It is expected that a Quorum of the Personnel Committee, Board of Public Works, and Common Council will be
attending this meeting: (although it is not expected that any official action of any of those bodies will be taken)

CITY OF MENASHA
ADMINISTRATION COMMITTEE
Third Floor Council Chambers

140 Main Street, Menasha
June 18, 2012
6:30 PM
or immediately following Common Council
AGENDA

A. CALL TO ORDER
B. ROLL CALL/EXCUSED ABSENCES

C. MINUTES TO APPROVE
1. Administration Committee, 6/4/12

D. ACTION/DISCUSSION ITEMS

1. Authorization to place stamped, colored concrete in the terrace at the Third Street/
Plank Road bus stop using surplus Valley Transit funds (Ald. Taylor)

2. Annexation Impact Reports for:
a) FP One Annexation (Appleton Road)
b) Bowe Annexation (Manitowoc Road)

3. Proposed Re-inspection Fees for Swimming Pools for the licensing period 7/1/12 to
6/30/13
(Recommended by Board of Health)

4. 0-11-12 An Ordinance Amending Title 7, Chapter 8, Section 7-8-1(e) & (q) of the
Code of Ordinance (Street Use Permits) (introduced by Ald. Krueger)

5. Disposition of NMFR Station 36, 901 Airport Road, including, (held 6/4/12)
a) Offer to Purchase — Endter Investment, LLC
b) Offer to Purchase — FP One LLC

E. ADJOURNMENT

"Menasha is committed to its diverse population. Our Non-English speaking population and those with disabilities
are invited to contact the Menasha City Clerk at 967-3603 24-hours in advance of the meeting for the City to
arrange special accommodations."


http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/Admin%20Draft%20Minuts%206-4-12.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/request%20to%20pave%20colored%20stamped%20concrete.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/request%20to%20pave%20colored%20stamped%20concrete.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/Bowe%20and%20FP%20One%20Annexations.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/Bowe%20and%20FP%20One%20Annexations.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/Bowe%20and%20FP%20One%20Annexations.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/PROPOSED%20%20REINSPECTION%20FEES%20FOR%20SWIMMING%20POOLS%202012-13.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/PROPOSED%20%20REINSPECTION%20FEES%20FOR%20SWIMMING%20POOLS%202012-13.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/PROPOSED%20%20REINSPECTION%20FEES%20FOR%20SWIMMING%20POOLS%202012-13.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/O-11-12.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/O-11-12.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/Summary%20Appraisal%20Report%20Fire%20Station%202.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/Summary%20Appraisal%20Report%20Fire%20Station%202.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/Summary%20Appraisal%20Report%20Fire%20Station%202.pdf�

CITY OF MENASHA D RA F T
ADMINISTRATION COMMITTEE
Third Floor Council Chambers
140 Main Street, Menasha
June 4, 2012

MINUTES

. CALL TO ORDER
Meeting called to order by Chairman Klein at 7:27 p.m.

. ROLL CALL/EXCUSED ABSENCES

PRESENT: Aldermen Langdon, Krueger, Zelinski, Englebert, Benner, Klein, Taylor,
Sevenich

ALSO PRESENT: Mayor Merkes, CA/HRD Captain, PC Styka, FC Auxier, DPW Radtke,
CDD Keil, PRD Tungate, LD Lenz, Dpt Treasurer Sassman, Dick Sturm, Clerk Galeazzi

. MINUTES TO APPROVE

1. Administration Committee, 5/21/12

Moved by Ald. Langdon, seconded by Ald. Krueger to approve minutes.
Motion carried on voice vote.

. ACTION/DISCUSSION ITEMS
1. Appeal of Denial of Operator’s License — Angela Lynn Castellion

Chairman Klein stated Angela Lynn Castellion was not present.

Moved by Ald. Sevenich, seconded by Ald. Zelinski to deny the appeal of Angela Lynn
Castellion.
Motion carried on voice vote.

2. Disposition of NMFR Station 36, 901 Airport Road, including,

a) Option to Purchase — FP One LLC — Remove from Table

b) Offer to Purchase — Endter Investment, LLC — Remove from Table

c) Offer to Purchase — FP One LLC
Moved by Ald. Langdon, seconded by Ald. Sevenich to Remove from the Table, A&B.
Motion carried on roll call 8-0.

CCD Keil explained the Option to Purchase from FP One LLC has now been changed
to an Offer to Purchase.

CA/HRD Captain made some suggested changes to the Offer to Purchase from Endter
Investment.

General discussion ensued on the offers received, waiting for decision of insurance
company, market value of property, having an appraisal done on the property

Moved by Ald. Sevenich, seconded by Ald. Krueger to postpone to the next meeting.
Motion carried on roll call 8-0.


http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/Admin%20Draft%20Minutes%205-21-12.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/Castellion%20Appeal.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/old%20fire%20station%20info.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/Offer%20to%20Purchase%20Endter%20Invest.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/Offer%20to%20Purchase%20FP%20One.pdf�

Administration Committee Minutes
June 4, 2012

Page 2

3. Development Agreement between City of Menasha and CR Structures Group Inc.

CDD Keil explained the small parcel of land is located on Manitowoc Road. Staff is
working on the annexation and rezoning of this parcel. The developer is looking at
constructing condominiums. This agreement would allow the developer to move forward
in acquiring the property

General discussion ensued on the width of the street to allow clearance for emergency
vehicles.

Moved by Ald. Sevenich, seconded by Ald. Taylor to recommend to Common Council
Development Agreement between City of Menasha and CR Structures Group, Inc to
include street width and cul du sac radii must meet international fire code requirements.
Motion carried on roll call 8-0.

4. 0-9-12 An Ordinance Amending Section 7-1-1 and Section 7-1-6 of the Code of
Ordinances Licensing of Dog, Cat or Ferret and Requlation of Animals
(Introduced by Ald. Krueger)

CA/HRD Captain explained the changes to the section of the code for the number of
animals allowed.

General discussion ensued on restricting the total number of licensed pets to four,
special use permits requiring a kennel license, changes in zoning.

Moved by Ald. Krueger, seconded by Ald. Langdon to recommend to Common Council
0-9-12.
Motion carried on roll call 8-0.

5. Changes to Section 2-4-6 Parks and Recreation Board (Ald. Krueger)

General discussion ensued on changes to the jurisdiction of the Parks and Recreation
Board, how the Marina became part of the Parks Department.

It was request that PRD Tungate provide information on how other municipalities handle
jurisdiction over park lands.

Dick Sturm, Chairman of Parks & Recreation Board, gave history of Marina and how it
was put under the jurisdiction of the Parks Department.

E. ADJOURNMENT
Moved by Ald. Sevenich, seconded by Ald. Englebert to adjourn at 8:40 p.m.
Motion carried on voice vote.

Respectfully submitted by Deborah A. Galeazzi, WCMC, City Clerk


http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/CR%20Structures%20Deve%20Agmt.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/O-9-12%20Dog%20and%20Cat%20Limits.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/O-9-12%20Dog%20and%20Cat%20Limits.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/O-9-12%20Dog%20and%20Cat%20Limits.pdf�
http://www.cityofmenasha-wi.gov/COM/Clerk/Administration_Committee/2012/Sect%202-4-6%20Parks%20and%20Rec%20Board.pdf�

City of Menasha e Department of Public Works

Memorandum

DATE: June 13, 2012
TO: Administration Committee
FROM: Mark Radtke, Director of Public Works

RE: Request to Pave Terrace with Colored Stamped Concrete at Bus Stop Located
on Plank Road East of Manitowoc Street

Alderman Taylor has requested the consideration of placement of colored, stamped
concrete in the terrace area of the existing bus stop located on the north side of Plank
Road east of Manitowoc Street. This area abuts the Locker Room property. Ald.
Taylor's request is based on his observation of the regular use of the bus stop by at least
two people confined to wheei chairs.

My review of the situation included a discussion with a Valley Transit Operations
Supervisor responsible for bus stop sites. He indicated they could consider relocating
the bus stop approximately 50 feet to the east where the terrace is paved, but there are
concerns at that location as well. That area would be between driveways for Coonen's
Brake Service, which is not the ideal location for a bus stop, and that particular terrace
section is asphait and not in very good condition.

The cost for Public Works crews to place colored stamped congcrete in the entire terrace
section from the corner to the driveway apron is estimated at $700 for materials and
$950 for labor and equipment for a total of $1,650. To do the same section in plain
concrete would cost approximately $1,275. Another option would be to pave only 20
feet of the terrace which would effectively service the wheel chair patrons. The
estimated costs for coiored and plain concrete for that scenario are $600 and $455,
respectively.

Enclosed is a drawing of the area in question for your reference. According to
Comptrolier Stoffel, the City received additionai surplus funds from Valley Transit this
year, but this proposed terrace work was not included in the 2012 Budget. A change in
the 2012 Budget would require a 2/3 approval vote of the Common Council. If the

paving is approved, it is recommended that a portion of the Valley Transit surplus funds
be used for this purpose.

Enclosure
MiwordvAdmin Committes meme re Planik-3rd bus stop 6-13-12 docx

140 Main Street ¢ Menasha, Wisconsin 54952-3151 & Phone (920) 967-5102e Fax (920) 967-5272
www . cityofmenasha-wi.gov
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City of Menasha * Department of Community Development

Memorandum

TO: Common Council/Administration Committee
FROM: Greg Keil, CDD @b

DATE: fune 14, 2012

RE: Annexation Procedure

There are two annexations to be considered at the June 18, 2012 Administration Committee. Section
13-1-124 of the Menasha Code of Ordinances provides that the Annexation Impact Reports prepared by
Department Heads and other affected parties be considered by the Administration Committee. The
Plan Commission is among the parties expected to provide input on the proposed annexations. The
commission’s recommendations are fisted in the Common Counci¥’s consent agenda,

Upon consideration of the impact reports and other relevant information, the Administration
Committee is to make a recommendation to the Common Council, and assuming that recommendation
is favorable, an ordinance effectuating the annexation will be presented at the next Common Council
meeting.

140 Main Street Menasha, Wisconsin 5495231511 (920) 987-3650 1 Fax (920) 967.5272
www.cityoimenasha-wigov



TO:

FROM:
DATE:

SUBJECT:

MEMORANDUM

Mayor Merkes, Council President Sevenich and the members of the
City of Menasha Common Council

City Comptroller/Treasurer Stoffel “’@

06/12/2012

impact Report — FP One, LLC Annexation

Pursuant to City of Menasha Ordinance 13-1-123:

1.

The Finance/Assessor's Department will not require any
additional full-time personnel if the annexation is approved.

The Finance/Assessor's Department will not require any
additional equipment if the annexation is approved.

The FinancefAssessor's Department will not require any
additional buildings if the annexation is approved.

The Finance/Assessor's Department wili not require any
additional improvements if the annexation is approved.

The Finance/Assessor's Depariment will not incur any
miscellaneous cost over and above those miscellaneous costs
normally incurred in any annexation if the annexation is
approved.

The Finance/Assessor's Department will not incur any costs
over and above those costs normally incurred in any annexation
if the annexation is approved.

Based upon an estimated equalized assessment of $61,000 for
the land, at the City's current equalized tax rate of $9.68, the
City would realize an increase in tax collections of
approximately $590 annually when the annexation is approved.

The Comptroller/Treasurer would recommend that the Common
Councll voTe (U aceept e armexation.



City of Menasha e Police Department
Police Chief Timothy J. Styka
tstyka@ci.menasha wi.us

To: Greg Keil, CDD

From: Tim Styka, Palice Chief

Date: June 13, 2012

RE: Bowe Annexation and FP One, LLC Annexation

As with any annexation by the City, the service area for the Police Department does

increase. However, | do not anticipate where these annexations would have an adverse
impact requiring additional staffing or equipment above our current levels.

430 First Street e Menasha, Wisconsin 54952-3143 e Phone (820) 967-3500 e Fax (920) 967-5145
www.menashapolice.org



City of Menasha e Department of Community Development

MEMORANDUM

TO: Administration Committee

FROM: Greg Keil, CDD Gf—

DATE: June 11, 2012

RE: Annexation impact Report — Bowe and FP One, LLC Annexations

The Department of Community Development has considered the potential impacts of the Bowe
and FP One, LLC annexations as related to duties and functions of the department and as
related to the growth and development of the community.

The total area of the Bowe annexation is about 2 acres. The Bowe property (Parcel A) is
planned for eight single family dwelling units. Parcels B & C are part of a used car lot and a
landscaping business, respectively.

The FP One, LLC property (Parcel A) is planned to be part of a commercial/retail center. Parcel
B is a vacant commercial lot.

This annexation is consistent with the boundary agreements between the City and Town of
Menasha and City of Menasha and Town of Harrison. Adding this territory will make a small
amount of additional land available for residential and commercial development, and will result
in increased tax base for the community. The Community Development Department supports
this annexation as a logical extension of the city’s boundary.

140 Main Street » Menasha, Wisconsin 54952-3151 e Phone (920} 967-5103 e Fax (920) 967-5272
www. cityofmenasha-wi.gov



City of Menasha e Department of Public Works
www.cityolmenasha-wi.gov

Memorandum

DATE: June 13, 2012

TG Debbie Galeazzi, City Clerk

FROM: Mark Radtke, Public Works Director Wﬁj@

RE: Impact Report for Bowe Annexation and FF One LLC Annexation

There would only be minor street and storm related costs and minor recycling and refuse collection costs
associated with servicing the Bowe annexation, and they are insignificant when compared to the added
value. There are no significant costs in servicing the PF One LLC annexation

It is anticipated that no additional staffing will be needed to provide services for these fully developed
annexation areas. I am in favor of the proposed annexations.

L S e = TV T ot PN R S 5 T Mt S| T R Y 5 1
MiwordhAnnaxaiion 1 P Bowe and PF One L1LC B8153-12.doe

140 Main Street @ Menasha, Wisconsin 54952-3190 e (520) 967-5102 e Fax (920) 967-5272



Debbie Galeazzi

From: AAuxier@nmfire.org

Sent: Tuesday, June 12, 2012 11:42 AM
To: Debbie Galeazzi

Subject: impact Reports

Debbie,

The Bowe Annexation does present the need for the Planning Commission to make sure that appropriate Fire Protection
access is provided along with consideration to fire hydrant placement when the property comes in for review. Otherwise,
there is no additional cost or service impact for Bowe Property Annexation (Parcel A).

There is no additional cost or service impact for the FP One, LLC Annexation (Parcels A & B).

Services to both the Bowe Property Annexation {Parcel A) and FP One, LLC Annexation (Parcels A & B) can be provided
by Neenah-Menasha Fire Rescue with no additional cost or staffing increases.

Al Auxier

Fire Chief

Neenah-Menasha Fire Rescue
aauxier@nmiire.org
{920)886-6203, cffice
{9203209-8509, cell
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TO:

FROM:

DATE:

SUBJECT:

MEMORANDUM

Mayor Merkes, Council President Sevenich and the members of the
City of Menasha Common Council

City Comptroller/Treasurer Stoffel 74w

06/12/2012

Impact Report — Bowe Annexation

Pursuant to City of Menasha Ordinance 13-1-123:

1.

The Finance/Assessor's Department will not require any
additional full-time personnel if the annexation is approved.

The Finance/Assessot's Department will not require any
additional equipment if the annexation is approved.

The Finance/Assessor’'s Department will not require any
additional buildings if the annexation is approved.

The Finance/Assessor's Department will not require any
additional improvements if the annexation is approved.

The Finance/Assessor's Department will not incur any
miscellaneous cost over and above those miscellaneous costs
normally incurred in any annexation if the annexation is
approved.

The Finance/Assessor's Department will not incur any costs
over and above those costs normally incurred in any annexation
if the annexation is approved.

Based upon an estimated equalized assessment of $80,000 for
the 1and, at the City's current equalized tax rate of $9.68, the
City would realize an increase in tax collections of
approximately $775 annually when the annexation is approved.

The Comptroller/Treasurer would recommend that the Common
Council vote to accept Hié arnexation.




City of Menasha  Department of Community Development

MEMORANDUM

TO: Administration Committee

FROM: Greg Keil, CDD GI#—

DATE: June 11, 2012

RE: Annexation Impact Report — Bowe and FP One, LLC Annexations

The Department of Community Development has considered the potential impacts of the Bowe
and FP One, LLC annexations as related to duties and functions of the department and as
related to the growth and development of the community.

The total area of the Bowe annexation is about 2 acres. The Bowe property (Parcel A) is
planned for eight single family dweliing units. Parceis B & C are part of a used car lot and a
landscaping business, respectively.

The FP One, LLC property (Parcel A) is planned to be part of a commercial/retail center. Parcel
B is a vacant commercial lot.

This annexation is consistent with the boundary agreements between the City and Town of
Menasha and City of Menasha and Town of Harrison. Adding this territory will make a small
amount of additional land available for residential and commercial development, and will result
in increased tax base for the community. The Community Development Department supports
this annexation as a logical extension of the city’s boundary.

140 Main Street » Menasha, Wisconsin 54952-3151 « Phone (920) 967-5103 e Fax (820) 967-5272
www.cityofmenasha-wi.gov



City of Menasha e Department of Public Works

M‘d/ www.cityofmenasha-wi.gov

Memorandum

DATE: Jure 13, 2012

TO:  Debbie Galeazzi, City Cierk

FROM: Mark Radtke, Public Works Director ¥V Iz

RE: Impact Report for Bowe Annexation and PF One LLC Annexation

There would only be minor street and storm related costs and minor recycling and refuse collection costs

associated with servicing the Bowe annexation, and they are insignificant when compared to the added
value. There are no significant costs in servicing the PF One LLC annexation

It is anticipated that no additional staffing will be rieeded to provide services for these fully developed
annexation areas. I am in favor of the proposed annexations.

MiwordiAnnexation report - Bowe and PF Cne LLD 5-13-12 doc

140 Main Street ® Menasha, Wisconsin 54952-3190 & (920) 967-5102 e Fax (920) 967-5272



City of Menasha e Police Department
Police Chief Timothy J. Styka
tstyka@ci.menasha.wi.us

To:  Greg Keil, CDD

From: Tim Styka, Police Chief

Date: June 13, 2012

RE: Bowe Annexation and FP One, LL.C Annexation

As with any annexation by the City, the service area for the Police Department does

increase. However, | do not anticipate where these annexations would have an adverse
impact requiring additional staffing or equipment above our current levels.

430 First Street e Menasha, Wisconsin 54952-3143 e Phone (920) 967-3500 » Fax (920) 967-5145
www.menashapolice.org



Debbie Galeazzi

From: AAuxier@nmfire org

Sent: Tuesday, June 12, 2012 11:42 AM
To: Debbie Galeazzi

Subject: Impact Reports

Debbie,

The Bowe Annexation does present the need for the Planning Commission to make sure that appropriate Fire Protection
access is provided along with consideration to fire hydrant placement when the property comes in for review. Ctherwise,
there is no additional cost or service impact for Bowe Property Annexation (Parce! A).

There is no additional cost or service impact for the FP One, LLC Annexation (Parcels A & B).

Services to both the Bowe Property Annexation (Parcel A) and FP One, LLC Annexation (Parcels A & B) can be provided
by Neenah-Menasha Fire Rescue with no additicnal cost or staffing increases.

Al Auxier

Fire Chief

Neenah-Menasha Fire Rascue
aauxier@nmfire.org
{920)886-8203, office
{920)209-9509, cell




Exhibit A
Proposed Annexation
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PROPOSED REINSPECTION FEES FOR SWIMMING POOLS
For Licensing Period 7-1-12 t0 6-30-13

Water Atiractions >2 slides 5200

Water Attractions<2 slides $180
Water Attractions O slides 5165
Swimming Pool 5165
Whirlpool $165

Referred by Board of Health to Common Ceuncil for approval



ORDINANCE O-11-12

AN ORDINANCE AMENDING TITLE 7, CHAPTER 8, SECTION 7-8-1(e) & (g) OF THE

CODE OF ORDINANCES - STREET USE PERMITS

INTRODCED BY MAYOR MERKES AND ALD. KRUEGER

The Common Council of the City of Menasha does hereby ordain as follows:

SECTION 1: Amend Title 7, Chapter 8, SEC.7-8-1(e) & (g), of the Code of Ordinances of the City of
Menasha, Wisconsin as follows:

CHAPTER 8

Street Use Permit

SEC. 7-8-1 STREET USE PERMITS.

(2)

(b)

(c}

(d)

&

PURPOSE. The streets in possession of the City are primarily for the use of the public in the

ordinary way. However, under proper circumstances, the City Clerk may grant a permit for street

use, subject to reasonable municipal regulation and control. Therefore, this Section is enacted to

regulate and control the use of streets pursuant to a Street Use Permit to the end that the health,

safety and general welfare of the public and the good order of the City can be protected and

maintained. .

APPLICATION. A written application for a Street Use Permit by persons or groups desiring the

same shall be made on a form provided by the City Clerk and shall be filed with the City Clerk.

The application shall set forth the following information regarding the proposed street use:

0] The name, address and telephone number of the applicant or applicants.

2 If the proposed street use is to be conducted for, on behalf of, or by an organization, the
name, address and telephone mumber of the headquariers of the organmization and of the
authorizing responsible beads of such organization,

&) The name, address and telephone number of the person or persons who will be responsible
for conducting the proposed use of the street.

) The date and duration of time for which the requested use of the street is proposed to occur.

(5 An accurate deseription of that portion of the street proposed to be used.

6) The approximate number of persons for whom use of the proposed street area is requested.

{7 The proposed use, described in detail, for which the Street Use Permit is requested.
(&) Applications for a street use permit must be completed and filed with the City Clerk not
less than thirty (30} days prior to the scheduled date of the street use.
REPRESENTATIVE AT MEETING. The person or representative of the group making
application for a Street Use Permit shall be present when the Board of Public Works and Common
Council gives consideration to the granting of said Street Use Permit to provide any additional
mformation which is reasonably necessary to make a fair determination as to whether a permit
should be granied.
REVIEW BY CHIEF OF POLICE AND DIRECTOR OF PUBLIC WORKS. Before any
application for a Street Use Permit is considered by the Conumon Council, the application shall be
reviewed by the Director of Public Works and Chief of Police for their recommendation as to the
effect that the temporary closing of the street will have on the public safety and traffic movement in
the area during the time the street may be closed.
MANDATORY DENIAL OF STREET USE PERMIT. An application for a Street Use Permit
shall be denied if:

(D The proposed street use is primarily for private or commercial gain.

) The proposed street use would violate any federal or state law or any ordinance of the City.

(3 The proposed street use will substantiaily hinder the movement of police, fire or emergency
vehicles, constituting a risk to persons or property.

@ The application for a Street Use Permit does not contain the information required above.

&)

o W 3 AW A PR



®

(6)(3) The proposed use could equally be held in a public park or other location. In addition fo
the requirement that the application for a Street Use Permit shall be denied, as hereinabove
set forth, the Common Council may deny a permit for any other reason or reasons if it
conciudes that the health, safety and general welfare of the public cannot adequately be
protected and maintained if the permit is granted.

PERMIT FEE. Each application for a Street Use Permit shall be accompanied by a fee of

racrentionnl _or
AAAAINGTE T RO ph

Ly

ALCOHOIL BEVERAGE LICENSES. If the applicant requests permission to possess, sell or

offer for sale fermented malt beverages and/or wine confaining not more than gix percent {6%)
alcohol by volume within the perimeter of the sireet use permit area, the applicant shall foliow

the procedure for a Temporary Class “B"” Picnic License under SEC, 7-2-1(e}1) of the Code of

Ordinances.  The Common Council mav impose conditions for the street use permii not

inconsistent with a concurrent alcohol beverage Heense and applicable laws,

INSURANCE,

4y

(2)

The applicant for a Street Use Permit may be required to indemnify, defend and hold the
City and its employees and agents harmless against all claims, liability, loss, damage or
expense incurred by the City on account of any injury to or death of any person or any
damage to property caused by or resulting from the activities for which the permit is
granted. As evidence of the applicant's ability to perform the conditions of the permit, the
applicant may be required to furnisk a Certificate of Comprehensive General Liability
Insurance with the City of Menasha. The applicant may be required to furnish a
performance bond prior to being granted the permit.

Any street use applicant may apply to meet the insurance requirements through the office
of the Risk Manager by purchasing insurance through a TULIP program. {Tenant/Users
Liability Insurance Program.) Any fees or costs shall be prepaid by such street use
applicant prior to Common Council consideration of any Street Use Permit.



(1)

Q)

Y
®

(m)

3 The City Attorney or Risk Manager shall review any Street Use Permit Application for
satisfactory insurance coverage.

{4y Proof of insurance is not required for parades sponsored by the Menasha Public Schools or
St. Mary's Central High School.

TERMINATION OF A STREET USE PERMIT. A Street Use Permit for an event in progress

may be terminated by the Police Department if the health, safety and welfare of the public appears

to be endangered by activities generated as a result of the event or the event is in violation of any of

the conditions of the permits or Ordinances of the City of Menasha. The Chief of Police has the

authority to revoke a permit or terminate an event in progress if the event organizers fail to comply

with any of the regulations in the street use policy or conditions stated in the permit.

The City of Menasha may require a deposit fee to insure that appropriate clean-up or dismantling of

stractures is done upon the conclusion of the event. This deposit shall be in an amount established

by the Common Council.

The City of Menasha may require any Street Use applicant to pay any costs necessary for addifional

staffing to maintain safety of participants or the public or to satisfactorily clean up after the event.

1) The Chief of Police and Fire Chief are allowed o authorize a use of the streets for a short
duration without other compliance with this section.
(2) The Common Council may waive any of the requirements of this section in the event of

special mitigating circumsiances. .
The Commeon Council may waive any of the requirements of sections 7~ 8 — 1 (¢},
7-8-1{(d),7~8~1{e)or 78—~ 1({g)in the event of special mitigating circumstances.
Any such motion to waive any of these requirements must state the specific mitigating
circumstances.

SECTION 2: This amending Ordinance shall take effect upon passage and publication as provided by

law.

Donald Merkes, Mayor

ATTEST:

Deborah A. Galeazzi, City Clerk
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April 13, 2006

Mr. Greg Keil, Director of Community Development
City of Menasha

140 Main Street

Menasha, WI 54952

Dear Mr. Keil:

In accordance with your request, an appraisal has been made on the property located at 901 Airport
Road, City of Menasha, Winnebago County, Wisconsin. The subject property consists of the City
Fire Station #2, as outlined in the appraisal report. The purpose of the appraisal report is to estimate
market value of the fee simple interest for sales purposes.

As a result of my investigation and analysis, the stabilized market value of the fee simple interest of
the subject property as of April 13, 2006, is estimated to be:

One Hundred Sixty Eight Thousand Dollars
(5168,000)

The appraisal report and final estimate of value does not include any personal property, equipment
or business value. It is also not based on continued use, but rather alternate use in the open market,
per the assignment assuming it can be utilized (per zoning), as mix use with commercial and shop.

The attached summary report contains a description of the property, along with the data and
analysis used to arrive at the opinion of value. This report is subject to the certification,
assumptions and limiting conditions that follow.

Thank you for allowing McClone Appraisal Services to be of service to you. If you should have
any questions regarding this appraisal report, please do not hesitate to call our office.

Respectfully submitted,

-

e, )
\> &g; I W

David M. Johnson, SRAN

Wisconsin Certified General Appraiser No. 57
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SUMMARY OF FACTS AND CONCLUSIONS

Property Type: Existing fire station with three bays, dormitory and restroom areas,
plus partial basement

Location: 901 Airport Road, on the southeast corner of Airport Road and
Appleton Road/Highway 47, City of Menasha

Property Rights Appraised: Fee Simple Estate

Date of Value: April 13,2006

Site Data: Per the municipality, the subject is rectangular parcel of land with
131.6> of frontage on Appleton Road/Highway 47 and 123" on
Airport Road, for a total are of approximately 16,010.91 square feet,
more or less. No survey was provided so the indicated lot size is
assumed to be true and accurate for the purpose of this appraisal
report and its final estimate of value. All utilities are available to the
site with the site having level topography.

Zoning: Per City of Menasha, R1 — Single Family Residential

Improvements: Three bay fire station with accommodating features and partial
basement, 4,950 square feet above grade with 2,475 square feet of
basement area.

Highest and Best Use: “As If Vacant”-- Commercial

“As Improved”-- Existing Use or Conversion to office and shop area
Assignment is based on alternative use

Summary of Estimated Values:

Cost Approach $178,000
Sales Comparison Approach $168,000
Income Approach $165,000

Final Value Conclusion $168,000



INTRODUCTION
LEGAL DESCRIPTION

Per municipality:

Grove Subdivision Lots 4 & 5 of Block 5 excl 17 & apos; of Lot 4 also exc prt for R/'W

PURPOSE AND FUNCTION OF APPRAISAL

The purpose of the appraisal is to provide the appraiser’s best opinion of market value of the fee
simple interest in the subject property for the function of internal planning. We understand the
function of the report is for use by City of Menasha, its subsidiaries, and/or affiliates for loan
underwriting. Neither the report, the materials submitted, nor our firm name may be used in any
prospectus or printed materials prepared in connection with the sale of securities of participation
interests to the public.

DATE OF VALUE

The effective date of value is April 13, 2006, which is the date the property was physically
inspected.

PROPERTY RIGHTS APPRAISED

Fee simple estate, defined as “absolute ownership unencumbered by any other interest or estate,
subject only to the limitations imposed by the governmental powers of taxation, eminent domain,
police power, and escheat.”!

DEFINITION OF MARKET VALUE

Market Value? can be defined as follows:

“The most probable price which a property should bring in a competitive and open market under all
conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably,
and assuming the price is not affected by undue stimulus. Implicit in this definition is the
consummation of a sale as of a specified date and the passing of title from seller to buyer under
conditions whereby:

I Appraisal Institute, Dictionary of Real Estate Appraisal, Third Edition (Chicago, IL: Appraisal Institute, 1993), p.
140.

2 The Appraisal Standards Board, Uniform Standards of Professional Appraisal Practice (Washington, DC:
Appraisal Foundation, 1993), pp. 7-8.



a) Buyer and seller are typically motivated;
b) Both parties are well informed or well advised, and acting in what they consider their

own best interests;
¢) A reasonable time is allowed for exposure in the open market;
d) Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements

comparable thereto;
€) The price represents the normal consideration for the property sold unaffected by special
or creative financing or sales concessions granted by anyone associated with the sale.

PROJECTED MARKETING PERIOD

Based on conversations with local brokers and investors, as well as historical evidence, I believe the
most likely marketing/exposure period for the subject would be six to eighteen months, if listed at a

reasonable price.

OWNERSHIP AND SALES HISTORY

According to the tax records, the property is currently owned by City of Menasha. It does not
appear that the subject has sold within the past three years.

ASSESSMENT AND TAX INFORMATION

The subject is City occupied and defined as Parcel No. 6-006737-01 and is tax exempt. It is
assumed if purchased, it will be fully assessed.



SCOPE OF WORK

The subject property was inspected by David M. Johnson on April 13, 2006. Data collection is
from sources considered reliable. When appropriate, more than one source is used to confirm data.
These sources include, but are not limited to:

Discussions with appraisers, governmental officials, contractors, buyers, sellers, realtors and
other professionals.

Exterior inspection of sales. Some with interior inspections.

Multiple Listing Services covering the Fox Valley area.

Regularly updated information retained in our office files.

Publications: e.g. Marshall Swift Valuation Service, zoning manuals, and governmental
ordinances.

Information from local assessors, tax listers, and registers of deeds.

Economic information from a variety of sources.

The analyses used to arrive at opinions and conclusions include; but are not limited to:

Factors influencing typical buyers in this area to purchase this type of property.

Sales of vacant land and similarly improved properties.

Any physical depreciation and/or functional or external obsolescence as indicated in the cost
and/or sales comparison approach section(s) of the report.

Trends in the community (physical, economic, and planned land use).

Any apparent or known adverse conditions in the subject improvements, on the subject site, or
any site within the immediate vicinity of the subject property of which I am aware.

The marketability of the subject property based on a reasonable exposure time to the open
market as indicated in the neighborhood section of this report.

The scope of work performed is considered sufficient to provide credible opinions and conclusions.
However, due to the complex nature of the investigation process, it is possible that other
information exists that was not available to us. No data discovered and considered relevant was
omitted in the development of the value conclusions. As with any appraisal, future events can
change the value after the effective date of the appraisal.



REGIONAL AND CITY ANALYSIS

The Fox Cities is a metropolitan area of approximately 180,000 persons residing in 11 contiguous
communities located near the north shore of Lake Winnebago in northeastern Wisconsin. A
general area map can be seen in the following pages.

The contiguous Fox Cities includes the Cities of Appleton, Neenah, Menasha and Kaukauna, as
well as several other urbanized towns and villages, including the Town of Greenville. The travel
time via expressway from one side of the Fox Cities to the other is approximately twenty minutes.
For analysis purposes, the contiguous Fox Cities is generally considered one metropolitan arca
composed of several different municipalities. Therefore, the most relevant market area for this
report is the entire Fox Cities area.

The contiguous Fox Cities are also part of the Appleton-Oshkosh standard metropolitan statistical
area (SMSA), which encompasses the entire counties of Outagamie, Winnebago and Calumet, and
is the third largest SMSA in the State of Wisconsin. Much of the statistical data is grouped by
SMSA, and therefore this is also a relevant market area. This section of the report will examine the
social, economic, governmental and environmental factors within the contiguous Fox Cities area
and the SMSA which have an effect on local property values.

POPULATION AND DEMOGRAPHICS
A major social factor which has an effect on demand for property is population and demographic
characteristics and trends. A growing population base will create present and future demand for

housing units, and is also indicative of a strong employment base.

POPULATION

The following table summarizes the census data for the contiguous Fox Cities, the SMSA, and the
state for 1980 and 1990, in addition to population projections for 2006.



1980-90 1990-00
1980 1990 Percent Percent 2006
Census | Census | Change Change Projection

Fox Cities Area Total | 164,314 | 180,411 9.8% 12.7% 16,506
City of Neenah 22,432 | 23,219 3.5% 6% 24,185
City of Menasha 14,748 | 14,711 -0.30% 10.1% 15,708
City of Kaukauna 11,310 { 11,982 5.90% 6.6% 12,940
Village of Little Chute 7,907 9,207 16.40% 14% 11,170
Village of Kimberly 5,881 5,406 -8.10% 8.2% 5,790
Village of Combined 2,573 | 2.190 | -14.90% 6.8% 2,092
Locks
Village of Hortonville 2,016 2,029 0.60% 19.7% 2,408
Village of Sherwood 372 837 125.00% 53.6% 1,041
Town of Grand Chute 9,529 14,490 52.10% 26.6% 19,463
Town of Menasha 12,307 | 13,975 13.60% 10.2% 16,516
Town of Greenville 3,310 3,806 15.00% 52.7% 5,117
Town of Buchanan 1,742 2,484 42.60% 94.8% 3,625
Town of Harrison 3,521 3,195 -9.30% 45.9% 3,674
Town of Neenah 2,864 2,691 -6.00% 8.8% 2,838
Town of Clayton 2,353 2,264 -3.80% 17.9% 2,467
Town of Vandenbroek 1,538 1,291 -16.10% 9.2% 1,360
Town of Kaukauna 998 939 -5.90% 14% 1,093
;;’SX AL ities-Oshkosh 291,369 | 315,121 | 8.20% 11.7% 351,823
County of Calumet 30,867 | 34,291 11.10% 14.6% 37,114
County of Outagamie 128,730 | 140,510 9.20% 12.4% 159,912
County of Winnebago 131,772 | 140,320 | 6.50% 10.2% 154,797
State of Wisconsin 4,705,642(4,891,769]  4.00% 7.8% 5,409,436

Source: Wisconsin State Department of Administration, Demographic Services Center, Wisconsin Population Projections
City, Town, Village, (Projections by Total Estimates)

The data shows steady population growth from 1980 to present. The respective growth rates for the
Fox Cities and the SMSA from 1980 to 1990 was 9.8 percent and from 1990 to 2000 was at 12.7%.
This is the second fastest growth rate among the ten major metro areas in the State of Wisconsin
and one of the fastest growing areas in the Midwest.
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Similar growth rates of 9.9 and 9.1 percent are projected from the years 1990 to 2001. However,
the growth from 1990 to 1995 has already exceeded the prorated projections, as can be seen in the
above table, and therefore the actual population for the Year 2006 will likely be higher. In
summary, the area has been growing at a steady rate of around one- percent per year, with similar
growth likely to continue at least through the Year 2006. This growth should ensure consistent
demand for housing units and commercial property through 2006.

INCOME DATA

Another pertinent demographic factor is household income, in that a typical, bell shaped curve is a
positive indication of an even income distribution and a healthy local economy. The following
graph demonstrates the 1990 household income data for the Fox Cities area.

1990 HOUSEHOLD INCOME DISTRIBUTION

12000
10000
8000
6000
4000
2000

Series]

Number ot Households

<$10 $20 to $30 $40 to $50 $60 to $75 > $100

Household Incomes

As can be seen in the graph, there is an even distribution of income in the area with many good
paying jobs. In a more recent survey, the Fox Cities SMSA ranked 141st out of 316 in terms of
total effective buying income (EBI), by Demographics USA City Edition 1995. At $40,179, the
area ranked 69th in median household EBI by the same study, which places it in the upper quartile
of the 316 largest communities.

ECONOMIC FORCES

Economic forces are interrelated to population and demographics characteristics, in that a strong job
market normally creates population growth and sufficient income to rent or buy housing units, as
well as demand for industrial or commercial properties. The Fox Cities economy has outperformed
the state and the country in recent years, and has avoided any major economic downturns.
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EMPLOYMENT DATA

For statistical purposes, most of the area’s employment data is categorized by the SMSA. The
following pie chart summarizes the major SMSA standard industrial classification categories for

1999.

Employment by Industry

Construction
6.2%

Manufacturing

Government 27.1%

11.6%

Transportation
4.7%

F.I.R.E

Retail 4.7%

17.1%

ervices

Wholesale 4.5% 24.1%

The total labor force size is approximately 211,000, of which 180,000 is non-farm employment. A
major segment of the local economy is paper and related industries. The paper industry currently
accounts for over ten percent of area employment, and has remained consistent as a percentage over

the past 15 years.

Other major manufacturing type industries include printing and graphic arts, machinery, metals, and
food processing. Major service industries include insurance and financial institutions. The area is
dominated by manufacturing with approximately 33 percent of employment, but also has segments
in services at 45 percent, trade at 26 percent, and government at 23 percent. This balance helps the
area to avoid major recessions due to a slowdown in any one sector.
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MAJOR EMPLOYERS

The following table lists the current major Fox Cities employers. As the previous data would
suggest, the major employers are focused in paper and related products.
companies include relatively diverse industries such as tissue manufacturing, specialty paper and
packaging. Although these are all classified as part of the paper industry, they really represent
distinct markets that are not strongly related.

Nonetheless, these

Other major base companies include other

manufacturing and insurance, which again add to the overall diversity and stability of the area.

2000 MAJOR FOX CITIES EMPLOYERS

[Company Product g:::;lll:) eyreZ:
Kimberly-Clark Corporation Tissue products for personal care 5,730
Plexus Corporation & Affiliates [Electronic design, manufacturing, and testing (2,477
Anchor Food Products, Inc. IFood processing 1,500
Pierce Manufacturing, Inc. Fire and utility truck bodies 1,500
Appleton Papers Inc. Carbonless and specialty papers 1,420
Miller Electric Mfg. Co. Electric arc welders 1,300
Georgia Pacific Tissue Paper napkins, table covers, etc. 1,290
Menasha Corporation Corrugated containers 1,197
Inter national Paper Specialty papers 1,100
[Neenah Foundry Company Gray and duc tile iron castings 985
Appleton LLC Carbonless and specialty papers 900
Pechiney Plastic Packaging Packaging cartons and wraps 850
Stora Enso-Kimberly Mill Specialty Papers 850
Banta Corporation & Affiliates [Printer of books and periodicals, etc. 848
J.J. Keller & Associates, Inc.  [Publishing and warehousing 800
Oscar J. Boldt Construction Construction 700
Valley Packaging Industries Packaging 700
Presto Products Company Plastic bags and wraps 620
Outlook Graphics Corp. Printing, mailing, converting and packaging 615
U.S. Oil Company, Inc. FFolding cartons S15
Graphic Packaging Corp. Packaging 500

Source: 2000 Estimates of Local Employment

Fox Cities Chamber of Commerce

Source: 1998 Estimates of Local Employment

Fox Cities Chamber of Commerce




LABOR FORCE

The total size of the SMSA labor force increased in size from 154,300 in 1980 to 211,300 in 1995,
according to the Department of Labor, a 37 percent increase. According to the Wisconsin
Department of Industry, Labor and Human Relations, total job growth for the labor planning area of
Outagamie, Calumet and Waupaca Counties was projected to increase 29 percent from 1988 to
2000. Job growth for the labor planning area of Winnebago, Green Lake and Fond du Lac Counties
is anticipated to be 16 percent for the same period. This would indicate continued job growth and
stability in the area.

The SMSA unemployment rate has historically been lower than the comparable state and U.S.
averages. The Unemployment rates from January 1999 to September 2000 are listed below. Many
area employers have had recent difficulty in recruiting employees for entry level positions.

Unemployment Rates 2002

May June Aug Sept Oct Nov Dec

e | it States westisconsin Fax Cities

In summary, the employment outlook for the Fox Cities is favorable. Continued growth in the
paper industry, combined with existing diversification should contribute to steady job and
population growth. These factors will help to create additional demand for real estate in the Fox
Cities area in the near future.

GOVERNMENTAL FORCES

Another area factor which has an affect on the housing market is the government composition and
characteristics. Government actions can encourage or discourage demand and development within
any single municipality.

The Fox Cities area is unique in that it is a conglomeration of contiguous communities, each with
its own governmental bodies. Of the eleven communities, four are cities, three are villages and
four are townships. Although boundary problems do arise periodically, these governmental bodies
generally work well together and have avoided major disputes.

14



FINANCING AVAILABILITY

Another factor which has a substantial effect on real estate is the availability of financing. The
most probable source of financing for local commercial projects is a local commercial or savings
bank. The appraiser undertook a survey of the market to determine typical financing terms.

Typical terms are three to five year fixed rate notes, with a 15 to 25 year amortization with 20 years
the norm. Commercial banks typically lend based on treasury rates, plus 250 to 375 basis points.
These rates would generally vary from 5.0 to 7.0 percent, depending on current treasuries.
Financing charges include a zero to one point loan origination fee. Maximum loan-to-value ratios
range from 70 to 80 percent, depending on type of property. Institutional lenders are also in the
market for some of the larger projects, with generally similar terms, but often fixed on a longer-
term basis.

TRANSPORTATION LINKAGES

A final major environmental factor to be considered is the overall transportation availability.
Transportation modes in the Fox Cities provide excellent access within the area and between and
among other metropolitan areas. These linkages are discussed more specifically in the
neighborhood section as they relate to the subject.

The major highway linkage in the area is U.S. Highway 41, a six lane north/south freeway running
through the Fox Cities from Milwaukee to Green Bay. This highway provides good north to south
access through most of the state. Highway 441, otherwise known as the Tri-County Expressway,
was recently completed in 1993 and intersects Highway 41 in Menasha, crosses south Appleton,
and extends through Kimberly and Little Chute back to Highway 41.

15



This has greatly improved access to the south side of Appleton and to the eastern Fox Cities, and
has had a particularly positive effect on properties located on the southeast side of Appleton. The
completion of Highway 441 has effectively created a loop in the Fox Cities that is still filling in.

Other major road improvements include the West Side Arterial that runs from Highway 76 in the
Town of Grand Chute to Highway 114 in the Town of Neenah. This provides an alternative
north/south route west of Highway 41, and also alleviates some of the traffic volume currently on
that highway. Another major project is the widening of Highway 10 to four lanes, as well as an
extension of Highway 76 to Northland Avenue. These will greatly improve access to the western
portion of the Fox Cities, and are currently under way.

Outagamie County Airport is a Class A airport and serves United Express/Air Wisconsin,
Northwest Airlines, Midwest Express, Maxair, and K.C. Aviation. Rail service is provided by Fox
River Valley Railroad and Wisconsin Central Limited. Bus service includes Valley Transit within
the Fox Cities and Greyhound Bus Lines to other areas of the country. The closest port is in Green
Bay. approximately 25 miles to the north.

CONCLUSION

The area economy has been growing moderately in recent years and growth is expected to remain
strong. This is turn has spurred population growth, housing growth and business growth.

Other area factors such as the local government character and composition, and transportation
linkages have a positive effect on the subject. The government is stable with a typical level of
services. and improving transportation linkages have improved overall access to the subject.

In conclusion, area characteristics indicate a stable market for the subject property, with no major
social, economic, governmental, or environmental factors which would have a major negative
effect, or cause any external obsolescence, due to area characteristics. The continued use would
represent obsolescence.
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AIRPORT ROAD FACING EAST



APPLETON ROAD FACING SOUTH

APPLETON ROAD FACING NORTH



NEIGHBORHOOD DATA

A neighborhood can generally be defined as a group of complementary land uses. Neighborhood
characteristics and trends can positively or negatively affect a property’s value. Therefore, it is
relevant to examine a property within the context of its surroundings to determine the
neighborhood’s effect on the subject’s value.

BOUNDARIES

The subject property is located at the southeast corner of Appleton Road or Highway 47 and Airport
Road on the City of Menasha’s north side. The neighborhood boundaries can best be defined as
Highway 441 to the north, Ninth Street to the south, Grove Street to the east and Airport Road to
the west. These areas represent natural geographical, transportational, and use type boundaries.

SURROUNDING IMPROVEMENTS

The subject is located along Appleton Road or Highway 47, which is of mixed-use including
commercial and residential. The northeast corner has a small beauty shop, while the northwest
corner has Kitz and Pfeil Hardware and the southwest corner is Affinity Health. Adjacent and to
the south is a vacated health clinic facility and vacant land that is currently listed for sale. Adjacent
and to the east is small dental clinic, east of which is a residential neighborhood of single-family
and scattered two-family homes.

STAGE OF DEVELOPMENT AND TRENDS

The neighborhood is nearly eighty-five percent developed with commercial and residential. The
trend along Highway 47 is commercial development with the transition from residential.

COMPATIBILITY AND ADAPTABILITY OF SUBJECT

The subject property is currently utilized as a fire station and is relatively compatible, however,
could be developed to a higher and better use, due to its corner influence, proximity, and exposure
and it represents an obsolete location and facility for the continued use.
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LINKAGES

The major transportational linkage in the area is Highway 441, located one to two miles to the north
with an interchange at Appleton Road or Highway 47, which is also a major north/south artery
connecting the Neenah and Menasha area to Appleton.

CONCLUSION

The subject is on a high profile corner and is currently improved with a fire station, and, is under
utilizing the site. The building is somewhat dated and obsolete.
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SITE DATA

SITE SIZE AND SHAPE

Per the municipality, the subject is rectangular parcel of land with 131.6" of frontage on Appleton
Road/Highway 47 and 123” on Airport Road, for a total are of approximately 16,010.91 square feet,
more or less. No survey was provided so the indicated lot size is assumed to be true and accurate
for the purpose of this appraisal report and its final estimate of value. Per the assessor records

TOPOGRAPHY AND SOILS

The subject site has overall level topography and is on even grade with the surrounding sites. Soil
borings were not taken for the purpose of this appraisal so it is assumed that the load-bearing
characteristics of the subject site are typical for the region. Neither the subject nor the existing
neighborhood buildings appear to be experiencing problems relating to the soil.

SITE IMPROVEMENTS

The site improvements include the building, asphalt and concrete paved areas, landscaping, flagpole
and sign.

PUBLIC INFRASTRUCTURE
All utilities are available to the site including sanitary sewer, water, gas, electricity, and telephone
service. The subject has frontage on Appleton Road, which is a four lane, asphalt paved road with

curb and gutter, plus frontage and access off Airport Road, which is two-lane asphalt paved with
curb and gutter. There are no known proposed public improvements.

ZONING
The subject site is presently zoned R1, Single Family Residential and is assumed to be in

conformance with the local zoning regulations. The appraisal report and final estimate of value
assumed zoning will be change for the building to be utilized as commercial with shop area.

FLLOOD HAZARD AREA

The subject site does not appear to be located in the flood plain, according to FEMA map no.
550510 0005C, dated 1/5/84.
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ENVIRONMENTAL CONDITIONS

Some the heating pipes are wrapped in asbestos with the appraisal assuming it is properly
encapsulated with no environmental issues. The appraiser is not an expert in the identification of
hazardous substances or detrimental environmental conditions. The appraiser's routine inspection
and inquiries about the subject property did not develop any information that indicated any apparent
significant hazardous substances or detrimental environmental conditions which would affect the
property negatively. If the environmental condition of the subject is of concern to the client, it is
recommended that an expert be contacted.

EASEMENTS/RESTRICTIONS/ENCROACHMENTS:

There are no known easements or restrictions on the subject property. No legal search was made by
the appraisers, however, and it is the appraiser’s recommendation that all of the easements,
restrictions, and encroachments be legally researched and properly documented for the client.
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DESCRIPTION OF IMPROVEMENTS

GENERAL DESCRIPTION:

GROSS BUILDING AREA:

USE:
WINDOWS:
ROOF:

EXTERIOR WALLS:

EAVE HEIGHT:

INTERIOR:

INTERIOR WALLS:

CEILING FINISH:

FLOOR COVERS:

HEATING/COOLING:

LIGHTING:

ELECTRICAL SERVICE:

The subject is currently utilized as three-bay fire station with
all of the needed accommodation and a partial basement. A
building sketch and subject photographs are included in the
following pages.

Above grade: 4,950 square feet
Basement: 2,475 square feet

Three-bay fire station
Awning and slide-by
Built-up

Concrete block and split rock

Garage: 16°
Office: 13°

Three-bay garage area with other area having a counter
office, locker room, dormitory room, plus dining and
recreation area with kitchen and restroom. See attached floor
plan.

Plaster plus block

Ceiling tile and plaster

Carpet and tile

Hot water boiler system, plus forced air

Fluorescent

Appears adequate for current use, indicating 150 amp
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PLUMBING: One restroom off lounge area with water closet and sink.
Garage area has three catch basins, shower and janitorial
sink. Locker room has two water closets, urinal, two sinks,
plus shower. Kitchenette area, one drinking fountain, hot
water heater.

AGE: 1968
PARKING: Small employee parking area
ADDITIONAL FEATURES: Three-bay shop with three-12°x14" overhead doors at grade.

Each bay has a catch basin. Basement area.

GENERAL COMMENTS:

The subject is a somewhat older fire station facility with three bays and accommodating features
plus partial basement. It is in overall average condition with some older features, however, is
assumed to be structurally adequate with all mechanical equipment in working order.

The appraiser is not an expert in the identification of code violations for compliance with the
Americans with Disabilities Act. If this is of concern to the client, it is recommended that an expert
be contacted.
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SUBJECT PROPERTY FACING SOUTHEAST
OFF APPLETON ROAD

i TN

SUBJECT PROPERTY FACING SOUTHWEST
OFF AIRPORT ROAD



REAR VIEW OF SUBJECT FACING
NORTHEAST OFF APPLETON ROAD

GARAGE AREA



DORMITORY AREA

OFFICE AREA



HIGHEST AND BEST USE

Highest and best use is defined as follows:

The reasonably probable and legal use of vacant land or an improved property,
which is physically possible, appropriately supported, financially feasible, and that
results in the highest value. The four criteria the highest and best use must meet are
legal permissibility, physical possibility, financial feasibility, and maximum
profitability.>

The highest and best use analysis involves two separate estimates: 1) the site as if vacant; and, 2)
the property as improved. It is important to recognize that in some cases of improved properties,
the highest and best use may be different from the existing use. The existing use will continue,
however, until the land value in the highest and best as vacant use exceeds the total value of the
property in its existing use plus any site preparation costs.

In summary, the physically possible and legally permissible use that maximizes the property value
represents the highest and best use. The highest and best use is also important in that it establishes
a basis of selection for the comparable sales.

HIGHEST AND BEST USE AS IF VACANT

The highest and best use assumes that the subject site is vacant or can be made vacant by the
removal of any existing improvements. The subject site is a corner lot off Airport Road and
Appleton Road or Highway 47, which is a major north/south artery providing good exposure and
accessibility. The lot is of limited physical utility with 16,010.91 square feet, which would best
accommodate a small retail or other commercial use where exposure is pertinent.

HIGHEST AND BEST USE AS IF IMPROVED

The subject site is currently improved with a fire station. The fire station is older, somewhat
obsolete with relocation possible to better utilize the site, which is limited in size. The highest and
best use would be to continue, however, based on the obsolescence the property could be marketed
as vacant land or a complimentary use, such as an office or small retail where a combination of
office and garage area is needed. The appraisal report will determine whether or not the highest and
best use is as if vacant, based on whether or not the land value is higher than the value of the
building and land together including razing cost. The assignment is based on the sale of the
property, so, as a result, the highest and best use improvement would be as office/retail with shop or
garage, assuming it could be rezoned.

3Dictionary of Real Estate Appraisal, p. 171.
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THE APPRAISAL PROCESS

The appraiser should consider three approaches to value in every appraisal assignment. These are
the:

Cost Approach
Sales Comparison Approach
Income Capitalization Approach

The cost approach is based on the economic principal of substitution, in that an informed purchaser
would pay no more for a property than the cost of producing a substitute property with the same
physical, functional and economic utility. This approach is particularly applicable when the
property being appraised is relatively new, and represents the highest and best use of the land, or
when relatively unique or specialized improvements are located on the site for which there are little
sales or income data.

The sales comparison approach is also based on the principal of substitution in that an informed
buyer would pay no more for a property than the cost of acquiring an existing property with the
same utility. This approach is most applicable when an active market provides sufficient quantities
of reliable and verifiable sales data. This approach can be unreliable in an inactive market, or in
estimating the value of properties for which comparable sales data cannot be verified with the
principals to the transaction.

The income capitalization approach is based on the economic principal of anticipation, which
assumes a property is worth no more that the present value of the anticipated economic benefits.
This approach is widely applied in appraising income-producing properties, where the appraiser
capitalizes the current income stream or discounts the projected income.

The building is somewhat older and obsolete as a fire station, however, the Cost Approach will be

developed as a guide. In addition, several different types of buildings sales will be considered and
adjusted along with rental data.
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COST APPROACH

The cost approach to value reflects market thinking by recognizing that market participants relate
value to cost. Buyers tend to judge the value of an existing structure by the considering the prices
and rents of similar buildings and the cost to create a new building with optimal physical and
functional utility. Moreover, buyers adjust the prices they are willing to pay by estimating the costs
to bring an existing structure up to the level of physical and functional utility they desire.
Therefore, in applying the cost approach, the appraisers attempt to estimate the difference in worth
to the buyer between the property being appraised and a newly constructed building with optimal

utility.4

The first step in the cost approach is to estimate the site value. The appraiser then estimates the
replacement cost of the improvements, and finally estimates any physical depreciation, functional
or economic obsolescence applicable to the property.

SITE VALUE

Site value is estimated through the sales comparison approach, which is the process in which sales
or listings of similar properties are used in order to estimate market value. The appraiser makes
adjustments to the comparables based on factors that affect value such as property rights conveyed,
motivations of buyers and sellers, financing terms, market conditions, location, size and other
physical features. The adjusted values are then reconciled into a subject value estimate.

In developing a land value, several sales of commercial sites throughout the Neenah, Menasha and
Fox Valley area were analyzed and considered.

The subject site is a rectangular parcel of land with a gross area of 16,010.91 square feet, more or
less. The following sales were utilized with each sale adjusted for such items as time, location-
site/view (size, shape, utility, accessibility, and exposure). It should be indicated the land value is
based on the site improved with the current structure.

4 The Appraisal of Real Estate, 9th Edition, American Institute of Real Estate Appraisers, 1987, p.345.
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LAND SALE #1

Address....: 1049 Appleton Road
Town of Menasha
Parcel No. 008-1582
File No.: C139-2002
Grantor:
Grantee: Gene R. Kuchenbecker
SALES INFO.
$100,000 Document #..: WD
3/01 Lot Size........: 29,250 sf
$3.42 Zoning..........: B-3
Price/ACrC...uucivenennenne : N/A Muni. Serv...: Available

Comments:  Adjacent site to Best Beverage Mart — building razed and donated to fire
department, approximately excavating cost $4,800.
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Address....:

Parcel #....:

Grantor:

Grantee:
SALES INFO.
Selling Price.......c..c..... $140,000
Date..ueoeeeceieee el 3/99
Price/SF oo $3.48

LAND SALE #2

1240 Appleton Road
Menasha, WI
4-00922-00

Joseph C. and Cynthia Ferraro
Grieshaber Main Street Partnership

Document #..:
Lot Size........:

Muni. Serv...:

Comments:  Future site of Tom’s Drive Inn

27

WD 053113
40,273 sf
Commercial
Available



LAND SALE #3

Address....: N. Richmond Street
Appleton, WI

Parcel #....: 31-5-9483-21

Grantor: Matt Gamerdinger

Grantee: Coffee Shack, LLC
SALES INFO.
Selling Price : $98,000 Document #..: WD #1690858
Date....cooereerrennens : 12/1/2005 Lot Size........: 18,338 sf
Price/SF : $5.34 Zoning........... C2
Price/Acre.....cocceenii n/a Muni. Serv...: All
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LAND SALE #4

Address....: 700 W. Brewster Street
Appleton, WI
Parcel #....: 31-5-2436-00; 31-5-2434-00
Grantor: Raymond E. Nussbaum
Grantee: Jerome Kunstman
SALES INFO.
Selling Price........c...... : $57,100 Document #..: WD 1607388
Date....coovereeeereeieend 4/13/04 Lot Size........: 13,464 sf
: $4.24 Zoning........... C2
N/A Muni. Serv...: All
Comments:
City of Appleton
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LAND SALE ADJUSTMENTS

Land Sale Adjustment Grid

Sale Number #1 #2 #3 #4
Price per SF $3.42 $3.48 $5.34 $4.24
Market Conditions (3%/Yr) +15% +21% +1% +6%
TIME ADJUSTED PRICE $3.93 $4.21 $5.39 $4.49
Physical Adjustments:
Location/Neighborhood = -10% -25% -10%
Size +5% +5% = =
Physical Characteristics +15% +15% +15% +15%
Total Adjustments +20% +10% -10% +5%
INDICATED VALUE $4.72 $4.63 $4.85 $4.71

Property Rights Conveyed/Conditions of Sale/Special Financing: None of these sales
contained any known special financing, and as a result, cash equivalency is not applicable and
therefore not developed. All sales are assumed to be arm’s length with no special conditions and
for the fee simple interest, unless stated otherwise.

Market Conditions: Land values in the area have been appreciating moderately. Therefore, an
annual inflation rate of three percent was used to adjust the comparable sales. Some of the sales are
older. however, were utilized because there were very comparable in location and proximity, and
with the indicated time adjustment are very reflective of the subject value.

Location/Neighborhood: The sales were adjusted for overall location, neighborhood and
proximity.  The subject is centrally located in a mixed-use commercial and residential

neighborhood.

Site Size: Larger sites tend to sell for less on a per square foot basis. The comparable sales are
adjusted appropriately. Also considering utility for development, with the subject being small.

Physical Characteristics: The comparable sales are similar sites with no major constraints to
development. This section also takes into consideration shape, frontage, corner influence and
overall utility. The subject is a corner lot with somewhat limited size for overall utility for

development.
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CORRELATION OF LAND VALUE

In arriving at a land value, several sales were considered with four sales developed. The four sales
are comparable sites that had an adjusted value range from $4.63 to $4.85 with a value of $4.75
established for the subject land.

In addition, to the sales there were some listings also considered. There currently a listing at 1312
Appleton Road. Menasha that has a home on a 1.0 acre site listed at $5.51 per square foot in a
superior location. Another site just to the south of the subject contains 17,859.6 square feet and is
currently listed at $2.80 per square foot for an inferior site with the subject being a corner lot.

THEREFORE:
16,010.91 sq.ft. x $4.75/sf = $76,052, rounded, $76,000

As a result, the value of the land as of April 13, 2006 was estimated to be:

$76,000

REPLACEMENT COST ESTIMATE

The second major step of the cost approach is to estimate the replacement cost of the building and
site improvements. Replacement cost is defined as “the estimated cost to construct, at current
prices as of the effective appraisal date, a building with utility equivalent to the building being
appraised, using modern materials and current standards, design and layout.”

In arriving at a replacement cost for the subject building, the appraiser relied primarily on the
Marshall Valuation Service, with additional support provided by the actual cost of similar facilities
appraised by this firm were also reviewed to justify and reinforce the value developed through the
manuals.

5 Dictionary of Real Estate Appraisal, p. 303.
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BUILDING COST

The building cost was developed by a range of fire station or shop building descriptions through the
Marshall and Swift Cost Guide. Adjustments are then made to reflect differences in building
height, perimeter, local cost, and the current cost. The product of these adjustments results in an
adjusted cost estimate of $69.96 per square foot (includes basement area), which falls within the
range of other newly constructed buildings in the Fox Valley area that are similar to the subject and
have been appraised by this firm.

SITE IMPROVEMENTS

Site improvements that are not part of the cost estimates include asphalt paving, sign, sidewalks,
site lighting, and landscaping. Based on the Marshall and Swift Manual as well as actual cost for
the subject and other similar buildings, the depreciated contributory value of these items is
estimated to be $15,000.

DEPRECIATION AND OBSOLESCENCE

The final step in the cost approach is to estimate the amount of deterioration and obsolescence
attributable to the building improvements, which can be broken down into physical deterioration,
functional obsolescence, and economic obsolescence. The equipment value and site improvement
were already estimated on a depreciated basis, and therefore no further deductions are applicable.

PHYSICAL DETERIORATION

Physical deterioration or depreciation is a reduction in utility resulting from an impairment of
physical condition. For the purpose of appraisal analysis, it is most common and convenient to
divide physical deterioration into curable and incurable components. Curable depreciation is
economically feasible to cure. In other words, if the value added to the property is greater than the
cost of the repair, then the depreciation is curable. Incurable depreciation cannot be economically
corrected

In developing incurable depreciation, the age-life method was utilized. This is established by
estimating the total life expectancy of the building, as well as the effective age based on the
condition of the property on the date of inspection. The relationship of the effective age to the
whole-life estimate determines the proportion of the life of the structure that is gone. As a result, by
dividing the effective age into the estimated useful life of the building, the depreciated value due to
the physical deterioration can been determined.

The subject building was built in 1968, has several original features, however, and is structurally
adequate with the mechanical equipment appearing to be in good working order. As a result, based
on the age-life method physical deprecation was estimated to be thirty five percent.
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FUNCTIONAL OBSOLESCENCE

Functional obsolescence results from deficiencies or superadequacies in the structure. This can also
be broken down into curable and incurable components.

The subject is a functional obsolete three-bay fire station that has a cost of conversion to another
use, which is anticipated to be small commercial retail with bay areas required. Based on this
premise, there is functional obsolescence estimated at twenty-five percent.

ECONOMIC OBSOLESCENCE

Fconomic or external obsolescence is a defect caused by influences outside of a site, and generally
incurable. Most typically this results from neighborhood changes or changes in the economic
health of a community.

The neighborhood is growing, and surrounding improvements are reasonably compatible and in
good repair. In addition, the economic health of the Fox Cities remains strong. The building is
however, a current fire station, which would acquire a cost of conversion on the open market with
obsolescence. As a result, economic obsolescence is estimated to fifteen percent, with part of
economic already considered in the functional obsolescence section.



SUMMARY OF COST APPROACH

Estimated Total Replacement Cost of the Improvements:
Building: 4,950 SF @ $69.96 $346,302
(Basement area included)

Less: Depreciation and Obsolescence

Physical (35%) $121,206
Functional (25%) $ 86,576
Economic (15%) $ 51,945
Total Depreciation -$259.727
Total Depreciated Value of Building $ 86,575
Depreciated Value of Site Improvements $ 15,000
Value of Land $ 76.000
Estimated Value by the Cost Approach $177.575,

rounded, $178,000

The above figures are based on the indicated cost manuals. The actual cost of the property was also
reviewed and analyzed to justify and reinforce the cost figures developed through the manuals.

As a result, the value by the Cost Approach as of April 13, 2006 was estimated to be:

$178,000
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SALES COMPARISON APPROACH

As previously discussed in the site value section, the sales comparison or market data approach
compares the sales of similar properties to formulate a market value for the subject property. The
appraiser makes adjustments to the comparables based on factors that affect value such as property
rights conveyed, motivations of buyers and sellers, financing terms, market conditions, location,
size and other physical features. The adjusted values are then reconciled into a value opinion. This
approach is based on the premise that a buyer would pay no more for a property than the cost of
acquiring an equally desirable existing property.

COMPARABLE SALES DATA

In developing a value by the sales comparison approach, the appraiser researched the area for sales
of similar type buildings. The subject is a fire station with no other known fire station sales, (except
Sale 1) and, as a result, similar use property sales were reviewed, analyzed and considered, where
the use is a combination of retail or office with three-bay shop attached. The following pages
include information on several of these sales, followed by an explanation of adjustments.
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Sale #1

BUILDING TYPE: Vacated Municipal Town Hall
BUILDING NAME: Grand Chute Town Hall

Address....: 502 W. Northland Avenue
Town of Grand Chute
File #.......: C175-03
Grantor: Town of Grand Chute
Grantee: Steve Winters/Rollie Winter
SALES INFO. SPECS.
Sale Price......cccceveruennene : $570,000* Net SF.......... 5 n/a
Sale Date.........coeevennnl 11/3/03 Lot Size........: 106,789 sf
Gross SF...coveevvcnnnnnnst See Below Zoning........... CL
Price/ Gross SF............: See Below Muni. Serv...: Available
Document #.................: WD No. Stories...: 1-story
Terms....ccccecceevuerenuennnsl Eave Height.: See below
Age........... See below

Comments: Three buildings with specification listed below:
Main Building/Town Hall: 9,620 sf, built in 1951, 5 overhead doors with truck bays, fire truck area.
Shop building: 7,200 sf, functional repair/shop, small office, overhead doors 20° eave height, block,
steel, built in 1989
Residential building: Used as office space, 1,096 sf, built in 1952
Sale price has a partial leaseback agreement included. Total Price/SF: $31.82




Sale #2

BUILDING TYPE:Office/Warehouse
BUILDING NAME: Athlete Foot Office/Warehouse

Address....: 2951 S. Oakwood Road
Oshkosh, WI
Parcel #....: 13-2910-3002
Grantor: David W. Spanbauer LLC
Grantee: Beez Properties LLC
SALES INFO. SPECS.
Sale Price......ccccecvernees $215,000 Net SF.......... : n/a
Sale Date........ccoeeveunnnel 9/30/2004 Lot Size........: 43,560 sf
Gross SF...cccvvevvcnecen: 4,312 sf Zoning...........  Commercial
Price/ Gross SF............ : $49.86 Muni. Serv...: Available
Document #.......c......... WD #1329725 Eave Height: One-story
Age............ 1998
Const. Type.: Masonry
Comments: Office and warehouse shop facility on slab with 3,000 sf shop area, approx. 1,300 office area. 3 offices,

receptionist area, conference room. Shop is heated with restrooms.




Address
Parcel #
Grantor:
Grantee:
SALES INFO.
Sale Price......ueeeveecreennnt
Sale Date........ccceenueennnst
GroSs SF...ccoevvveeeiiennnns :
Price/ Gross SF............:
Document #.......ccceeueenst

Sale #3

BUILDING TYPE:Office/Warehouse
BUILDING NAME: OEC Graphics

..... 2300 Algoma Blvd.
Oshkosh, WI
..... 12-140-900-00
Robert & Nancy Albright
Paul Redemann
SPECS.
$190,000 Net SF..........: n/a
6/17/02 Lot Size........: 32,559 sf
5,130 sf Zoning.......... : Commercial
$37.03 Muni. Serv...: Available
WD 1187627 No. Stories...: 1-story
Eave Height.: 14
Age..........: 1920
Const. Type.: Mason/Block
% Finished: 41% office

Comments: 1- story office/warehouse with no basement area. Flat roof




Sale # 4

BUILDING TYPE: Light Industrial

Address....:

Parcel #

File #.......:

Grantor:

Grantee:
SALES INFO.
Sale Price......coovveeeeet  $245,000
Sale Date...........c......... : 3/1/02
GrosS SF....uveeueeviecreeanal 6,000 sf
Price/ Gross SF............  $40.83

Document #......cceeveenat WD

BUILDING NAME:

713-725 W. Glendale

Appleton, WI

31-5-2376-00

31-5-2377-00

31-5-2378-00

C22-2002

Norbert M. Luebke

Mark Stuyvenberg
SPECS.

Net SF..........: n/a

Lot Size........ : 22,500 sf
Zoning........... M-2
Muni. Serv...: Available
No. Stories...: 1-story
Eave Height.: 14
Age........... 1946
Const. Type.: Concrete block
% Finished..: 13%

Comments: Light industrial or commercial building having 2-12°x12’ overhead doors




Sale #5

BUILDING TYPE: Office/Shop
BUILDING NAME: Aerial Works Platform
Address....: 2380 Holly Road
Town of Menasha, W1

Parcel #....: 008-011902

Grantor: David G. and Susan G. Hildebrand

Grantee: Holly Road Investments
SALES INFO. SPECS.
Sale Price.....cccoovveeee: $225,000 Net SF........... n/a
Sale Date.........c.cu....n 4/1/2003 Lot Size........: 40,296 sfor .925 acres
Gross SF....ccvveveneenst 5,460 sf Zoning..........  M-2
Price/ Gross SF : $41.21 Muni. Serv...: Available
Document #................. LC No. Stories...: One-story
Terms.....cooeeveeuecrennnns Eave Height.: 12’ to 14’

Age........... 1957

Const. Type.: Block plus pre-engineered

Comments: Block and pre-engineered office and shop facility on slab with 7 overhead doors. Lease at $4.62/sf, triple net
rent.




Sale #6

BUILDING TYPE: Auto Service Garage
BUILDING NAME: Auto Authority Repair Shop

Address....: 804 Witzel
Oshkosh, WI

Parcel #....: 06-060967-0100

Grantor: EC Merrill Inc

Grantee: Auto Authority Properties LLC
SALES INFO. SPECS.
Sale Price......ccccevevennen. : $210,000 Net SF..........: n/a
Sale Date.......cc.coeueuee 7/31/2003 Lot Size........: 45,035 sf
Gross SF.....ccceee. Wi 4,184 sf Zoning..........  M-2
Price/ Gross SF .. $50.19 Muni. Serv...: Available
Document #................! WD 1271860 Eave Height: 1-story

Age........... 1963

Comments: Auto service garage

Const. Type.: Block



COMPARABLE BUILDING SALE ADJUSTMENTS

Sale Adjustment Grid

Sale Number #1 #2 #3 #4 #5 #6
Price per sq.ft. $31.82 $49.86 $37.03 $40.83 $41.21 $50.19

Market Conditions (3%/YT) +7% +5% +11.5% +12% +9% +8%
TIME ADJUSTED PRICE $34.05 $52.35 $41.29 $45.73 $44.92 $54.21
Physical Adjustments:

Location/Lot Size -15% -10% -10% -5% -5% -15%

Age & Condition +5% -20% +10% = = -10%

Size +20% = = = = =

Use/Quality/Funct. Utility -10% -10% -20% -15% -15% -15%
Total Adjustments 0% -40% -20% -20% -20% -40%
INDICATED VALUE $34.05 $31.41 $33.03 $36.58 $35.94 $32.52

Property Rights Conveyed/Conditions of Sale/Special Financing: None of these sales
contained any known special financing so, as a result, cash equivalency is not applicable and
therefore not developed. All sales are assumed to be arm’s length with no special conditions and

for the fee simple interest, unless stated otherwise.

Market Conditions: Property values in the area have been appreciating moderately. Overall
values of existing properties have generally increased two to three percent per year. This is similar
to overall consumer price index increases, and three percent per year is estimated as a reasonable

appreciation rate.

Location/Lot Size: The location adjustment is based on the estimated land value per square foot of
building area. This section takes into consideration overall location, neighborhood and proximity.
The subject is in a good location on a well traveled street, on a corner lot of somewhat limited size
for development, all of which are considered within this section.

Age & Condition: The age and condition adjustments are approximately based on estimated
effective age at the time of sale.

Size: Larger buildings have a tendency to sell for less per square foot.

Quality/Use: Quality/use adjustments are based on estimated replacement cost of the buildings.
Functional utility which includes layout and use in also considered in this section. The subject does
have functional obsolescence, however, does have a three-bay shop and accommodating area that
could be converted to office or retail, plus a partial basement, all of which are considered within

this section.
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RECONCILIATION OF COMPARABLE SALES

In arriving at a value for the subject property by the Market Data Approach, several sales of
comparable type properties throughout the Fox Valley area were analyzed and considered with six
sales developed. FEach sale was adjusted for such items as time, financing, location, site
improvements and building characteristics.

Based on the above adjustments, the sales had an adjusted value range from $31.41 to $36.58. The
sales weighted nearly equal in establishing a value of $34.00 per square foot for the subject. The
resultant value calculation is as follows:

4,950 sq. ft. @ $34.00/sf = $168.,300, rounded, $168,000

In addition to the sales comparables, several similar type properties that were appraised over the
past three years were also analyzed and compared to the subject to justify and reinforce the value

developed by the sales.

As a result, the value by the Market Data Approach as of April 13, 2006 was estimated to be:

$168,000
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INCOME CAPITALIZATION APPROACH

Value can be defined as the present worth of all anticipated future benefits. The income
capitalization approach is based on the value of the property from the standpoint of the investor,
taking into consideration the potential cash flow of the property and the income stream over a
specified period of time. There are two major types of income capitalization, namely, direct and
yield capitalization.

Direct capitalization converts a single year’s income into a value estimate. In this technique, the
appraiser derives capitalization rates from market data, utilizing recent sales, the band-of-
investment approach, or other methods. The current income is then divided by the estimated rate to
derive an overall value estimate.

An alternative to direct capitalization is yield capitalization, which converts projected future
benefits into a present value estimate by applying an appropriate yield rate. The Band of
Investment technique is based on assumptions as to what a typical mortgage lender and equity
investor would require from a property. Included in the assumptions are estimated interest rates and
terms, yield rate, holding period, and any changes in property value. This approach is most
applicable in cases where the income stream values are stable or changing at a constant rate.

The discounted cash flow technique explicitly states income and value projections. These projected
cash flows, along with the estimated reversion, are then discounted to present value by an
appropriate discount rate. The discounted cash flow method is typically utilized when the cash flow
stream is irregular or specific lease information is available.

PROJECTED INCOME

The subject property is owner-occupied with no current rental terms. Several market leases were
considered and compared to the subject based on location, physical characteristics, and utilities
provided and are summarized in the following table. The leases are for similar uses, where there is
a mixture of garage and finished area that can be utilized as office or retail with 50% allocated to
each other, plus a partial basement.
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INDUSTRIAL

Tenant Site
Starting | Size Eave Size Lease

Property Rent/SF | (SF) Height | (ac) Age Year Terms

W. Pershing. C15-2000, single tenant,

Appleton $4.17 4,032 14 43561 1996 | 2000 | owner paying taxes
C61-03 Owner pays expenses
& tenant utilities. - month to

Plummer Ct. Neenah $4.21 5,696 12 46595 1960 | 2000 | month

Holly Road, T. Men $4.62 5,460 14 40296 1957 | 2003 | Triple net lease, shop/office

C81-02, Suite A $7.06, Suite
B $3.39 - owner pays all

W. Everett, Appleton $4.79 3,120 12 6807 2002 | expenses

C29-06 Pre-eng shop set up
for 1 -3 tenants - Lessee pays
S. Fieldcrest, Neenah $4.91 11,367 16 1.32 | 2001 2006 | utilities

C22-05 office/shop area
office area 2 yr 8§ mn lease;

8th Street, App $4.93 3,364 10| 32771 | 1962 | 2005 | mfg?2 yr 6 month 3-1-2005

S-year base, inc +5% every
Eim Drive, Little two years, distribution type
Chute $5.00 8,000 20 1.03 ] 1999 | 1999 | facility

The above rents indicate an overall range of $4.17 to $5.00 per square foot on a triple-net basis.
Based on the subject’s location and physical characteristics, it is felt it would be in the estimated
range of $ 4.50 to $4.75, with an estimated market rent of $4.65 established based on a triple net

lease.

PROJECTED EXPENSES

Since the estimated rents are based on a triple net lease, the only deductions would be for a vacancy
and collection loss, repairs for replacement fund and a management/leasing fee. According to local
studies and the appraiser’s own experience, industrial or shop space in the area is generally 85 to 98
percent or more occupied. Therefore, a stabilized vacancy/collection of loss of ten percent will be
utilized in the projections.

The management/leasing fee is typically moderate for a single-tenant facility, in this case estimated
to be two percent of potential gross. The replacement reserves for a building of this type are
estimated at ten percent (based on current status use) of potential gross income with another three
percent for miscellaneous expenses.
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NET OPERATING INCOME CALCULATION:

Gross Annual Income 4,950 SF @ $4.65 $23,018
Less Vacancy Rate (10 %) -$ 2.302
Effective Gross Income $20,716

Less Operating Expenses:
Repairs & Replacement/Misc. Fee (13%) $2,693

Management/Leasing Fee (2%) $ 414

Total Net Operating Expenses -$ 3.107

NET OPERATING INCOME $17,609
CAPITALIZATION RATE:

The next step is to develop an overall capitalization rate to arrive at a value for the subject. Several
methods can be used to estimate an overall rate. This report will utilize a band-of-investment
approach in addition to analyzing recent sales for overall rates. Under the band-of-investment
method, an overall rate is obtained through a synthesis of mortgage and equity capitalization
requirements. It is based on the premise that financing is typically involved in a real estate
transaction and that equity investors seek to obtain the best available financial leverage. The rate
developed is a weighted average of the return on investment required to provide a competitive
equity return.

An overall rate can then be developed, as seen below. Based on recent transactions in the local
market, the overall rate is based under the assumption that a typical buyer would go to the market
for a commercial loan at approximately 7.75 percent with 25 percent down and a 20-year
amortization. Considering these terms, the mortgage constant would be approximately .09852.

In addition to the debt financing is the equity position. The equity requirement should reflect the
cash flow rate that will satisfy an equity investor in the current market. According to the surveys of
local investors, most are willing to accept a lower cash flow rate, and are more concerned about
long-term equity build-up. Based on these conversations and rates derived from comparable sales,
a reasonable equity cash flow rate is thirteen percent, based on use and rental market, “as-is”.
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The band-of-investment rate can then be calculated as follows:

75% (LTV) x .09852  (Mortgage Constant) =  .07389
25% (1-LTV)x .13 (Equity Cash Flow Rate) = .03250
Weighted Average 10639

MARKET DERIVED CAPITALIZATION RATES

Based on the actual net operating income of the comparable sales, these properties had estimated
overall rates of 9.5 to 11.5 percent. Commercial properties with similar leases to the subject had
OAR’s at the middle end of this range.

Based on the two methods, an overall rate of 10.65 was established.

CONCLUSION OF VALUE

In conclusion, the net operating income can then be capitalized by the indicated overall rate to
arrive at an estimated value as follows:

$17,609 (NOI) /.1065 (OAR) = $165,343, rounded, $165,000
As a result, the estimated value by the income capitalization approach as of April 13, 2006 was:

$165,000
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CORRELATION AND FINAL OPINION
OF VALUE

The values arrived at by the three approaches to value as of April 13, 2006 were estimated to be:

Cost Approach $178.000
Market Data Approach $168,000
Income Approach $165,000

The Cost Approach was developed by arriving at a replacement cost for the improvements and
deducting for depreciation and obsolescence. This figure was added to the land value for the
property, which was developed by the Market Data Approach. The Cost Approach is most
applicable to newer improvements where the depreciation and obsolescence estimation does not

have to be as heavily considered.

The subject property is older and obsolete, so the Cost Approach will be used primarily as a guide
and justifies the fact that the highest and best use is to retain the building for a similar type use as

office and shop space.

The sales comparison approach is arrived at by comparing the subject to similar properties that have
recently sold on the market. Six sales were developed for a value by the sales comparison approach.
The subject is a fire station with no identical sales, however, based on the overall use there was
adequate sales data available with the Market Data Approach fully considered.

Income Capitalization is an appropriate approach when adequate income, expense, and
capitalization date is available. Several comparable leases were analyzed to estimate a market rent
level. In addition, there is adequate expense and capitalization rate evidence in the market to
support the estimates. As a result, the Income Approach is also considered.
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In conclusion, all three approaches to value were developed with most emphasis placed on the
Market Data Approach, based on the assumption the property sold for a similar use, taking into
consideration the physical characteristics and any cost of conversion. The Cost and Income
Approaches were used as guide to justify and reinforce the value developed through the sales.

As a result of my investigation and analysis, the stabilized market value of the fee simple interest of
the subject property as of April 13, 2006, is estimated to be:

$168,000

The appraisal report and final estimate of value does not include any personal property, equipment
or business value. It is also not based on continued use, but rather alternate use in the open market,
per the assignment assuming it can be utilized (per zoning), as mix use with commercial and shop.

David M. Johnson, SRA
Wisconsin Certified General Appraiser No. 57
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CERTIFICATION

I certify that, to the best of my knowledge and belief:

e The statements of fact contained in this report are true and correct.

e The reported analyses, opinions, and conclusions are limited only by the reported assumptions
and limited conditions, and are my personal, impartial, and unbiased professional analyses,
opinions, and conclusions.

e 1 have no present or prospective interest in the property that is the subject of this report, and no
personal interest with respect to the parties involved.

e [ have no bias with respect to the property that is the subject of this report or to the parties
involved with this assignment.

e My engagement in this assignment was not contingent upon developing or reporting
predetermined results.

e My compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this appraisal.

¢ My analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice.

e [ David Johnson, have made a personal inspection of the property that is the subject of this
report.

e No one provided significant professional assistance to the person signing this report.

e The reported analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the requirements of the Code of Professional Ethics and the
Standards of Professional Appraisal Practice of the Appraisal Institute.

e The use of this report is subject to the requirements of the Appraisal Institute relation to review
by its duly authorized representatives.

e [am in compliance FIRREA 1989 requirements.

e As of the date of this report, I, David M. Johnson, have not completed the requirements of the
continuing education program of the Appraisal Institute.

McClone Appraisal, Inc.

v_,Apfilisal Certified by: 3
DAVID M. JO ON, CC

Wisconsin Certified General Appraiser, No. 57

50



(99

10.

ASSUMPTIONS AND LIMITING CONDITIONS
FOR SUMMARY APPRAISAL REPORT

No responsibility is assumed for the legal description provided or for matters pertaining to legal or
title considerations. Title to the property is assumed to be good and marketable unless otherwise

stated.

The property is appraised free and clear of any or all liens or encumbrances unless otherwise stated.
Responsible ownership and competent property management are assumed.

The information furnished by others is believed to be reliable, but no warranty is give for its
accuracy.

All engineering studies are assumed to be correct. The plot plans and illustrative material in this
report are included only to help the reader visualize the property. We have made no survey of the
property and assume no responsibility in connection with such matters.

The description of any improvements made herein is based on a visual inspection, or, if proposed
construction, from plan sheets and/or specifications provided with this assignment. No structural or
mechanical tests have been made by the appraisers. It is therefore assumed that the improvements
are as structurally sound as they appear and the plumbing, HVAC, and all other mechanical systems
are in normal working condition unless specifically stated otherwise. Improvement descriptions
within this report are to assist the reader in visualizing the physical property and are not intended to
be utilized as specifications. 1f any physical factors of the land or improvements are to be matters for
specific decision making, the adequacies (structural, mechanical or functional) of same should be
confirmed with experts in these matters, such as soil engineers, HVAC engineers, structural
engineers, etc.

It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or structures
that render it more or less valuable. No responsibility is assumed for such conditions or for obtaining
the engineering studies that may be required to discover them.

It is assumed that the property is in full compliance with all applicable federal, state, and local
environmental regulations and laws unless the lack of compliance is stated, described, and
considered in the appraisal report.

It is assumed that the property conforms to all applicable zoning and use regulations and restrictions
unless nonconformity has been identified, described and considered in the appraisal report.

It is assumed that all required licenses, certificates of occupancy, and consents, and other legislative
or administrative authority from any local, state, or national government or private entity or
organization have been or can be obtained or renewed for any use on which the value estimate
contained on this report is based.
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13.

20.

21.

. It is assumed that the use of the land and improvements is confined within the boundaries or property

lines of the property described and that there is no encroachment or trespass unless noted in the
report.

. Unless otherwise stated in this report, the existence of hazardous materials, which may or may not be

present on the property, was not observed by the appraiser. The appraiser has no knowledge of the
existence of such materials on or in the property. The appraiser, however, is not qualified to detect
such substances. The presence of substances such as asbestos, urea-formaldehyde foam insulation
and other potentially hazardous materials may affect the value of the property. Value estimated is
predicated on the assumption that there is no such material on or in the property that would cause a
loss in value. No responsibility is assumed for such conditions or for any expertise or engineering
knowledge required to discover them. The client is urged to retain an expert in this field, if desired.

Any proposed improvements are assumed to have been completed unless otherwise stipulated; any
construction is assumed to conform with the building plans referenced in the report.

. The appraiser assumes that the reader or user of this report has been provided with copies of

available building plans and all leases and amendments, if any, that encumbers the property.

. This appraisal covers the described premises only. Neither the figures therein, no any analysis

thereof, nor any unit values derived are to be construed as applicable to any other property, however
similar.

. Any value estimates provided in the report apply to the entire property, and any proration or division

of the total into fractional interests will invalidate the value estimate, unless such proration or
division of interests has been set forth in the report.

. Any allocation of the total value estimated in this report between the land and the improvements

applies only under the stated program of utilization. The separate values allocated to the land and
buildings must not be used in conjunction with any other appraisal and are invalid is so used.

. Possession of this report, or a copy thereof, does not carry with it the right of publication.

. Neither all or any part of the contents of this report (especially any conclusions as to value) shall be

used for any purposes by anyone but the client specified in the report, and shall not be disseminated
to the public through advertising, public relations, news, sales, or other media without the prior
written consent and approval of the appraiser.

The appraiser, by reason of this appraisal, is not required to give further consultation or testimony or
to be in attendance in court with reference to the property in question unless arrangements have been
previously made.

The forecasts, projections, or operating estimates contained herein are based on current market
conditions, anticipated short-term supply and demand factors, and a continued stable economy.
These forecasts are, therefore, subject to changes with future conditions.
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26.

The appraiser assumes no accountability, obligation or liability to any third party. If this report is
placed in the hands of anyone other than the client, the client shall make such party aware of all
limiting conditions and assumptions of the appraisal assignment and related discussions. The
appraiser is in no way to be responsible to third parties for any cost incurred to discover or correct
any deficiencies of any type present in the property, physically, financially, and/or legally.

. Property values are influenced by a large number of external factors. The information contained in

the report comprises the pertinent data considered necessary to support the value estimate. We have
not knowingly withheld any pertinent facts, but we do not guarantee that we have knowledge of all
factors, which might influence the value of the subject property. Due the rapid changes in the
external factors, the value estimate is considered reliable only as of the effective date of the appraisal

. The value is estimated under the assumption that there will be no international or domestic political,

economic or military actions that will seriously affect property values on a nationwide basis.

. Although the mathematics of any computer output has been handchecked for accuracy, no guarantee

is made of the program’s infallibility.

Disclosure of the contents of the appraisal report is governed by the Bylaws and Regulations of the
Appraisal Institute.

_The American with Disabilities (ADA) became effective January 26, 1992. The appraiser has not

made a specific compliance survey or analysis of the property to determine whether or not it is in
conformity with the various detailed requirements of ADA. It is possible that a compliance survey of
the property and a detailed analysis of the requirements of the ADA would 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 impact upon the value of the property. Since the appraiser has not direct evidence relating
to this issue, possible noncompliance with the requirements of the ADA was not considered in
estimating the value of the property.
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Departments: Finance: Tax Roll Information Page 1 of 1

Tax Parcel ID or Number: 6-00637-01

Owner: City Of Menasha
Parcel Address: 901 Airport Rd
Tax District: Winnebago County

2005 Tax Roli Information

2005 Land Value: $ 0.00
2005 Improvements: 0.00

Parcel Total: 0.00

2005 Taxes

General Tax: 0.00
School Credit: . 0.00
Lottery Credit: 0.00
Miscellaneous: 0.00
Special Assessments: 0.00

Net Tax: 0.00

Total: 0.00
Paid Amount: 0.00

If current year's property taxes are delinquent contact Finance
Department for information on interest amount due. Unpaid Amount: 0.00
967-5112

Month and day of last account activity:

<« Search Again

hitn/fveww cifvofmenasha-wi.oov/content/departments/finance/(3)tax roll information.ph...  4/12/2006
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Alternative Residential Reporting Forms, Real Estate Continuing Education

Wisconsin Certified General Appraiser - No. 57

Senior Residential Appraiser (SRA)
Certified Commercial Real Estate Appraiser (CCRA)

President of McClone Appraisal Services, Inc., 6/81 to Present
City of Appleton Assessors Office, 1974 - 1981

Anchor Bank, Firstar Bank, Associated Bank, F & M Bank, First National Bank,
Great Midwest, M & [ Bank, F.D.LC, Cendant & Prudential Relocation,
municipalities, State of Wisconsin D.O.T., attorneys, accountants, and individuals.

Appraisal experience includes single-family, small and large multi-family units,
office, retail, industrial, warehouse, subdivisions, agricultural, & condemnation
appraisals, expert witness in court testimony.

Member of Northeast Wisconsin Chapter of Appraisal Institute

Member of National Association of Real Estate Appraisers.
Member of the International Right-Away Association

Past President, Vice-President, Secretary/Treasurer, Board of Director for

Northeast Wisconsin Chapter of Appraisal Institute.

State of Wisconsin Licensed Real Estate Broker
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