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December 11, 2020
Mr. Bryan Gadow
City Administrator/Economic Development Director
City of Monona
5211 Schluter Rd
Monona, WI 53716
Dear Mr. Gadow:
At your request, I have completed an appraisal on the San Damiano Friary property located at 4123 Monona
Dr which is in Monona, WI. The property consists of ~9.8 acres of land on Lake Monona. There is also a
house with historical significance. The purpose of the appraisal is to provide an opinion of the market value
of the fee simple ownership interest in the property as of a current date of inspection. The market value
opinion can also be described as an opinion of compensation due for public acquisition since the appraisal
follows Yellow Book and Chapter 32 guidelines relating to the public acquisition of property.
Based on the facts, analysis and conclusions contained in the attached report, it is my opinion that the market
value of the fee simple ownership interest in the subject property, as of December 1, 2020, the date of
appraiser inspection of the property, is $9,820,000.
The market value opinion applies extraordinary assumptions that the site size and water frontage estimates
are similar to what is described in this report. A survey was not available as of the writing of this report.
The extraordinary assumptions are deemed reasonable, but the value opinion may be impacted if they are not
valid.
This appraisal conforms with the provisions of Uniform Standards of Professional Appraisal Practice
(USPAP), Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book) and Chapter 32 of
Wisconsin Statutes.
Sincerely,

James R. Koch
Wisconsin Certified General Appraiser #1138-10
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SUMMARY OF SALIENT FACTS
PROPERTY ADDRESS:

4123 Monona Dr
Monona, WI 53716

OWNER:

Norbertine Novitiate (Access Dane)
Order of Praemonstratensian Fathers (Deed)

CLIENT:

City of Monona

INTENDED USERS:

City of Monona
Wisconsin Department of Natural Resources
Dane County

REPORT DATE:

December 11, 2020, Date of Transmittal

DATE OF VALUE:

December 1, 2020- Date of Appraiser Inspection

PROPERTY DESCRIPTION:

9.8 Acres Land Size
1,000 Feet+ Lake Monona Frontage
2.5 Story House in Fair/Poor Condition
Local Landmark; Not Eligible for National or State Registers

MARKET VALUE CONCLUSION (Sales Comparison – Only Applicable Approach)
$9,820,000
EXTRAORDINARY ASSUMPTIONS: Site size and water frontage estimates are similar to what is
described in this report.
ZONING: CDD, Community Design District
HIGHEST & BEST USE: Mixed urban development with risk tied to potential landmark preservation
requirement, historic burial sites and uncertain density/intensity.
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PURPOSE OF THE APPRAISAL
The purpose of this appraisal is to provide a market value opinion for the San Damiano Friary property
located at 4123 Monona Dr which is in Monona, WI. The property consists of ~9.8 acres of land with
significant Lake Monona frontage. There is also a house that has historical significance. The market value
opinion can also be described as an opinion of compensation due for public acquisition since the appraisal
follows Yellow Book and Chapter 32 guidelines relating to the public acquisition of property.
The market value opinion applies extraordinary assumptions that the site size and water frontage estimates
are similar to what is described in this report. A survey was not available as of the writing of this report.
The extraordinary assumptions are deemed reasonable, but the value opinion may be impacted if they are
not valid.
This appraisal conforms with the provisions of Uniform Standards of Professional Appraisal Practice
(USPAP), Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book) and Chapter 32 of
Wisconsin Statutes. The supplemental Yellow Book and Chapter 32 appraisal standards relate to the
intended use of supporting value for grant funding. Many grant applications require appraisals that are
compliant with these supplemental standards. The standards coincide in this case where there are no
impacts to the market value opinion. This is a complete acquisition of a larger parcel; therefore, there is no
potential variation between a separate entity and a before/after value input.
The ownership interest appraised is fee simple. There are no known leases encumbering the subject
property. Fee simple is the ownership interest that is applicable to appraisals completed to Yellow Book
and Chapter 32 standards since this is the interest that would be acquired.
The real estate is the subject of this appraisal. There is no value attributed to personal property, going
concern, or any intangible items.
The opinion of compensation due is effective December 1, 2020, the date of appraiser surface inspection of
the property.
LEGAL DESCRIPTION
From Acquisition Deed Recorded as Doc. 510771

Now City of Monona, Dane County, WI.
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Exception to City of Monona in Doc. 4820040

CLIENT, INTENDED USE AND INTENDED USER OF THE APPRAISAL
The City of Monona engaged the appraiser and is the client. The City of Monona is also an intended user.
Wisconsin Department of Natural Resources and Dane County are additional intended users as they are
potential participants in grant funding. The intended use is to establish market value to support potential
grant funding.
OWNER CONTACT
Owner contact Jim Glover provided permission to enter the subject property for the appraisal, but declined
to be present and also declined to provide any input on the appraisal. None of the appraiser’s value
opinions were discussed with the owner contact.
DEFINITION OF FAIR MARKET VALUE
Market value is defined as, "the amount in cash, or on terms reasonably equivalent to cash, for which in all
probability the property would have sold on the effective date of the appraisal, after a reasonable exposure
time on the open competitive market, from a willing and reasonably knowledgeable seller to a willing and
reasonably knowledgeable buyer, with neither acting under any compulsion to buy or sell, given due
consideration to all available economic uses of the property at the time of the appraisal.”
Source: Uniform Standards for Federal Land Acquisitions, Published by the Interagency Land Acquisition
Conference in cooperation with the U.S. Department of Justice, Washington D.C., 2016
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SCOPE OF WORK
The scope of work for this appraisal includes collection of data from a variety of sources, including:
• Interior and exterior inspection of the subject property on December 1, 2020.
• Exterior inspection of all sales and/or listings used as comparables in this report;
• The appropriate zoning manuals/ordinances;
• The South-Central Wisconsin MLS Corporation;
• CoStar;
• Dane County, City of Monona and U.S. Census Bureau publications and information regarding
population trends, building permits, etc.;
• The appraiser's own files. No prior services have been completed with regard to the subject
property within the three years preceding the agreement to perform the current assignment.
• Discussions with Realtors, property owners, Monona Department of Planning and Zoning and/or
other government officials, and/or other appraisers;
• Inspection of transfers at the Dane County Register of Deeds and/or WI Dept. of Revenue; and
• General information and purchase contract from the client;
An attempt has been made to confirm each sale, listing, and rent comparable; however, some market
participants decline to provide information. When this happens, recorded information is used, but some
recordings do not reflect all aspects of property transfers. The sale sheets detail the verification process.
It is standard appraisal practice to consider three approaches to value. They are the cost, sales comparison
and income approaches. The cost approach is not applicable since the only building is an old house in
disrepair There is high physical depreciation and there is very low chance for reproduction.
The sales comparison approach is reliable and it is presented in this report. Both Yellow Book and Chapter
32 appraisal standards stress sales comparison as most reliable.
An income approach using direct capitalization is not considered applicable to this assignment since the
stable income potential from the property is minimal and insufficient to provide a real estate-based return.
There is low rent potential from the residence due to condition and land leases for urban parcels are rare in
this market area. An income approach formatted as a discounted cash flow analysis is also not considered
directly applicable because the subject is not planned to the point where land uses, densities, etc. are known
with certainty. This means the approach would have too many assumptions for primary reliability.
However, a discounted cash flow analysis is used as a test in sales comparison for additional support to that
conclusion.
Yellow Book and Chapter 32 standards require the appraiser to disregard impacts of the project in certain
situations. Yellow Book also states that values cannot be tied to a specific reasonable exposure time.
These are Scope of Work clarifications related to the supplemental appraisal standards and jurisdictional
exceptions are relevant since USPAP requires appraisers to consider all relevant facts influencing a
property and also develop a specific reasonable exposure time. The appraiser is formally invoking
jurisdictional exceptions with regard to the preceding issues. This is an Appraisal Report as defined by
USPAP.
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The appraiser declares competency for this assignment in both property type and geographic location. The
appraiser has been completing appraisals on this type of property for more than 22 years. Dane County is
the appraiser’s primary area of coverage and there is geographical competency. The appraiser has
completed a Yellow Book training course along with other relevant eminent domain courses.
The use of the term “inspection” means a casual surface inspection of the property with the focus on
gathering information about the characteristics of the property that are relevant to its value. It is not the
same type of inspection that a licensed property inspector would complete.
The scope is considered sufficient to provide a reliable value opinion for the subject property. However,
because of the complex nature of the investigative process, there may be other sales or rent comparables
which may be more recent or more similar but which were not discovered, and which were, therefore, not
included in the report. No data which was discovered and which was thought to be highly relevant to the
value conclusion was omitted from this report. My opinion is that the scope of the report is sufficient for
the intended use of this report. Please refer to the Certification, Assumptions and Limiting Conditions.
DESCRIPTION OF THE PROJECT
The project is acquisition of the subject property to preserve one of the last undeveloped pieces of land on
Lake Monona as open space. Based on discussions with the client and upon the review of public
documents, it is determined that the project dates to December, 2019 at which time the current owners
submitted a demolition permit request for the house on the property. The demolition request triggered a
chain of events where the city of Monona eventually agreed to purchase the subject property.
The project is not viewed as a widespread impact to the general market since it is an isolated acquisition of
a single property. The project is not associated with major infrastructure changes such as a highway
expansion. The project has not changed land use planning as the applicable plans were established before
the project. There is the potential that the pending public acquisition would deter others from submitting
offers and plans, and that is a relevant impact of the project that is disregarded for this assignment.
ASSESSMENTS AND TAXES
Parcel #

2020 Land Assessment

258/0710-093-9230-8

$3,827,000

2020 Improvements
Assessment
$171,500

2020 Total Assessment

2019 Net Tax

$3,998,500

$0.00

Assessment Acres
9.8

Notes: The subject is now assessed in 2020 after an extended period of religious exemption. There was
no assessment in 2019 and there are no taxes to report for that year. The approximate 2020 tax using the
2020 assessment total and the 2019 mill rate for Monona is $83,159. A first dollar credit would apply since
there is an improvement assessment for 2020. That credit was $93.34 in Monona for 2019. The
assessment is substantial, but still well below the market value opinion from this appraisal, and an
assessment challenge is not recommended. There are no known special assessments.
LARGER PARCEL/SEPARATE ENTITY ANALYSIS
The larger parcel is determined by analyzing unity of ownership and unity of highest and best use. In this
case, the larger parcel is the property described so far in this report – Parcel 258/0710-093-9230-8 and legal
description on pages 1-2. The owner of public record for the subject from Access Dane is Norbertine
Novitiate although the acquisition deed shows Order of Praemonstratensian Fathers as the grantee. There
4

are no other parcels owned by Norbertine Novitiate or Order of Praemonstratensian Fathers in Dane
County per a search at Access Dane. Therefore, there are no other properties to consider directly for unity
of ownership. It is possible that there are other parcels in Dane County controlled by the subject owner, but
it is clear that there are no other parcels that would have a highest and best use tie with the subject. The
subject is bounded by Lake Monona on the east and Monona Dr on the east. The parcel adjacent to the
north is owned by the city of Monona and the parcels adjacent to the south are all in unrelated private
ownership. This assignment pertains to a complete acquisition of a larger parcel.
There are no separate entities to consider directly since this is a complete acquisition of a larger parcel.
The acquisition is a single parcel and while the highest and best use is subdivision for development, there is
no formal planning or infrastructure at this point where the specific value of any separately entity is directly
relevant for the as-is market value opinion.
HISTORY OF TRANSFER
The current owner of public record for the subject property from Access Dane is Norbertine Novitiate.
The acquisition deed from 1929 names Order of Praemonstratensian Fathers as the grantee. This is from
Document 510771 executed on 11/30/1929. It is understood this was a charitable donation and there was
therefore not a sale price associated with the 1929 transaction. Regardless, it is an irrelevant transaction for
the current market value due to it being 91 years ago. There was a transfer to city of Monona on 9/28/2011
for a partial land acquisition for a road project that is not related to the current project. At that time, .07
acres was transferred in fee for $88,250. There was also temporary limited easement as part of this
transaction, but it has expired. This transfer is also not relevant to this appraisal since it is not an arm’s
length transaction and it is only a partial acquisition.
The subject is under contract to the city of Monona for $8,600,000. The contract price was established in a
WB-44 Counter-Offer 1 which was executed on 9/3/2020. The original offer price was $8,100,000. The
sellers acknowledge this is a voluntary sale. The sellers agree to allow an appraiser on the property and to
allow an open house for the public prior to an April, 2021 election date. The offer is contingent upon
approval by the Monona City Council.
The contract price did not evolve from a formal listing for sale. The parties started to negotiate the sale
after the current owners petitioned for a demolition permit. The current owners were starting to plan for
the future of the property with a demolition, but the city of Monona became involved before there was a
formal listing for sale. The sellers had appraisals completed in 2011 and 2016 for $10,300,000 and
$8,600,000, respectively, and the more current appraisal was a factor in the ultimate contract price.
The accepted offer price is openly negotiated between unrelated parties, but it did not result from an open
listing or negotiation by typically motivated parties. The seller is a religious group and the buyer is a
municipality. Therefore, the contract price does not carry substantial reliability for the value opinion
provided in this appraisal. The point of reference used to establish the contract price was also an appraisal
from about four years ago which is now a more dated input. The contract price is concluded to be slightly
below market value based on this appraisal.
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ZONING/LEGAL INFLUENCES
The subject is zoned CDD, Community Design District by the city of Monona.
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The CDD zoning is ultimately very flexible as to uses, density, intensity, etc., but it is also noted that
development could only progress after detailed site-specific planning. Although flexible, there are no uses
that are permitted outright. Since this is a unique and highly visible property for the local community, it is
expected that there would be considerable effort required in negotiating a development plan. Natural land
use patterns suggest higher density/intensity toward the north and along Monona Dr. (condominium with a
potential for ground floor commercial) blending to lower density to the south and west. It is expected that
an open space dedication would be required for a park as opposed to fees in lieu. It is also likely that storm
stormwater management plans would be scrutinized since the site is on the lake.
The subject is vacant without an active use, but the existing structure and the historic religious uses have
been long accepted by the city. The existing structure is considered as grandfathered given existence
predating zoning, but any potential new use would need to be negotiated in conjunction with the wider
CDD planning.
The subject has a Government/Institutional land use designation in the citywide comprehensive plan. This
is not related to the project since the comprehensive plan was last updated in 2016, but the project is traced
to a later date of December, 2019. However, the designation is likely related to the current long-term
owner and the historic use of the property. Comprehensive plan change may need to be negotiated in
conjunction with development planning. Government/Institutional is not a broad land use designation in
the plan except for properties already used as such.
The subject is designated as a potential uncatalogued human burial site, although specifics are not available
as of the writing of this report. This designation results from mound surveyor documentation from the late
1800’s and no other specifics are available at this time. Even though surface indications may have been
removed, subsurface features including burials may be present. Excavation will require authorization from
Wisconsin Historical Society. The society will not deny authorization, but an archaeologist may be needed
to monitor ground disturbances. If burial sites are discovered, activity on the site would need to stop until
the issue is formally studied. After that, onsite preservation or approved removal and reburial would be
needed.
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The existing home on the site has local landmark status which means that special approval is required for
demolition. The home was built for/by Frank Allis, the son of the founder of the Allis-Chalmers farm
equipment manufacturing company. It is significant for its Dutch Colonial and Georgian characteristics
and it is also notable as one of the first year-round dwellings on Lake Monona. Those points noted, there
have been significant additions to the exterior that diminish the architectural integrity of the house and the
condition has declined to a point where significant repairs/renovations are needed. There are also
hazardous substances including asbestos and lead paint. The home has been deemed ineligible for addition
to the National or State Historic Registers due to the additions. A demolition permit request was submitted
in December, 2019, but that request was formally withdrawn on January 31, 2020. This was a voluntary
withdrawal and it does not preclude a similar request in the future. The city requested additional
information after the initial application, but it is understood no formal action was taken on their part. Some
public opposition is documented in local news articles, particularly from the Blooming Grove Historical
Society.
The subject is not currently located within a TIF district which would provide an opportunity for public
financing for development. According to the client, a TIF district is not a near term expectation for the
property.
METRO AREA DATA
The pertinent area to the subject is the city of Madison, Wisconsin together with the perimeter lands in
surrounding townships, villages and cities. Monona is a mature city that is surrounded by the city of
Madison. As Wisconsin's state Capitol, second largest city and the county seat, Madison is large enough to
serve as a starting point from which to view the market conditions influencing the subject property. Needs
of the area's population are largely provided by goods, services and employment found in Madison. Few
residents commute outside the city for employment or services, but many residents from neighboring areas
commute into Madison for employment and services.
Distance to: Chicago - 142 miles, Dubuque - 95 miles, Milwaukee - 77 miles, Minneapolis - 256 miles
Elevation: 845.6 feet above mean sea level
Topography: Rolling lands surrounding three lakes within the city which highlight the area and provide
recreation. There are 35 county lakes, 25 with public access points.
Area of County: 1,229 square miles
Dane County Parks reports on its website that it hosts nearly 3,000,000 visitors annually and that it
manages over 12,000 acres of land. There are 26 recreation parks (including seven dog parks), 18 wildlife
areas, 14 natural resource areas, four historical/cultural sites, two county forests, over 100 miles of trails
and five campgrounds. The county also manages the Lussier Family Heritage Center.
The Trust for Public Land reports in its ParkScore 2020 compilation that Madison has 6,718 acres of parks
within the city limits. Madison ranks 12th in ParkScore out of the 100 largest metropolitan areas in the U.S.
which considers a variety of inputs to include acreage, median park size, walking distance to a park,
facilities and accessibility. This current rank is equal to the ParkScore ranking in both 2018 and 2019.
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Economy
Population growth for both Madison and Dane County has been steady at approximately .2% - 2% per year,
with relative growth being slightly stronger outside Madison’s city limits. However, increases have been
more pronounced at ~1%+ since 2014, which is viewed a positive influence in the context of generally low
unemployment, as the increased population relates to increased demand for housing, goods and services.
Dane County has had the largest relative population growth in Wisconsin since 2010 (+10.09%) according
to Department of Administration estimates. Verona, Cottage Grove, Sun Prairie, Fitchburg, Waunakee and
DeForest are all Dane County communities that fall in the top 10 for relative growth in Wisconsin since
2010, also based on Department of Administration estimates.
The following graph shows relative growth rates over the last 10 years for Madison and Dane County.

The following chart shows that employment in the Madison MSA is diverse, but weighted to government.
The source is the U.S. Department of Labor, Bureau of Labor Statistics, from May 2020.
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The May data is now showing the sharp economic impacts of the Covid-19 pandemic. The total civilian
labor force has declined significantly in the last few months (see the following chart). There were
employment declines in every sector including government. The hardest hit was leisure and hospitality
which had a 53.6% decline in jobs over the last 12 months. This is logical since travel is considered risky
and nonessential businesses were forced closed for a period of time. However, prior to the pandemic, job
growth was steady and there has already been a slight rebound in May 2020 as compared with April 2020.
Madison does have more than 25% of its workforce in construction, financial activities and professional
services which all had less than 5% declines in jobs over the last 12-months. Also, while governments may
continue to shrink employment in response to declining tax revenues, Madison is always going to have
substantial government employment since state, county and local governments are all centered here.
Finally, construction activity does still remain vibrant. Despite the Covid-19 disruptions, new homes and
apartments are being built and absorbed. Even though personal incomes of residents are likely to be
impacted, there is still a population base in the Madison area that has a need for housing.
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The following chart shows unemployment trends over the last 10 years, per Wisconsin’s DWD.

In 2015-2016, the annual unemployment rates dipped down below pre-2008 recession levels indicating a
nearly full or full recovery, particularly when the downward trend continued through 2018. There was a
modest increase in unemployment in the Madison MSA for 2019, but that rate was still historically low.
The 2020 unemployment rate is for May and the Covid-19 impacts are readily apparent. However, Dane
County still has a relatively low unemployment rate for Wisconsin. Taylor County has the lowest May
2020 unemployment rate per Department of Workforce Development at 7%. Menominee County has the
highest May 2020 unemployment rate at 31.2%.
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Overall, economic conditions are uncertain in large part due to the disruptions associated with Covid-19.
However, Madison and Dane County do have insulating qualities with employment in construction,
financial activities, professional services and government which will help in a rebound after the health
emergency is resolved. Forbes recently included Madison as one of the top 10 cities in the United States
best positioned to recover from the Covid-19 pandemic.
Madison and Dane County consistently rank highly in quality of life surveys and polls, and are reflective of
the motivating factors behind population and job growth. This includes anything from being among the top
places to live, most educated cities, happiest & healthiest, family friendly, bike friendly, top growing, etc.
The City tracks these awards from various publications, and the list of accolades can be viewed here, but
below is a short list of some of the more recent achievements.
•Top 30 – Best Small Cities, National Geographic, January 2018
•#7 Best Place to Live, Livability.com, January 2018
•10th Best City for 20-Somethings, August 2016
•4th Ranked City for U.S. Growth, U-Haul, February 2016
•#7 Best Metro Area for STEM Professionals, January 2016
•2nd Best City for Parks, Livability.com, May 2016
•#1 Greenest City in America, Nerdwallet, April 2014
•Best Cities on Earth for Biking, Yahoo Travel, June 2015
•#3 Healthiest City, Livability.com, April 2015
•#3 Best Places to Live, 2016, Livability.com, September 2015
•Top 10 Happiest Cities in the World, National Geographic, January 2015
Even though headquartered in Verona, Dane County as a whole is influenced by the strong growth at Epic
Systems. The privately held electronic medical records software company attracts residents creating
demand for housing, goods and services. As such, the company is a relevant economic reference for this
discussion. According to a Wisconsin State Journal article from April 2019, the company now employs
nearly 9,800 and has annual sales of $2.9 Billion. Employment is up from just over 6,000 in 2013 and
several office buildings are under construction on its 600+ acre campus. Construction has been near steady
since the company moved to Verona from West Madison in 2005.
Social Characteristics
Madison's population is generally well educated. High school graduates make up 95% (96% for the
county) of persons 25+ years in age, and 58% (51% for the County) are four-year college graduates. The
median age of ~31 years for Madison reflects the large number of university students. Dane County’s
population is relatively affluent. Median household income was $70,541 for Dane County and $62,906 for
Madison, versus $59,209 for Wisconsin (2018 dollars). At the other end of the spectrum, 11% of
individuals in Dane County (18% in Madison) lived below the poverty level vs. 11% for Wisconsin. This
information is based on the most recent U.S. Census data (2014-2018), and from City of Madison
Department of Planning & Community & Economic Development.
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Growth and Development - Residential
Following is a 10-year summary of residential building permit trending at the County & City levels.
Table of Housing Construction - Building Permits Issued: 2010 Present - City of Madison
City of Madison

2011

2012

2013

2014

2015

2016

2017

2018

2019

2020-Sept

Single Family

134

158

213

235

272

340

374

334

426

305

Multi-Family (# Units)

431

1,104

1,828

1,445

1,499

2,041

1,868

1,109

1,232

1,481

Total Units/Permits

565

1,262

2,041

1,680

1,771

2,381

2,242

1,443

1,658

1,786

% Change

3%

123%

62%

(18)%

5%

34%

(6)%

(36)%

15%

NA

Table of Housing Construction - Building Permits Issued: 2010-Present - Dane County
Dane County

2011

2012

2013

2014

2015

2016

2017

2018

2019

2020-Sept

Single Family

618

797

1,079

1,101

1,098

1,301

1,385

1,326

1,283

953

Multi-Family (# Units)

852

1,683

2,684

2,550

2,021

3,210

3,009

2,012

2,126

2,419

Total Units/Permits

1,470

2,480

3,763

3,651

3,119

4,511

4,394

3,338

3,409

3,372

% Change

37%

69%

52%

(3)%

(15)%

45%

(3)%

(24)%

(2)%

NA

Per the preceding tables, permitting activity has clearly been robust over the past ~8+/- years. Both single
and multi-family permitting appeared to be contracting as of 2017, but single-family permits in 2019 were
essentially at or above 2018 levels, and multi-family permits are up both city and county-wide. Data was
supplied by the U.S. Census Bureau. The local housing market continues to favor sellers, as it has been
mired by a shortage of improved inventory since ~2012-13+/--. Median values have exceeded peak levels
since the mid-2000's, and properly-priced properties, generally speaking, continue to commonly sell at,
near, and in some cases, above full list. This, by extension, has fueled new home construction, as have
mortgage interest rates being at historic lows throughout 2020. Impacts from COVID-19 are clearly not yet
being felt.
Multi-family apartment construction entered a boom cycle since 2012, and really lit the fuse for the local
housing recovery. An unprecedented number of units have been permitted since that time. At this point
the apartment segment of the market is in contraction relative to 2016-2017 levels, although vacancy rates,
despite climbing incrementally for a few years, once again contracted in 2018-19, though are up over the
past couple of quarters in 2020, but still below the 5% equilibrium target rate. As a result, Madison and
Dane County both saw an increase in apartment development activity in 2019, and on a straight-live basis,
Madison is set to add ~1,975 new units in 2020. Census figures released in April 2019 further illustrate the
popularity of the area, as Dane County added the most residents of any county in the state in 2018, by a
wide margin, most of which was concentrated in the greater Madison area. Also noteworthy is that this
trending has been taking place in the face of new construction in the condo segment of the multi-family
market, which resumed within the past few years, after a prolonged period of dormancy.
It should also be noted that due to rising construction costs and escalating land values, particularly in the
central and downtown areas where new units can only be accomplished by redevelopment, affordable
housing has become a focal point. Several of the new multi-family units permitted over the past couple of
years are in developments with blocks of units that are subject to income restrictions, and are interspersed
throughout the metro area.
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Following is a graphical representation of local vacancy rates since 2014, as reported by MG&E. The areas
covered include all of Madison, Middleton, Fitchburg, Monona, Oregon, Cross Plains and Waunakee.

A unit is considered vacant if the electric service is inactive, or if the service has been moved in to the
building owner’s name. The survey therefore is missing several units; e.g., apartments without individual
meters, but inferences can nevertheless be made. These statistics consistently show lower vacancy rates
during the 1st and 4th quarters, and the highest vacancy rates during the 2nd and 3rd quarters. The higher
traditional vacancies during the 2nd-3rd quarters are likely related to higher vacancies during the Summer
near the University of Wisconsin campus.
Given the general strength of the local housing market as described, it is safe to say most properly priced
properties move through the listing-to-sale process in a timely manner. The following numbers are from
South Central Wisconsin MLS statistics for Dane County. There are also several properties, particularly
residential income properties, which are sold without listing on the local MLS, commonly by word of
mouth, but also by unsolicited offers, as well as higher value properties sold via private brokerage
networks. FSBO Madison, Zillow, Craigslist and Facebook Marketplace have also grown in prominence
over the years. DOM noted is the median DOM for the respective year, and median sale prices were
favored over average sales prices, since high value properties tend to skew or distort the data. Either way,
the robust growth being observed is undeniable.
Residential Statistics - Dane County
Segment/Year

2018

2019

2020 – October

Dane County

# Sold

DOM

Median Price

# Sold

DOM

Median Price

# Sold

DOM

Median Price

Single Family

6,205

10

$300,000

6,246

11

$315,000

5,571

7

$335,000

Condominium

1,786

10

$195,000

1,652

10

$205,500

1,567

9

$215,000

282

8

$311,250

288

11

$335,500

212

8

$341,250

Apartments

Office Market Vacancy and Absorption
The office market in the Madison metropolitan area remains relatively healthy despite the COVID-19
pandemic. It hasn’t manifested in the local office market yet, but it is still only 5 months since a national
emergency was declared, and many are bracing for a fallout from COVID-19. During the last recession
that started approx. 12 years ago, vacancy rates were increasing and rents were falling, and the ensuing
recovery was relatively tepid in the immediate aftermath. However, starting in approx. 2013 the market
began to take off, and it really hasn’t had any major shocks over the last six+ years. CoStar is a nationally
focused commercial real estate services firm that conducts market analysis of various property types for
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larger metropolitan areas. What follows is their research regarding Madison’s office market; it shows
historic, current, and forecasted office vacancy for Madison and the entire United States. It also shows new
construction starts/deliveries, and net absorption.

The downward trending in Madison’s office vacancy is evident from 2015 through mid-2016, with a
pronounced spike in late 2016, followed by general downward trending through 2018, then a very mild
uptick for the first two quarters in 2019 after several quarters of decreases. Demand remained a net
positive through early 2020. Fundamentals in the office market remain strong. As of the 2nd Quarter
2020, the vacancy rate is holding firm at 4.0%, which is down relative to the previous two quarters and is
significantly better than the US vacancy rate (10.1%). Vacancies for 3-star office properties (read: Class
C) are 3.9%, while 4-5-star properties are 3.5%. Following are the indicated vacancy rates for each
submarket of Madison, as of the 2nd Quarter 2020: Central Campus - 3.9%; NE Madison - 5.3%; NW
Madison – 4.3%; Near West Madison – 2.0%; S Central Madison – 6.1%; Outlying Dane West – 1.5%;
SW Madison – 6.4%; SE Madison – 5.1%; Outlying Dane East – 0.4%; Iowa County – 1.7%; Columbia
County – 4.1%.
Construction starts were at a historical high in 2018, with nearly 1.5 million SF of space added; however,
600,000 SF of that was the Hill Farms DOT/Administration building, and a bulk of the other projects are
either owner occupied or largely pre-leased, so the vacancy needle did not move much in 2019. Only one
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large building was spec, at 801 E Washington Ave, but most of that was pre-leased. Spec. construction has
not really happened yet in 2020 and is not expected for the remainder of 2020 either. Exact Sciences just
finished construction of their corporate headquarters (~140,000 SF) in the UW Research Park in the Near
West submarket, and they also built a new ~675,000 SF laboratory next to the former Spectrum Brands
office building they purchased in 2017.
Net absorption is positive. In the first two quarters of 2020 the Madison market absorbed nearly 460,000
SF of office space. The largest leasing transaction over the last several months is Energizer leasing nearly
70,000 SF of the new Spectrum Brands headquarters in Middleton. This followed their purchase of
Spectrum’s battery and portable lighting divisions. Net absorption has also been positive for every year
since 2011, and from 2015-2019 there were only three quarters with negative overall net absorption.
Rents have been fluctuating. After relatively robust growth in 2018, rent growth subsided in 2019, and
they have nearly flatlined so far in 2020. Rents for 3-star and 4-5-star office properties both increased 1%
for this quarter relative to the previous. The rents did increase, but the increase has moderated each years
ince 2019, when quarter-quarter growth was generally 2-4%. CoStar projects that rents for all office
properties will decrease between now and the second quarter 2021 (4% drop for 4-5-star and 5% drop for
3-star) before increasing logarithmically over the next 3+ years. Regarding specific rental rates, the
average per square foot rent for 3-star properties is $23.41/SF, and the average per square foot rent for 4-5star properties is $26.24/SF.
The four most prominent office development areas in the City of Madison are Old Sauk Trails on the far
west side, the University Research Park on the near west side, the Central Business District concentrated
around the Capitol building, and the American Center on the far east side. Except for the American Center,
these major office neighborhoods are all built-out, though the office land in American Center is dwindling
and close to sellout. Madison’s tech sector has provided a significant boost to office-using employment.
The University Research Park’s near-west campus supports nearly 9,300 jobs and is mostly built-out. A
major project was recently completed for Illumina, a tech firm supporting the genetic research field.
CUNA is starting an overhaul of their headquarters on Mineral Point Rd. on the west side. Findorff is the
general contractor on the project, and they are currently in the prep. and demolition phase. As indicated
earlier, new headquarters were just finished for Exact Sciences, another tech firm and major employer that
has expanded heavily over the last few years on the back of its colon cancer screening test. With the near
west park basically built out, the research park is shifting focus to their two expansion areas on the far west
side. These are actively or close to being developed. The outlook is for continued strength in this market
sector, facilitated by the growth of Madison’s tech sector. In a 2017 Brookings Institution study Madison
was named one of the strongest tech hubs in the nation.
As a final point, the office market would seem to be exposed to at least a moderate downturn brought on by
COVID-19. The statistics don’t show any decline yet in terms of spikes in vacancy and significant declines
in rent, but we’re only five months out from the national emergency declaration, and the market usually
takes some time to respond to economic shocks like this. It is expected that the local office market will hit
a rough patch, and one of the reasons is a potential permanent shift by some companies in their office
habits. The stay at home order prompted the temporary closing of many buildings that didn’t house
essential businesses, and office workers in those buildings started working from home. Employers and
employees of some firms have noted that employee productivity actually began to increase when they were
allowed to work from home, and if the trend continues there will undoubtedly be an impact on vacancies,
absorption, rents, etc. More employers may start to embrace and adopt the “work from home” concept
because it will result in long-term savings on occupancy costs (rent, mortgage, utilities, etc.). Nationally,
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companies like Facebook, Twitter, and Slack have told employees they can work remotely indefinitely.
The most dramatic move was just announced by REI, an outdoor clothing and goods retailer. REI just
announced that they are planning to sell their brand new – and never occupied – headquarters in Bellevue,
WA and shift their model to remote work. This is a major announcement, especially because the facility is
brand new, and they never even moved in. This may end up being a model that’s followed by other
companies, although it is too premature to speculate that this is a harbinger of things to come.
Industrial Market Vacancy and Absorption
The local industrial market has been stable over the long-term and hasn’t seen the fluctuations of the office
market. Part of this has to do with the industrial market not having the inherent volatility of other
development profiles. The following graph is a summary of CoStar’s market research for Madison’s
industrial market. It has the same variables/data points as the office research presented earlier.

Not surprising, the light industrial statistics from CoStar are also favorable and indicative of a strong
market. However, like the office market, the vacancy stats for Madison are favorable relative to the
national market. There have been six quarters with negative net absorption since the start of 2015, and the
largest is from the end of 2017. This spike relates to the closing of the large Oscar Mayer headquarters
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which left almost 1.7 million SF vacant on the near east side. However, this didn’t sent any major shocks
into this submarket, because the property sold, and the space has been re-branded as multi-tenant office,
flex, and retail. Madison has become a premier technology hub, and the rise in e-commerce has increased
demand distribution centers. A large distribution facility for FedEx is nearing completion in the NE
submarket, and Amazon recently announced they are taking over the former Swiss Colony distribution
center on Milwaukee St. in the E submarket.
The vacancy rate for the 2nd quarter 2020 is 4.5%. Vacancy is on an uptick as the rate is the highest it’s
been since the end of 2015, but on a percentage basis the difference isn’t very dramatic. It is still below the
high-water mark of 4.6% at the end of 2014. A significant downward trend followed until a spike to 4.2%
at the end of 2017, followed by consistent decreases to year-end 2018 before the upward trending that
began in mid-2018. In terms of vacancy rate composition by type of space, the logistics market is the
lowest at 3.0% followed by specialized industrial (6.3%) and flex (6.4%). Following are the indicated
vacancy rates for each submarket of Madison, as of the 2nd Quarter 2020: Central Campus - 1.3%; NE
Madison - 13.1%; NW Madison – 4.4%; Near West Madison – 6.8%; S Central Madison – 1.1%; Outlying
Dane West – 4.7%; SW Madison – 3.9%; SE Madison – 3.0%; Outlying Dane East – 1.1%; Iowa County –
0.0%; Columbia County – 0.0%. The NE submarket has the highest vacancy, largely because of the new
flex buildings being developed, while the S Central Madison submarket has the lowest vacancy (of all the
Madison submarkets).
Rental rates held steady for 2019 after annual increases of 3-4% from 2016-2018. So far in 2020,
specialized rents are down 1% while flex and logistics rents are up 1.6% and 3.1%, respectively. The
decrease in specialized space rents, while modest, marks the first actual rent decline for any space type in
several years, although it is noted that the overall rent is up. Rents tend to be lower in the Outlying Dane
East and NE Madison submarkets, but they also have the highest volume of space, and there is a direct
correlation. The opposite holds true for Near West Madison and SW Madison. The average annual per
square foot rent is $6.12 with breakdowns per type of space as follows: $9.20 for flex space, $5.17 for
specialized industrial, and $6.26 for logistics.
Madison’s active industrial neighborhoods are generally on the City’s periphery. NE Madison and SE
Madison is where a lot of the major active industrial development areas are concentrated. In NE Madison,
there is a large industrial/flex campus off Reiner Rd. near Highway 151. In SE Madison, there is a large
plat by McAllen Properties along Femrite Dr. east of the Interstate, and the Marsh Rd Industrial
subdivision east of Marsh Rd. and south of the Beltline. There are also limited infill lots available in the
World Dairy Center on Agriculture Dr. The Center for Industry and Commerce and Interstate Commerce
Park form a large active area in NE Madison, south of Hoepker Rd., east of Stoughton Rd., and west of the
Interstate. Several large industrial/flex buildings were finished in 2019 and early 2020. A new FedEx
distribution facility is either complete or nearing completion on a 60+ acre swath of land at Hoepker Rd
and Highway 51. Amazon recently announced their plans to occupy a distribution facility on Milwaukee
St. in east Madison. They are rehabbing an old Swiss Colony distribution center. West and South Madison
don’t have active industrial development areas. Most of the suburban Madison communities have
subsidized industrial parks, with Sun Prairie’s being the largest. The Windsor/DeForest market has seen a
lot of activity in the North Towne Corporate Park off Highway 19, between the Interstate and Highway 51.
The DeForest Business Park has also grown, with Little Potato Company opening a distribution facility
there is ~2018, and DeForest is developing more land nearby as another phase to their industrial park.
Hooper Corporation has also purchased land in northern DeForest, and their plan is to relocate their entire
operations to that property. Their current headquarters on Pennsylvania Ave. – which entails multiple
separate buildings constructed from the early 1900’s through ~2015 - in near east Madison will be a
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redevelopment candidate moving forward, but some of the buildings there are newer and highly functional,
so a redevelopment may only transpire on part of their existing campus.
Retail Market Vacancy and Absorption
Retail activity has held stable in Madison, and its retail sector has not been depressed by the decreased
demand and high vacancy rates of other metropolitan areas in the United States. Similar to the office
market, the COVID-19 pandemic hasn’t resulted in a marked downturn in the local retail market yet.
Madison is buoyed by its strong demographic profile and educated workforce which have driven company
expansion and ultimately resulted in population growth. However, despite its strong profile Madison is
certainly not insulated from major economic shocks.
The major malls (West Towne, East Towne, South Towne and Hilldale) all changed hands in the past 20
years, with all but South Towne having undergone a major renovation following sale. Hilldale has
experienced the greatest transformation. After the first round of development activity brought a Target and
rowhouse condos to the property in the mid 2000's the core mall fell into receivership. It resold to an
investor group out of Boston, and they have since changed the mall to an open-air concept, adding several
national retails including Lucky Jeans, Michael Kors, and Kate Spade in a 2016 project. Another project in
the summer of 2017 revamped the south end of the mall, continuing with the more open-air lifestyle
concept. A new Apple store was added, while Sundance Cinemas and the University of Wisconsin
Bookstore were reconfigured. Even more additions followed in the summer 2018, anchored by a large LL
Bean store. A new Marriot hotel was just finished across from Target, in the shadow of the mall complex.
Major changes have also happened on the west side at Whitney Way and Odana Rd. Whitney Square has
been rebranded with new Sierra, Five Below, and TJ Maxx stores opening in closed big box stores in the
last year+, joining Office Depot and some smaller format retailers. Westgate Mall at is also set for a major
change. TJ Maxx was the anchor tenant, but after they relocated across the street, and the Wisconsin Craft
Market announced its closure, the mall became vacant. It is owned by HyVee, who opened a grocery store
at the south end of the site ~5 years ago. HyVee was very public in their desire to find a suitor to redevelop
Westgate, and a local developer, JT Klein, has emerged as the buyer. Their initial plan was to raze the
large Westgate building and develop a mixed-use project with retail, restaurant space, housing, and office
for over $100 million. In early August 2020, JT Klein received approvals to demolish the building and
rezone the property, and they also received conditional use approvals regarding building next to a public
park. The plans were also revised, and now include just multi-family and office. The multi-family
component will feature 234 market rate units, 161 independent senior housing units, and 71 low income
units.
Outside of the regional malls, the main retail expansion node in the Madison metro area is Prairie Lakes in
Sun Prairie. Other high-profile retail development areas include Orchard Pointe in Fitchburg and
Discovery Springs and Greenway Station in Middleton. Most of the retail activity in Madison proper is
infill or redevelopment of existing sites. The main targets have been the two regional malls mentioned
earlier (West Towne and East Towne). Both have been undergoing slow transitions. West Towne Mall
received a major boost in April 2018 when Dave and Buster’s and Total Wine, two well-known national
retailers, opened at the mall’s south end. They took part of the Sears department store after that company
downsized. Shopko and Boston Store have also closed their West Towne locations. Recently, Von Maur,
a high-end retailer based in Iowa, announced that they would raze the 145,000 SF former Boston Store and
build a ~85,000 SF store in its place. Toys R Us closed their store in the summer of 2018, and that store
was replaced by the Urban Air Adventure Park.
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Madison Yards is a new redevelopment project just west of Hilldale, adjacent to the new State
Administration building. It is on ~21 acres, and the initial plan calls for ~110,000 SF of retail, 400,000 SF
of office/medical space, 400 upscale residential housing units, and flex/entertainment/hotel space. A
50,000 SF Whole Foods Market was announced in December 2019.
CoStar also published their market research on Madison’s retail market. The following graph shows
CoStar’s market research regarding Madison’s light industrial market. It has the same variables/data points
as the office and industrial research presented earlier.

The statistics are less favorable than the office and industrial stats for Madison but, like the other two,
Madison’s retail still market compares favorably to the national market. There has only been one period of
negative net absorption since early 2018.
2017 was the best year for both vacancy and net absorption since at least 2011; 2018 did tail off a bit
relative to the robust 2017 figures in terms of net absorption, but the vacancy rate at year-end is the same as
the low point from 2017 (2.8%) and the lowest of any rate over the last five years. 2019 was a mixed bag,
with a spike to 3.3% for the 1st quarter, followed by a decrease for the 2nd quarter before increasing at a
more moderate pace for the last four quarters. The current vacancy rate of 3.7% is the highest since mid2016. However, 3.7%
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Regarding building types and formats, Malls are currently showing the highest vacancy at 9.80%. The rate
for malls two quarters ago was only 7.5%. Mall vacancy is also significantly higher than the rest of the
formats. Neighborhood Centers are at 4.9%, Strip Centers are 4.4%, Power Centers are 3.5%, and General
Retail is 2.6%.
Following are the indicated vacancy rates for each submarket of Madison, as of the 2nd Quarter 2020:
Central Campus - 1.8%; NE Madison - 5.6%; NW Madison – 3.0%; Near West Madison – 1.9%; S Central
Madison – 1.1%; Outlying Dane West – 3.5%; SW Madison – 2.7%; SE Madison – 4.9%; Outlying Dane
East – 3.7%; Iowa County – 2.9%; Columbia County – 5.4%.
The average rental rate for the 2nd Quarter 2020 is $15.86/SF/Yr. The highest rent is for Malls ($23.67),
and the lowest rate is for strip centers ($14.85). Power Centers are at $16.06+.
As a final point, the retail market is seemingly exposed more than others to a downturn brought on by
COVID-19. The statistics don’t show any large decline yet in terms of spikes in vacancy and significant
declines in rent, but we’re only five months out from the national emergency declaration, and markets
usually takes some time to respond to economic shocks like this. The impact on retail was more immediate
than others, as bars, restaurants, and theatres/concert venues were ordered to close their doors. Most
missed out on a few months of revenue which is critical to the ongoing operation of some businesses.
There haven’t been any noteworthy closings yet attributed to the pandemic, at least on a local scale, but as
we move closer to 2021, with the pandemic still ramping up, more closings are expected unless there is a
significant stimulus package offered by the government. There was also a major riot event in mid-June in
downtown Madison that resulted in multiple broken storefronts on State St and the Capitol Square, and a
few businesses were looted during that period. This will likely be the tipping point for some smaller
businesses that were already hurting from the pandemic. Vacancies will likely increase in downtown
Madison, particularly on the State Street mall corridor.
COVID-19 has resulted in changing shopping habits as well, prompting a lot more ecommerce sales than
ever before. A rise in ecommerce will likely be met with a decrease in the need for brick and mortar
storefronts and spaces in large malls, because the online shopping habits will likely become permanent for
many. Evidence of a pending decline are the revised plans for the Westgate mall redevelopment. The
developer dropped the retail component and cited an inability to secure financing for any first-floor
commercial space as the main reason. Additionally, the large indoor mall concept may ultimately become
a casualty of this pandemic. In an article published in the Wisconsin State Journal, there was a very telling
quote by Melissa Huggins, a local real estate consultant and representative of the Westgate development
team. She stated that “mall walking, I think, is one of those things that we have to let go of because
eventually all the malls will be gone.” With that being said, both of the large retail malls have already been
experiencing declines for years, and is noteworthy that larger buildings left dark by large format retailers
declaring bankruptcy have generally been replaced.
Future Trend
Stability and general growth are expected for Madison and Dane County over the long-term. The presence
of State and County government, and the University of Wisconsin, are insulating factors that will continue
to drive demand for space. That, in addition to the rise of skilled employment growth in the medical and
tech sectors, combined with the well-educated workforce, create a positive future outlook. The caveat is
obviously COVID-19. All markets have and will be impacted to varying degrees, but it is still too early to
predict exactly what the long-term ramifications will be. It is worth mentioning that a metro area like
Madison’s is poised for a quicker rebound than others.
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NEIGHBORHOOD DESCRIPTION
Boundaries and General Monona Orientation
The neighborhood is defined as the Monona Dr corridor between Cottage Grove Rd on the north and the
Beltline Highway on the south. Monona Dr is a primary commercial/service corridor for the city of
Monona, and it also acts as an informal boundary between the city of Monona and the city of Madison. It
provides a primary path around the east side of Lake Monona.
Monona is a mature city within Dane County that is completely surrounded by the city of Madison. The
closed boundaries do limit physical expansion opportunities, but the local real estate community remains
active. The population has grown through infill development and higher density development projects.
Monona Dr has sustained redevelopment over 20 years or more, Treysta on the Water/Yahara Terrace is an
aggressive more recent development and the Monona Riverfront project is active on the Yahara River on
Broadway at Bridge Rd. The Monona Riverfront has commercial, apartments and a hotel. Lakefront
activity is also steady. Redevelopment projects are very common where older homes are razed for large
custom homes.
The community has a shared school district with Cottage Grove. It is known as Monona Grove and it does
have a good reputation within the local area. The high school is located in Monona on Monona Dr. There
are elementary schools in both communities and a new elementary school is under construction in Cottage
Grove. The middle school is located in Cottage Grove.
Neighborhood Land Uses
Commercial uses are the predominant land use along this corridor, and the commercial uses are diverse.
The most common uses are retail, service office and general office. Sample retail uses include the typical
allotment and spacing of gas station/convenience stores, pharmacy/convenience, beauty/nail salons,
taverns, auto parts sales, meat/deli store, fitness centers, dry cleaners, dance studio, a bevy of restaurants
including franchise types, supper clubs, and ethnic eateries, a veterinary clinic and numerous specialty
shops. Example service office uses include accounting, attorneys, real estate sales, insurance, medical and
veterinary clinics, financial institutions, funeral home, etc. These are types of office uses that tend to
benefit from the traffic exposure offered by Monona Dr.
Institutional uses in the neighborhood include the Monona Golf Course which is a city of Madison
municipal nine-hole course, Monona Grove High School, offices for the Monona School District, the Dean
House and the San Damiano Friary which is the subject of this report.
Residential uses are present. Condominiums and apartments are notable on the north side of the
neighborhood starting around Buckeye Rd. Many of these properties are condominiums, but Lake Edge
Apartments are a more recent addition and new apartment construction is active at Cottage Grove Rd.
Many of the lower density residential uses are located between Coldspring Ave and Winnequah Rd. Other
residential properties include a 1960's apartment near Femrite Dr and a newer apartment on the site of a
former UW-Health Clinic. The Frank Allis house is a local landmark on the San Damiano property.
Warehouse, shop and industrial related uses have a minimal presence in the neighborhood. There is an auto
parts warehouse with a store, plus a couple automobile repair shops.
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Building Types & Ages
A wide range of building ages are present. The Dean and Frank Allis structures are over 100 years old. A
common building age through the neighborhood is 40-60 years. However, in-fill development since ~1980
and redevelopment activities are working to reduce the predominant building age for the neighborhood.
Commercial buildings are mostly wood frame, concrete block, pre-engineered steel or a mixture thereof.
Wood frame construction is mostly limited to the residential buildings and smaller office structures.
Maintenance Levels
The neighborhood has generally good maintenance based on casual exterior observation, and numerous
appraisal inspections in recent years. Newer in-fill development, redevelopment and facade upgrades have
enhanced the overall condition and appearance of properties in the neighborhood. Many other properties
have been upgraded and maintained as necessary. There are still select properties that have deferred
maintenance and show a need for upgrading, but this is not widespread to the point where maintenance is
considered a detriment to the neighborhood in general.
Monona Dr. Reconstruction
Over the past 10+/- years, Monona Dr has been fully reconstructed through the neighborhood, and the
project has transformed the route into an attractive and safer thoroughfare. The street surface is new, turn
and bike lanes have been added, street lighting is updated and monument street signs have been added.
Market Conditions
Market conditions are deemed relatively strong. Commercial for lease listings from Property Drive are
limited to a handful of smaller retail and office suites. There are no current commercial for sale listings on
Monona Dr per MLS.
MLS reports single-family supply for Monona at less than two months. This is shortage when considering
the about ½ of the listings actually have accepted offers reported. Annual median sale prices have
increased more than 11% over the last two years. MLS reports the condominium supply for Monona at
about four months which is closer to balance than single-family. Annual median sale prices are up more
than 40% over the last two years. This is supportive of increasing values although the specific percent is
skewed by the specific properties sold and lower sales volumes for this property type. With segmentation
for water/non-water condos, the annual median sale prices for waterfront condominiums grew by 1.8%
over two years and the annual median sale prices for non-waterfront condos grew by 6.6% over two years.
Apartments/residential income properties are in high demand because vacancy rates remain low, interest
rates are very low and the apartments offer the potential for amplified returns as compared to lower
alternatives. There are no current listings for residential income properties in Monona per MLS. The
vacancy rate for zip code 53716, which includes Monona, was only 3.7% as of 3rd quarter 2020. The
vacancy rate for the entire Madison metro is 4.31% for 3rd quarter 2020 which is down from 4.36% for 2nd
quarter 2020, but up from 3.31% from 3rd quarter 2019. Vacancy is increasing slightly in a broad sense in
response to the rapid new construction of units, but rates are still below the generally accepted 5%
equilibrium rate.
Covid-19 is a broad economic impact that has driven the country into a recession. However, the housing
markets remain strong and commercial businesses seem to be holding on so far. The local economy does
allow many workers to stay home and continue to draw a paycheck. It is also expected that a new round of
stimulus is on the near-term horizon and vaccine rollout provides a promising track toward normal life.
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Some businesses may not survive, and bars and restaurants are likely the most susceptible. However, some
restaurants are finding success in drive-through, carry-out and delivery businesses. Economic conditions
can certainly impact the ability to pay for apartments, houses and condominiums, but this is also a growing
urban area where there is a base of residents needing housing. Furthermore, shelter is a core priority within
household budgets.
Future Trends
The future trend for the neighborhood is viewed as positive since this area is attracting residents, businesses
and investors alike. The commercial character of the neighborhood overall is likely to endure, but there is
the potential for housing expansion. There is an open multi-family site on Monona Dr across from Lake
Edge strip center that is available for sale. Multi-family over commercial is also possible in other parts of
the neighborhood. The San Damiano property is no longer a development candidate since it is under
contract to the city of Monona. The city has not formalized a comprehensive plan for the site after their
acquisition, but it is expected to remain largely in open space for the public benefit.
DESCRIPTION OF THE SITE
Size: 9.8 acres per assessment records which is assumed accurate since a survey is not available. The
legal description notes the size as being “about 10 acres”, but there is also an exclusion for road rightof-way.
The following map shows site dimensions based on GIS measurements. There is ~794 feet of frontage
on Monona Dr and there is ~1,072 feet of frontage on Lake Monona. The southern depth is ~654 feet
and the northern depth is ~259 feet.
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Topography: Gently rolling overall. The Lake Monona shoreline is steeper but manageable to the south
blending toward level to the north.
Cover: Mostly wooded. Much of the site has nicely spaced mature trees with lawn mixed in. The
northern shoreline has woods that are closer to wild overgrowth.
Views: Broad skyline views from various points along the shoreline. Downtown Madison, the Capitol
building and Monona Terrace are visible to the southwest. The Madison isthmus view to the
west/northwest is low density residential. The Monona view to the north is higher density apartments
and condominiums.
Improvements: The building improvements are described in more detail in a section that follows. There is
a horseshoe driveway that loops by the garage and the house. The steeper part of the shoreline has rock
retaining walls.
Soils: The following soil map is taken from Dane County GIS.

DnB is Dodge Silt Loam, ScB is St. Charles Silt Loam and VwA is Virgil Silt Loam. Dodge and St.
Charles are workable upland soil types that do not normally present difficulties for development when
properly engineered. Virgil Silt Loam has hydric qualities where there is potential for seasonally high
water tables and/or flooding. High water table could be an issue here regardless of soil types due to the
lake, but Virgil would tend to be more susceptible. However, it is also noted that this soil band extends
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to the north and east to Olbrich Ave and Highway 51 which is a densely developed area where soils do
not appear problematic.
Access: Access is from Monona Dr. There are two curb cuts at this time.
.
Traffic Exposure: Monona Dr has a daily traffic count of 22,300 vehicles according to a 2018 traffic count
survey from the city of Madison. This is strong traffic exposure, but lower than nearby Highway 51
which has daily traffic counts over 50,000.
Utilities: Urban utilities are available and the existing house is connected according to the client. These
include municipal water and sewer, natural gas and electricity. This is a developed urban area and there
are high intensity uses nearby including apartments and condominiums. The site is in the Urban
Services Area.
Easements: No apparent detrimental easements are present. A survey is recommended if this is an area of
concern to the client.
Hazardous Waste: No hazardous wastes were observed or are known to exist for the ground itself.
However, the home has documented asbestos and lead based paint which would have to be properly
handled in a demolition scenario or abated in a reuse scenario.
Flood Hazard: Most of the site is not within any special flood hazard areas. There are 100 year and
500-year flood zones on the north side of the site. The applicable FEMA map is 55025C0429H which
is dated 9/17/2014.
Surrounding Uses: Low density residential is adjacent on the south and across Monona Dr to the east. A
city of Monona stormwater detention area is adjacent to the north. Beyond that is a vacant multi-family
site and apartments/condos.
DESCRIPTION OF THE IMPROVEMENTS
The improvements consist of an historic home that was built for single-family use, but more recently used
as a residential/educational facility for a religious group. Original construction dates to 1893-1894 per
historical records. It has Dutch Colonial and Georgian Revival architecture. A more detailed description
of the improvements follows in an outline format.
Sizes From Appraiser Measurements:
First Floor:
Second Floor:
Third Floor:
Gross Living Area:
Closed Porches:
Basement:
Detached Garage:

2,621
2,621
1,528
6,770
505
2,621
1,080

SF
SF
SF
SF
SF
SF
SF

Foundation: Stone, brick and concrete block.
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Structure: Wood frame
Roof: Shingle and membrane
Exterior Wall Finish: Stone, wood, asbestos
Windows: Double hung. Mostly single-pane with storm sash and insect screens.
Interior Finish: Wood, asbestos/asphalt tile, ceramic tile and carpet floors. Walls are predominantly
plaster or panel, but there is tile on the walls in the bathrooms. The shower surrounds are composite.
There is wide wood natural trim. The kitchen has basic wood cabinets and laminate counters.
Insulation: Unknown since its concealed in the walls, but assumed minimal due to age.
HVAC: Steam radiator heat from a natural gas boiler set in the basement. There is also supplemental
electric baseboard heat. There are several fireplaces throughout the home. No air conditioning was
observed.
Electrical: Updated breaker panel with ~100 or 200 amps. main service.
Plumbing: Supplies from and drains to city connections for the kitchen and 2.5 baths. Hot water is from a
single natural gas fired hot water heater.
Other: Two vaults in the basement.
Condition: Fair to poor. The subject certainly has some appealing character features, but the structure is
showing its age and the building has not been occupied in about five years. There is evidence of roof
leaks, there is peeling trim paint, window sills are rotten, there are holes in many walls, floor boards are
pulled up in several areas, the kitchen and bathrooms are cosmetically old and likely need repairs, and
there is evidence of water seepage into the basement. The boiler and water heater appear serviceable,
but it is apparent that heating has not uniform in the building given the supplemental electric baseboard
strips in many rooms.
Functional Utility: The subject is not functional at all right now due to condition. Rehab/conversion
options are residential, but none are viewed as a perfect fit. The home is large with above average
partitioning which is a difficulty for single-family residential. Multi-family would require more
kitchens and bathrooms, and hospitality would require more bathrooms. Multi-family and hospitality
have additional complications revolving around accessibility and fire protection.
Commercial retail/office uses are not practical due to partitioning, accessibility and positioning on the
site away from traffic exposure.
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Subject Exhibits
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Location Map
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Parcel Map
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Aerial Map
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Soils Map
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First Floor Plan
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Second & Third Floor Plans
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FRONT VIEW

REAR VIEW

35

NORTH ELEVATION

PEELING PAINT

36

DETACHED 5 CAR GARAGE

DRIVEWAY

37

CENTRAL SITE AREA

LAKE VIEW - SOUTHWEST
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LAKE VIEW – WEST/NORTHWEST

SHORELINE
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NORTH SITE AREA

FACING NORTH ON MONONA DRIVE
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KITCHEN

KITCHEN
41

LIVING ROOM – DAMAGED WALLS

HALF BATH

42

LIVING ROOM

DEN/OFFICE

43

DEN/OFFICE

LIVING ROOM/PARLOR

44

LIVING ROOM – WALL DAMAGED

LIVING ROOM/PARLOR
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MAIN STAIRCASE

ENCLOSED PORCH

46

DAMAGED WOOD FLOOR

BEDROOM

47

BEDROOM

BEDROOM

48

BATHROOM

BEDROOM

49

BEDROOM

BATHROOM

50

BEDROOM

BEDROOM
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BEDROOM

BATHROOM

52

BATHROOM

BEDROOM

53

BEDROOM

BEDROOM

54

MECHANICALS/BOILER

ELECTRIC

55

BASEMENT

VAULTS
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DAMAGED CEILING
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HIGHEST AND BEST USE
Definition
Highest and best use can be defined as the use that supports the highest present value of the subject real
estate, as of the effective date of the appraisal. Highest and best use can be separated into use of the site as
vacant, and use of the property as improved (if applicable).
Method of Analysis
In the analysis of highest and best use of the site as vacant, the appraiser considers a continuum of uses
through a filtering process, such as those uses that are legally permissible, physically possible, financially
feasible, and maximally productive (i.e. highest and best). The process is applied to a range of uses which
are economically supported by the market evidence of the property itself, and the area or neighborhood
pertaining to the property. The hierarchy usually follows a set pattern. Lowest use level is vacant, nonproducing. Next would follow vacant productive; then building site; commercial would usually be the
most profitable use if there were a strong market for commercial building sites in the neighborhood, and
proper zoning is in place, or could be obtained.
When the improvements (if applicable) add value to the site so that the improved property has a value
higher than the value of the site as vacant, the highest and best use of the property is its present use as
improved. If the site has a higher value as vacant than the property value as improved, it is usually
appropriate to remove the improvements and establish an alternative use. When the best use of the
improved property is its current use due to substantial building value, but the current use is different than
the best use of the vacant site, there is usually functional or external obsolescence associated with the
improvements
Current Use, Historic Use & Legal Use Discussion
The subject is currently vacant. The most recent historic use was residential/educational for a religious
group.
The site is zone CDD, Community Design District by the city of Monona. This is a zoning that allows for
the comprehensive planning of undeveloped sites.
The CDD zoning is ultimately very flexible as to uses, density, intensity, etc., but it is also noted that
development could only progress after detailed site-specific planning. Although flexible, there are no uses
that are permitted outright. Since this is a unique and highly visible property for the local community, it is
expected that there would be considerable effort required in negotiating a development plan. Natural land
use patterns suggest higher density/intensity toward the north and along Monona Dr. (condominium with a
potential for ground floor commercial) blending to lower density to the south and west. It is expected that
an open space dedication would be required for a park as opposed to fees in lieu. It is also likely that storm
stormwater management plans would be scrutinized since the site is on the lake.
The subject is vacant without an active use, but the existing structure and the historic religious uses have
been long accepted by the city. The existing structure is considered as grandfathered given existence
predating zoning, but any potential new use would need to be negotiated in conjunction with the wider
CDD planning.
The subject has a Government/Institutional land use designation in the citywide comprehensive plan. This
is not related to the project since the comprehensive plan was last updated in 2016, but the project is traced
to a later date of December, 2019. However, the designation is likely related to the current long-term
58

owner and the historic use of the property. Comprehensive plan change may need to be negotiated in
conjunction with development planning. Government/Institutional is not a broad land use designation in
the plan except for properties already used as such.
The subject is designated as a potential uncatalogued human burial site, although specifics are not available
as of the writing of this report. This designation results from mound surveyor documentation from the late
1800’s and no other specifics are available at this time. Even though surface indications may have been
removed, subsurface features including burials may be present. Excavation will require authorization from
Wisconsin Historical Society. The society will not deny authorization, but an archaeologist may be needed
to monitor ground disturbances. If burial sites are discovered, activity on the site would need to stop until
the issue is formally studied. After that, onsite preservation or approved removal and reburial would be
needed.
The existing home on the site has local landmark status which means that special approval is required for
demolition. The home was built for/by Frank Allis, the son of the founder of the Allis-Chalmers farm
equipment manufacturing company. It is significant for its Dutch Colonial and Georgian characteristics
and it is also notable as one of the first year-round dwellings on Lake Monona. Those points noted, there
have been significant additions to the exterior that diminish the architectural integrity of the house and the
condition has declined to a point where significant repairs/renovations are needed. There are also
hazardous substances including asbestos and lead paint. The home has been deemed ineligible for addition
to the National or State Historic Registers due to the additions. A demolition permit request was submitted
in December, 2019, but that request was formally withdrawn on January 31, 2020. This was a voluntary
withdrawal and it does not preclude a similar request in the future. The city requested additional
information after the initial application, but it is understood no formal action was taken on their part. Some
public opposition is documented in local news articles, particularly from the Blooming Grove Historical
Society.
The subject is not currently located within a TIF district which would provide an opportunity for public
financing for development. According to the client, a TIF district is not a near term expectation for the
property.
Physically Possible Uses
From a physical standpoint, the site is suited to a wide range of use options. There is long frontage on
Monona Dr, most of the soils appear suited to development and municipal services are available.
Most Probable Use
The most probable use is mixed urban development. Natural land use patterns would suggest higher
density/intensity condominium with possible ground floor commercial along Monona Dr blending to lower
density residential to the south and west where single-family residences abut the site.
The preceding is predicated on the urban location, size, long water frontage, zoning allowing for
development with comprehensive planning, the scarcity of waterfront sites, and the high retail values for
waterfront sites in the local market. The local market area has remained active amid Covid-19 uncertainty
and the scarcity of this type of site is expected to result in broad interest beyond local developers, if openly
marketed for sale. It is a potential crowning achievement for a developer.
The preceding points noted, the property also has considerable risks. There is almost certain backlash from
some residents in the community to most any plan proposal since the property has been an idle open space
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for such a long time. The current zoning is supportive that some type of development can be done, but a
comprehensive plan change is a potential hurdle that may give more voice to the citizens. The city of
Monona has supported development in the past, including on aggressive lakefront developments such as
the Monona Riverfront project and Treysta. However, density/intensity is extremely uncertain until the
formal planning process works through the required channels. Land dedication requirements could erode
building pad area and the end retail value could be eroded by density reductions.
The next layer of risk is the existing residence which has local landmark status. It is viewed as reasonably
clear that any developer would try to achieve demolition approval give the failing condition and more
limited reuse options for the house. And one would think there would be considerable resources to push
for this given the total dollars involved in the acquisition and development of this type of property. Also
note that alterations have diminished the historical significance and the property is therefore not eligible for
expanded National and State historic designations. However, the decision is ultimately made at the local
level and no decision was made when the recent demolition request was presented. The best-case scenario
is demolition approval, but even that would be more costly because of asbestos and lead based paint. An
option for preservation, if deemed necessary, would be to include the home on a land dedication to the
public thus meeting that requirement while saving some costs associated with renovation. There is no
guarantee that the public would accept this either though given the liabilities involved. The last scenario
would be for preservation and renovation for a residential use. Options would be single-family, multifamily or hospitality (bed and breakfast, for example). It is likely that historic rehab funding would be
sought from whatever resources might be available. The site is not in a TIF and historic rehab funding
might be more limited without the expanded State/National historic registrations, but it is possible that at
least some funding sources would be available.
The potential that the subject is a human burial site is yet another risk factor. Ground disturbances would
need to be monitored and down time or plan changes could ensue upon any burial discoveries.
There would be infrastructure obligations to development since multiple buildings could not be supported
by the existing single horseshoe driveway and utility extensions for a single house. However, this may not
need a full municipal spec. infrastructure package either. It has a scale where development could be
accommodated in a land condominium or PUD format with smaller interior streets/roads. This is another
area that would have to be negotiated with a specific plan proposal.
At the end of the day, the subject is a lakefront site physically suited to development within a built-out
urban area that has strong market conditions. This will attract development interest and it is extremely
unlikely that government and citizen influences could hold the land in open space into perpetuity, if owned
by a private developer, particularly with the CDD zoning already present which is specifically written for
development. However, it is not a straight line to that end either and the inherent risks and costs are
applicable to this valuation.
Concluded Highest & Best Use
The highest and best use is mixed urban development with risk tied to potential landmark preservation
requirement, historic burial sites and uncertain density/intensity.
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THE VALUATION PROCESS
It is standard appraisal practice to consider three approaches to value. They are the cost approach, the sales
comparison approach and the income approach. For this assignment, as described in Scope of Work, the
cost and income approaches are not considered applicable. The sales comparison approach is the
applicable approach for this assignment and it is presented next.
SALES COMPARISON APPROACH
This approach views property value from the standpoint of substitution. It is based on sales of similar
properties in the marketplace. The underlying rationale is that a purchaser will pay no more for the subject
than the prices paid for similar substitute properties in the market. Comparable sales are presented along
with their pertinent characteristics. A value indication can be concluded for the subject when adjustments
are made for differences between the comparables and the subject.
Comparable Sales Summary Table – Detailed Sales Sheets Follow
#

Location

Sale Price

Sale Date

Land Size
(Acres)

Land Size
(SF)

Water
Frontage
(Feet)

$/SF

$/Front Foot

S

4123 Monona Dr
Monona

$8,600,000

12/20, Value

9.8

426,888

1,072

$20.15

$8,022

$1,750,000

11/12, Closed

1.01

44,070

182

$39.71

$9,615

$875,000

9/15, Closed

0.79

34,412

160

$25.43

$5,469

$3,250,000

3/11, Closed

5.83

253,823

387

$12.80

$8,398

$5,709,900

10/20, Closed

27.66

1,205,048

NA

$4.74

NA

$6,122,712

10/20, Closed

19.91

867,120

NA

$7.06

NA

1
2
3
4A
4B

4035 Monona Dr
Monona
4506 Larson Beach Rd
McFarland
4505 Fox Bluff Ln
Middleton (Town
Westport)
County Road M
Madison
County Road M
Madison
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Sale 1 – 4035 Monona Dr, Monona, WI

Picture: Facing West from Monona Dr, taken 12/10/2020 by James R. Koch
Location: ~.22 Miles Northeast
Grantor: John Wright Revocable Trust
Grantee: Terma, LLC
Verified By: Matt Apter, Listing Broker
Recorded: Doc. 4938139
Verified To: James R. Koch, WCGA #1138-10
Verification Date: ~1/13
Legal Description: See the following page.
Parcel #’s (at sale): 258/0710-093-4351-2 & 258/0710-093-5101-2
Sale Price: $1,750,000
Date of Sale: 11/29/2012, Closed
Site Size: 44,070 SF to Ordinary High Water Mark
Price/SF: $39.71
Water Frontage: 182 feet
$/Front Foot: $9,615
Improvements: 1964 Built Masonry Apt.
Zoning: MF, Multi-Family
Topography: Gentle Slope
Terms: Cash to Seller
Type of Document: Trustee’s Deed
Financing: Conventional
Highest & Best Use: Apartment redevelopment
Intended Use: Apartment redevelopment
Conditions of Sale: Negotiated arm’s length – Loopnet listing to sale
Description of Property: This is a dated, but very close sale of a waterfront development parcel on
Lake Monona. This property was improved with a 1960’s vintage apartment at the time of sale, and it
was stable with reported cap. rate at ~7.5% which is within market norms for the time. However, that
old apartment has since been razed and a new apartment has been constructed. That project is 42 units
with a predominance of one and two-bedroom units. That completed project has since sold once in
2016 for $8,350,000 and it is now listed again for $9,130,000. This is a luxury project with all rents
above ~$1,350/month up to nearly $3,000/month for the largest three-bedroom. The buyer completed
all the planning work for the redevelopment and it started with plan commission submittal in March
2014.
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Legal Description for Sale 1
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Plat Map
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Sale 2 – 4506 Larson Beach Rd, McFarland, WI

Picture: Facing W from Lake Edge Rd; Taken 12/10/2020 by James Koch
Location: ~4.29 Miles Southeast
Grantor: Binger Vaughn Wheeler, LLC
Grantee: Beach House Properties, LLC
Verified By: Kris & Cory Sturman
Recorded: Doc. 5184899
Verified To: Dustin Dolezalek, Wisconsin Certified General Appraiser #1808-10
Verification Date: 10/15
Legal Description: Lot 1, CSM 1256, Village of McFarland, Dane County, WI
Parcel # (at sale): 154/0610-032-2071-0
Sale Price: $875,000
Date of Sale: 9/17/2015, Closed
Site Size: 34,422 SF
Price/SF: $25.43
Water Frontage: 160 feet
$/Front Foot: $5,469
Improvements: Tavern/Restaurant
Zoning: C-G (Commercial)
Topography: Gentle Slope
Terms: Cash to Seller
Type of Document: Warranty Deed
Financing: Conventional
Highest & Best Use: Condo redevelopment
Intended Use: Condo redevelopment
Conditions of Sale: Negotiated arm’s length – MLS 1732399
Description of Property: This is a higher risk waterfront development parcel on Lake Waubesa in
McFarland. McFarland is similar to Monona in that it is a community that blends in with east Madison.
This property was improved with an older tavern/restaurant, but it was positioned for redevelopment
when this sale occurred. Concept plans were present at sale for a 40 unit, 3 story development, but
those were never approved amid considerable neighborhood opposition. This buyer ultimately was
forced to assemble with the adjacent site in order to achieve development approvals for the Waubesa
Shores condominium project which has 29 units. The buyer was in a stuck position and had to pay up
for the assemblage. That adjacent parcel which was eventually folded into Waubesa Shores sold for
$1,988,000 which is $45.48/SF and ~$24,850/frontage foot. The total assemblage at $2,863,000 shows
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the feasibility of a higher price point for development, but that is not the direct reference here since the
buyer on the second piece was not free to negotiate openly. There was exceptional pressure to purchase
to make the development move forward. The Waubesa Shores units sold from 2018 to 2020 at prices
ranging from $472,500 to $785,000.
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Lot 1, Certified Survey Map #1256
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Sale 3 – 4505 Fox Bluff Ln, Middleton, WI (Town of Westport)

Picture: Facing S from Fox Bluff Ln; Take 12/10/2020 by James R. Koch
Location: ~6.81 Miles North
Grantor: Fox Bluff, LLC
Grantee: Robert & Sharon White Gilson
Verified By: Susi Haviland, List Agent
Recorded: Doc. 4753533
Verified To: James R. Koch, Wisconsin Certified General Appraiser #1138-10
Verification Date: ~2/12
Legal Description: Outlots 11 & 12, Assessor’s Plat, Town of Westport, Dane County, WI. (Now CSM
13069)
Parcel #’s (at sale): 066/0709-053-2151-9 & 066/0709/053-2162-6
Sale Price: $3,250,000
Date of Sale: 3/23/2011, Closed
Site Size: 253,823 SF
Price/SF: $12.80
Water Frontage: 387 feet
$/Front Foot: $8,398
Improvements: Boathouse, Beach House
Zoning: R-1
Topography: Level to sharply rolling
Terms: Cash to Seller
Type of Document: Warranty Deed
Financing: Cash
Highest & Best Use: Single-family subdivision
Intended Use: Trophy homesite
Conditions of Sale: Negotiated arm’s length – MLS 1732399
Description of Property: This is a larger waterfront parcel on Lake Mendota in the exclusive Fox Bluff
area. This is town of Westport, but suburban in character near both Waunakee and Middleton. This is
an area with very high appeal due to skyline lake views, close proximity to west side employment
centers, strong schools, etc. This property falls into the Middleton-Cross Plains School District. The
property could have been subdivided and the subdivided lots were also listed separately, but the buyers
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maintained the whole property as a trophy homesite. A boathouse was present at sale as was an old
beach house/cottage. The beach house was old and had little contributory value, but the boathouse is
appealing for its grandfathering since it is difficult to gain approvals to build a new one.
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Lot 1, Certified Survey Map #13069
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Lot 1, Certified Survey Map #13069 – Zoning Setbacks
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Sales 4A & 4B – Highway M, Madison

Picture: Facing West from Mansion Hill; Taken 12/10/2020 by James R. Koch
Location: ~10.70 Miles Southwest
Grantor: Randall A. Theis Trust
Grantee: Continental 479 Fund, LLC
Verified By: Tommy Van Ess, List Agent & Matt Braun, Sale Agent
Recorded: Doc. 5652252
Verified To: James R. Koch, Wisconsin Certified General Appraiser #1138-10
Verification Date: 12/9/2020
Legal Description: Outlot 1, CSM 15522
Parcel # (at sale): 251/0708-344-0097-4
Sale Price: $6,122,712
Date of Sale: 10/16/2020, Closed
Site Size: See Text
Price/SF: See Text
Water Frontage: NA
$/Front Foot: NA
Improvements: None
Zoning: Ag to TR-U2
Topography: Steep Slope
Terms: Cash to Seller + Infrastructure
Type of Document: Warranty Deed
Financing: Conventional
Highest & Best Use: Multi-family development
Intended Use: Multi-Family
Conditions of Sale: Negotiated arm’s length – Boarded as comp. as MLS 1897269
Description of Property: This is not a lake site, but it is a very recent sale of a larger land tract for
higher density development. The buyers now have an approved development plan for 300 apartment
units over 15 buildings on two lots. The transaction is a bit unusual, and the summary grid presents two
reasonable viewpoints for comparison in the interest of full disclosure. The recorded transaction is
$5,709,822 for Outlot 1 of CSM 15522, and that is what is presented as Sale 4A. However, very
shortly after closing, the Springs at Pleasant View plat was recorded and Outlot 2 of that plat, which
was part of the outlot transferred, was dedicated to the public for park purposes. Per the sale agent, this
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parkland dedication will benefit lands retained by the seller which is also incorporated into the Springs
at Pleasant View plat. The MLS boarded price of $6,122,712 considers additional compensation for
infrastructure. The buyer is installing all the infrastructure for the plat, but some of that will benefit the
seller’s remaining holdings. That is meaningful compensation outside of the recorded price and it was
negotiated as such per the list agent. The 19.91 acres is the size of Lots 1, 2 and Outlot 1 of Springs at
Pleasant View which will be used for the 300-unit project. This is the 4B presentation. For this
appraisal, the most reliable point of comparison is 4B since the parkland is not available for buildings
and the subject is not likely to require a 5+ acre park dedication. Furthermore, the higher sale price is
the real compensation since the buyer would have paid more for the land if they did not agree to the
additional infrastructure or if they entered into an infrastructure sharing agreement. The buyer
completed all of the planning efforts, and the project is well underway as of the writing of this report
with infrastructure installation. Infrastructure requirements are significant because of the slope. There
are major earth moving operations to create level building pads, and big retaining walls are also being
constructed.
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Outlot 1, Certified Survey Map #15522
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Springs at Pleasant View – 19.91 Acres Excluding Roads and Park
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Comparable Sales Map
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Property Address
Sale Price
Sale Price/SF

Sale #1

4123 Monona Dr

4035 Monona Dr

4506 Larson Beach Rd

4505 Fox Bluff Ln

Highway M

$8,600,000
$20.15

$1,750,000
$39.71

$875,000
$25.43

$3,250,000
$12.80

$6,122,712
$7.06

Land Size (SF)
Transactional Adjustments
Sale Date/Market Conditions
Financing Terms
Conditions of Sale
Adj. Sale Price ($/SF)
Physical Adjustments
Location
Scale (SF)

Sales Comparison Grid

Subject

426,888

Sale #2

44,070

12/20, Value
Assume Cash to Seller
Assume Arm's Length
NA

11/12, Closed
Conventional
Arm's Length

Monona

Monona

426,888
1,072 Feet; 1/398 SF
Water Frontage
Site
Landmark House
Improvements
Fair/Poor Condition
Unplanned; Mixed
Density/Intensity
Development Status
Anticipated; Higher
Risk
Total Adjustments After Mkt Conditions/Terms
Adjusted Value ($/SF) =================>

Adj.

34,412
40.4%
0%
0%
$55.76
0.0%

44,070
182 Feet; 1/242 SF
Site

-15.3%

1960's Apartment

-2.0%

Unplanned @ Sale
But Stable
Apartment Operation

Adj.

0.0%

9/15, Closed
Conventional
Arm's Length

McFarland
34,412
160 Feet; 1/215 SF
Site
Old Restaurant

Unplanned @ Sale;
Higher Density
-40.0%
Ultimately Developed;
Higher Risk
-57.3%
$23.80
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Sale #3

Adj.

Sale #4

253,823
26.3%
0%
0%
$32.10

3/11, Closed
Cash
Arm's Length

Middleton/T.
Westport
-15.7%
253,823
387 feet; 1/666 SF
0.0%
Site
Boathouse & Beach
-2.0%
House
0.0%

Approved For 1-2
0.0% Houses @ Sale; Low
Risk
-17.7%
$26.42

Adj.

867,120
48.8%
0%
0%
$19.05

10/20, Closed
Conventional
Arm's Length

0.0%
0%
0%
$7.06

-10.0%

West Madison

-5.0%

-6.9%

867,120

17.1%

0.0%

None

130.0%

-3.5%

None

-6.0%

15.0%

Buyer Plan; Advanced
@ Sale; High
Infrastructure Costs

10.0%

-5.4%
$18.02

146.1%
$17.38

Explanations of Adjustments
General Comments on Data Set
Comparable sale selection is extremely difficult for this assignment since there are very few intact parcels
with the subject’s size, development potential and lake frontage. The sales presented are considered the best
available after exhaustive searching which includes regional searches along Lake Michigan in the Milwaukee
market and around Lake Geneva in southeastern Wisconsin. It is recognized that substantial adjustments are
needed and special care is exercised in supporting adjustments for that reason. The specific rational for the
sale selection can be found in the correlation of the sales comparison approach.
Unit of Analysis
The focus of the adjustments is on a $/SF unit since this is viewed as the most common reference for buyers
and sellers of the property type. The property has urban characteristics and a value that supports $/SF more
than $/acre, and a $/residential unit figure is not available because the subject is not planned where a specific
number of units are available. The subject could also evolve into having some commercial land uses which
would minimize the relevance of a $/residential unit figure.
Several adjustments are calculated by formulas within the spreadsheet. The spreadsheet carries the results of
these calculations to more decimals than presented in the grid, and minor variations can surface if one is
calculating the adjusted values manually.
Sale Date/Market Conditions
Sale date/market conditions adjustments are significant in this case since three of the sales are more dated.
However, the closings are all after the 2008 recession which is a period of steady growth for this market area.
Covid-19 is a current economic uncertainty, but the market area has remained active to date. Several points
of reference for market conditions are presented in the following tables.
Sale Date/Market Conditions - Multi-Family Land
Location
6701 Mader Dr
Madison
3820 Tribeca Dr
Middleton
6311 Quarry Vista Dr
Fitchburg
3820 Tribeca Dr
Middleton

Density

Sale Date

Years
Elapsed

% Change/
Year

NA

NA

NA

$10.00

45.26%

7.8

5.80%

210,871

$7.57

NA

NA

NA

138,945

$10.00

32.12%

4.8

6.69%

Sale Price

Size (SF)

Sale Price/SF % Change

30 Units/Acre 7/12, Closed

$1,060,000

153,979

$6.88

31 Units/Acre 5/20, Closed

$1,389,450

138,945

31 Units/Acre 7/15, Closed

$1,596,000

31 Units/Acre 5/20, Closed

$1,389,450

Multi-family land sales are relevant since the subject is likely to have at least some multi-family upon
development. The pairs are analyzed in $/SF since that is the focus of this sales comparison analysis. While
density is a key input in the $/SF pricing for multi-family land, that is not a significant difference for these
pairs since the densities are all similar. These sales all have west side orientation to the point where
locations are considered similar.
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Sale Date/Market Conditions - Single-Family Lake Lots
Location
2155 Middeton Beach
Middleton
2155 Middeton Beach
Middleton
5025 Tonyawatha Trl
Monona
5005 Tonyawatha Trl
Monona

Water
Frontage

Sale Date

Sale Price

Size (SF)

Years
Elapsed

% Change/
Year

41.75

11/11, Closed

$462,500

7,790

$59.37

NA

NA

NA

41.75

7/20, Closed

$660,000

7,790

$84.72

42.70%

8.7

4.91%

101

5/15, Closed

$1,150,000

30,212

$38.06

NA

NA

NA

100

7/18, Closed

$1,435,000

29,157

$49.22

29.30%

3.2

9.16%

Sale Price/SF % Change

The data set in the preceding table is focused on lakefront lots which is obviously relevant to the subject with
its abundant lake frontage. These are viewed as reliable pairs. One is a sale/resale of a property with nearly
identical physical characteristics on both sale dates and the Tonyawatha Trl properties are very similar to one
another.
Sale Date/Market Conditions - Condo Sale/Resale Pairs
Location
3905 Monona Dr
Monona
3905 Monona Dr
Monona
101 Ferchland Pl
Monona
101 Ferchland Pl
Monona
3905 Monona Dr
Monona
3905 Monona Dr
Monona

Years
Elapsed

% Change/
Year

NA

NA

NA

$347.37

4.80%

2.8

1.71%

981

$239.55

NA

NA

NA

$263,000

981

$268.09

11.91%

2.3

5.18%

5/15, Closed

$246,500

1,107

$222.67

NA

NA

NA

11/20, Closed

$337,000

1,107

$304.43

36.71%

5.5

6.68%

Unit Number

Sale Date

Sale Price

Size (SF)

Sale Price/SF % Change

1

8/17, Closed

$314,900

950

$331.47

1

6/20, Closed

$330,000

950

207

8/17, Closed

$235,000

207

12/19, Closed

8
8

Condo pairs are relevant since the multi-family component on the subject property could easily tilt toward
condominiums given the prevalence of that use already present along Monona Dr. These are sale/resale pairs
where the units are similar on both sale dates, however, it is also likely that there had been basic cosmetic
updates and regular maintenance between the sales.
The range from the pairs is as low as ~2%, but as high as 9%. A central figure of 5% is considered
applicable from this range. It is a common input amongst the data, and it has specific support from the
sale/resale of the lake lot at 2155 Middleton Beach Rd. This is reliable since it is the same property on both
dates and it is land where physical characteristics did not change substantially. The market conditions
adjustments are simple adjustments calculated from the month of closing to the month of value. Sale 4 is not
adjusted because it is current.
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Financing/Conditions at Sale
No adjustments are considered necessary for financing or conditions of sale. These are either cash sales or
they had conventional financing if financing was used. The sales are all understood to be openly negotiated
and arm’s length.
Transactional adjustments are applied first before any of the other adjustments. The sales are then current
and cash equivalent before the adjustments are applied for physical factors.
Location
This is an adjustment for general location. It is an adjustment for the general appeal associated with the
location for each of the properties. At the outset, sales 1 & 2 are not considered as needing adjustments.
Sale 1 is obviously similar in general location since it is physically very close. Sale 2 is similar as a property
with east orientation in a community very similar to Monona.
Adjustments are considered appropriate for sales 3 & 4. Sale 3 is in the very high-end Fox Bluff area which
has supported the highest sale prices in the entire market area and sale 4 also has west side orientation in a
move up area near Hawk’s Landing Golf Course. Several points of reference for location are presented in
the following tables.
Location - Rents
Location
Unit Type/Size
800 W Broadway
1 Bedroom/
Monona
800 SF
5240 Bishops Bay Pkwy 1 Bedroom/
Middleton
775 SF
800 W Broadway
Monona
9702 Watts Rd
Madison

1 Bedroom/
800 SF
1 Bedroom/
830 SF

523 Grand Oak Trl
Madison
5240 Bishops Bay Pkwy
Middleton

1 Bedroom/
902 SF
1 Bedroom/
775 SF

523 Grand Oak Trl
Madison
9702 Watts Rd
Madison

1 Bedroom/
902 SF
1 Bedroom/
830 SF

Rent

% Change

$1,450

3.65%

$1,399

-3.52%

$1,450

7.41%

$1,350

-6.90%

$1,300

-7.08%

$1,399

7.62%

$1,300

-3.70%

$1,350

3.85%

This table compares rents for new/newer luxury apartments. It shows that Monona holds very strong relative
to rent potential. The property at 800 W Broadway is a new apartment on the Yahara River. Bishop’s Bay is
an analog for sale 3 in the Middleton market and 9702 Watts Rd is the Timber Valley apartments which are
west Madison near sale 4. The property at 523 Grand Oak Trl is not Monona, but it is nearby on Cottage
Grove Rd within the Royster Corners infill redevelopment. This is actually deemed more reliable since 800
W Broadway is potentially influenced by the river and this is an adjustment item for general location only.
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Location - Median Sale Price Analysis - Single Family
Location
Median Sale Price 1 Yr % Change
Monona
$340,000 -19.28%
Middleton (City)
$421,200 23.88%
Monona
West Madison (W08)

$340,000 -2.86%
$350,000 2.94%

This table compares median single-family home sales as a general point reference. Better locations should
be able to support higher home pricing overall. It is reliable since there are many data points, but the specific
properties sold can also be influential. West Madison W08 is the analog for sale 4.
Location - Improved Lakefront Pair
Location

Sale Price

4717 Tonyawatha Trl
Monona

$1,695,000

4934 Borchers Beach Rd
Westport

$1,656,000

Description
Buitl 1999; 86'
Frontage; 3,923 SF GLA
+ 1,183 SF Basement
Finish; 3 Car Garage
Built 1988; 3,300 SF GLA
+ 1,287 SF Bsmt. Finish;
3 Car Garage

Sale Date

Adjustments

Adjusted Sale
Price

% Change
(Adj. Sale Price)

11/20

NA

$1,695,000

-1.77%

9/20

-$60,000 Lake
Frontage; +$46,725
GLA; +$82,800 Age

$1,725,525

1.80%

This is a specific pair for Monona lakefront vs. town of Westport lakefront. It shows only modest
differences between the two locations. However, it is also relevant to note that historic price caps are higher
in Fox Bluff than Monona.
The adjustments are 5% to 10% which is reasonable from the data set. These adjustments are reasonable in
relation to rent differentials when considering 800 W Broadway does have some water frontage. The median
sale price differential for Monona vs. Middleton drives the higher adjustment to sale 3, but it is also
acknowledged that median sale prices can be influenced by the types of properties sold. The higher value
thresholds available in Fox Bluff are noted in the adjustment, but the lake pair shows that Monona does have
high end appeal.
Scale
Scale is an important adjustment since there are substantial variations in scale between the sales and the
subject. In this case, the main inputs for scale are holding costs and risks associated with land
productivity/sellout. A larger development parcel would take longer to achieve market absorption thus
increasing holding costs. The larger parcel would also require more significant initial investment and
increase risks. Potential offsets include the added planning flexibility for a larger parcel and the ability to
capture market share. Scale pairs are presented next.
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Scale Pairs
Location

Use

Sale Date

Sale Price

Size (SF)

Sale Price/SF

% Sale
Price
Change

Scale
Scale %/SF
Difference

9910 Watts Rd
Madison

Multi-Family;
8/17, Closed
26 Units/Acre

$1,160,600

173,053

$6.71

18.14%

425,897

0.000043%

9702 Watts Rd
Madison

Multi-Family;
4/17, Closed
26 Units/Acre

$3,400,000

598,950

$5.68

-15.36%

425,897

-0.000036%

Low Density
Res

10-11/18,
Closed

$2,036,990

1,014,687

$2.01

7.69%

2,804,654

0.000003%

Low Density
Res

6/18, Closed

$7,120,000

3,819,341

$1.86

-7.14%

2,804,654 -0.000003%

Retail

7/19, Closed

$3,810,250

453,024

$8.41

-7.21%

422,532

-0.000017%

Retail

2/20, Closed

$276,400

30,492

$9.06

7.78%

422,532

0.000018%

Old Sauk Rd
Chapel View
Madison
566 Schewe Rd
Eagle Trace
Madison
Hwy Q/Woodland Dr
Waunakee
Highway Q/Water
Wheel
Waunakee

The Watts Rd pair involves a single-phase project at 9910 Watts Rd vs. the Timber Valley project which is
being built out over a number of years with several phases still remaining as of the writing of this report.
The Chapel View/Eagle Trace pair are west Madison low density residential development parcels. The retail
parcels in Waunakee are within a couple blocks of one another.
Scale impacts are meaningful, but not excessively large. The main input is that there is good demand for the
end uses for all of these sales where there is no perceived unusual absorption risk. Apartments continue to
be absorbed quickly, single family homes are generally in shortage and the large parcel on Highway Q will
be absorbed by a single grocery store business. High demand is also anticipated for the subject due to the
shortage on lake frontage. The subject is also likely to develop with mixed uses which would also allow for
simultaneous marketing of components.
The multi-family pair is a central indicator within the data set and the adjustments are ~.00004%/SF of
difference in size.
Water Frontage
This is a major adjustment for sale 4 since this is a site that does not have the benefit of water frontage.
Sales 1-3 and the subject all have beneficial water frontage to the point where adjustments are not needed.
The water frontage is also presented as an amount of frontage/SF of site to help reconcile there being no
adjustment to sales 1-3. Frontage feet is a major input in lakefront values, and the subject has the largest
amount of frontage by far. However, the ratio of frontage to site size is actually similar to and bracketed by
the sales so no adjustments are needed. Waterfront pairs are presented next.
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Location
4035 Monona Dr
Monona
523 Grand Oak Trl
Madison
320 W Broadway
Monona
523 Grand Oak Trl
Madison

Waterfront - Rents
Unit Type/Size
Rent
1 Bedroom/
$1,728
759 SF
1 Bedroom/
$1,300
902 SF
2 Bedroom/
1,300 SF
2 Bedroom/
1,268 SF

% Change
32.92%
-24.77%

$1,950

18.18%

$1,650

-15.38%

This table compares rents for new/newer luxury apartments. Lake Edge is the now built apartment on sale 1
on Lake Monona whereas Grand Oak Trl is nearby but interior within a subdivision. Yahara Terrace/fka
Treysta is on the Yahara River, but this property also benefits from expanded lake views, particularly at
higher elevations.

Location
4919 Winnequah Rd
Monona
5005 Tonyawatha Trl
Monona

Waterfront - High End Homesite
Sale Price
Size

$/SF

% Change

$287,500

21,242

$13.53

-72.50%

$1,435,000

29,157

$49.22

263.64%

This is a retail value comparison for end lots that may be developed on the subject. The site at 4919
Winnequah Rd has a very strong mature setting and shared deeded access to the lake, but it does not have an
open lake view or private frontage.
Waterfront - Condo Pairs
Location

Sale Price

117 Shato Ln
Monona

$205,000

101 Ferchland Pl #209
Monona

$433,000

187 Shato Ln
Monona

$229,000

101 Ferchland Pl #403
Monona

$550,000

Description
Built 1996; 2 Bed/2
Bath; 1,410 SF GLA; 1
Parking Space
Built 2008; 2 Bed/2
Bath; 1,479 GLA; 2
Parking Spaces
Built 2001; 2 Bed/2
Bath; 1,550 SF GLA; 2
Parking Spaces
Built 2008; 2 Bed/2
Bath; 1,532 GLA; 2
Parking Spaces

Sale Date

Adjustments

Adjusted Sale
Price

% Change
(Adj. Sale Price)

3/20, Closed

NA

$205,000

-45.30%

7/20, Closed

-$10,000 Parking;
-$43,000 Age; -$5,200
GLA

$374,800

82.83%

3/20, Closed

NA

$229,000

-56.17%

7/20, Closed

-$27,500 Age

$522,500

128.17%

This chart compares condominiums in Monona. It is relevant since the subject would be very well suited to
a condominium component and these are local references with recent sale dates.
The potential adjustment range is very wide from as low as ~20% to as high as ~264%. The low point of
reference is rent pairs and this is logically the low input since owner-occupancy tends to drive the highest
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values for lakefront. Renters find lakefront living appealing to be sure, but they are also not invested in
ownership. Renters would also tend to have payment limitations whereas owner occupants would tend to be
more established higher income earners. The high at 264% should be tempered relative to an adjustment for
the subject because that maximum influence is limited to the actual lake frontage and normal lot depth. The
subject land towards Monona Dr would not achieve that maximum benefit.
The adjustment is 130%, central in the overall range and near the reliable condo pairs. This considers owner
occupancy appeal for the subject, but also size where some of the land would not achieve the maximum
benefit.
Improvements
This is an adjustment for the improvements present at sale. In this case, none of the improvements are
deemed major impacts, but the subject has a landmark structure that adds an additional potential
complication beyond just demolition. Demolition is considered a probable outcome for the subject since the
home is in fair/poor condition and functional options are limited. Further, the structure has been deemed too
modified for National or State historical registries which suggests its historical significance is not too great to
preclude demolition. However, the house is a local landmark nevertheless and if local officials do not agree
to demolition, the structure would need to be saved in some capacity. This is a negative since the underlying
land is not available for its highest and best use and there would be substantial costs in environmental
remediation and renovation.
Starting point considerations for adjustments are $50,000 in environmental cleanup and $70,000 in
demolition costs. A site on Monroe St which was redeveloped in 2016 had actual costs of ~$50,000 for lead
paint and asbestos removal and ~$68,000 for demolition. This site had a small 1950’s vintage office
comparable to the subject in size. These costs total $118,000 which is $.28/SF spread across the entire
subject site size of 426,888 SF.
The following table shows value impacts from near east Madison landmark sales.
Landmark Impact Pairs
Location
1102 Spaight St
Madison
719 Jenifer St
Madison

Sale Price

Sale Date

Land Size

Sale Price/SF Land

Open Market
Land Value
Estimate
@$50/SF

$535,000

3/17, Closed

10,776

$49.65

$538,800

$176,000

7/17, Closed

5,376

$32.74

$268,800

Value Impact

-0.71%
-52.73%

Both of these properties had landmark structures in fair/poor condition that needed significant rehab.
Demolition and redevelopment was not an option due to landmark status. The impact is measured from $/SF
land values for direct correlation to the $/SF analysis being done here. The open market land value estimate
for these properties is $50/SF. These are interior sites that would require lower story heights than
Williamson St, but Williamson St sites have sold for upwards of $77/SF (704 Williamson St 10/16 closing).
There is very little impact associated with 1102 Spaight St, but this is also a brick Victorian with higher
baseline appeal due to architecture. The home on Jenifer St has typical curb appeal and the condition was
very similar to what is currently observed for the subject. However, this 50% impact would only apply to the
subject land area immediately around the building. The rest of the land could still be developed to its highest
and best use. A 50% impact to 15,000 SF (3.5% of the total site area) would suggest an adjustment of
1.75%.
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Sales 1-3 had improvements that needed to be razed. Sales 1 & 2 most likely had costs similar to those
projected for the subject since these are older buildings of similar size to the subject, and they likely had
asbestos and/or lead based paint that needed to be handled. The downward adjustments for these sales is the
established 2% landmark impact calculated above. Sale 3 also had improvements, but they are smaller and
the boat house would at least have contributed for its grandfathered status. Sale 4 was vacant and did not
have unusual costs for demolition or landmark rehabilitation. Sales 3 & 4 are adjusted at 2% landmark
impact + the $.28/SF demo cost estimate established above.
Development Status
This adjustment considers risks and costs to productivity. The subject has many positive inputs relative to
development, mainly lake frontage and urban setting in a location with strong market conditions. However,
there are still considerable risks. The sensitivity of the site is likely to draw significant local interest in
development proposals and it has already been proven that some will be vocal about it. Logic suggests some
density enhancements, but that is not certain and land dedications are also a likely requirement which would
detract from retail sales. The subject may not need a full municipal spec. infrastructure package, but the
existing infrastructure is not adequate to serve a new development either. The land is at least level and urban
services are present around the site.
The following table extracts the value impacts that are relevant to the subject.
Location
Tamarack Way
Town Verona
7241 County Road PD
Town Verona
302 Samuel Dr
Madison
8850 Blackhawk Rd
Town Middleton
Spring Rose Rd
T. Springdale
Spring Rose Rd
T. Verona
Blackhawk Rd
Town Middleton
Old Sauk Rd
Madison

Sale Price

Development Status/Risk Pairs
Sale Date
Site Size

$/Acre or SF

Adjustments

% Change

$5,708,551

12/17, Closed

80 Acres

$71,357

NA

35.56%

$809,966

9/20, closed

15.387 Acres

$52,640

See Text for Offsets

-26.23%

$2,250,000

12/14, Closed

184,425 SF

$12.20

NA

80.69%

$900,000

7/15, Closed

133,294 SF

$6.75

NA

-44.66%

$1,100,000

1/20, Closed

74.5 Acres

$14,765

NA

55.03%

$1,000,000

4/19, Closed

105 Acres

$9,524

NA

-35.50%

$1,000,000

10/17, Closed

6 Acres

$166,667

-5% Scale; -10%
Location; $141,667

61.98%

$2,036,990

10-11/18, Closed

23.29 Acres

$87,462

NA

-38.26%

The first pair involves lower density residential sites in the Verona market area. Tamarack Way has not been
developed yet, but the site is in a clear development path for the community and it is now annexed into the
city. The property on Highway PD is also in a development path, but more distant from existing urban
services where a five-year hold has been anticipated by the buyer. This latter sale is smaller in scale, but it is
also more recent which are viewed as reasonable offsets.
The second pair involves multi-family development sites for apartments. The site on Samuel Dr had normal
entitlements whereas Blackhawk Rd was a single-family house at sale and the end project needed zoning
change, comp. plan change, urban services area inclusion and annexation.
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Spring Rose Rd is a pair for density/intensity. These are sales from the same parent farm. However, there
are split townships where Springdale only permits development at 1/35 acres but the town of Verona site has
the potential for higher density as a rural subdivision.
The last pair is a pair for development costs. Blackhawk Rd was a rectangle with stubbed streets running to
it. The developer only needed to install one short and straight stretch of street on level ground. The Old
Sauk Rd sale for Chapel View required normal infrastructure installation for subdivision development from
bare land.
Sale 1 is adjusted down 40% for general risk. This is high in the range of ~26% from the first pair and ~45%
from the second pair. This considers the overall risk exposure for the subject related to planning, old
landmark structure and other potential complications such as the site having human remains. The buyer for
sale 1 did do all the planning work for that redevelopment, but the ultimate risk was low since there was a
stable apartment operation on the site. If the plan wasn’t approved, there is still the apartment which sold at
a normal cap. rate relative to the time of sale. Sale 2 is not adjusted at all since it is a high-risk parcel.
Ultimately, this buyer had to overpay for an assemblage parcel to make the project work. Sale 3 did not have
any substantial development risk, but it also does not have significant density benefits. The maximum
density would have been two houses, and this buyer kept the site intact for a trophy homesite. The
downward adjustment for planning risk is 40%, but the upward adjustment for density is 55% based on the
Spring Rose Rd pair. The net is upward 15%. Sale 4 is adjusted up 10% because the infrastructure costs are
deemed much higher than what is probable for the subject. Major earth moving is necessary to level out a
hillside and full municipal spec. streets are needed – east-west and north-south. The downward adjustment is
40% for planning risk, but the appropriate upward adjustment is 50% for infrastructure obligations. This
keys off the last pair, Blackhawk Rd/Old Sauk Rd, but it is also tempered since the subject will need some
infrastructure. The net upward adjustment is 10%.
Correlation & Value Conclusion/DCF Test
Sales 1 & 2 are lakefront development sites that have density similar to what is possible for the subject. Sale
2 has additional risks associated with its development which is deemed similar to the subject. Sale 3 is a
larger lakefront site. It had subdivision potential at the time of sale, although it ultimately was not
subdivided by the buyer. Sale 4 is a recent reference. The adjustments are very large which brings its
reliability into question, but the point of the sale is its recency, size and higher density/intensity. It shows
that there are developers willing to push forward with a high value project in this market area, despite the
uncertainties associated with the current pandemic.
A nearby lakefront site at 4009 Monona Dr did sell in 2016 which is more recent than sale 1, but the site is
less than 1/3 of an acre and needed assemblage. The sale price was $495,000 for 12,972 SF which is
$38.16/SF. This is similar to sale 1; therefore, this sale would not change the overall valuation if it was used
as a primary sale reference. The assemblage of 4009-4111 Monona Dr is now listed for sale at $1,750,000
which is ~$80/SF for the assemblage. The subject would outcompete this listing on price at the adjusted
range from the sales, and the listing has over 250 days on market which suggests it is high.
The adjusted range is $17.38-$26.42/SF. It is not surprising that sale 4 is the lowest since it does not have
lake frontage. Sales 1-3 have an adjusted range from $18.02-$26.42/SF and sales 1 & 2 are most reliable
within that range as lakefront sites with density enhancements. The overall average adjusted value is
$21.41/SF. The average adjusted value from sales 1-3 is $22.75/SF. Sales 1 & 2 average to $25.11/SF. The
final concluded value from the sales is $23/SF.
$23/SF X 426,888 SF = $9,818,424. Rounded to $9,820,000.
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A detailed discounted cash flow analysis as a primary valuation tool is not applicable in this case because
there is not an approved development plan where uses and densities can be reliably predicted. However, it is
applicable to consider a discounted cash flow as a test to the preceding value conclusion since this is a
unique development parcel where buyers would at least consider the retail value potential in making a
decision to purchase.
A retail value estimate is $4,791,600 for two acres of multi-family or mixed-use land at $55/SF +
$11,652,300 for 5.35 acres of low-density residential land at $50/SF = $16,443,900. The $55/SF is based on
the market conditions adjusted sale price from sale 1 and the $50/SF is from the sale at 5005 Tonyawatha Trl
referenced in the market conditions chart above. This build-up allows for 2.45 acres (25%) of the land for
park dedication, preservation of any sensitive areas, stormwater management, etc. This is consistent with the
actual open space component for Springs at Pleasant Springs referenced as sale 4. The landmark house is
left neutral in this scenario. It would probably be removed if at all possible, but even if it is retained it would
not be a benefit to the retail value of the development.
It is anticipated that the higher density component could sellout in about two years for two phases of one acre
per year. It is predicted that the lower-density residential component would need a similar time frame. It is
probable that more lots would be created resulting in increased marketing. However, the housing market is
strong, Monona is in shortage and the lower density residential component would only be 5.35 acres as
presented in the retail build up. The 5.35 acres would be ~23 lots at 10,000 SF each. Woods Farm on the
east side of Madison sold nearly 20 lots in just the last year. Royster Corners is an infill development near
Monona off Cottage Grove Rd and that development sold 13 lots in the last year. This shows that two years
is a reasonable forecast for the lower density component.
Expenses are deducted for administrative costs and commissions. The commission expense is 6% which is
typical in this market area for fully brokered transactions. The discount rate is 30% which considers a profit
expectation for a developer plus the risks and costs associated with the land development. This is a relatively
high discount rate, but the subject is also risky as already discussed in previous parts of this report. Local
developers usually assign 5% to 10% profit and they may not even discount at all, but this project is still in
its infancy and substantial work is still needed which requires funding and incentive. Extra costs would also
come out of this discounting such as any infrastructure requirements and demolition/environmental
remediation. Realtyrates.com is reporting a surveyed actual discount rate of 29.94% for 3rd quarter 2020 for
subdivisions and PUD’s with 100-500 units. Developer profit is handled with the discount in this survey.
Period ( A nnual)
Proc eed s from Lot
S ales
Ded uc tions
A . Tax es, Title,
A c c ounting - 1%
B . C ommissions 6%
Total Ded uc tions
Net C ash Flow

1

2

Totals

$8,221,950

$8,221,950

$16,443,900

($82,220)

($82,220)

($164,439)

($493,317)

($493,317)

($986,634)

( $575,537)

( $575,537)

( $1,151,0 73)

$7,646,414

$7,646,414

$15,292,827
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Period
(Quarters)
1
2
Total

Cash Flow

X

30% Discount Rate

=

Present Value

$7,646,414
$7,646,414

X
X

0.7690
0.5920

=
=

$5,880,092
$4,526,677
$10,406,769
$10,410,000

Rounded

This DCF test has many assumptions and it therefore is not viewed as reliable as a primary value input.
However, it does show the property has the potential to support the value concluded from sales comparison
as a development, with a cushion for any additional unexpected events that could surface.
The sales comparison value at $9,820,000 is above the overall sale prices from the comparable sales.
However, the market area has the capacity to support the price point. There have been recent apartment sales
as high as $47,550,000 in the local market area (Fitchburg) and central Madison sites have sold for as high as
$17,000,000. The site for Hub 2 at 432 W Gorham St sold for $17,000,000 in 9/15. The market can support
the price point provided the end values are supportive, which is solidified above in the DCF test.
The final value opinion by sales comparison is $9,820,000.
FINAL VALUE OPINION
The preceding sales comparison value at $9,820,000 is the appropriate final value opinion. The cost and
income approaches are not applicable as described in Scope of Work. The cost approach is not applicable
because of the age and condition of the building on the property. The income approach is not reliable as a
primary valuation tool since stable income potential is incidental and there is not sufficient planning
competed for a formal discounted cash flow. The discounted cash flow is only used as a test in sales
comparison. There are no before and after value scenarios to analyze since this is a complete acquisition of a
larger parcel/separate entity.
The opinion of market value applies extraordinary assumptions that the site size and water frontage estimates
are similar to what is described in this report. A survey was not available as of the writing of this report.
The extraordinary assumptions are deemed reasonable, but the value opinion may be impacted if they are not
valid.
This appraisal conforms with the provisions of Uniform Standards of Professional Appraisal Practice
(USPAP), Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book) and Chapter 32 of
Wisconsin Statutes. The supplemental Yellow Book and Chapter 32 appraisal standards relate to the
intended use of supporting value for grant funding. Many grant applications require appraisals that are
compliant with these supplemental standards. The standards coincide in this case where there are no impacts
to the opinion of compensation due. This is a complete acquisition of a larger parcel; therefore, there is no
potential variation between a separate entity and a before/after value.
The ownership interest appraised is fee simple. There are no known leases encumbering the subject
property. Fee simple is the ownership interest that is applicable to appraisals completed to Yellow Book and
Chapter 32 standards since this is the interest that would be acquired.
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The real estate is the subject of this appraisal. There is no value attributed to personal property, going
concern, or any intangible items.
The opinion of compensation due is effective December 1, 2020, the date of appraiser surface inspection of
the property.
SEVERANCE AND SPECIAL BENEFITS
No severance damages or special benefits are applicable in this case since this is a complete acquisition of a
larger parcel. There is no remainder to be damaged or specially benefitted.
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LIMITING CONDITIONS: The Appraiser's Certification is subject to the following conditions:
1. The Appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to
it. Appraiser assumes that the title is good and marketable and, therefore, will not render opinions about the title. Appraiser has
not completed a full title search nor was one provided to the Appraiser. The property is appraised on the basis of it being under
responsible ownership and is appraised in fee simple ownership or leased fee ownership where the property is under lease. The
legal description is assumed to be correct and subject only to the easements recorded with the deed to the property.
2. If there are improvements, the Appraiser has provided a sketch in the appraisal report to show approximate dimensions of the
improvements, and the sketch is included only to assist the reader of the report in visualizing the property and understanding the
Appraiser's determination of its size.
3. The Appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency and
has noted in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area. Because the
Appraiser is not a surveyor, he or she makes no guarantees, express or implied, regarding this determination.
4. The Appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand.
5. For properties with improvements, the Appraiser has estimated the value of the land in the cost approach at its highest and best
use and the improvements at their contributory value. These separate valuations of the land and improvements must not be used
in conjunction with any other appraisal and are invalid if they are so used.
6. The Appraiser has noted in the appraisal report any adverse conditions (such as needed repairs, depreciation, the presence of
hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or she became aware of
during the normal research involved in performing the appraisal. Unless otherwise stated in the appraisal report, the Appraiser
has no knowledge of any hidden or unapparent conditions of the property or adverse environmental conditions (including the
presence of hazardous wastes, toxic substances, etc.) that would make the property more or less valuable and has assumed that
there are no such conditions but makes no guarantees or warranties, express or implied, regarding the condition of the property.
The Appraiser will not be responsible for any such conditions that do exist or for any engineering or testing that might be required
to discover whether such conditions exist. Because the Appraiser is not an expert in the field of environmental hazards, the
appraisal report must not be considered to be an environmental assessment of the property. The client is urged to retain an expert
in this field, if desired.
7. The Appraiser has not made a specific compliance survey and analysis of this property to determine conformity with the
Americans with Disabilities Act (ADA) which became effective January 26, 1992. It is possible that a compliance survey of the
property together with a detailed analysis of the requirements of the ADA could reveal that the property is not in compliance with
one or more of the requirements of the Act. If so, this fact could have a negative effect upon the value of the property. Since the
Appraiser has no direct evidence relating to this issue, possible noncompliance with the requirements of ADA was not considered
in estimating the value of the property, except as specifically stated in the report. The Appraiser also makes no representations
regarding building code compliance. The client is urged to retain an expert in this field, if desired.
8. The Appraiser obtained information, estimates, and opinions that are expressed in the appraisal report from sources that he or
she considers to be reliable and believes them to be true and correct. The Appraiser does not assume responsibility for the
accuracy of such items that were furnished by other parties.
9. The Appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of
Professional Appraisal Practice or as required by the Appraisal Institute.
10. Appraiser has based the appraisal report & valuation conclusion for an appraisal that is subject to satisfactory completion,
repairs, or alterations on the assumption that completion of improvements will be performed in a workmanlike manner.
11. The appraiser must provide his or her prior written consent before the client specified in the appraisal report can distribute the
appraisal report (including conclusions about the property value, the Appraiser's identity and professional designations, and
references to any professional appraisal organizations or the firm with which the Appraiser is associated) to anyone other than the
borrower; the mortgagee or its successors and assigns; consultants; professional appraisal organizations; any state or federally
approved financial institution; or any department, agency, or instrumentality of the United States or any state. The Appraiser's
written consent and approval must also be obtained before the appraisal can be conveyed by anyone to the public through
advertising, public relations, news, sales, or other media.
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CERTIFICATION BY THE APPRAISER: The undersigned does hereby certify that, except as otherwise noted in the appraisal
report:
1. I have taken into consideration the factors that have an impact on value in my development of the estimate of market value in
the appraisal report. I have not knowingly withheld any significant information from the appraisal report and I believe, to the best
of my knowledge, that all statements and information in the appraisal report are true and correct.
2. I stated in the appraisal report only my own personal, unbiased, and professional analysis, opinions, and conclusions, which are
subject only to the Limiting Conditions specified herein.
3. I have no present or prospective interest in the property that is the subject to this report, and I have no present or prospective
personal interest or bias with respect to the participants in the transaction. I did not base, either partially or completely, my
analysis and/or the estimate of market value in the appraisal report on the race, color, religion, sex, handicap, familial status, or
national origin of either the prospective owners or occupants of the subject property or of the present owners or occupants of the
properties in the vicinity of the subject property.
4. I have no present or contemplated future interest in the subject property, and neither my current nor future employment nor my
compensation for performing this appraisal is contingent on the appraised value of the property.
5. I was not required to report a predetermined value or direction in value that favors the cause of the client or any related party,
the amount of the value estimate, the attainment of a specific result, or the occurrence of a subsequent event in order to receive my
compensation and/or employment for performing the appraisal. I did not base the appraisal report on a requested minimum
valuation, a specific valuation, or the need to approve a specific mortgage loan.
6. I performed this appraisal in conformity with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place as of the effective date of this
appraisal, with the exception of the departure provision of those Standards, which does not apply. This report is subject to the
requirements of the Code of Professional Ethics and the Standards of Professional Appraisal Practice of the Appraisal Institute. As
of the date of this report, I have completed the requirements of the continuing education program of the Appraisal Institute and the
State of Wisconsin.
7. I have personally inspected the interior and exterior areas of the subject property. I further certify that I have noted any
apparent or known adverse conditions in the subject improvements, on the subject site, or on any site within the immediate vicinity
of the subject property of which I am aware and have made adjustments for these adverse conditions in my analysis of the property
value to the extent that I had market evidence to support them. I have also commented about the effect of the adverse conditions
on the marketability of the subject property. I personally inspected the subject property on December 1, 2020. I have performed
no services, as an appraiser or in any other capacity, regarding the subject of this appraisal within the three years immediately
preceding the agreement to perform this assignment.
8. I personally prepared all conclusions and opinions about the real estate that were set forth in the appraisal report. If I relied on
significant professional assistance from any individual or individuals in the performance of the appraisal or the preparation of the
appraisal report, I have named such individual(s) and disclosed the specific tasks performed by them. I have not authorized
anyone to make a change to any item in the report; therefore, if an unauthorized change is made to the appraisal report, I will take
no responsibility for it.
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9. It is my opinion that the market value of the fee simple ownership interest in the described subject property, as of December 1,
2020, the date of appraiser inspection of the property is $9,820,000.
The opinion of market value applies extraordinary assumptions that the site size and water frontage estimates are similar to what is
described in this report. A survey was not available as of the writing of this report. The extraordinary assumptions are deemed
reasonable, but the value opinion may be impacted if they are not valid.

James R. Koch
Wisconsin Certified General Appraiser #1138-10
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APPRAISAL QUALIFICATIONS
James Koch
Wisconsin Certified General Appraiser #1138-10
Employment Experience:
June 2012 - Present
Partner - Scott Appraisal, LLC
Residential and Commercial Real Estate Appraiser
5025 Old Middleton Road
Madison, WI 53705
August 1998 - May 2012
Residential and Commercial Real Estate Appraiser
Scott Appraisal Company
Madison, WI
September 1997 - May 1998
Student Hourly
Wisconsin Geographic and Natural History Survey
Madison, WI
May 1997 - August 1997
Summer School Tutor for Remedial Students
Madison Metropolitan School District
Madison, WI
Summers of 1995 & 1996
Assistant Electrician
Electrospec
Rib Lake, WI
General Education:
Bachelor of Science - December 1999
UW-Madison
High School Diploma - May 1994
Rib Lake High School
Appraisal Courses Completed at UW-Madison:
Business 306, The Real Estate Process
Business 445, Valuation of Real Estate
Business 415, Real Estate Finance
Appraisal Institute Courses Completed:
USPAP, Uniform Standards of Professional Appraisal Practice
Course 320, General Applications
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Continuing Education Seminars (Selected By Relevance & Date - Since 3/11) :
7-Hour National USPAP Update Course, July 2020
Uniform Appraisal Standards for Federal Land Acquisitions, October 2019
7-Hour National USPAP Update, October 2018
Complex Properties: The Odd Side of Appraisal, May 2018
The Basics of Expert Witness for Commercial Appraisals, November 2017
Real Estate Finance, Value, and Investment Performance, September 2017
7-Hour National USPAP Update, November 2016
Analyzing Operating Expenses, August 2016
Mold, Pollution and the Appraiser, October 2015
12th Annual Condemnation Appraisal Symposium, June 2015
AAA: Appraisals, Adjustments and Approaches, March 2015
Site Inspection and Market Analysis Issues, November 2014
7-HourNational USPAP Update Course, March 2014
Appraising Unique and Complex Properties, September 2013
Loss Prevention for Real Estate Appraisers, March 2013
7-Hour National USPAP Update, March 2013
Commercial Appraisal Engagement and Review Seminar for Bankers and Appraisers, April 2012
Land Valuation-Getting It Right, October 2011
Valuation of Residential Green Properties, September 2011
7-Hour National USPAP Update Course, March 2011
Clients:
Associated Bank
Bank of Sun Prairie
BMO Harris Bank, N.A.
Capitol Bank
City of Madison
City of Middleton
City of Sun Prairie
Dane County
DMB Community Bank
Farmers Savings Bank
Farmers & Merchants Bank
First Business Bank
Great Midwest Bank
Greenwoods State Bank
Groundswell Conservancy
Hooper Corporation
Johnson Bank
McFarland State Bank
Middleton-Cross Plains School District
Monona State Bank
Mound City Bank

Old National Bank
Oregon Community Bank
Park Bank
Starion Financial
State Bank of Cross Plains
Summit Credit Union
TCF Bank
Town of Windsor
U.S. Bank, N.A.
U.S. Marshals Service
Village of Waunakee
Waunakee School District
Waterstone Mortgage
Waunakee School District
Wisconsin Community Bank
Wisconsin Department of Employee Trust Funds
Wisconsin Department of Natural Resources
Wisconsin Department of Transportation
Woodtrust Bank, N.A.
WPS Community Bank

Numerous private clients and attorneys.
Qualified as an Expert Witness in Dane County Circuit Court
Member, Wisconsin Realtors Association and National Association of Realtors
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License
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