










































































File # 32J1-09

FEE SIMPLE
An absolute fee a fee without limitations to any particular class of errors or restrictions, but subject to the
limitations of eminent domain, escheat, police power, and taxation,

LARGER PARCEL
The property to be appraised in the "before” condition, that is, before taking the property or acquisition of
the right to use by the public agency, is known as the “larger parcel’. In determining what constitutes the
larger parcel, the appraiser must apply three (3) criteria: ownership, use, and contiguity. The larger
parcel must be in one ownership and one use, and generally must be on contiguous property.

PARTIAL TAKING
Where only a portion of the larger parcel is acquired by the public agency, rather than the entire property,
it is know as a “partial taking”. In a broad sense, the taking of any portion of a property, either in fee or by
an easement, constitutes a partial taking.

REMAINDER
If the owner retains any part of his original property after the acquisition by the public agency, the taking
can be classified as a partial taking. The portion retained by the owner is known as the “remainder”
parcel

SEVERANCE DAMAGE
This is the reduction in market value of the remainder parcel resulting from the partial taking and
construction of proposed improvements. The measure of severance damage is the difference between:

1. The market value of the remainder parcel considered as a part of the larger parcel, and

2 Its market value as an independent remainder parcel after the taking and construction
of the improvements.

In making the analysis, the appraiser assumes that the proposed improvements are in place at the date

of valuation, although there is almost always a time lag between acquisition of the property and
construction of the public improvements.
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File # 32J1-09
THE UNDERSIGNED APPRAISERS HEREBY CERTIFY THAT:

To the best of my (our) knowledge and belief the statements contained in this appraisal report are true, and the
infermation upon which the opinions expressed herein are based is correct; subject to the limiting conditions herein
set forth.

This appraisal has been made in conformity with the appropriate Wisconsin Statutes, regulation and policies and
procedures applicable to the appraisal of “right-of way" and that to the best of my (our) knowledge no portion of the
value assigned to this property consists of items which are non-compensable under Wisconsin laws

Neither my (our) employment nor my (our) compensation for making this appraisal and report are in any way
contingent upon the values reported therein

| (We) have no present or contemplated interest in the property appraised

| (We) have not revealed the findings and results of this appraisal to anyone other than the proper officials of the
acquiring agency or officials of the Federal Highway Administration and | (We) will not do so until authorized by said
officials, or until | (We) am (are) required to do so by due process of law, or until | (we) am (are) released from this
obligation by having publicly testified as to such finding.

Any decrease or increase in the fair market value of the real property prior to the date of valuation caused by the
public improvement for which this property is acquired, or by the likelihood that this property would be acquired for
such improvement, other than that due to physical deterioration within the reasonable control of the owner, was
disregarded in determining the compensation for this property.

I (We) have not given consideration to nor included in this appraisal any relocation assistance benefits.

On June 23, 2009 D.L. Gagnow discussed the property and project with Ken Syring via the telephone and then |
(Jeff Gagnow) met with Ken Syring at his office on June 24, 2009 to again discuss the property and project with him.
During our conversation Mr. Syring gave me a copy of a preliminary plat that he had developed for the potential
subdividing of the larger parcel (11.13 Acres); it was understood however that because this was not a ‘state
approved’ and recorded plat that the subject was and will be viewed as a larger unplatted development site. Mr.
Syring also supplied me with an offer to purchase on a piece of property he owns located along Terrace Ave in the
Town of Menasha that is set to close in September of 2009 (see sales comparison approach and addenda). It was
also discussed and verified that Mr. Syring has discussed the proposed acquisition with McMahon Engineers and
Architects and has worked with them on the layout of the proposed pond plan. He had done this to insure that the
remaining acres could be developed and there is no severance to the remaining parcel.

| (Jeff Gagnow) then viewed and photographed the subject property on June 24, 2009.

Itis our opinion that as of June 24, 2009, the total loss in market value to the property herein described is:

THREE HUNDRED SIXTY FOUR THOUSAND FIVE HUNDRED DOLLARS--$364,500
W) s
- l;t‘) A ‘i &
D4 Gagnow, MAI, S
Wisconsin Ceriified | General
Appraiser #90

r’_J,
AY

",
Jeff'S Gagnow
Wisconsin Certified
General Appraiser #1327
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File # 32J1-09
CONSTRUCTION PROJECT

The purpose of this acquisition per the information provided to us by the Town of Menasha is to
construct detention pond on the property as part of their Storm Water Management Plan

AREA AND NEIGHBORHOOD DATA — Winnebago County

For more detailed economic and demographic data of Winnebago County; please refer to the addendum
of this report,

In addition please refer to the 1 and 3 mile study (Executive Summary) in the addendum of this report.
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File # 32J1-09

Lot Size (Sq. Ft.)

Topography

Soil

KoC2
WnB

Drainage

Utilities/services

Access
Improvements
Hazards

Zoning

Environmental

Comments

Project — Tayco Road — Town of Menasha

DESCRIPTION OF THE SITE

RW
0.00

Net
810 Acres

Gross
8.10 Acres

This is acquisition is being appraised as a separate entity and based on the drawing
provided the subject will have access to Tayco but its amount of street frontage will
be limited and the bulk of the site is considered backland

The site is primarily level and open with the exception of the northern boundary which
is more of a wooded ravine. In addition to this there is a creek/ditch that runs through
the northern portion of the subject property (at the bottom of the ravine). This area
and that portion of the subject that immediately surrounds this area is located in the
100 year flood plain and under the shoreland zoning designation (75", 300", & 1,000’
buffer).

For purposes of this appraisal it is assumed that the load bearing capacity of the
soils is typical to the region and will not cause a problem or limit construction of a
facility also typical to the region. If the load bearing capacity or other soils
information is important to the reader of this report such a study by the appropriate
professionals is suggested.

Kewaunee silty clay loam, 6-12 percent slopes, eroded
Winneconne silty clay loam, 1 to 4 percent slopes, non-eroded

Appears adequate

Utilities in the area of the site include municipal sewer/water and private electric and
telephone services.

The subject has vehicular access from Tayco Street.
None
None to my knowledge.

R-1 Residential

*Portions of the site are also located in the shoreland zoning designation and flood
plain areas (see addenda for applicable maps).

**See addenda for copy of the applicable Zoning Code

On the date of inspection, an environmental audit was not conducted. This appraiser
was; however, looking for obvious detrimental factors such as, but not limited to
asbestos, urea-formaldehyde foam, PCB's, toxic chemicals, etc. If environmental
issues are of significant interest to the reader of this report, it is suggested an
environmental audit be conducted.

The subject site is irregular in shape with good access though some of the site is low
and located in the floodplain.
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File # 32J1-09
ESTIMATE OF HIGHEST AND BEST USE

Good appraisal practice requires highest and best use analysis for the property being appraised. It is a
basic principle of real estate that urban space (land or improved properties) tends to be put to the use
which will produce the greatest net return for the property over a given period of time (Highest and Best
Use). This is the basis for decision-making concerning the allocation of urban space among alternative
competing uses. It is thus the basis for valuation, since the owner, potential purchaser. or user is
presumed to plan to put the land to the use which will produce the greatest return.

Highest and Best Use is defined as, "that reasonable and probable use that will support the highest
present value, as defined, as of the effective date of the appraisal " (Real Estate Appraisal

Terminology Ballinger Publishing Company-1984)

From the definition, there are four basic factors which must be considered in arriving at an estimate of
highest and best use of the property

1 Is the proposed use physically possible on the site?
2 Is the proposed use legally permissible or reasonably possible?

3. Under existing and anticipated market conditions, is the proposed use
economically and financially feasible?

4. Considering the alternatives that are physically possible, legally permissible,
and economically feasible, will the proposed use produce the highest present
value?

The highest and best use analysis involves two separate estimates: the site as if vacant and available to
be put to its highest and best use; and the property as improved. It is to be recognized that in cases
where a site has existing improvements on it, the highest and best use may very well be determined to
be different from the existing use. The existing use will continue, however unless and until land value in
its highest and best use exceeds the total value of the property in its existing use.

HIGHEST AND BEST USE (AS IF VACANT)
Considering the subject site as if vacant and the criteria as noted above it is our opinion that the HBU is
for future residential development as demand warrants.

Considering the four- (4) criteria it can be stated:

1. The site is in a developed neighborhood. It is currently zoned R-1 Residential. Thus, in our
opinion there are no significant legal impediments to development and or use.

2, The site is irregular in shape with access to Tayco Street. Physical size and shape is good
and we did not observe anything that will limit its use and or utility. Again it should be noted
that a portion of the site in and around the wooded ravine area is located in the flood plain
and shoreland zoning. However because this area is located at the northern boundary of the
property and it appears that buildable lots could be platted out of this area and the ravine
used as a marketing tool; this in our opinion will not negatively impact the property.

3. Interest rates have risen in recent months but are still affordable and the market though slow
is beginning to show some signs of increased activity. The economy is in a slump and
though local prices have not fallen significantly sales activity has slowed and there is an
abundance of properties of all types available for sale or lease.
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File # 32J1-09
ESTIMATE OF HIGHEST AND BEST USE CONT:

4 Considering the above and all the alternatives it is our opinion that the HBU of the subject site
as if vacant would be to hold for residential development when demand warrants.

HIGHEST AND BEST USE (AS CURRENTLY IMPROVED)
Since this is a vacant site the as improved scenario can not be developed

S ACQUISITION AND REMAINDER

Acquisition: [ The subject of this appraisal is a vacant residential zoned site that is 8.10 Acres
located in the Township of Menasha, Winnebago County, Wisconsin

It should be noted that the larger parcel is 11.13 Acres; however the fee
acquisition area is 8.10 Acres and has the shape, size, zoning, and utility to be a
marketable or viable development parcel

The remaining 3.03 Acres is laid out in a manner that (9) residential sites can be
developed and since the highest and best use of the property was and is for
development it is our opinion that there is no severance damage to the
remaining 3.03 Acres.

Remainder: | Again and as noted the remaining 3.03 Acres will be laid out in such a manner
the property owner will be allowed to develop (9) residential sites: no different
the before condition of the property. This is based on the map as provided to
us by the Town of Menasha that does have the 3.03 Acres divided into (9) lots.

Damages: | Damage includes compensation for the fee acquisition of the 8.10 Acres and
there is no severance to be noted to the remaining 3.03 Acres.

Special Benefits: | None

HIGHEST AND BEST USE
After Condition

‘As if Vacant' Not applicable

As Improved No applicable
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File # 32J1-09
THE APPRAISAL PROCESS
An appraisal is an estimate of value based upon the highest and best use of the property.

There are three approaches to value estimation potentially available to the appraiser in every appraisal
assignment. These are’ the Sales Comparison Approach; the Cost Approach; and the Income Approach.

The appraiser should consider each of these approaches in every appraisal, even though subsequent

analysm_may reveal that one or more of these approaches is inapplicable in the case at hand. The

The Sales Comparison Approach is based on the proposition that an informed purchaser will pay no
more for a property than the cost to him of acquiring an existing property with the same utility. This
approach is applicable when an active market provides sufficient quantities of reliable data which can be
verified from authoritative sources. The value of the subject property is measured by the prices at which
effective substitute properties can be or have been purchased under similar market conditions. Analyzing
sales data for competitive substitute properties constitutes what is called the Sales Comparison
Approach.

In the Cost Approach, an estimate of the site value is first derived by comparison of other similar sites
which have recently sold to the subject site by the Sales Comparison Approach. An estimate is then

estimated loss in value through diminished utility, whether it be from physical, functional, or external
causes. The indicated value from this approach is then the sum of the site value and the net value of the

in the market. Thus, an indication of net income, which the subject property is capable of producing, is
developed. This is the basis for any of the capitalization techniques, regardless of which one is indicated
by the type property or investor. The rate of return on investments in similar type properties is derived
from the market, and this rate of return is used to capitalize the indicated net income into an indication of
value by this approach.

After reviewing the value indications for each of the approaches developed, the appraiser reconciles
these.indications into a single conclusion of value based upon the approaches which have the highest

quantity and quality of data available, and the ones in which the market participant typically has the
greatest confidence.
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File # 32J1-09

COST APPROACH
Given the intended use of the report and the fact that this is a vacant site the omission of the cost
approach is not considered misleading and/or inappropriate

INCOME APPROACH
Again, considering that this is a vacant site the omission of the income approach is not considered
misleading and/or inappropriate.

SALES COMPARISON APPROACH
Once the necessary sales are obtained they are compared with the subject on a common unit of
comparison basis. Adjustments are made for any market observed differences and the indicated values
reconciled into a single final value conclusion

In the addenda of this report is a summary of each of the sales.

Following the discussion relative to adjustments the reader will see the sales grids reflecting those
adjustments.

ADJUSTMENTS TO GRID:

CASH EQUIVALENCY
A cash equivalency adjustment was considered but after considering the sales none was considered
supportable.

DATE OF SALE

For the difference between the date of sale of each of the comparable sales and the effective date of the
appraisal for the subject a time adjustment must be considered. There is a general lack of good sale
resale comparable sales in the vacant land market from which to extract this adjustment.

More common rates of inflation in this area for vacant properties has been in the 3-5%lyear range;
considering this is vacant development land and the market is experiencing a significant downturn no
time adjustment is considered appropriate at this time.

LOCATION
No Adjustments necessary.

Size

The subject is an 8.10 Acre residential development site which is small and atypical for this market which
means locating sales of similar size is difficult. We were able to find two residential development sales
that were smaller than typical. In addition several sales that are considered to be more in line with the
size of more typical development property in the Fox Valley area. When comparing the smaller sales to
the larger more typical development site sales a difference of 15%-40% was seen: to the sales larger
than the subject a 25% adjustment was made. Sale 3395 is a development site and purchased as a
development site but quite small even compared to the subject. When this sale was compared to each
of the larger sales a difference of 17%-90% can be seen. A 25% adjustment was also made to Sale
3395.

SHAPE/UTILITY
No Adjustments necessary.
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File # 32J1-09

SALES COMPARISON APPROACH CONT:
TOPOGRAFPHY
The subject does have shoreland Zoning designated areas including buffers but along with this goes a
wooded ravine and typically within this market area this is a selling point or a positive attribule. Based on
the information and topography of the sales utilized a 10% adjustment for the sales inferior in topography
was made

ZONING
No adjustments necessary.

USE
No adjustments necessary

UTILITIES
No adjustments necessary,

Sale 3395

This sale is located in the City of Appleton and it is 4.45 Acres; it is zoned residential and is adjacent to
several newer residential developments with frontage on three streets. The site was to be used for the
construction of a church however the church sold the property to Cypress Homes; they will be
developing the site into additional residential properties.

Sale 3396
This sale is an irregular shaped parcel that is12.93 Acres and is zoned R-2; it has all utilities and is
located south of US Hwy 10 adjacent to newer residential development including R-1 zoned property.

Sale 3175
This sale is an irregular shaped parcel that is 28.70 Acres and was zoned agricultural at the time of sale;
itis located in the City of Appleton with all utilities: the site is level and open.

Sale 3176
This sale is an irregular shaped parcel that is 66.34 Acres and was zoned agricultural at the time of sale:
itis located in the Town of Grand Chute with all utilities; the site is level and open,

Sale 3177
This sale is an irregular shaped parcel that is 24.04 Acres and was zoned agricultural at the time of sale;
it is located in the City of Appleton with all utilities; the site is level and open.

The range in adjusted sales is from a low of $38,300/Acre (rnd) to a high of $45,800/Acre with a more
dominant range from $43,400/Acre to $45,800/Acre. Taking into consideration the location, street
frontage, and topography of the subject the mid to upper end of the range can be supported; say
$45,000/Acre.

Value
$364,500 (rnd)

Unit Value X Number of Acres
$45,000/Acre  x 8.10 Acres (net)
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File # 32J1-09

SALES COMPARISON APPROACH CONT:
It should also be noted the owner did supply us with information on an offer to purchase of a property he
currently owns in the City of Menasha

There is a pending offer set to close in September of 2009 on a 7 00 Acre development site located in
the City of Menasha west of the subject (Currently Owned by Kenneth C. Syring); it is irregular in shape
and does have all municipal utilities in the area. It is located in an older established
residential/commercial/industrial neighborhood similar to that of the subject.  Zoning will allow for a light
commercial use, senior housing, or multi family apartments. Again this parcel is 7 00 Acres with an offer
to purchase of $385,000 on it or $55,000/Acre. Since this has not closed it can not be used as a
comparable sale but is mentioned and included for informational purposes.
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SALES COMPARISON APPROACH

. Subjeat | Sale#3zge  Sale #3395 '“’“ Sale #3175
Address Tayco St Jacobser Road Ashbury Dr CTH JJ
CitylTown/Village Menasha, Tn af Menasha, Town of Appleton, City of Applelon
Szle Price §367.200 $240,000 $968,200
Cash Eq Adj (CE) 0 |50 50 -
Cash Eq Adj SP $367,200 $240.000 $968,200
CE Sale Price/Acre $28 399 $53,933 $33,735
Adjusiments/Acre +(-) Ad) +(-) Adj +/(-) Adj
Motivation Market Market Market Market T
Date of Sale/Eff Dt 24-Jun-09 30-Jan-07 $0 |17-Dec-08 $0 |17-Sep-04 50
Location Residential Rural Residential Residential
Site Size/Shape 8.10 12.93 $7,100 (4,45 ($13,483)(28.70 $8.434
Topography / View Rolling/Ravine Level $2,840 |Level $5,393 |Level $3,374
Zoning R-1 Residential R-2 Residential Agricullural
Wetlands None Naone None None
Utilities, Access & Roat Yes Similar Similar Similar
Use Development Development Development Development
Net Adjustments/Acre 35.00% $9,940 -15.00% ($8,090)] 35.00% $11,807
Indicated Value/Acre $38,339 $45,843 $45,543
Subject Sale # 3176 Sale #3177
Address Tayco St H JJ/French Rd. Clearwater Creek Sub.
City/Town/Village Menasha, Tn of and Chute, Tn of Appleton, City of
Sale Price $1,535,000 §773,178
Cash Eq. Adj (CE) $0 $0
Cash Eq. Adj. SP $1,535,000 $773,178
CE Sale Price/Acre $23.138 $32,162
Adjustments/Acre +(=) Adj. +/(-) Adj.
Mativation Market Market Market
Date of Sale/Eff. Dt.  24-Jun-09 14-Jan-05 $0 |8-Sep-05 $0
Location Residential Residentizl Residential
Site Size/Shape 8.10 66.34 $7,100 |24.04 $8,041
Topography / View Rolling/Ravine Level §2,314 |Level $3,216
Zoning R-1 Residential Agricultural Agricultural
Wetlands None None None
Utilities, Access & Roat Yes Similar Similar
Use Development Development Development
Net Adjustments/Acre 40 68% $9.414 35.00% $11,257
Indicated Value/Acre $32,552 $43,419
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SALES COMPARISON APPROACH - AFTER ACQUISITION
As discussed earlier in this report the fee acquisition is considered to be a separate entity and the
remaining 3.03 Acres of the larger site is not being negatively impacted by the site; therefore this is a
separale entity appraisal and the land value in the after condition is not applicable

CONCLUSION OF VALUE - BEFORE ACQUISITION
ANALYSIS AND RECONCILIATION

(Before)
COST APPROACH N/A
INCOME APPROACH N/A
SALES COMPARISON APPROACH $364,500

Cost approach was not developed for reasons noted previously
Income approach was not developed for reasons noted previously.

Considering the subject property and characteristics, HBU, etc. the sales comparison approach is
considered the most applicable.

It is our opinion that the Market Value of the subject property (Tayco Street) in the before condition and
located in Town of Menasha, Winnebago County; Wisconsin; is:

THREE HUNDRED SIXTY FOUR THOUSAND FIVE HUNDRED DOLLARS--$364,500
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Photographs taken by JS Gagnow
Subject property looking northerly from Tayco/Forkin Streets

Subject property looking northwesterly from Forkin Street
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