 

| : commercial and residential properties, significant involvement in | po 

i oe | municipal assessment practices, and market and survey research to © ems ae ee 

oe determine demand potentials. | | | | Bas re
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