CITY OF ONALASKA MEETING NOTICE

COMMITTEE/BOARD: Board of Review

DATE OF MEETING: September 6, 2016 (Tuesday)
PLACE OF MEETING: City Hall — 415 Main Street (Common Council Chambers)

TIME OF MEETING: 9:00 A.M.
PURPOSE OF MEETING

1. Call to Order and roll call.
2. Approval of minutes from the previous meeting.
Consideration and possible action on the following items:

3. Presentation of objections for actual real/personal property values by owners or their
representatives according to the procedures established in Sec. 70.47 (8) of the Wisconsin
Statues.

Adjournment

PLEASE TAKE FURTHER NOTICE that members of the Common Council of the City of Onalaska who do not serve on the
Board may attend this meeting to gather information about a subject over which they have decision making responsibility.

Therefore, further notice is hereby given that the above meeting may constitute a meeting of the Common Council and is hereby
noticed as such, even though it is not contemplated that the Common Council will take any formal action at this meeting.

NOTICES MAILED TO:
*Mayor Joe Chilsen — Vice-Chair *Cari Burmaster-City Clerk
* Ald. Jim Binash - Chair
** Ald. Jim Olson
* Ald. Jim Bialecki
** Ald.Bob Muth
* Ald. Barry Blomquist Milde Appraisal Services
** Ald Harvey Bertrand
City Attorney Dept Heads
La Crosse Tribune
Onalaska Holmen Courier

WKTY WLXR WLAX Onalaska City Hall
WKBT WXOW Onalaska Omni Center
Onalaska Public Library

*Committee Members

** Alternate Members
Date Notices Mailed: 8-29-16
Date Notices Posted: 8-29-16

In compliance with the Americans with Disabilities Act of 1990, the City of Onalaska will provide reasonable accommodations to qualified individuals with a disability to ensure equal access to
public meetings provided notification is given to the City Clerk within seventy-two (72) hours prior to the public meeting and that the requested accommodation does not create an undue hardship
for the City.




To file an appea! on your prop

der state law (sec. 70.47(7)(a), V
evidence of property value, se

Complete all sections:

Objection to Real Property Assessment

erty assessment, you must provide the Board of Review (BOR) clerk written or oral notice of your intent, un-
Vis. Stats.). You must also complete this entire form and submit it to your municipal clerk. To review the best
e the Wisconsin Department Revenue’s Property Assessment Appeal Guide for Wisconsin Real Property Owners.

‘Section }: Property Owner / Agent Information

* if agent, submit written authorization with this form

-Propetty owner name {on changed assessment notice)

Spirit Spe Portfolio 2006 /Shopko Stores Operating Co. LLC

Agent name (if applicable)
Michael Lee/Paradigm Tax Group

Owner mailing address

700 Pilgrim Way

Agent malling address

30 N LaSalle St #3520

( ) -

karen.belonge@shopko.com (312 ) L2 - 063723

City State Zip City State Zip
Green Bay wi 54304 Chicago IL 60602
Owner phone Email ' Owner phone Email

mlee@paradigmtax.com

Section 2: Assessment Information and Opinion of Value
Property address Legal description or parcel no. (on changed assessment notice}
3366 State Highway 16 T 01§-003587-009
Onalaska wi 54304
Assessment shown on notice - Total Your opinion of assessed value - Total
$ 7,021,400 $ 3,900,000
If this property contains non-market value class acreage, provide your opinion of the taxable value breakdown:
Statutory Class Acres ] $ Per Acre Full Taxable Value

‘Residential total market value ' S o
Commercial total market value . )
Agricultural classification: # of tiltable acres @ $ acre use value

# of pasture acres @ $ acre usa value

# of spécialty acres @ $ acre use value
Undeveloped classification # offacres @ $ acre @ 50% of market value
Agricultural forest classification|# of acres @ $ acre @ 50% of market value

| Forest dassification # of acres @ $ acre @ market value
Class 7 “Other” total market value ) market value
Managed forest land acres @ $ acre @ 50% of market value
Managed forest land acres @ $ acre @ market value
Section 3: Reason for Objection and Basis of Estimate )
Reasonfs) far your objection: (Attach additional sheets if needed) Basis for your opinion of assessed value: (Attach additional sheets if needed)
1""3 Suljet i owevtlue d ased) on Mar l"""[ Fee cimple apPraisel Value
and e’ agsessed valtes of simidar Propec-hles

Section 4: OtherProperty Information

A. How was this property acquired: fcheck the box that applies)

Acquisition price $§ fvrjﬁl‘L SJQ

B. Were there any changes made to this property {ex: improvement, remodeling, addition) since acquiring it? ......

If Yes, describe

[] trade [ ]Gift

"~ [XPurchase
Date -

{mm-ddyyyy)

|:| Yes

] Inheritance

X No

Date of Cost of

changes - - ¢hanges §

fmm-dd-yyyy}

C. During the last five years, was this property listed/offered for sale? e et
If Yes, how long was the property listed (providedates) - -

Asking price $

Does this cost include the value of all labor (including your own)? {_] Yes

; (] Yes

to - -
{(rmm-dd-yyyy}

fmm-dd-yyyy)
List all offers received

] No
X No

D. Was this property appraised within the lastfive years? ....... ... i

If Yes, provide: Date -

If this property had more th

] Yes

- Value Purpose of appraisal

X No

(mm-dd-yyyy)

an one appraisal, provide the requested information for each appraisal.

Section 5:

BOR Hearing Information

A. |fyou are requesting thata
Note: This doas not apply in f]

B. Provide areascnable estim

BOR member(s) be removed from your hearing, provide the name(s):

- |
rst or second class cities. o h7 ‘.“’"""4""
ate of the amount of time you need at the hearing minutes,

Prw Agent signature

Date (mm-dd-yyyy}

7 < -72°6

PA-115A (R, 10-15)

Wisconsin Department of Revenue




July 8th, 2016
Via Mail

City Clerk

Onalaska City Hall

415 Main St

Onalaska, WI| 54650

Re: 2016 Req

Spirit Sp

9366 State Highway 16

Onalask:

Wi

La Crosse County

Permanent Index Number(s): 018-003589-009

Dear City Cler]

Please find the

k:

juest for Waiver of Board of Review (BOR) Hearing
Portfolio 2006-1 LLC/Shopko Stores Operating Co. LLC

Parad igm

enclosed and completed, Request for Waiver of Board of Review (BOR) Hearing form,
as well as the (Pbjection Form for Real Property Assessment.

We would like to waive the hearing of the attached objection, for the above referenced property. We

represent the ¢

If the Waiver
Review.

ient, Shopko Stores Operating Co. LLC.

of Hearing is denied, we would like to request a telephone hearing with the Board of

Please let me ¥now if you have any questions or require additional information.

Respectfully submitted,

Paradigm Tax

Group

Michael Lee

Michael Lee
Consultant

Phone: 312-252-0322
Email: mlee@paradigmtax.com

Attachments




LETTER OF AUTHORIZATION

TO: Ad Valorem Tax Authd

rities and Others To Whom It May Concern

This letter will introduce the firm of PARADIGM TAX GROUP, which is authorized to
represent us concemning Ad Valo ) Taxes on real property owned and/or operated by SHOPKO
STORES OPERATING CO., LLC Ifor tax year 2015 AND 2016. This authorization letter will
supersede any previous letters of authorization on file.

PARADIGM TAX GROUP is authorized to file property returns, to review and receive copies of
N , -l - - Y

any prior tax year’s tax returns, to nlwestl gate appraisals and assessments, to submit income and

expense information, to appeal property values and taxes, to receive tax bills, to appear before

administrative boards or agencies, apd to prepare to take such actions in our offices as necessary

to effectuate same. PARADIGM TM GROUP is authorized to act as agent, and/or attomey in

fact, with those aforementioned rights on the property owned or controlled by the undersigned

entity.

IN WITNESS WHEREOF:

The undersigned has hereunto set ou
March , 2015.

Signed, sealed, and delivered in
the presence of:

Karep Belonge

No ic

My commission expires March 13, 2(

N irgyy

=

%

o RS
”I; (o] “\\\\\\\

“rpt ot

r hands and affixed our seals this the _ 10th day of

ACCEFTED:
SHOPKO STORES OPERATING CO., LLC

Koy QUi

PRINT NAME: Kelly Weerts

TITLE: VP - Controller

DATE: 03/10/2015




Request to Testify by Telepﬁone or Submit a Sworn Written Statement

at the Board of Review (BOR)

Section 70.47(8), Wis. Stals., states “...Instead of appearing in person at the hearing, the board may ailow the property
owner, or the property owner's representative, at the request of either person, to appear before the board, under oath,

by telephone or to submit

ritten statements, under oath, to the board. ...”

NOTE: The legal requirements of the Notice of intent to Appear at the BOR must be satisfied and the Objection
Form must be completed and submitted to the BOR as required by law prior to the Request to Testify by

Telephone or Submit S

rn Written Statement form being submitted.

Municipality
City of Onalaksa

County
La Crosse

Property owner's name

Spirit Spe Portfolio 2006

Agentname (if applicable)
1 LLC/ Shopko Stores Operatind Michael Lee / Paradigm Tax Group

—
700 Bligrim Way

Green Bay, WI| 54304

5N Tasaie 8 #3520

Chicago, IL 60602

Owner's telephone number D Land Line Agent’s telephone number B’Land Line
( ) - [] cell Phone (ZIZ. ) 25¢ - 6323 [] cell Phone
OCwner's email address Agenl’s email address

karen.belogne@shopko.com mlee@paradigmtax.com

Flease provide the followin
sheaets, if hecessary.)

1. Property address 9364

g information on the property and the assessment to which you are objecting. (Aftach additional

State Highway 16

2. Legal description or pa
018-003589-009

rcel number from the current assessment roll

3. Total Property Assessment $ 7,021,400

4. If agent, attach signed [Agent Authorization form, PA-105

Testify by telephone ™

Basis for request

[] submit sworn written statement

Appraisal is not compiete

yel and we are locaied in Lhicago

*If the request is approved, provide the best telephone number to reach you (3f 2 )252-032F

Owner’s or Agent's signature
VA Lo % & -zoie

Date

For Board Use Only

[] Approved [X] Penied
Reason Doesn't give the Board the ability to cross-examine testimony or observe

body language. - per policy geographical location is not considered.

] Taxpayer advised

7-19~1 6

Dafe

PA-814 (N. 1-15)

Wisconsin Department of Revenue




Request for Waive!r of Board of Review (BOR) Hearing

Section 70.47 (8m), Wis. Stats., states, “The boart:i may, at the request of the taxpayer or assessor, or at its own discretion, waive
the hearing of an objection under sub. (8) or, in a 1%t ¢lass city, under sub. (16) and allow the taxpayer to have the taxpayer's
assessment reviewed under sub. (13). For purposes of this subsection, the board shail submit the notice of decision under
sub. (12) using the amount of the taxpayer's asse'lssmenl as the finalized amount. For purposes of this subsection, if the board
waives the hearing, the waiver disallows the taxpayer's claim on excessive assessment under sec. 74.37(3) and notwithstanding
the time period under sec. 74.37(3)(d), the taxpayer has 60 days from the notice of hearing waiver in which to commence an

action under sec, 74.37(3)(d).”

NOTE: The legal requirements of the Noticeof Intent to Appear must be satisfied and the Objection Form must be
completed and submitted as required by law prior to the Request for Waiver of Board of Review Hearing being submitted.

NOTE: Request for Waiver must be presented|prior to the commencement of the hearing.

Municipality County
City of Onalaska La Crosse County
Property owner’s name Agent name {if applicable) *
Spirit Spe Portfolio 2006 / Shopko Stores Operating Co. | Michael Lee/ Paradigm Tax Group
's mailing add Agenl’s mailing add
736" Bignm Way 30N Taghiie St #3520
Green Bay, Wl 54304 Chicago, IL 60802
Owner's telephone number D Laind Line Agent’s telephone number B/Land Line
( ) - |:| Ce'll Phone (312 )Z)’z -0 52‘5 D Cell Phone
Owner's emall address _ Agent's email address
karen.belonge@shopko.com mlee@paradigmtax.com
Property address

9366 State Highway 16
Legal description or parce! number

018-003589-009

Taxpayer's assessment as established by assessor — Value as d atermined due to waiving of BOR hearing

$ 7,021,400
Property owner’s opinion of value
$ 3,900,000

Basis for request
Requesting to waive hearing and file to circuit court;appraisal is not complete yet.
Date Notice of Intent to Appear at BOR was given Date Objection Form was completed and submitted

7 -7 - 201 T -€ -7%1l¢

All parties to the hearing understand that in granting of this waiver there can be no appeal to the Department of Revenue under
sec. 70.85, Wis. Stats., or a claim for excessive assessment under sec. 74.37, Wis. Stats. All parties understand any action under
sec. 70.47(13), Wis. Stats., must be commenced within 60 days of the receipt of the notice of the waiving of the hearing.

AL Lo

Praoperty Owner’s / Agent’s Signature |

*If agent, attach signed Agent Authorization '|I=orm. PA-105

Decision
] Approved [X] Denied

Reason Doesntt meet criteria '

Qﬁvwgm/\ J-14-1

Bodrd of Review Chairperson’s Signature Date

X Taxpayer advised ~1-149~1 e

‘Date

PA-813 (N. 1-15) Wiscansin Department of Revenue




City of Onalaska

LP}SC‘O N‘:J\é

EST 1851

415 Main Street * Onalaska, W1 54650 = (608) 781-9530 * fux (608) 781-9534
www_cityofonalaska.com

August 30,]2016

Name: Spirit Spe Portfolio 2006-1 L.L1.C / Shopko Stores Operating
c/o Michael Lee

Paradigm Tax Group

Address: 30 N LaSalle St #3520

City, State, | Zip: Chicago, I1. 60602

RE: Board|of Review IHearing

You are scheduled for hearing at the Board of Review to address the assessment of the
property objection you have filed. Your hearing will be:

Date: Tuesday, September 6, 2016
Time: 9a
Location: Council Chambers, City [Hall, 415 Main Street, Onalaska, W1 54650

You are thql first hearing for the day and will be heard immediately after the completion
of the opening of the meeting. If subpoenaed documents are not submitted by the
deadlinc stated in the subpoena a dismissal will be recommended with no hearing at all.
Any withdrawals will need to be made in writing and submitted to myself by Tuesday,
September 6, 2016 at 8am.
Sincerely,
” ‘
."i_f" |

i 15 fen
'," i < > L AP Fa
[ A Sl o od L2 S

b

Caroline Burmaster, MMC / WCPC
City Clerk, City of Onalaska




ASSESSME

NT YEAR: 2016

City of Onalaska
Board of Review

Findings of Fact, Determinations and Decision*

A. PROPERTY IDENTIFICATION AND FINDINGS OF FACT

Tax Key Number: 018-003589-009

Property Adress: 9366 State Hwy 16

Property (
LLC

Mailing Al
January 1,

Land: $2,789

Objector Re

(or) B
[Note: Taxp
Check one:

(either in wril
W

-Board mei]

b

2016

800
Hearing Date: September 6, 2016

ceived written confirmation of Hearing. Date: Yes:

Dwner: Spirit Spe Portfolio 2006-1, Shopko Stores Operating, Co.

ddress: 700 Pilgrim Way, Green Bay, WI 54304

Assessment Value:

Total: $7,021,400
Time:9:00 am

>< No:

oth Objector and Assessor waived 48 hour notice of hearing: =z ——=—

Improvements: $4,291,600

aver must /lave filed written objection: before or at Board of Review.)

Timely notice of "Intent to File an Objection" was provided by objector to clerk

ling or orally) at least 48 hours prior to first full session of Board of Review, Or
faiver was granted by Board of Re;view for:

.Good Cause, OR
Extraordinary Circumstances

Board Cou
Property Q

Board Men

nbers with certified training (must have at least one):

.omzw‘%:ﬁ, ﬂ;f’k{ Cﬂ&f‘l’_ @m éufma,&%&

Board Members removed (if any):

nsel Present:-—~ ‘S_Cﬂﬂ_

wner/Objector's Attorney or Representative: ——-/}7—




B. TESTINMONY
The following individuals were sworn as witnesses by the Board of Review Clerk (include

Property Owner/Objector (or his/her Representative, if testifying) and Assessor}:

i

AT [
/D NULring

I. Sworn testimony by Property Owner/Objector: .included:

Yes, No

* A recent sale of the subject property:

If yes: The subject p‘roperty was sold for § Date of sale

¥ Recent sales of comparall)le properties:
If yes: A total number of. other properties were presented.-

Addresses of other properties:

* Qther factors or reasons (if presented): Yes: No:.
If yes:. List of simmary factors or reasons presented by property owner/objector:

2. Sworn testimony on behalf of property owner/objector was presented by following

other witnesses (if any):




Summarr/ of testimony of other witnesses' for objector (if any):.

3. Sworn teLtimony by Assessor:

included:
* A recert sale of the subject property: Yes. No___
if yes: The subject property was sold for $ Date of'sale
Recent‘ sales of comparable properties:
If yes: A total number of other properties were presented.

Addresses of other properties:

* Other f&ctors or reasons (if presented): Yo

No:

- If yes: List of summary factors or reasons presented by property owner/gbjector:

4. Sworn te#timony (ifany) on behalf of the assessor was presented by:

5. Summary Of testimony of other witnesses' for assessor

(if any):




C. DETERMINATIONS

1. The Board of Review finds that there was a recent sale of the subject property:

Yes: No: (if Yes, answer a, b, or:c)

a) -The sale was an arm's length transaction. Yes ,No
b) The sale was of market value as of the date of sale. Yes No
c) The Board finds that this sale supports the assessment. Yes No

2. The Board of Review finds|that there are recent sales of comparable properties:

Yes: No: (if Yes, answer a, b, orc)

a) Property Owner presented testimony of recent sales of comparable properties

in the neighborhood: Yes. No

b) Assessor presented testimony of recent sales of comparable properties in the

neighborhood: Yes No
¢) LIST THE PROPERIIES AND VALUES THAT THE BOARD OF REVIEW

RELIES ON TO MAKE ITS -DETERMINATION AS TO FAIR MARKET

VALUE:

3. The Board of Review finds that the assessment should be based on other factors:

Yes No

If Yes, List the factors that the Board of Review relies on to make its determnination as

to fair market value:




35 Updated 1314 Wis, Stats.

and clerk of each town, the mayor, clerk and such other officers,
other than assessors, as the comrmon council of each city by ordi-
nance determines, the president, clerk and such other officers,
other than the assesscr, as the board of trustees of each village by
crdinance determines, shail constitute a board of review for the
town, city or village. | In cities of the 1st class the board of review
shall by ordinance in lieu of the foregoing consist of 5 to 9 resi-
dents of the city, nong of whom may occupy any public office or
be publicly employedd. The members shall be appointed by the
mayor of the city with the approval of the common council and
shall hold office as members of the board for staggered 5—year
terms. Subject to sub. (im), in all other towns, cities and villages
the board of review may by ordinance in lieu of the foregoing con-
sist of any aumber pf town, city or village residents and may
include public officers and public employees. The ordinance shall
specify the manner Of appointment. The town board, common
council or village board shall fix, by ordinance, the salaries of the
members of the board of review. No board of review member may
serve on a county board of review to review any assessment made
by a county assessor unless appointed as provided in s. 70.99 (10).

(1a} Whenever the duties of assessor are performed by one of
the officers named tothe board of review by sub. { i} then the gov-
erning body shall byjordinance designate another officer to serve
on the board instead of the officer who performs the duties of
255€550L.

(1m) (2) A person who is appointed to the office of town
clerk, town treasurer or to the combined office of town clerk and
town treasurer under.s. 60.30 (le) may not serve on a board of
review under sub. (1]}

(b) Ifatown board of review under sub. (1} had as a member
a person who held the elective office of town cletk, town treasurer
or the combined office of town clerk and town treasurer, and the
town appoints 2 perspn to hold one or more of these offices under
. 50,30 (¢}, the tovn board shall fill the seat on the board of
review formerly held by an elective office holder by an elector of
the town.

(2) The town, city or village clerk on such board of review and
in cities of the first c]ass the commissioner of assessments on such
board of review or ahy person on the commissioner’s staff desig-
nated by the commigsioner shall be the clerk thereof and kcep an
accurate record of al its proceedings.

(3) The members of such board, except members who are fall
time employees or |officers of the town, village or city, shall
receive such compensation as shall be fixed by resolution or ordi-
nance of the town bpard, village board or common council.

{4) Mo board of review may be constituted unless it includes
at least one voting member who, within 2 years of the board’s first
meeting, has attend¢d a training session under s. 73.03 (33) and
unless that member is the municipality’s chief executive officer or
ign¢e, The municipal clerk shall provide an affi-
ent of revenue stating whether the require-
ment under this subjection has been fulfilled.

History: 1977 c. 180: 1973 ¢. 90; 1975 c. 427; 1979 c. 58; 1991 a. 136,316; 1998
a 343 1997 . 237; 1599 4. 32.

Prcjudloc of a2 boand of feview is rot shown by the fact that the members arc taxpay-
o gg?ll)iqulpment Cory. v. Spencer Board of Revizw, 33 Wis. 2d 233, 191 NW.2d

A town clerk’s compengation may be increased for service on the board of review
if the clerk has been designated pari—time by the town meeting. 79 Aity, Gea. 176

70.47 Board of feview proceedings. (1) TIME AND PLACE
OF MEETING. The board of review shall meet annually at any time
during the 30—day period beginning on the Znd Monday of May.
In towns and villages the board shall meet at the town or village
hall or some place dgsignated by the town or village board. If there
is no such hall, it shall meet at the clerk’s office, or in towns at the
place where the las{ annual town meeting was held. In cities the
board shall meet at the couneil chamber or some place designated
by the council and jn cities of the Ist class in some place desig-
nated by the commissioner of assessments of such cities. A major-
ity shall constitute aiquorum except that 2 members may hold any

Updated 2013—14 Wis. Stats. Published and certified under s. 35.18. August 19, 2016.

GENERAL PROPERTY TAXES 70.47

hearing of the evidence required to be held by such board under
subs. (8) and (10), if the requirements of sub. (9} are met.

{2) Notice. At least 15 days before the first session of the
board of review, or at least 30 days before the first session of the
board of review in any year in which the taxation district conducts
a revaluation under s. 70.05, the clerk of the board shall publish
a class 1 notice, place a notice in at least 3 public places and place
a notice on the door of the town hall, of the village hall, of the
council chambers or of the city hall of the time and place of the
first meeting of the board under sub. (3) and of the requirements
under sub. {7) {aa) and (ac) to (af). A taxpayer who shows that the
clerk failed to publish the notice under this subsection may file a
claitn under s. 74.37.

{2m} Oren MSETINGS. All meetings of the board of review
shall be publicly held and open to all citizens at all times. No for-
mal action of any kind shall be introduced, deliberated upon or
adopted at any closed session or meeting of a board of review.

{3) Sessions. (a) Atits first meeting, the board of review:

1. Shall receive the assessment roll and sworn staternents
from the clerk.

2. Shall be in session at least 2 hours for taxpayers to appear
and examine the assessment roll and other assessment data.

3. Shall schedule for hearing each written objection that it
receives during the first 2 hours of the meeting or that it received
prior to the first meeting.

4. Shall grant a waiver of the 48-hour notice of an intent to
file a written or oral objection if a property owner who does not
meet the notice requirement appears before the board during the
first 2 howrs of the meeting, shows good cause for failure to meet
the 48—hour notice requirement and files a written objection.

5. May hear any written objections if the board gave notice
of the hearing to the property owner and the assessor at least 48
hours before the beginning of the scheduled meeting or if both the
property owner and the assessor waive the 48—hour notice require-
ment.

{ag) The assessor shall be present at the first meeting of the
board of review.

(ah) For each properly filed written objection that the board
receives and schedules during its first meeting, but does not hear
at the first meeting, the board shall notify each objector and the
assessor, at least 48 hours before an objection is to be heard, of the
time of that hearing. If, during any meeting, the board determines
that it cannot hear some of the written objections at the time sched-
uled for them, it shall create a new schedule, and it shall notify
each objector who has been rescheduled, at least 48 hours before
the objection is to be heard, of the new time of the hearing,

(ak) Ifan objector fails to provide written or oral notice of an
intent to object 48 hours before the first scheduled meeting, fails
to request a waiver of the notice requirement onder par. {a} 4.,
appears before the board at any time up to the end-of the 5th day
of the session or up to the end of the final day of the session if the
session 1§ less than 5 days, files a written objection and provides
evidence of extraordinary circumstances; the board of review may
waive all notice requirements and hear the objection.

(aL) If the assessment roll is not completed at the time of the
first meeting, the board shall adjourn for the time necessary to
complete the roll, and shall post a written notice on the outer door
of the place of meeting stating the time to which the meeting is
adjourned.

(ar) With respect to the assessment rolls of taxing districts pre-
pared by a county assessor, the board of review as constituted
under s. 70.99 {10) shall schedule a meeting in each taxing juris-
diction on specific dates and shall comply with the provisions of
this subsection and sub. (2) in each taxing district.

{b) The municipal goveming body may by ordinance or resolu-
tion designate hours, other than those set forth in par. {a), during
which the board shall hold its first meeting, but not fewer than 2
hours on the first meeting day between 8 a.m. and midnight. Such

2013-14 m'scons:"t Statutes updated through 2015 Wis. Act 392 and all Supreme Court Orders effective before August 19, 2016.

Published and ce

ified under s. 35.18. Changes effective after August 19, 2016 are designated by NOTES. (Published 3-19-16)

Fohibil L
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|
70.47 GENERAL PROPERTY TA]XES
change in the time shall not become effective uriless notice thereof
is published in the official newspaper if in a city, or posted in not
less than 3 public places if in any other municipality, at least 15
days before such first meeting.

(4) ADJOURNMENT. The board may adjourn from time to ime
unti] its business is completed. Ifan ad_loumment be had for more
than one day, a written notice shall be posted on the outer door of
the place of meeting, stating to what time said meeting is
adjourned.

(5) Recorps. The clerk shall keepa record in the minute book

of all proceedings of the board.

(6) BoarD's DUTY. The board shall careﬁllly examine the roll
or rolls and correct all apparent errors in description or computa-
tion, and shall add all omitted property as proyided in sub. {10).
The board shall not raise or lower the assessment of any property
except after hearing as provided in subs. (8} and 10

(6m) REMOVAL OF A MEMBER. (a) A mnunici ality, excepta st
class city or a 2nd class city, shall remove, for{the hearing on an
objection, a member of the board of review if any of the following
conditions applies:

1. A person who is objecting to a valuation, at the time that
the person provides written or oral notice of dn intent to file an
objection and at least 48 hours before the first schcduled session
of the board of review or at least 48 hours before the objection is
heard if the objection is allowed under sub. { ;:) 2), requests the
removal, except that no more than one member of the board of
review may be removed under this subdivision.

2. A member of the board of review has a <|:onﬂ1ct of interest
under an ordinance of the municipality in regard to the abjection.

3. A member of the board of review has a blas in regard to the
objection and, if a party requests the removal of a member for a
bias, the party submits with the request an affidayit stating that the
party believes that the member has a person(j.qutas or prejudice
against the party and stating the nature of that bias or pre_]udjce

{(b) A member of a board of review who would viplate s. 1635
by hearing an objection shall recuse himself or - herself from that
hearing. The municipal clerk shall provide to the department of
revenue an affidavit declaring whether the requirement under this
paragraph is fulfilled.

(¢) Ifa member or members are removed under par. {a) or are
recused under par. {b), the board may replace the member or mem-
bers or its remaining members may hear the objection, except that
no fewer than 3 members may hear the objection.

{6r) COMMENTS. Any person may prov:de! to the municipal
clerk written comrments about valuations, ass¢gssment practices
and the performance of an assessor. The clerk shall provide all of
those comments to the appropriate municipal officer.

(7) OBIECTIONS TO VALUATIONS. (a) The boz'ard of review may
not hear an objection to the amount or valudtion of property
unless, at least 48 hours before the board’s {i rs({ scheduled meet-
ing, the objector provides to the board’s clerk wntten or oral notice
of an intent to file an objection, except that, upon a showing of
good cause and the submission of a written 0b_| ection, the board
shall waive that requirement during the first 2 hours of the board’s
first scheduled meeting, and the board may wawe that require-
ment up fo the end of the 5th day of the sesswn or up to the end
of the final day of the session if the session is less than 5 days with
proof of extraordinary circumstances for fa:llu:e to meet the
48-hour notice requirement and failure to appear before the board
of review during the first 2 hours of the first scheduled meeting.
Objections to the amount or valuation of property shall first be
made in writing and filed with the clerk of the|board of review
within the first 2 hours of the board’s first scheduled meeting,
except that, upon evidence of extraordinary circumstances, the
board may waive that requirement up to the end 'of the 5th day of
the session or up to the end of the final day of the session if the ses-
sion is less than 5 days. The board may require such objections
to be submitted on forms approved by the department of revenue,
and the board shall require that any forms mclude stated valua-
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tions of the property in question. Persons who own land and
improvements to that land may object to the aggregate valuation
of that land and improvements to that land, but no person who
owns land and improvements to that land may object only to the
valuation of that land ot only to the valuation of improvements to
that land. No person shall be allowed in any action or proceedings
to question the amount or valuation of property unless such writ-
ten objection has been filed and such person in good faith pre-
sented evidence to such board in support of such objections and
made full disclosure before said board, under oath of all of that
person’s property Hable to assessment in such district and the
value thereof. The reguirement that it be in writing may be waived
by express action of the board.

(aa) No person shall be allowed to appear before the board of
review, to testify to the board by telephene or to contest the
amount of any assessment of real or personal property if the per-
son has refused a reasonable written request by certified mail of
the assessor to view such property.

(ab) For the purpose of this section, the managing entity, as
defined in s. 707.02 £13), or its designees, may be considered the
taxpayer as an agent for the time—share owner, as defined in s.
707.52 (31), and may file one objection and make one appearance
before the hoard of review conceming all objections relating to a
particylar real property improvement and the land associated with
it. A time—share owner may file one objection and make one
appearance before the board of review concerning the assessment
of the building unit in which he or she owns a time share.

(ac) Afier the first meeting of the board of review and before
the board’s final adjournment, no person who is scheduled to
appear before the board of review may contact, or prondc infor-
mation to, a member of the board about that person’s objection
except at a session of the board.

{(ad) No person may appear before the board of review, testify
to the board by telephone or contest the amount of any assessment
unless, at least 48 hours before the first meeting of the board or at
least 48 hours before the objection is heard if the objection is
allowed under sub. (3} {a), that person provides to the clerk of the
board of review notice as to whether the person will ask for
removal under sub. {6m) (a} and if so which member will be
removed and the person’s reasonable estimate of the length of
time that the hearing will take.

(ae) When. appeanng before the board, the person shall specify,
in writing, the person’s estimate of the value of the land and of the
improvements that are the subject of the person’s objection and
specify the information that the person used to arrive at that esti-
mate,

(af) No person may appear before the board of review, testify
to the board by telephone or object to a valuation; if that valuation
was made by the assessor or the objector using the income
method; unless the person supplies to the assessor all of the infor-
mation about income and expenses, as specified in the manual
under s. 73.03 (22), that the assessor requests. The municipality
or county shall provide by ordinance for the confidentiality of
information about income and expenses that is provided to the
assessor under this paragraph and shall provide exceptions for
persons using the information in the discharge of duties imposed
by law or of the duties of their office or by order of 2 court, The
information that is provided under this paragraph, unless a court
determines that it is inaccurate, is not subject to the right of inspec-
tion and copying under s. 19.35 {I}.

(bb) Upon receipt of an objection with respect to the assess-
ment rolls of taxation districts prepared by a county assessor the
board of review as constituted under s. 70,99 { 10) may direct such
objection to be investigated by the county board of assessors if
such board has been established under s. 70.99 ¢(10m). If such
objection has been investigated by the county board of assessors
as provided by s. 70.99 (10m), the county board of review may
adopt the determination of county board of assessors unless the
objector requests or the board of review orders a hearing. At least
2 days’ notice of the time fixed for such hearing shall be given to
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the objector or the objector’s attorney and to the corporation coun-
sel. If the county board of review adopts the determination of the
county board of assegsors and no further hearing is held, the clerk
of the board of review shall record the adoption in the minutes of
the board and shall correct the assessment roll as provided by s.
k3.

(¢} The board of ieview shall grant a taxpayer a 60—day exten-
sion for a hearing reflated to the taxpayer’s objection submitted
under this section, if the taxation district enacts an ordinance
authorizing such extgnsions and if the taxpayer submits with the
objection a request to| the board for an extension and pays the taxa-
tion district a $100 feg. A request for an extension under this parz-
graph shall not stop| the accrual of interest, notwithstanding s.
7(.511 (2) {&}. The 60—day extension period under this paragraph
may be further extended, if the taxpayer shows good cause. Ifa
taxation district enacts ari ordinance under this paragraph, each
taxpayer who submifs an objection under this section, regardless
of whether the taxpayer requests an extension, and the assessor
shall present to the b i ified i
manual under s. 73,
respective positions
or the assessor beli
assessment. If the

3 {2a), on which they rely to support their
nd any additional evidence that the taxpayer
ves is refevant to determining the correct
ayer receives an extension under this para-
before the scheduled board of review hear-
the assessor shall simultancously exchange
, and exhibits that the taxpayer and assessor
will present at the hearing, At least 60 days prior to the first day
-on which the board of review hears objections, each taxation dis-
trict that enacts an orlinance under this paragraph shall publish on
its Internet site the last day on which a taxpayer may submit an
objection under this section. At least 15 days prior to the first day
on which the board gf review hears objections, each taxation dis-
trict that enacts an ordinance under this paragraph shall include
with the notice underjs. 70.365 information to inform the taxpayer
of the last day on which a taxpayer may submit an objection under
this section.

NOTE: The supreme tourt in Metropoliten Associates v. City of Milwaukee,
2811 WT 29, held the cregtion of par. () by 2067 Wis. Act §6 to be unconstito-
tonal and severed frem the remainder of the statute,

(8) HEAmING. board shall hear upon oath all persons who
appear before it in relation to the assessment. Instead of appearing
in person at the hearing, the board may allow the property owner,
or the property owner's representative, at the request of either per-
son, to appear before the board, under oath, by telephone or to sub-
mit written statements, under oath, to the board. The board shall
hear upon oath, by telephone, all ill or disabled persons who pres-
ent to the board a lgtter from a physician, osteopath, physician
assistant, as defined |in s. 448.0! (6), or advanced practice nurse
prescriber certified under s. $41,26 (2 that confitms their illness
or disability. At the request of the property owner or the property
owner’s representative, the board may postpone and reschedule a
hearing under this subsection, but may not postpone and resched-
ule a hearing more once during the same session for the same
property. The board|at such hearing shal! proceed as follows:

(a) The clerk shall swear all persons testifying before it or by
telephone in relation|to the assessment,

(b} The owner or|the owner’s representatives and the owner’s
witnesses shall first be heard.

(c) The board may cxamine under oath such persons as it
believes have knowledge of the value of such property.

(d) It may and uppn request of either the assessor or the objec-
tor shall compel the attendance of witnesses for hearing, except
objectors who may t¢stify by telephone, and the production of all
books, inventories, gppraisals, documents and other data which
may throw light upos the value of property, and, with regard to an
objection that is subject to sub. (7} (c) or {i6) {c), may, on a show-
ing of good cause, cqmpel the attendance of witnesses for deposi-
tions.

NQTE: The supreme gourt in Metropofitan Associates v. City of Milwaitkee,
~817 W1 20, beld the amedment of par. (d) by 2547 Wis. Aci 86 to be unconstity-
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tional and severed from the remainder of the statute. Prior to the amendment
by Act 86, par. (d) read:

{d) It may and upon request of the assessor shall compel the attendance of wit-
nesses, except objectors who may testify by telephone, and the production of all
books, inventories, sppraisals, documents and other data which may throw light
upon the value of prnperty.

(e} Allproceedings shall be taken in full by a stenographer or
by a recording device, the expense thereof to be paid by the dis-
trict. The board may order that the notes be transcribed, and in
casc of an appeal or other court proceedings they shall be tran-
scribed. If the proceedings are taken by a recording device, the
clerk shall keep a list of persons speaking in the order in which
they speak.

{f) The clerk’s notes, written objections and all other material
submitted to the board of review, tape recordings of the proceed-
ings and any other transcript of proceedings shall be retained for
at least 7 years, shall be available for public inspection and copies
of these items shall be supplied promptly at a reasonable time and
place to anyone requesting them at the Tequester’s expense.

() Ali determinations of objections shall be by roll call vote.

(h) The assessor shall provide to the board specific information
about the validity of the valuation to which objection is made and
shall provide to the board the information that the assessor used
to determine that valueation.

(i) The board shall presume that the assessor’s valuation is cor-
rect. That presumption may be rebutted by a sufficient showing
by the objector that the valuation js incorrect.

{j) The board shall allow a sufficient amount of time for a hear-
ing under this subsection to permit the taxpayer and assessor to
present their evidence.

NOTE: The supreme court in Metropolitan Associates v. City of Milwaukec,
2011 W1 24, held ehe creation of par. (j) by 2007 3ix_ Act 85 to be unconstitutional
and severed from the remainder of the statute.

(8m) HEARMNG WAIVER. The board may, at the request of the
taxpayer or assessor, or at its own discretion, waive the hearing of
an objection under sub. {8} or, in a 1st class city, under sub. (16}
and allow the taxpayer to have the taxpayer’s assessment
reviewed under sub. (13). For purposes of this subsection, the
board shail submit the notice of decision under.sub. {12} using the
amount of the taxpayer’s assessment as the finalized amount. For
purposes of this subsection, if the board waives the hearing, the
waiver disallows the taxpayer’s claim on excessive assessment
under s. 74.37 (3) and, notwithstanding the time period under s.
74.37 {3) {d), the taxpayer has 60 days fiom the notice of the hear-
ing waiver in which to commence an action unders. 74.37 (3} {(d).
- {9) CorRECTION OF ASSESSMENTS. {a) From the evidence
before it the board shall determine whether the assessor’s assess-
ment is comect. If the assessment is teo high or too low, the board
shall raise or lower the assessment accondingly and shall state on
the record the correct assessment and that that assessment is rea-
somable in light of all of the relevant evidence that the board
received. A majority of the members of the board present at the
meeting to make the determination shall constitute a quorum for
purposes of making such determination, and a majority vote of the
quorum shall constitute the determination. In the event there is a
tie vote, the assessment shall be sustained.

{b) A board member may not be counted in determining a quo-
rum and may not vote concerning any determination unless, con-
ceming such determination, such member:

1. Attended the hearing of the evidence; or

2. Recetved the transcript of the hearing no less than 5 days
prior to the meeting and read such transcript; or

3. Received a mechanical recording of the evidence no less
than 5 days prior to the meeting and listened to such recording; or

4. Received a copy of a summary and all exceptions thereto
no less than 5 days prior to the meeting and read such summary
and exceptions. In this subdivision “summary” means a written
summary of the evidence prepared by one or more board members
attending the hearing of evidence, which summary shall be dis-
tributed to all board members and all parties to the contested
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assessment and “exceptions” means written exceptions to the
summary of evidence filed by parties to the contested assessment.

{10) AsSESSMENT BY BOARD. If the board has reason to
believe, upon examination of the roll and other pertinent informa-
tion, that other property, the assessment of which is not com-
plained of, is assessed above or below the general average of the
assessment of the taxation district, or is omitted, the board shall:

(a) Notify the owner, agent or possessor of 51:10h property of its
intention to review such assessment or place it on the assessment
roll and of the time and place fixed for such hea:ﬁng in time to be
heard before the board in relation thereto, provided the residence
of such owner, agent or passessor be known to any member of the
board or the assessor.

(b) Fix the day, hour and place at which such matter will be
heard.

(c} Subpoena such witnesses, except objectors who may testify
by telephone, as it deems necessary to testify concerning the value
of such property and, except in the ¢ase of an ass.:essment made by
a county assessor pursuant to s. 70.99, the expense incurred shall
be a charge apainst the district,

(d) Atthe time appointed proceed to review the matter as pro-
vided in sub. "5 i

(11) ParmiEs. In all proceedings before the board the taxation
district shall be a party in interest to secure or subtain an equitable
assessment of all the property in the taxation district.

(12) NoTicE OF DECISION. Prior to final :lidjoummgnt, the
board of review shall provide the objector, or thc:appropriate party
under sub. {i{1, notice by personal delivery or by mail, return
receipt required, of the amount of the assessmm:n as finalized by
the board and an explanation of appeal rights and procedures
under sub. { . 3) and ss. 70.85, 74.35 and 74.57. |Upon delivering
or mailing the notice under this subsection, the clerk of the board
of review shall prepare an affidavit specifying the date when that
notice was delivered or mailed.

{13) Review. Except as provided in this subsection and in ss.
70.8% and 74.37, appeal from the determination of the board of
teview shall be by an action for certiorari commenced within 90
days afier the taxpayer receives the notice under sub. {12). The
action shall be given preference. If the court on'_thc appeal finds
any error in the proceedings of the board which renders the assess-
ment or the proceedings void, or if the court deltennines that the
board lacked good cause to deny a request for g deposition sub-
poena, it shall remand the assessment to the board for further pro-
ceedings in accordance with the court’s detexmipaﬁou and retain
jurisdiction of the matter until the board has determined an assess-
ment in accordance with the court’s order. For this purpose, if
final adjournment of the board occurs prior to the court’s decision
on the appeal, the court may order the governing body of the
assessing authority to reconvene the board. If th:e appellant chal-
lenges the value determination that the board made at a proceed-
ing under sub. (7) {c), the court shall presume thalt.thc board’s val-
uation is correct, except that the presumption may be rebutted by
a sufficient showing by the appellant that the vq.luation is incor-
rect. If the presumption is rebutted, the court shall determine the
assessment without deference to the board of review and based on
the record before the board of review, except that the court may
consider evidence that was not available at the time of the hearing
before the board, that the board refused to consider, or that the
court otherwise determines should be considered i order to deter-
mine the correct assessment. In the event that an objection to the
previous year’s assessment has not been resolved; the parties may
agree that the assessment for the previous year shall also apply for
the current year and shall be included in the court’s review of the
prior year’s assessment without an additional ‘hearing by the
board. !

NOTE: The supreme court in Metropolitan Associates v.I: City of Mibvaukes,
3917 W7 26, held the amendment of sub. (13) by 2627 Wis. Act 86 to be unconsti-
tutional and severéd from the remainder of the statute. Prior to the amendment

by Act 86, sub. (13) read: i

70.47

Updated 13—14 Wis. Stats. 38

(13) Certiorari. Except as provided in s. 70.85, appeal from the determination
of the board of review shall be by an action for certiorari comnenced within 90
days after the taxpayer receives the notice under sub. {I12). The action shall be
given preference. If the court on the appeal finds apy ervor in the proceedings
of the board which renders the assessment or the proceedings void, it shall
remand the assessment to the board for further proceedings in accordance with
the court’s determination and retain jurisdiction of the matter until the board
has determined an assessmeat in accordance with the coart’s order. For this
purpose, if final adjournment of the board occurs prior to the court’s decision
on the appeal, the court may order the governing body of the assessing authority
to reconvene the board.

(14) Tax PAYMENTS. In the event the board of review has not
completed its review or heard an objection to an assessment on
real or personal property prior to the date the taxes predicated
upon such assessment are due, or in the event there is an appeal
as provided in sub, {12} and s. 74.37 from the correction of the
board of review to the court, the time for payment of such taxes
as levied is the same as provided in ch. 7% and if not paid in the time
prescribed, such taxes are delinquent and subject to the same pro-
visions as other delinquent taxes.

{15) SAvING cLAUSE. Nothing herein contained shall be
construed to alter or repeal any of the provisions of s. 70.35.

(16) FIRST CLASS CITY, FILING OBJECTIONS, PROCEEDINGS,
APPEAL. (2) In Lst class cities all ohjections to the amount or valu-
ation of real or personal property shall be first made in writing and
filed with the commissioner of assessments on or before the 3rd
Monday in May. No person may, in any action or proceeding,
question the amount or valuation of real or personal property in the
assessment rolls of the city unless objections have been so filed.
The board may not waive the requirement that objections be in
writing. Persons who own land and improvements to that land
may object to the aggregate valuation of that land and improve-
ments to that land, but no person who owns land and improve-
menis to that land may object only to the valuation of that land or
only to the valuation of improvemenits to that land. If the objec-
tions have been investigated by a committee of the board of asses-
sors under 5. 7C.07 (63, the board of review may adopt the recom-
mendation of the committee unless the objector requests or the
board orders a hearing. At [east 2 days’ notice of the time fixed
for the hearing shall be given to the objector or attorney and to the
city attomey of the city. The provisions of the statutes relating to
beards of review not inconsistent with this subsection apply to
proceedings before the boards of review of 1st class cities, except
that the board need not adjourn until the assessment roll is com-
pleted by the commissioner of assessments, as required in 5. 70.07
{6}, but may immediately hold hearings on objections filed with
the commissioner of assessments, and the changes, corrections
and determinations made by the board acting within its powers
shall be prima facie correct. Appeal from the determination shall
be by an action under sub. (i3) commenced within 90 days after
the taxpayer receives the notice under sub. {i2}. The action shall
be given preference. [f the court on. the appeal finds any error in
the preceedings of the board that renders the assessment or the
proceedings void or, with regard to an objection that is subject to
par. (¢}, if the court determines that the board lacked good cause
to deny a request for a deposition subpoena, it shall remand the
assessment to the board for further proceedings in accordance
with the court’s determination and retain jurisdiction of the matter
until the board has determined an assessment in accordance with
the court™s order. If the appellant challenges the value determina-
tion that the board made at a proceeding under sub. (16} {c}, the
court shall presume that the board’s valuation is correct, except
that the presumption may be rebutted by 2 sufficient showing by
the appellant that the valuation is incorrect. If the presumption is
rebutted, the court shall determine the assessment without defer-
ence to the board of review and based on the record before the
board of review, except that the court may consider evidence that
was not available at the time of the hearing before the board or that

. the board refused to consider, or that the court otherwise deter-

mines should be considered in order to determine the cormrect
assessment. In the event that an objection to the previous year’s
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assessment has not bepn resolved, the parties may agree that the
assessment for the previous year shall also apply for the current
year and shall be included in the court’s review of the prior year’s
assessment without arj additional hearing by the board.

NOTE: The suprcme cdurt in Metropolitan Associates v. City of Milwaukee,
20677 37 20, held the amendment of par. (2) by 2187 Wis. Act 6 to be unconstitu-
tional and severed from the remainder of the statute. Prior to the amendment
by Act 86, par. (a) read:

(a) In 1st class cities all gbjections to the amount or vatuation of real or per-
sonal property shall be firs{ made in writing and filed with the commissioner of
assessments on or before tHe 3rd Monday in May. No person may, in any action
or proceeding, question the amount or valustion of real or personal property in
the assessment rolls of the city unless objections have been so filed. The board
may not waive the requirement that objections be in writing. Persons who own
land and improvements to that land may object to the aggregate valuation of that
land and improvements to that land, but no person who owns land and improve-
ments to that tand may objéct anly {o the valuation of that land or only to the vak
uation of improvements to that land. Ifthe objections have heen investigated by
a committee of the board of asséssors under s. 70.07 (6), the hoard of review may
adopt the recommendation of the committee untess the objector requests or the
board orders a hearing, A}least2 days’ notice of the time fixed for the hearing
shiall be given to the objector or attorney and to the city attorney of the city. The
provisions of the statutes relating to boards of review not inconsistent with this
subsection apply to procegdings before the beards of review of 1st class cities,
except that the board neednot adjourn until the assessment roll is completed by
the commissicaer of asses$ments, as required in s. 70.07 (6), but may immedi-
ately hold hearings on objections filed with the com i of ass ts,
and the changes, corrections and determinations made by the board acting
within its powers shall be prima facie correct. Appeal from the determination
shall be by an action for certiorari commenced within 90 days after the taxpayer
receives the notice under $ub. (12). The action shall be given prefercace.

(b) In Istciass citfes if an assessment valuation for taxes based
on the value of real pfoperty is the same for the current year as for
the preceding year and ownership of the property is unchanged,
and if an objection had been filed to the assessment valuation for
the preceding year and the assessed valuation by the assessor was
sustained by the boatd of review or the courts, an objection filed
under sub. ; 7} to thelassessment valuation on the same property
for the current year shall be subject to a fee not to exceed 310 pay-
abte to the city at the|time of filing the objection or within 3 days
thereafter, and the fer shall be a condition for the hearing of the
objection before the board of review.

(€) The board of feview shall grant a taxpayer a 60—day exten-
sion for a hearing related to the taxpayer’s objection submitted
under this section, ifjthe st class city enacts an ordinance autho-
rizing such extensions and if the taxpayer submits with the objec-
tion a request to the board for an extension and pays the city 2 $100
fee. A request for an|extension under this paragraph shall not stop
the accrual of interdst, notwithstanding s. 70.511 (2) (b). The
60—day extension period under this paragraph may be further
extended, if the taxpayer shows good cause. If a lst class city
enacts an ordinance {mder this paragraph, each taxpayer who sub-
mits an objection under this section, regardiess of whether the tax-
payer requests an extension, and the assessor shall present to-the
board of review all ¢vidence, as specified in the manual under s.
7392 (22, on which) they rely to support their respective positions
and any additional [evidence that the taxpayer or the assessor
believes is relevant {o determining the correct assessment. If the
taxpayer receives ay extension under this paragraph, at least 10
days before the scheduled board of review hearing, the taxpayer
and the assessor shall simultaneously exchange all reports, docu-
ments, and exhibits that the taxpayer and assessor will present at
the hearing. At least 60 days prior to the first day on which the
board of review heafs objections, each Lst class city that enacts an
ordinance under thi§ paragraph shall publish on its Internet site the
last day on which a faxpayer may submit an objection under this
section. At least 15|days prior to the first day on which the board
of review hears objdctions, each 1st class city that enacts an ordi-
nance under this pafagraph shall inciude with the notice under s.
#0363 information fo inform the taxpayer of the last day on which
a taxpayer may subjnit an objection under this section.

NOTE: The supremg-court in Metropolitan Associates v. City of Mibwautiee,
2811 W7 28, held the création of par. (c) by 2957 Wik, Act 86 to be unconstita-
tional and severed Sfrom{the remainder of the statute.

{17) SummaRY QF PROCEEDINGS. After the board of review has
completed its detenPinaﬁons, the clerk shall prepare a summary
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of the proceedings and determinations, on forms preseribed by the
department of revenue, which shall include the following infor-
mation: )

(2) Name of taxpayer;

(b) Description or designation of the property subject to the
objection;

(c) Amount of the assessment about which taxpayer objected;

(d)- Names of any persdns who appeared on behalf of texpayer;
and

(e) Board's determination on taxpayer’s objection.

(18) TAMPERING WITH RECORDS. (a) Whoever with intent to
injure or defraud alters, damages, removes or conceals any of the
items specified under subs. (8) (f} and (17) is guilty of a Class T
felony.

(t) Whoever intentionally alters, damages, removes or con-
ceals any public notice, posted as required by sub. {2), before the
expiration of the time for which the notice was posted, may be
fined not more than $200 or imprisoned not more than 6 months
or both.

History: 1975 ¢.90: 1975 c. 151,199, 42711077 ¢, 29 55, 755, 1647 (B 1877 ¢,
273; 1077 ¢. 500 55. 2, 8; 1977 ¢, 414; 1979 <. 34 55, 878 10 380, 2102 (461 (h); 1979
©. 95, 110, 355; 1951 ¢ 20, 289; 1983 o, 192, 219, 432; 1985 &, 39 1085 . 12058,
155, 3202 (46); 1983 a [R5 16; 1987 02, 27, I TR, 09 {90 5 R jees
2,39, 156,218,313, 316 1993 2, 82, 307; 1997 a. 237, 252, 283; 2044 o, HW; 2605
a. 187; 2007 a. 86; 2011 =, 161; 2015 a. 228.

Judicial Council Note, 1981: References in subs. {13) and (16) (a) to “writs” of
certiorari have been removed because that remedy is now available in an ordinary
action. Secs. 781.01, stats., and the note thereto. [Bill 613-A)

A board of review may deny a taxpayer a hearing if the taxpayer’s objections are
not stated on an approved form; the board is not required to accept information sub-
mitted in a different form. Certiorari review under this section is limited to the action
of the board. Bitters v. Newbold, 51 Wis. 2d 493, 187 N.W.2d 339 (1971).

Board of review cousideration of testimony by the village assessor at an executive
session subsequent to the presentation of evidence by the taxpayer was contrary to
the open meeting law, s. 66.77 [now ss. 19.81 10 19.98). Although it was permissible
for the board to convene a closed session for the purpose of deliberating after a quasi—
judicial hearing, the proceedings did not constitute mene deliberations but were a con-
tinuation of the hearing without the prescnee of or notice to the objecting taxpayer.
Dolphin v. Butler Board of Review, 70 Wis. 2d 303, 234 N.W2d 277 (1975).

A circuit court’s retained jurisdiction in board of review cettiorard zctions under s.
70.47 (13) docs not affect the finality of an order for appeal purposcs. Steenberg v.
Town of Qakfield, 157 Wis. 2d 674, 461 N.W.2d 148 (Ct. App. 1990).

On certiorad review of a board of review decision only whether the beard acted:
1) within jts jurisdiction; 2) according to law; 3) asbitrarily, oppressively, or unreason-
ably; or 4) without evidence to make the order or determmation in question is consid-
ered. Metropolitan Holding Co. v. Milwaukes Board of Review, 173 Wis. 2d 626,
495 NW.2d 314 (1993).

When a board disregards uncontroverted evidence, its determination must be set
aside. Campbell v, Town of Delavan, 214 Wis, 2d 239, 565 N.W.2d 209 (CL. App.
1997), 96—1291.

Approving an increased assessment for only one property, despite evidence that it

,and other properties had recent sales at a price above prior assessments, viclated the
law; its approval by the board of review was arbitrary. Noah's Atk Family Park v.
Village of Lake Delton, 210 Wis. 2d 301, 565 N.W.2d 230 (Ct. App. 1997), 96-1074.
Affimmed. 216 Wis. 2d 3587, 573 N.W.24 §52 (1998), $6—1074.

A board’s across the board 3 percent assessment reduction of al lots in a develop-
er's subdivision was not arbitrary and caprictous when the board was presented with
conflicting credible cvidence.  Whitccaps Homes v. Kenosha County Board of
Revicw, 212 Wis, 2d 714,369 N.W.2d 714 (Ct. App. 1997), 96-1913.

Scctions 70.47 (13), 70.85, and 74.37 provide the cxclusive mcthods to challenge
a municipality’s bases for assessmeat of ndividual parcels. All require appeal to the
hoard of review prior to court action. There is no alternative procedure to challenge
an assessment’s compliance with the uniformity clause. Hermann v. Town of Dela-
van, 213 Wis. 2d 370, 372 N.W.2d 855 (1998), 260171

It was not improper for an assessor 1o testify as a witness and also to ask questions
of other witnesses at a board of review hearing. Rite—Hite Corp. v. Brown Deer Board
of Review, 2i 6 Wis. 2d 189, 575 N.W.2d 72} (Cu. App. 1997), Y6-3178

A landowner who has in the immediately previous year already objected to the
board regarding an aed 1ent i8 relieved from filing another objection
to the current nent prior to commencing an action, Ducstcrbeck v. Town of
Koshkonong, 2040 WI App 6, 232 Wis, 2d 16, 605 N.W.2d 904, 98-304%,

When after hearing a taxpaycr’s complaint the board approved the 2ssessor’s valu-
ation by giving notice affirming the assessment under sub. (1), the board waived the
requirement under sub. (7) () that the taxpayer’s abjection be in writing. Fee v. Town
of Florence Board of Review, 2003 W1 App 17,259 Wis. 2d 868, 637 N.W.2d 112,
02-i 758,

Neither sub, (7) nor Hermarnn stand for the proposition that a property owner may.
not raisc any issue with the wial court that was not fully argued before the board of
roview. Rather, Hermann cxplains that under sub. (7) any property owncr wishing
to challcnge 2 property tax assessment, whether via certiorasi revicw, written com-
plaint to the department of revenue, or a claim filed under s. 74.37, must first filc an
abjection before the board of review, U.S. Oil Co,, Inc. v. City of Milwaukee, 2071
WE App 4, 331 Wik, 234 407, 794 N.W.24 B4, 09-2000

Hermann mekes clear that exhaustion of remedies before the board of review is
required unless the property taxed is exempt orlies outside of the taxing district. An
assertion that a city's assessment process was flawed and unconstitutional, if true,
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70.47 GENERAL PROPERTY TAXES

would make the levy merely voidable, not veid ab initio. Clear Chanrel Qutdoor, Inc.,
v. City of Milwaukee, 2011 W1 App 117,336 Wis, 2d 707, 803 N.W.2d 583, 10-1509.

The taxpayer chzllenging an and classification’has the burden of prov-
ing at the board hearing that the assessment and classification of property are emro-
ncous; that the taxpayer did not meet his burden of proof; ang that the board’s deter-
mination to maintain the asscssment is supporicd by a reasonable view of the
evidence. Sausen v. Town of Black Creek Board of Review, D013 Wi 9, 332 Wis. Id
A¥6. 43 NJW.2d 39, 103013,

A property owner is absolved from complying with sub. (7)'s objection require-
ments when! 1) the property ownier has filed a procedurally correct sub. (7) objection
to the property’s assessment in the prior year; 2) the assessment has pot changed
between the prior year and the cumrent year; and 3) the prion year’s ohjection is still
unresolved as of the date of the first meeting of the board of review for the curreat
year's assessments. Walgreen Co. v. City of Oshkosh, 2014 WT App 53, 334 Wis. 2d
17, 848 NW.2d 334, 131610,

Boards of revicw cannot rely on cxemptions in 5. 19.85 (1) to close any meeting
in view of explicit requirements in s. 70.47 (2m), 65 Atty. Gen. 162.

Wisconsin's Property Tax Asscssment Appeal Systom, Andcm. Wis, Law. March
1994,

Over Assessed? Appealing Home Tax Assessments. Mcadams. Wis, Law. July
2011.

70.48 Assessor to attend board of review. The assessor
or the assessor’s authorized representative shall attend without
order or subpoena all hearings before the bodrd of review and
under oath submit to examivation and fully disclose to the board
such information as the assessor may have touching the assess-
ment and any other matters pertinent to the inquiry being made.
All part—time assessors shall receive the same compensation for
such attendance as is allowed to the members of the board but no
county assessor or member of 2 county ass'?ssor’s staff shall
receive any compensation other than that person’s regular salary
for attendance at a board of review. The clerk shall make all
corrections to the assessment roll ordered by the board of review,
including all changes in the valuation of real property. When any
valuation of real property is changed the cletk stxall enter the valu-
ation fixed by the board in red ink in the proper class above the fig-
ures of the assessor, and the figures of the ass&ss::)r shall be crossed
out with red ink. The clerk shall also enter upon the assessment
roll, in the proper place, the names of all perso:ns found liable to
taxation on personal property by the board of rewlfiew, setting oppo-
site such names respectively the aggregate valuation of such prop-
erty as determined by the assessor, after deducting exemptions
and making such cotrections as the board has ordered. All
changes in valuation of personal property made by the board of
review shall be made in the same manner as changes in real estate.
History: 7o 3140

70.49 Affidavit of assessor. (1) Before the meeting of the
board of review, the assessor sball attach to the completed assess-
ment roll an affidavit in a form prescribed by the department of
revenue.

{2) The value of all real and personal property entered into the
assessment roll to which such affidavit is attached by the assessor
shall, in all actions and proceedings involving such values, be pre-
sumptive evidence that all such properties hav:e been justly and
equitably assessed in proper relationship to eaclh other.

{3) No assessor shall be allowed in any court or place by oath
or testimony to contradict or impeach any affidavit or certificate
made or signed by the assessor as assessor.

{4) In this section *‘assessor” means an asSeSSOT OT any person
appointed or designated under 5. 70.053 or 76.75.
History: et o, 3165 1995 a. 307,

70.50 Delivery of roll. Except in counties that have a county
assessment system under s. 70.99 and in cities of the 1st class and
in 2nd class cities that have a board of assessors under s. 76.075
the assessor shall, on or before the first Monday in May, deliver
the completed assessment roll and all the sworn statements and
valuations of personal property to the clerk of the town, city or vil-
lage, who shall file and preserve them in the cletk’s office. On or
before the firsi Monday in April, a county asscséor under s. 70.9¢
shall deliver the compieted assessment roll and all sworn state-
ments and valuations of personal property 0 !the clerks of the

Updated 13—14 Wis. Stats. 40

towns, cities and villages in the county, who shall file and preserve
them in the clerk’s office.
-History: 1977 ¢.2%; 1977 ¢, 300 ss. 3, §; 1981 ¢. 205 1987 a. 139.

70.501 Fraudulent valuations by assessor. Any
assessor, or person appointed or designated under 5. 71,635 or
70.75, who intentionally fixes the value of any property assessed
by that person at less or more than the true value thereof preseribed
by law for the valuation of the same, or intentionally omits from
assessment any property liable to taxation in the assessment dis-
trict, or otherwise intentionally violates or fails to perform any
duty imposed upon that person by law relating to the assessment
of property for taxation, shall forfeit to the state not less than $50
nor more than $250.
History: 1991 a 316.

70.502 Fraud by member of board of review. Any mem-
ber of the board of review of any assessment district who shall
intentionally fix the value of any property assessed in such district,
or shall intentionally agree with any other member of such board
to fix the value of any of such propeity at less or more than the true
value thereof prescribed by law for the valuation of the same, or
shall intentionally omit or agree to omit from assessment, any
property liable to taxation in such assessment district, or shall
otherwise intentiopally violate or fail to perform any duty
imposed upon the member by law relating to the assessment of
property for taxation, shall forfeit to the state not less than $50 nor
more than $250.

History: 591 o 316

70.503 Civil liability of assessor or member of board of
review. If any assessor, or person appointed or designated under
5. 70.055 or 70.73, or any member of the board of review of any
assessment district is guilty of any violation or omission of duty
as specified in ss. 70.501 and 70.502, such persons.shall be liable
in damages to any person who may sustain loss or injury thereby,
to the amount of such loss or injury; and any person sustaining
such loss or injury shall be entitled to all the remedies given by law
in actions for damages for tortious or wrongful acts. This section
does not apply to the department of revenue or its employees when
appointed or designated under s. 70.055 or 70.75.
History: 1977 c. 2%

7051 Assessment review and tax roll in first class cit-
ies. (1) The board of review in all 1st class cities, after they have
examined, carrected and completed the assessment roll of said
city and niot later than the first Monday in November, shall deliver
the same to the commissioner of assessments, who shall there-
upon reexamine and perfect the same and make out therefrom a
complete tax roll in the maaner and form provided by law. All
laws applicable to any such city relating to the making of such tax
rolls shail apply to the making of the tax roll by said commissioner
of assessments, except that the work of making said rolls shall be
performed by the assessors and such other employees in the com-
missioner of assessments’ office as the commissioner of assess-
ments shall designate. After the completion of said tax roll in the
manner provided by law, the commissioner of assessments shall
deliver the tax roll to the city treasurer of such city on the 3rd
Monday of December in each year.

(1a} If the board of review has not completed its work within
the time limited by the first Monday in November, it shall never-
theless deliver the agsessment roll to the commissioner of assess-
ments as therein required, and the commissioner of assessments
shall thereupon perfect the same as though the board of review had
fully completed its work thereon. In any case wherein the board
of review alters the assessment after the first Monday of Novem-
ber and before the treasurer is tequired to make the return of delin-
quent taxes, the assessment roll and the tax roll may be-corrected
accordingly in the manner provided in s. 74.07, except that the
consent of the treasurer shall not be required.
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CITY OF ONALASKA, WISCONSIN
BOARD OF REVIEW

In re Assess:
For the Year

nent of Spirit Spe Portfolio 2006-1 LLC/Shopko Stores Operating Co, LLC
2016

Property Address: 9366 State Highway 16

SUBPOENA DUCES TECUM

STATE OF WISCONSIN
LA CROSSE COUNTY

THE STATE OF WISCONSIN, TO:
Spirit Spe Pq
¢/o Michael
Paradigm Tz
30 N LaSall
Chicago, [L

prtfolio 2006-1 LLC/Shopke Stores Operating Co. LLC
Lee

ix Group

St. #3520

60602

P

N %

You gre hereby required to produce documents on or before August 26, 2016 in the matter

of the objeclions to the assessment of the property identified above as of January I, 2016, The

Board of Rgview will schedule a subsequent hearing on the objections to the assessment of the

Properties, as defined in this subpoena.

This|subpoena is issued pursuant to Wis, Stat, § 70.47 and 885,01, Failure to produce the

documents 1
LLC/Shopks
subsequent |

the Propertig

{01772928.DOCX

equested concerning income and expenses may prohibit Spirit Spe Portfolio 2006-1
b Stores Operating Co. LLC from appeating or testifying by telephone at a
earing before the Board of Review and objecting to the valuation by the assessor of

>s, as defined in this subpoena.




. You are required to pr&!)vide the following documents. You may provide copies of the
documents with the pages consecutively numbered (“Bates stamped™), on or before August 26,

2016 to the clerk of the Board of Review for the City of Onalaska in this matter:

o/o Clerk of Board of Review
City of Onalaska

City Clerk

415 Main Street

Onalaska, Wisconsin 54650
608-781-9530

{01778928.D0CX} 2




DEFINI T[O}\/S AND INSTRUCTIONS

" Vrith respect to the assessment as of January 1, 2015, “Property” means the real
property as represented by the tax key number aforementioned for each parcel abjected
!

2 \Lhere any requested documents are in the possession, custody or control of another
]Jerson or entity, identify such person or entity with complete contact information,
ihcluding name, phone number and address of party in possession.

i A I'F the information is available only on a fiscal year basis, rather than a calendar year
qasis, provide information for the fiscal years ended in the years referred to in the
sratemem of the documents to be produced.

4. An “Internal” lease is any document between an operating entity of the Property and

any related subsidiary or parent of the Property.

f.lmy document relating to lease, lease rates, rent or rental rates of the Property.

DO¢ UMENTS REQUESTED TO BE PRODUCED

S

L. l%ach document showing the owner’s valuation of any Property at any time from
{anuary 1, 2009 through June 1, 2016.

2. Each document showing a feasibility study, appraisal, eminent domain valuation or

written opinion of value that relates to the Property and dated any time in the last 10
i/cars.
s }IEach document prepared in the last 5 years showing market analysis, financial

Feasibility, eminent domain valuation or written opinion of value that relates to the

wner’s Property.
{01778928.DOCX} 3



4. Audited financial statements (including balance sheets, income operating statements,

footnotes, and auditor’s opinions) for the years 2009, 2010, 2011, 2012, 2013, 2014
and 2015 that incluJe the operations of the Property.

5. Detailed operating statements for the years 2009, 2010, 2011, 2012, 2013, 2014 and
2015 in standard accounting format for the subject Property, itemized to include the
following:

A. Total Gross Income, itemized by source, including, but not limited to: net lease
income, and any income from any other source (identified by source). Ifincome
cannot be itemized in each of the categories listed, provide the most detailed
information available.

B. Total Itemized Expenses, itemized by source for the Property, including, but not
limited to taxes, depreciation, mortgage interest or amortization, officer’s salaries,
but not capital | improvement expenditures. Capital expenditures include
replacements, improvements and remodeling which rﬁateﬁally add to the value of
the property or appreciably extend its life. These costs are ordinarily added to the
basis of the improved property and depreciated over a given life span. They are not
"annual charges" and are not deducted as current expenses.

6. To the extent not expressly contained in the documents described above, each
document containing the following information or information from which the
following information could be derived for the Property:

A. Net operating income as of January 1, 2009, January 1, 2010, January

1, 2011, January 1, 2012, January 1, 2013, and January 1, 2014,

January 1, 2015.
B. Capitalization rate as of January 1, 2009, January 1, 2010, January 1,
!

'

{01778928.DOCX} ; 4



2011 and January 1, 2012, January 1, 2014, January 1, 2014, January

1,2015.

7. 4 copy of any leases, licenses and service contracts of the Property and all other Shopko

store located in Wisconsin that pertains o any period during 2009 to the present date.

8. A copy of any Internal leases of the Property and all other Shopko stores Iocated in

Wisconsin.

9. All sale documents relating to the Property and all other Shopko store located in

10.

11.
12.

13.

14.

15.

16.
17.
18.

19.

{01778928.DOC]

Wisconsin, including but not limited to Offers to Purchase (whether accepted or not),
Purchase Agreements, Closing Statements, Appraisals, Real Estate Transfer Tax

Returns, and Deeds.

All documents used to support claim that assessment of Property exceeds fair market

value.

All sale documents supporting claim that assessment exceeds fair market value.
All income documents supporting claim that assessment exceeds fair market value,

All documents marketing the subject property for lease or sale during the period from

2009 to the present date,

All listing contracts for sale of the Property or all other Shopko properties in the

State of Wisconsin from 2009 to the present date.

All listing contracts for lease of the Property or portions of the Property from 2009 to
the present date.

All construction cost documents for the Property.

All American Institute of Architects forms G702 and G703 on the Property.

All mortgage documents on the Property.

All insurance policies on the Property.

K} 5




20. All purchase documents on the Property.

21. A list of all Shopko stores in the State of Wisconsin.

22. All offer sheets for Shopko real estate in Wisconsin.
Given under my hand this 14" day of July, 2016.

CITY OF ONALASKA BOARD OF REVIEW

ADDRESS:

City of Onalaska

City Clerk

415 Main Street

Onalaska, Wisconsin 54650
608-781-9530

{D1778928.DOCX} 6



| Exhibr!l 5

AMENDED AND RESTATED MASTER LEASE
between

SPIRIT SP}E PORTFOLIO 2006-1, LLC and SPIRIT SPE PORTFOLIO 2006-2, LL.C,
‘ Landlord,
and
SHOPKO STORES OPERATING CO., LLC,

Tenant,

Dated: December 15, 2014

PHIL1 681004v.14
ACTIVE 204844508v 4
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Exhibit A-2 List of Leasehold Properties
Exhibit A-3 Legal Description of Each Parcel
Exhibit A-4 List of Overleases
Exhibit A-5 Sub-Portfolio 1
Exhibit A-6 Sub-Portfolio 2
Exhibit A-7 Sub-Portfolio 3
Exhibit A-8 Rer'noval Properties
Exhibit B Initial Base Rent Allocations
Exhibit C Form of Estoppel Letter
ExhibitD Form of Sublease Non-Disturbance Agreements
Exhibit E Form of Mortgagee Non-Disturbance Agreement
Exhibit F Form of Landlord Agreement
Exhibit G Form of Memorandum of Lease
Exhibit H State Specific Provisions
Exhibit I Intentionally Omitted
Exhibit J Form Income and Expense Statement for Individual
Property Location
Exhibit K Form of Landlord Assignment Lease Agreement
Exhibit L Form of Landlord Assignment Guaranty Agreement
Exhibit M Property Location Square Footage Amounts
Exhibit N Form of Sale Restriction Certificate
Exhibit O Form of Amendment to Lease
Exhibit P ~ Form of Termination of Memorandum of Lease
Schedules:
Schedule 12.01 Officer’s Certificate (Assignment)
Schedule 12.03 Officer’s Certificate (Subletting)
Schedule 12.04(b) Outlots
Schedule 31.17(c) | Form of Confidentiality Agreement
Schedule 31.17(d) Officer’s Certificate (Financial Reports)
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AMENDED AND RESTATED MASTER LEASE

THIS AMENDED AND RESTATED MASTER LEASE (hereinafter, this “Lease”™) is
made and entered into as of the| 15th day of December, 2014 (the “Effective Date™), by and
between SPIRIT SPE PORTFOLIO 2006-1, LLC and SPIRIT SPE PORTFOLIO 2006-2, LLC,
each a Delaware limited liability company (bereinafter, collectively, “Landlord™), and SHOPKO
STORES OPERATING CO. LLC, a Delaware limited liability company (hereinafter “Tenant™).

WHEREAS, Landlord and Tenant entered into that certain Master Lease, dated May 31,
2006 (the “2006 Lease™), that certam First Amendment to Master Lease, with an effective date of
December 14, 2006; that certain letter agreement dated April 30, 2007, that certain Second
Amendment to Master Lease, ddted March 19, 2009 as supplemented by that certain Lease
Supplement dated March 19, 200!9 (which was satisfied as of September 24, 2014); that certain
Third Amendment to Master Leafe effective July 27, 2009; that certain Fourth Amendment to
Master Lease, effective March 12, 2010; that certain Fifth Amendment to Master Lease, effective
July 30, 2010; that certain Sixth Amcndment to Master Lease, effective February 7, 2011; that
certain Seventh Amendment to Master Lease, dated July 13, 2012, and that certain Elghth
Amendment to Master Lease, wnth an effective date of May 1, 2014 (all such amendments,
collectively with the 2006 Lease, ithe “Original Lease™) and now desire to amend and restate the
Original Lease in its entirety purSI‘lzmt to the terms hereof.

NOW, THEREFORE, La:ndlord and Tenant hereby agree to amend and restate the
Original Lease to read as follows:

ARTICLE 1.
GRANT AND TERM

1.01  Grant of Lease. Landlord, for and in consideration of the rents reserved herein
and of the covenants and agreem?nts contained herein on the part of Tenant to be performed,
hereby leases to Tenant, and Tenant hereby leases from Landlord, those certain parcels of land
owned by Landlord in fee and llsth on Exhibit A-1 attached hereto and made a part hereof (the
“Fee Properties™) and those certam parcels of land held by Landlord as the tenant under a lease,
if any, in effect as of the date hereof (each such lease, an “Overlease” and collectively, the
“Overleases”) and listed on Exhibit A-2 attached hereto and made a part hereof (the “Leasehold
Properties”; the Fee Properties and Leasehold Properties are each, a “Parcel” and collectively,
the “Parcels” and legally descrlbed on Exhibit A-3 attached hereto and made a part hereof and
the Overleases are listed on Exhibit A-4 attached hereto and made a part hereof) and all of the
buildings located on each of the Parcels (each, a “Building” and collectively the “Buildings”™)
and with respect to each Parcel, al] other improvements erected or situated on each such Parcel,
including, but not limited to, to the extent they exist, parking areas; access roads; entrances and
driveways; lighting facilities; grass shrubs, trees and landscaping; retaining walls; passageways,
sidewalks and curbs; culverts; retentlon basins and drainage facilities; directional and shopping
center pylons or monuments; sewer and sewage disposal systems; water supply, electric lines;
gas lines and other service and utlhty lines, pipes and installations of every kind (each Parcel,
together with the Building and the other improvements located thereon, a “Property Location”
and collectively, the “Premlses”), together with all easements (including any rights under
applicable construction, operating and/or reciprocal easements agreements) over adjoining real

1
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property, righ
property and 4

1.02

identified on
Exhibit A-6,

ts of way, hereditaments, interests in or to adjacent streets or alleys or other real
11 the benefits thereunto belonging and appertaining to any portion of the Premises.

Term of Lease.

(a) As used herein, (i) “Sub-Portfolio 1” means the Property Locations
Exhibit A-5 , (ii) “Sub-Portfolio 2” means the Property Locations identified on
iii) “Sub-Portfolio 3” means the Property Locations identified on Exhibit A-7; and

1
(iv) Sub-Pon:iolio 1, Sub-Portfolio 2 and Sub-Portfolio 3 are collectively referred to herein as

“Sub-Portfolios™

“Commencen]

and each individually as a “Sub-Portfolio”.

(b)  The term hereof (the “Term”) shall commence on May 31, 2006 (the
ent Date™), and shall expire at 11:59 PM EST on (i) for Sub-Portfolio 1, November

30, 2034' (the
“Portfolio 2 1

“Portfolio 1 Expiration Date™), (ii) for Sub-Portfolio 2, November 30, 2029” (the

Expiration D
Date, the “Ex

any Property
Lease with res

1.03
granted, two
Property Loc;
(10) years eag
each such Ex
prior Extensig
may be. All q

Period with ré

(as defined inl
pursuant to th
Base Rent (ay
give Landlord
to be extende:
of this Lease
Locations, as

priration Date”), and (iii) for Sub-Portfolio 3, May 31, 2026 (the “Portfolio 3

collectively with the Portfolio 1 Expiration Date and the Porifolio 2 Expiration

plratlon Dates” and each individually an “Expiration Date™). The Term regarding
Location shall be subject to earlier termination of this Lease and extension of this
spect to such Property Location as provided herein.

Extension Options. Landlord agrees that Tenant shall have, and it is hereby

(2) successive options (the “Extension Options”) to extend the Term as to any
ation or Property Locations, in Tenant’s sole discretion, for a period of ten
h (individually, an
fension Period to begin respectively upon the expiration of the initial Term or the

“Extension Period”, and collectively, the “Extension Periods™),

n Period, with respect to such Property Location or Property Locations, as the case
f the terms, covenants and provisions of this Lease shall apply to each Extension
spect to the Property Locations that Tenant elects to extend, except that Base Rent

Section 2.01 below) for each of the Extension Periods shall continue to be adjusted

e terms of Section 2.01 below, payable in equal monthly installments as Monthly
defined in Section 2.01). In order to exercise the Extension Options, Tenant shall
notice of such exercise (which notice shall identify the Property Locations that are

d) no later than one hundred twenty (120) days prior to the end of the initial Term

or the prior Extension Period with respect to such Property Location or Property
the case may be; provided, however, that if Tenant shall fail to give the notice

within the af

resaid time limit, Tenant’s right to exercise its option shall nevertheless continue

during said ope hundred tweunty (120) day period until thirty (30) days after Landlord shall have
given Tenant{notice of Landlord’s election to terminate such option (“Landlord’s Notice™), and

Tenant may
is the intenti
of the optio
within the ti
Landlord for
Tenant, then

ercise such option at any time until the expiration of said thirty (30) day period. It
of the parties to avoid forfeiture of Tenant’s rights to extend the Term under any
set forth in this Lease through inadvertent failure to give the extension notice
¢ limits prescribed. Accordingly, if Tenant shall fail to give an extension notice to

any of the Extension Periods, and if Landlord shall fail to give Landlord’s Notice to
until the expiration of thirty (30) days following Landlord’s Notice, or until Tenant

' 20 years from
% 15 years from
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either exercises its option to extend or notifies Landlord that it does not intend to exercise said
option to extend, the Term for the applicable Property Location or Property Locations, as the
case may be, shall be extended| automatically from month to month upon all the terms and
conditions then in effect, except that Monthly Base Rent shall be increased in accordance with
Article 8, and in no event shall the Term for any Property Location extend beyond the last date
of the last Extension Period applicable to such Property Location. Upon the failure of Tenant to
exercise one or any of the optionls herein regarding any Property Location following Landlord’s
Notice, and, in any event, upon éxpiration of the last of such Extension Periods with respect to
such Property Location, Tenant shall have no further or additional right to renew or extend this

Lease with respect to such Propcrl:y Location .

1.04 Intentionally Omitted.

1.05 Lease Year Defined. As used in this Lease, the term “Lease Year” shall mean
(a) if the Commencement Date is|the first (1st) day of a calendar month, the twelve (12th) month
period commencing on the Commencement Date or (b) if the Commencement Date is not the
first (1st) day of a calendar morﬂth the period commencing on the Commencement Date and
ending on the last day of the twclﬂh (12) full calendar month of the Term, and in either case,
each succeeding twelve (12) month period thereafter which falls in whole or in part during the
Term.

ARTICLE 2.
RENT

2.01 Base Rent. Throughout the Term, Tenant shall pay to Landlord an annual base
rent for the Premises (the “Base Rent”), without notice or demand. The Base Rent for the first
Lease Year was equal to Sixty Slx Million Four Hundred Thirty Three Thousand One Hundred
Thirty Nine and 98/100 Dollars ($66 433,139.98). As of the Effective Date, (a) the Base Rent for
the Premises is $74,695,809, and {(b) the Base Rent for the Premises allocated to each Property
Location is as set forth on Exhibit B t B aftached hereto (such Base Rent initially allocated to any
Property Location, as the same may be adjusted pursuant to the terms of this Lease, a “Base Rent
Allacation™). On each third anmprersary of June 1, 2011, during the Term (the “Adjustment
Date™), (x) the Base Rent shall increase by the lesser of (i) 1.25 multiplied by the product of
(A) the Base Rent in effect 1mmeci1ately prior to the applicable Adjustment Date and (B) the CPI
Increase or (ii) 6% of the Base Rent in effect immediately prior to the applicable Adjustment
Date, and (y) each Base Rent AIlocatlon shall increase by the lesser of (i) 1.25 multiplied by the
product of (A) the Base Rent Allocahou in effect immediately prior to the applicable Adjustment
Date and (B) the CPI Increase, or (11) 6% of the Base Rent Allocation in effect immediately prior
to the applicable Adjustment Date. Base Rent shall be payable in equal monthly instaliments
(hereinafter referred to as “Monthiv Base Rent”), in advance, on the first (1st) day of the Term
and on the first (Ist) day of each calendar month thereafter of the Term. If the Term ends with
respect to any Property Locatlons on any day except the last day of a calendar month, the
Monthly Base Rent applicable to |such Property Locations shall be prorated by multiplying the
Monthly Base Rent apphcable to such Property Locations by a fraction, the numerator of which
is the number of days remammg in the month through the last day of the Term and the
denominator of which is the total numbcr of days in such month. Without limitation, in the event
that any Property Locations cease, to be demised hereunder by reason of the expiration of the

3
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“Material Adverse Effect” means a material adverse effect on (a) the Premises,
including, without limitation, the operation of the Premises and/or the value of the Premises;
(b) Tenant’s ability to perform its obligations under this Lease; or (c) Landlord’s interests in the
Premises or this Lease.

ARTICLE 5.

| UTILITIES

5.01 | Payment for Utilities. Tenant will pay, when due, all such charges which accrue
during the Term of every nature, kind or description for utilities furnished to the Premises or
chargeable against the Premises, including all charges for water, sewage, heat, gas, light,
garbage, clectricity, telephone, steam, power, or other public or private utility services. Prior to
commencement of the Term, Tenant was obligated to pay for all utilities or services at the
Premises use? by it or its affiliates, agents, employees or contractors.

5.02 | Utilities. Tenant shall have the right to choose and shall be responsible for
contracting d*rectly with all suppliers of utility services. In the event that any charge or fee is
required by the state in which the Premises is located or by any agency, subdivision or
instrumentality thereof, or by any utility company or other entity furnishing services or utilities
to the Premises, as a condition precedent to furnishing or continuing to furnish utilities or
services to the Premises, such charge or fee shall be deemed to be a utility charge payable by
Tenant. Therlprovisions of this Article 5 shall include, but shall not be limited to, any charges or
fees for present or future water or sewer capacity to serve the Premises, any charges for the
underground ‘installation of gas or other utilities or services, and other charges relating to the
extension of or change in the facilities necessary to provide the Premises with adequate utility
services. Texﬁant may elect to cause the separate metering of utilities to various portions of any
Building. If Tenant makes such an election, the costs of such separate metering shall be at the
sole and exclusive cost of Tenant. In the event Tenant fails to pay any such charge or fee
contemplated by this Section 5.02, Landlord shall have the right, but not the obligation, to pay
such charges or fees on Tenant’s behalf and Tenant shall reimburse Landlord for such utility
charge upo !Landlord’s demand therefor with interest accruing at the Default Interest rate
provided in Section 31.07. The inability of Tenant to obtain, or any stoppage of, the utility
services referred to in this Article 5 resulting from any cause (other than Landlord’s gross
negligence or willful wrongful acts) shall not make Landlord liable in any respect for damages of
any kind to any Person, property or business, or entitle Tenant to any abatement of Rent or other
relief from a?)[; of Tenant’s obligations under this Lease.

|

ARTICLE 6.
INSURANCE

|
6.01 | Tenant’s Insurance.

| (a) Tenant shall obtain and maintain the following coverages at its sole cost
and expense:

|
(1) “All Risk™ or “Special Form™ Property Insurance with a Twenty-
Five Millioq Dollars ($25,000,000) per occurrence limit, with no aggregate for the peril of

ACTIVE 2047089364 .6




windstorm, tornado and hail, on the Buildings and Tenant’s Personalty (as defined in

Section 7.02) located on the Premlses (1) in an amount equal to one hundred percent (100%) of
the full replacement cost, (2) contammg an agreed amount endorsement waiving all coinsurance
provisions; and (3) providing [for E] o deductible in excess of (a) One Hundred Thousand Dollars
($100,000) or (b) in the event that the Insurance Deductible Letter of Credit (defined below) isin
full force and effect, Five Hundred Thousand Dollars ($500,000); and (4) providing ]’ coverage
for contingent liability from Operanon of Building Laws, Demolition Costs and Increased Cost
of Construction under an “Ordinance or Law Coverage” or “Enforcement” endorsement if any of
the improvements or the use of th;e Premises shall at any time constitute legal non-conforming
structures or uses. The full replacement cost shall be redetermined from time to time (but not
more frequently than once in any |twenty—four (24) calendar months) at the request of Landlord
by an appraiser or contractor designated and paid by Tenant and approved by Landlord, or by an
engineer or appraiser in the regul ' employ of the insurer and at the expense of Tenant. After the
first appraisal, additional appraisals may be based on construction cost indices customarily
employed in the trade. [For purpdses of this Section 6.01(a)(i}, the term “Insurance Deductible
Letter of Credit” shall mean a lettdr of credit, combined for ShopKo Stores Operating Co., LLC
(“ShopKo”) and Pamida Stores Operating Co., LLC (“Pamida”) so long as they jointly procure
insurance, in an amount equal to Four Hundred Thousand Dollars ($400,000.00), naming
Landlord or, at Landlord’s option, lits Mortgagee (as defined in Section 17.01 below) as the sole
beneficiary thereof, which letter| of credit shall (A) be a transferable, clean, irrevocable,
unconditional, standby letter of credrt in form, substance and amount reasonably satisfactory to
Landlord in its reasonable discretion, issued or confirmed by a commercial bank with a long term
debt obligation rating of “AA” or‘better (or a comparable long term debt obligation rating) as
assigned nationally-recognized statrstlcal rating agency, (B) be payable upon presentation of a
sight draft only to the order of Landlord or its Mortgagee at a New York City bank, (C) have an
initial exprra’ﬂon date of not less|than one (1) year and shall be automatically renewed for
successive twelve (12) month perlods for the Term, (D) provide for muitiple draws, and (E) be
t:ransferable by Landlord or its Mortgagee and its successors and assigns at a New York City
bank.]*

(ii) Commercml General Liability insurance (“Liability Insurance”)
against liability for bodily injury and death, property damage, personal and advertising injury,
liquor (to the extent liquor is sold or manufactured on the Premises), optometrist and druggist
professional liability (to the extent optometrrc and pharmacy operanons exist on the Premises) on
the Premises, such Liability Insur 1ce (1) to be on an “occurrence” form with a combined single
limit of not less than One Million Dollars ($1,000,000) per occurrence and Two Million Dollars
($2,000,000) in the aggregate and to continue at not less than the aforesaid limit until required to
be changed by Landlord in writing by reason of changed economic conditions making such
protection inadequate; and (2) to I‘;rovide coverage for premises and operations, products and
completed operations on an “if any” basis, independent contractors, blanket contractual liability

3 Bracketed deductible language and the definition of “Insurance Deductible Letter of Credit” will only be included
for buyers of ten or more properties (whetlller or not pursuant to a master lease) or $50,000,000 or more in purchase
price)

% Bracketed deductible language and the definition of “Insurance Deductible Letter of Credit” will only be included
for buyers of ten or more properties (whether or not pursuant to a master lease) or $50,000,000 or more in purchase
price)
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ARTICLE 29.
CHARACTERIZATION OF LEASE

The following expressions of intent, representations, warranties, covenants, agreements,
stipulations arld waivers are a material inducement to Landlord and Tenant entering into this

lease:

29.01

[Unseverable Lease;]No Joint Venture.

(8 [Landlord and Tenant agree that this Lease constitutes a single and

indivisible lease as to all of the Property Locations collectively and shall not be subject to

severance or
Landlord and

division except as expressly set forth herein. In furtherance of the foregoing,
T'enant each (i) waives any claim or defense based upon the characterization of this

Lease as anything other than a master lease of all the Property Locations and irrevocably waives

any claim or

defense that asserts that this Lease is anything other than a master lease, (ii)

covenants and agrees that it will not assert that this Lease is anything but a unitary, unseverable

instrument pe
stipulates and

rtaining to the lease of all, but not less than all, of the Property Locations, (iii)
agrees not to challenge the validity, enforceability or characterization of this Lease

of the Property Locations as a unitary, unseverable instrument pertaining to the lease of all, but

not less than 4
Lease is a uni
the Property
Landlord and
indirectly, to
indivisible leg

11, of the Property Locations, and (d) shall support the intent of the parties that this
tary, unseverable instrument pertaining to the lease of all, but not less than all, of
Locations, if, and to the extent that, any challenge occurs. Without limitation,
Tenant agree that Base Rent Allocations shall not be used or construed, directly or
vary the intent of Landlord and Tenant that this Lease constitutes a single and
se of all the Property Locations collectively and is not an aggregation of separate

leases. For the purposes of any assumption, rejection or assignment of this Lease under

11 U.S.C. Sec
non-severable
assumed, rejc
Loca.tions.]l

tion 365 or any amendment or successor section thereof, this is one indivisible and
lease dealing with and covering one legal and economic unit that must be
cted or assigned as a whole with respect to all (and only all) of the Property

(b)  The business relationship created by this Lease and any related documents

is solely that pf a long term commercial lease between Landlord and Tenant, the Lease has been

entered into Y
and none of
construed, to

y both parties in reliance upon the economic and legal bargains contained herein,
the agreements contained herein is intended, nor shall the same be deemed or
create a partnership (de facto or de jure) between Landlord and Tenant, to make

them joint venturers, to make Tenant an agent, legal representative, partner, subsidiary or
employee of Landlord, nor to make Landlord in any way responsible for the debts, obligations or
losses of Tenant.

29.02

True Lease Waiver. Landlord and Tenant intend that this Lease is a “true lease,”

is not a financing lease, capital lease, mortgage, equitable mortgage, deed of trust, trust
agreement, security agreement or other financing or trust arrangement, and the economic realities

of this Lease

are those of a true lease. Tenant and Landlord each waive any claim or defense

10 Use bracketed
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EXHIBIT B

INTENTIONALLY OMITTED
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1.03 | Extension Options. Landlord agrees that Tenant shall have, and it is hereby
grauted, two (2) successive options (the “Extension Options”) to extend the Term, in Tenant’s
sole discretion, for a period of ten (10) years each (individually, an “Extension Period”, and
collectively, the “Extension Periods”), each such Extension Period to begin respectively upon the
expiration of|the initial Term or the prior Extension Period. All of the terms, covenants and
provisions of|this Lease shall apply to each Extension Period, except that Base Rent (as defined
in Section 2.01 below) for each of the Extension Periods shall continue to be adjusted pursuant to
the terms of Section 2.01 below, payable in equal monthly installments as Monthly Base Rent (as
defined in Section 2.01). In order to exercise the Extension Options, Tenant shall give Landlord
notice of such exercise no later than one hundred twenty (120) days prior to the end of the initial
Term of this Lease or the prior Extension Period; provided, however, that if Tenant shall fail to
give the notice within the aforesaid time limit, Tenant’s right to exercise its option shall
nevertheless Continue during said one hundred twenty (120) day period until thirty (30) days
after Landlord shall have given Tenant notice of Landlord’s election to terminate such option
(“Landlord’s Notice™), and Tenant may exercise such option at any time until the expiration of
said thirty (30} day period. It is the intention of the parties to avoid forfeiture of Tenant’s rights
to extend the Term under any of the options set forth in this Lease through inadvertent failure to
give the extension notice within the time limits prescribed. Accordingly, if Tenant shall fail to
give an extension notice to Landlord for any of the Extension Periods, and if Landlord shall fail
to give Landlord’s Notice to Tenant, then until the expiration of thirty (30) days following
Landlord’s Nptice, or until Tenant either exercises its option to extend or notifies Landlord that it
does not intend to exercise said option to extend, the Term shall be extended automatically from
month to month upon all the terms and conditions then in effect, except that Monthly Base Rent
shall be increpsed in accordance with Article &, and in no event shall the Term extend beyond the
last date of the last Extension Period. Upon the failure of Tenant to exercise one or any of the
options herein following Landlord’s Notice, and, in any event, upon expiration of the last of such
Extension Periods, Tenant shall have no further or additional right to renew or extend this Lease.

1.04 | Intentionally Omitted.

1.05 | Lease Year Defined. As used in this Lease, the term “Lease Year” shall mean
(2) if the Commencement Date is the first (1st) day of a calendar month, the twelve (12th) month
period commencing on the Commencement Date or (b) if the Commencement Date is not the
first (1st) day of a calendar month, the period commencing on the Commencement Date and
ending on the last day of the twelfth (12) full celendar month of the Term, and in either case,
each succeeding twelve (12) month period thereafter which falls in whole or in part during the
Term.

ARTICLE 2.
RENT

2.01 | Base Rent. Throughout the Term, Tenant shall pay to Landlord an annual base
rent for the Premises (the “Base Rent”), without notice or demand. The Base Rent for the
Premises is . On each third anniversary of June 1, 2011, during the Term (the
“Adjustment|/Date™), the Base Rent shall increase by the lesser of (i) 1.25 multiplied by the
product of (A) the Base Rent in effect immediately prior to the applicable Adjustment Date and
(B) the CPI Increase or (i1) 6% of the Base Rent in effect immediately prior to the applicable
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Store # Location Rent
S00075 | MISSOULA, MT $ 830,000
$00076 SIOUX FALLS I, SD $ 895,000
S00078 | RAPIDCITY, SD $ 600,000
S00080 MADISON IV, WI $ 675,000
S00081 | YAKIMA, WA $ 725,000
S00084 | WEST JORDAN, UT $ 608,234
S00086 PROVO, UT $ 471,212
S00087 | OGDEN, UT $ 485,000
S00088 LAYTON, UT $ 500,000
$00089 WALLA WALLA, WA $ 475,000
00090 | GRAFTON, WI $ 665,000
S00091  LOGAN, UT $ 455,000
S00092 | KENNEWICK, WA $ 675,000
S00095 BOISE II, ID $ 495,000
S00096 REDDING, CA $ 987,500
S00097 | WEST VALLEY, UT $ 510,000
S00099  ONALASKA, WI $ 735,000
S00100  NEENAH, WI $ 735,000
S00102 MARINETTE, WI $ 528,664
S00104 | BRIGHAM CITY, UT $ 415,000
S00106 | BILLINGS, MT $ 750,000
S00107 BOUNTIFUL W, UT $ 611,217
S00108 - SPANISH FORK, UT $ 450,000
S00109 RIVERDALE, UT $ 578,000

PHIL1 681004v.
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Lehibit 5

DEFINITIONS|AND INSTRUCTIONS

1. With respect to the assessment as of January 1, 2015, “Property” means the real
property as represented by the tax key number aforementioned for each parcel objected
to.

2. Where any requested documents are in the possession, custody or control of another
person or entity, identify such person or entity with complete contact information,
inclpding name, phone number and address of party in possession.

3. If t]Jue information is available only on a fiscal year basis, rather than a calendar year
basis, provide information for the fiscal years ended in the years referred to in the
statement of the documents to be produced.

4. An “Internal” lease is any document between an operating entity of the Property and
anyjrelated subsidiary or parent of the Property.

5. Any document relating to lease, lease rates, rent or rental rates of the Property.
DOCUMENTS REQUESTED TO BE PRODUCED

1. Each document showing the owner’s valuation of any Property at any time from

Janpary 1, 2009 through June 1,2016. See P;PmesJ

2. Eagh document showing a feasibility study, appraisal, eminent domain valuation or .
written opinion of value that relates to the Property and dated any time in the last 10

years. See ]Q‘Wr.‘_ ,54/{

3. Each document prepared in the last 5 years showing market analysis, financial

feasibility, eminent domain valuation or written opinion of value that relates to the

ner’s Property. See 'p"tﬂﬂf“: SJ(.

{01778928.DOCX} 3
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4. Audited financial statements (including balance sheets, income operating statements,

foot[mes, and auditor’s opinions) for the years 2009, 2010, 2011, 2012, 2013, 2014

and 2015 that include the operations of the Property. See locse

5. Detailed operating statements for the years 2009, 2010, 2011, 2012, 2013, 2014 and

ZOIL in standard accounting format for the subject Property, itemized to include the

follJJwing: See_ (% e

A.

Total Gross Income, itemized by source, including, but not limited to: net lease
i*xcome, and any income from any other source (identified by source). If income
ﬁ‘armot be itemized in each of the categories listed, provide the most detailed
irxformation available.

Total Itemized Expenses, itemized by source for the Property, including, but not
1fmited to taxes, depreciation, mortgage interest or amortization, officer’s salaries,
but not capital improvement expenditures.  Capital expenditures include

replacements, improvements and remodeling which materially add to the value of
Jhe property or appreciably extend its life. These costs are ordinarily added to the
lLasis of the improved property and depreciated over a given life span. They are not

"annual charges" and are not deducted as current expenses.

6. To the extent not expressly contained in the documents described above, each

do?umem containing the following information or information from which the

fol%owing information could be derived for the Property: See  lease

{01778928.DOCX]}

‘ A. Net operating income as of January 1, 2009, January 1, 2010, January
‘ 1,2011, January 1, 2012, January 1, 2013, and January 1, 2014,

January 1, 2015.

‘ B. Capitalization rate as of January 1, 2009, January 1, 2010, January 1,



10.

11,

L2

13.

14.

15.

16

17

18

19

2011 and January 1, 2012, January 1, 2014, January 1, 2014, January

1,2015.

A copy of any leases, licenses and service contracts of the Property and all other Shopko

store located in Wisconsin that pertains to any period during 2009 to the present date. See \q;{
A copy of any Internal leases of the Property and all other Shopko stores located in

Wisconsin. S@e_ LQ:-.SL

All sale documents relating to the Property and all other Shopko store located in

Wisconsin, including but not limited to Offers to Purchase (whether accepted or not),
Pu}chase Agreements, Closing Statements, Appraisals, Real Estate Transfer Tax
Returns, and Deeds.

A‘l documents used to support claim that assessment of Property exceeds fair market

value. See ﬂmm‘n‘ff

All sale documents supporting claim that assessment exceeds fair market value. See P»mw'
All income documents supporting claim that assessment exceeds fair market value. See. %ﬂfs

All documents marketing the subject property for lease or sale during the period from

2009 to the present date. {UM

All listing contracts for sale of the Property or all other Shopko properties in the
Stlite of Wisconsin from 2009 to the present date. Nh

All listing contracts for lease of the Property or portions of the Property from 2009 to

th% present date. gae, La,«.‘;.(,,

. All construction cost documents for the Property. UP

! AFI American Institute of Architects forms G702 and G703 on the Property. IU Ilq

. Al mortgage documents on the Property. N}}q

: Afl insurance policies on the Property. ﬂ/ / ﬂ

{01778928.DOCX} | 5



20. All purchase documents on the Property. W}H
21. A list of all Shopko stores in the State of Wisconsin. NJH
22. All offer sheets for Shopko real estate in Wisconsin. N ,ﬂ

Given under my hand this 14" day of July, 2016.

CITY OF ONALASKA BOARD OF REVIEW

By Qﬂw\r «,x:../{v

Nawhe/Jim Binash
Title: Chair

ADDRESS:
City of Onalaska

City Clerk

415 Main Street

Onalaska, Wisconsin 54650
608-781-9530

{01778928.DOCX} 6
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By searching on LocpMNet, you ogree to the LoopNet Terms and Conditions.

X

Evhib;

b

This Retoil Property is For Scla.

4344 Morman Coulee
La Crosse, Wi 601 - BG,1615F

Building Size

Prcesst

Property Type

Property Sub-typa

Find out more..,

Lixting ID: 17471997

Retgil For Scle

Road

Standing Bldg

Dele Crealad: 0N 2005 Laet Updoted: D2 “0/205

$9,172,414

Description

The subject investment cpportunily is Stopka fototed ot 4344 Mormon Coules Rood Lo Crosse, Wistonsia, This Shopko tetol store is eormprised of 88,161 sguare feet of building spece and sits o cppronimately 8.10 ocres of fand. The ¢
investors the substonticl benefit of outoda develepment spoce thot ga be utdized for cdditiono! terants and rental income, odding inherent vohee on top of the alrzady strong return an imastment This location olso benetits irom a
foct that is well-below market, aroviginginvesto:s with additionad income stab¥ity in the futurs,

The Lo Crosse, Wiscorsia Shopke has raughly 11.5 vecrs remaining on a true triple net lagse that was emtersd into June |, 2000, The current rant is $345.000 end rent is scheduled ta incraase aa June I 2317 by the lesser of six percent ¢

the chonge in ecrsumer prizs index {CP)

This Shapko is locoted at 4344 Mormon Coulee Rood in Lo Cresse, Wistonsin. Lo Crasse is ¢ city locoted in the west-cantrol port of Wisconsin, Le Crosse is the pri

ower the previgus i

the Lo Crasse-Tou Claire Combined Statistical Area,

There ore opprovirnstely 35,300 prople Jithin g thr

hitp/Avww.loopnel.com/Listing/ 19471

7/4344-Morman-Coulee-Road-La-Crosse-WI/

22 yecrs. Rent will follow this escalotian struzture svary three yeors ofter the neat rental ingrease. Additionaily, there orz two, ten-year tenant renawol ootions.

inal ity of the La Crasse, Wisconsin Matropoliton Statistical Area, wh

as-mile rocius of this property ond mare than 52,000 Feople withia o five-mile radius. The araperty i situated on Mormon Coulee Rood ot Lhe imersection of Shelby Road. Traffic cov

3

—



|
9/6/2016 4344 Morman Couee Road, La Crosse, W, 54601 - Free Standing Bldg Property For Sale on LoopNet.com

Morman Coutee Kood are approximalely 28,004 venicles daily, provicfing putsianding exposure ko 1his Shopko location.

Research

4344 Mormon Coulee Rocd, Lo Crosse, Wi 54401 (Lo Crosse Counte)
Praperty Record Deto - Historial Listings, current tox, morigage, owrers & lenent into far this picpeily
Lo Crosse Mark=t Trands - Asking price index trends, sale price trends, asking rent trerds

Demagraphics - Review demographits in this neighborhood

Glen Kunofsky's Other Listings

3075 Hilyard Strest 300 West Merrick Rood

Eugene, Of $7405 Valley Stvam, NY 11568
For Sale - $12. 885,505 For Sate - 514,600,000
35,270 SF Buiding 13,235 5 Buiding

fres Stonding 9idg Ratoil {Ocher)

1944 West Morton Avenue
Jocksorwibe, IL 42850

For Sale - S10.413,793

101,688 §F Buding

Free Stonding Bidg

1350 North Goleno Avenue
DXaon, I 41021

For Sobe - 55,753,972

74,859 SF Bulding

Fres Standing Pidg

Cantoct Listing Broker

Contaet Listing Broker

Glen Kunalsky
Authocrty in the field of Net Leoses pad Sole-Leaseback Transgctions

New York, NY - 212-430-5115

Glen Kunofsky is a Senior Vice Fresident investments and Senlor...more

Mot Fitzgerald
VP/Regional Morager

Brookfield, W1 - 262-344-1950

View Profile 3 -

e

P

httrefaanaw loannet com/Listina/19471997/4344-Morman- Coulee-Road-La-Crosse-WIf

Presenled by Marcus & Milichap Real Estote Investment Brokerag
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By searching on LoopNet, you agree to the LoopNet Terms and Conditions.

MATTHEWS

REAL ESTATE INVESTMENT SERVICES

Retail Property For Sale

Shopko - Healthy Sales

405 Cottonwood Dr, Winona, MN 55987

Find Out More.. |

Price:

Building Size:
Price/SF:
Property Type:

Property Sub-type:
Property Use Type:

Cap Rate:
Tenancy:

Year Built:

Lot Size:
APN/Parcel ID:
Listing ID

Last Updated

mtp:ifwww.loopnet.comfxNeWainSilgn_isunngroﬁlefPrimProﬁie.aspx‘?L!D= 19850914&ShowAudit=false

Lindsay Tsumpes — (310) 579-9691

$8,100,000

84,375 SF

$96

Retail

Free Standing Bldg

Net Lease
Investment with

10+ years left on
lease

7.47%

Single

1986

11.10 AC
32.320.0800
19850914

20 days ago



9/6/2016 LoopNet - Shopko - Heallhy Sales, Free Standing Bldg, 405 Cottorwood Dr, Winona, MN

By searching on LoopNet, yju agree to the LoopNet Terms and Conditions.

-

By searching on LoopNet, yt%)u agree to the LoopNet Terms and Conditions.
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httoArww. capnet.com/xNetMainSite/Listing/Profile/PrintProfile.aspx 7LID=18850914&ShowAudit=Talse



Jo/Rgrie LUUPINEL = DI TUPRU, FIET QL il IY DIUY, 207 1 DUULE T TOH IS VIGIE | MU, ST o 1 sy =

]
-

By seor¢hing on LoopNet, you agree to the LoopNet Terms and Conditions.

Glen Kunofsky — (212) 430-5115
Matt Fitzgerald — (262) 364-1950

Marcus & Millichap Real Estate Investment
Brokerage Company

Retail Property For Sale

Shopko
2677 SoutH Prairie View Road, Chippewa Falls, Wi 54729

Price: 38,2'75_.862
Building Size: 91,012 SF
Price/SF: $90.93
Property Type: Retail

Property Sub-type: Free Standing Bldg

P

R [ Property Use Type: Net Lease
et o ,
el ﬁ“*“ . Investment with

SRR

10+ years left on

lease
Cap Rate: 7.25%
Tenancy: Single
Lot Size: 10.75 AC
Listing 1D 19471954
Last Updated 26 days ago

Find Out More...

http:fwww.loopnet.comixNetMainSife/Listing/Profile/PrintProfile.aspx 7LID=19471854&ShowAudit=false 12
I



9/6/2016 LoopNet - Shopko, Frég Standing Bldg, 2677 South Prairie View Road, Chippewa Falls, W1

By searching on LoopNet, you agree to the LoopNet Terms and Conditions.
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By searching on LoopNet, you agree to the LoopNet Terms and Conditions.
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AN APPRAISAL REPORT OF

SHorPKoO
‘AN EXISTING RETAIL PROPERTY TOTALING 94,413

SF NRA
9366 STATE HiIGHWAY 16
ONALASKA, WI 54650

For

Ms. KAREN BELONGE

SHOPKO STORES OPERATING Co. LLC
700 PiLGRIM WAY

GREEN BAY, WI 54304

Date of Valuation “As Is”: January 1, 2016
Date of Report: August 5, 2016

By

BBG, INC.

8300 DouGLAS AVENUE, SUITE 600
DaLLAs, TX 75225

877.524.1187

For questions or more information about this report,
Piease contact your BBG client manager

Brett M. Suszek, MAI, Al-GRS at 872-221-7056
bsuszek@bbgres.com




August 5, 2016

Ms. Karen Belonge

ShopKo Stores Operating Co. LLC
700 Pilgrim Way

Green Bay, WI 54304

Re: BBG File No. 0116004482
9366 State Highway 16
Onalaska, Wl 54650

Dear Ms. Belonge:

As requested, we have completed a real estate appraisal and submit our Appraisal Report on the above
referenced property. The purpose of this appraisal was to form an opinion of the retrospective Market Value of
the Fee Simple interest in the subject property “As Is”, as of January 1, 2016 subject to the general underlying
assumptions and limiting conditions. The analysis and the conclusions and opinions of value are not based on
a requested minimum valuation, a sperlt‘ ¢ valuation or the approval of a loan.

This appraisal report was completed

in accordance with the Uniform Standard of Professional Appraisal

Practice adopted by The Appraisat Foundation, and in accordance with the Code of Professional Ethics and
Standards of Professional Practice of the Appraisal Institute. The lefter of engagement appears in thé Exhibits

section of this report.

The subject of this report consists of 2

single retail building having a total net rentable area (NRA) of 94,413

SF. The subject is operated as a ShopKo department store, although given the Fee Simple premise sought in
this appraisal, the subject is assumed to be vacant and available for accupancy. The total site size is 8.68 AC.
The subject was constructed in 1989 and is considered to be in average condition. The subject contains real
property only, and no personal or mtanglble property is included.

Based on our conclusions, the retrospective Fair Market Value of the Fee Simple interest in the subject, "As
Is", as of January 1, 2018, subject to the general underlying assumptions and limiting conditions was:

Extraordinary Assumptions

$3,900,000

We assume the subject was in a similar condition as of our retrospective valuation date as it was observed

during our inspection of the property.

Use of this Extraordinary Assumptioin may impact the value conclusion '

1

L]
DETROIT

P+ 1341820/
F ~ 114 362 705

17199 NORTH LAUREL PARK DRIVE
r 5TE 404
LIVOHNIA, M1 38152
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August 5, 2016
Page 2

Hypothetical Conditions
None

"~ "Exposure Time/Marketing Period
Based on exposure times of comparable sales and interviews with active participants in the local market, the
Market Value opinions could be achieved with exposure time of 12 months. Furthemmore, it is our opinion that
sales could be consummated at the Market Value opinions within twelve-month marketing periods of the
effective date!

Our firm appreciates the opportunity to have performed this appraisal assignment on your behalif. If we may
be of further gervice, please contact us.

Respectfully submitted,
BBG, Inc.

it

Brett M. Suszek, MAI, AI-GRS
Director
Certified General Appraiser

Wisconsin License #2190-10
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SUMMARY OF SALIENT FACTS

Subject: 9366 State Highway 18
Onalaska, WI 54650
94,413 SF (NRA)

Purpose of the Appraisal: Form an opinion of the retrospective Fair Market Value of the
subject property.

Interest Valued: Fee Simple Interest

intended Use Ad valorem tax appeal

Intended Usefs: Paradigm Tax Group, the property owner(s), and applicable
tax authorities

Effective Datas:

“‘As Is™ January 1, 2016

Date of Ingpection: July 25, 2016

Date of Report: August 5, 2016
Summary of Subject Property

Total Site Information

% Parcel R " *7T T Total

Size (SF): 378,101

Size (acres): 8.68

Shape: Irregular
Topography: Level

Known Wetlands: No

Known Enviornmental [ssues: No

Zoning: M-1, Light Industrial
Fleod Plain: X

Improvements: Yes

Utilities: All Available

Improvements
, Building Name: _ . .7 . _Retail Department Store
Size (SF GBA): 94,413
Size (SF NRA): 94,413
Year Built: 1989
Construction Class: C
Construction Quality: Average
Condition: Average
Occupancy:; Assumed Vacant & Available
Use Single Tenant
Known Enviornmental Issues: Nao

BBG, Inc. Page 1 0116004482




SUMMARY OF SALIENT FACTS
Highest and Best Use:
As Vacant: ' Hold for future commercial development or build to suit
As Improved: _ Continue the existing use
Value Indication of Subject “as is”
Summary of Values, As Is '
Sales Coniparison Approach $3,870,000
Income ijitalization Approach $3,940,000
Cost Approach } Not Applied
Reconciled $3,900,000
Per/fSF $41.31
BBG, Inc. . Page 2 . 0116004482
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ASSUMPTIONS AND LIMITING CONDITIONS

This appraisal report has been made with the following general assumptions:

1.

10.

11.

12.
13.

Anyj legal description or plats reported herein are assumed to be accurate. Any sketches, surveys,
plats, photographs, drawings or other exhibits are included only to assist the intended user to better
“understand and visualize the subject property, the environs, and the competitive data. We have made
no survey of the property and assume no responsibility in connection with such matters.

The| appraiser has not conducted any engineering or architectural surveys in connection with this
appraisal assignment. Information reported pertaining to dimensions, sizes, and areas is either based
on measurements taken by the appraiser or the appraiser's staff or was obtained or taken from
refefenced sources and is considered reliable. No responsibility is assumed for the costs of
pregaration or for arranging geotechnical engineering, architectural, or other types of studies,
surveys, or inspections that require the expertise of a qualified professionai.

No responsibility is assumed for matters legal in nature. Title is assumed to be good and marketable
and fin Leased fee unless otherwise stated in the report. The property is considered to be free and
clear of existing liens, easements, restrictions, and encumbrances, except as stated.

Unless otherwise stated herein, it is assumed there are no encroachments or violations of any zoning
or other regulations affecting the subject property and the utilization of the land and improvements is
within the boundaries or property lines of the property described and that there are no trespasses or
encroachments.

BBG, Inc. assumes there are no private deed restrictions affecting the property which would limit the
use of the subject property in any way.

It is|assumed the subject ‘property is not adversely affected by the potential of floods; unless
-otheiwise stated herein.

It is assumed all water and sewer facilities (existing and proposed) are or will be in good working
order and are or will be of sufficient size to adequately serve any proposed buildings.

Unless otherwise stated within the report, the depiction of the physical condition of the improvements
descyibed herein is based on visual inspection. No liability is assumed for the soundness of structural
members since no engineering tests were conducted. No liability is assumed for the condition of
mechanical equipment, plumbing, or electrical components, as complete tests were not made. No
responsibility is assumed for hidden, unapparent or masked property conditions or characteristics that
were|not clearly apparent during our inspection.

If bujlding improvements are present on the site, no significant evidence of termite damage or
infestation was observed during our physical inspection, unless so stated in the report. No termite
inspection report was available, unless so stated in the report. No responsibility is assumed for
hidden damages or infestation.

Any proposed or incomplete improvements included in this report are assumed to be satisfactorily
compieted in a workmaniike manner or will be thus completed within a reasonable length of time
according to plans and specifications submitted.

No respensibility is assumed for hidden defects or for conformity to specific governmental
requirements, such as fire, building, safety, earthquake, or occupancy codes, except where specific
profesgsional or governmental inspections have been completed and reported in the appraisal report.

Responsible ownership and competent property management are assumed.

The appraisers assume no responsibility for any changes in economic or physical conditions which
occur(following the effective date of value within this repart that would influence or potentially affect

88G, Inc. Page 3 0116004482




ASSUMPTIONS AND LIMITING CONDITIONS

1a.

16.

17.

18.

18.

20.

21.

22,

23.

15.

the analyses, opinions, or conclusions in the report. Any subsequent changes are beyond the scope

of the report,

The value estimates reported herein apply to the entire property. Any proration or division of the total
into fractional interests will jnvalidate the value estimates, unless such proration or division of
interests is set forth in the report.

Any division of the land and improvement values estimated herein is applicable only under the
program of utilization shown. These separate valuations are invalidated by any other abplication.

Unless otherwise stated in the report, only the real property is considered, so no consideration is
given to the value of personai property or equipment located on the premises or the costs of moving
or relocating such personal property or equipment.

Unless otherwise stated, it is assumed that there are no subsurface oil, gas or other mineral deposits
or subsurface rights of value involved in this appraisal, whether they are gas, liquid, or solid. Nor are
the rights associated with exFraction of exploration of such elements considered; unless otherwise
stated. Unless otherwise stated it is also assumed that there are no air or development rights of value
that may be transferred.

Any projections of income anq expenses, including the reversion at time of resale, are not predictions
of the future. Rather, they aré our best estimate of current market thinking of what future trends will
be. No warranty or represen#ation is made that these projections will materialize. The real estate
market is constantly fluctuating and changing. it is not 'the task of an appraiser to estimate the
conditions of a future real estate market, but rather to reflect what the investment community
envisions for the future in terms of expectations of growth in rental rates, expenses, and supply and
demand. 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 aré, therefore, subject to changes with future conditions.

Unless subsail gpinicns base: { upon engineering core borings were furnished, it is assumed there are
no subsoil defects present, wqich waould impair development of the land to its maximum permitied use
or would render it more or Ie@s valuable. No responsibility is assumed for such conditions or for
engineering which may be required to discover them.

BBG, Inc. representatives are not experts in determining the presence or absence of hazardous
substances, defined as all hazardous or toxic materials, wastes, pollutants or contaminants
(including, but not limited to, asbestos, PCB, UFFI, or other raw materials or chemicals) used in
construction or otherwise present on the property. We -assume no responsibility for the studies or
analyses which would be reqﬂtired to determine the presence or absence of such substances or for
loss as a result of the prese‘ ce of such substances. Appraisers are not qualified to detect such
substances. The client is urge? to retain an expert in this field.

We are not experts in determiping the habitat for protected or endangered species, including, but not
limited to, animal or plant life (such as bald eagles, gophers, tortoises, etc.) that may be present on
the propérty. We assume no Jresponsibility for the studies or analysés which would. be required to

.determine the presence or absence of such species or for loss as a result of the presence of such

species. The appraiser hereby reserves the right to alter, amend, revise, or rescind any of the value
opinions based upon any |subsequent endangered species impact studies, research, and
investigation that may be provided.

No environmental impact studies were either requested or made in conjunction with this analysis. The
appraiser hereby reserves the right to alter, amend, revise, or rescind any of the value opinions based
upon any subsequent envirgnmental impact studies, research, and investigation that may be
provided.
The appraisal is based on the| premise that there is full compliance with all applicable federal, state,

and local environmental regulations and laws unless otherwise stated in the report; further, that all
applicable zoning, building, and use regulations and restrictions of all types have been complied with

BBG, Inc. Page 4 . 0116004482




ASSUMPTIONS AND LIMITING CONDITIONS

24.

25.

26.

27.

28.

29.

30.

3.

permits, or other legislative or administrative authority, local, state, federal and/or private entity or
organization have been or can be obtained or renewed for any use considered in the value estimate.

Neither all nor any part of the contents of this report or copy thereof, shall be conveyed to the public
through advertising, public relations, news, sales, or any other media, without the prior written
congent and approval of the appraisers. This limitation pertains to any valuation conclusions, the
identity of the analyst or the firm and any reference to the professional organization of which the
appraiser is affiliated or to the designations thereof.

Although the appraiser has made, insofar as is practical, every effort to verify as factual and true alf
information and data set forth in this report, no responsibility is assumed for the accuracy of any
information fumished the appraiser either by the client or others. If for any reason, future
tigations should prove any data to be in substantial variance with that presented in this report,

unlrefs otherwise stated in the report; further, it is assumed that all required licenses, consents,

report has been prepared in a so-called “public non-disclosure” state, real estate sales prices
and other data, such as rents, prices, and financing, are not a matter of public record. iIf this is such a
isclosure” state, although extensive effort has been expended to verify pertinent data with
buyers, sellers, brokers, lenders, lessors, lessees, and other sources considered reliable, it has not
always been possible to independently verify all significant facts. In these instances, the appraiser
may [have relied on verification obtained and reported by appraisers outside of our office. Also, as
necessary, assumptions and .adjustments have been made based on comparisons and analyses
using data in the report and on interviews with market participants. The information furnished by
others is believed to be reliable, but no warranty is given for its accuracy.

The American Disabilities Act (ADA) became effective January 26, 1992. The appraiser has not made
a specific compliance survey or analysis of the property to detemmine 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 revéa! 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
i upon the value of the property. Since the appraiser has no direct evidence refating to this
. possible noncompliance with the requirements of ADA was not considered in estimating the
value of the property.

This appraisal report has been prepared for the exclusive benefit of the client. It may not be used or
relied upon by any other party. Any other party who is not the identified client within this report who
uses or relies upon any information in this report does so at their own risk. .

The dollar amount of any value opinion herein rendered is based upon the purchasing power and
price jof the United States Dollar as of the effective date of value. This appraisal is based on market
conditions existing as of the date of this appraisal.

The right is reserved by the appraiser to make adjustments to the analyses, opinions, and
conclusions set forth in this report as may be required by consideration of additional or more reliable
data that may become available. No change of this report shall be made by anyone other than the
appraiser or appraisers. The appraiser(s) shall have no respansibility for any unauthorized change(s)
to the report.

If the client instructions to the appraiser were to inspect only the exterior of the improvements in the
appraisal process, the physical attributes of the property were observed from the street(s) as of the
inspegtion date of the appraisal. Physical characteristics of the property were obtained from tax
assessment records, available plans, if any, descriptive information, and interviewing the client and
other knowledgeable persons. If is assumed the interior of the subject property is consistent with the
exteripr conditions as abserved and that other information relied upon is accurate.

BBG, Inc. L Page 5 0116004482




ASSUMPTIONS AND LIMITING CONDITIONS

32. The submission of this report constitutes compietion of the services authorized. It is submitted on the
condition the client will provige reasonable notice and customary compensation, including expert
witness fees, relating to any syubsequent required attendance at conferences, depositions, and judicial
or administrative proceedings. In the event the appraiser is subpoenaed for either an appearance or a
request to produce documents, a best effort will be made to notify the client immediately. The client
has the sole responsibility for| obtaining a protective order, providing legal instruction not to appear
with the appraisal report and related work files and will answer all questions pertaining to the
assignment, the preparation of the report, and the reasoning used to formulate the estimate of value.
Unless paid in whole or in part[by the party issuing the subpoena or by another party of interest in the
matter, the client is responsiqle for aft unpaid fees resulting from the appearance or production of
documents regardless of who orders the work.

33. Use of this appraisal report constitutes acknowledgement and acceptance of the general assumptions
and limiting conditions, spegial assumptions (if any), extraordinary assumptions (if any), and
hypothetical conditions (if any)en which this estimate of market value is based,

34. if provided, the estimated insurable value is included at.the request of the client and has not been
performed by a qualified insurance agent or risk management underwriter. This cost estimate should
not be solely relied upon for|insurable value purposes. The appraisers are not familiar with the
definition of insurable value |from the insurance provider, the local governmental underwriting
regulations, or the types of iniurance coverage available. These factors can impact cost estimates

and are beyond the scope of the intended use of this appraisal. The appraisers are not cost experts in
cost estimating for insurance purposes.

Extraordinary Assumptions
We assume the subject was in a similar condition as of our retrospective valuation date as it was

observed during our inspection of the property.

Use of this Extraordinary Assumption may impact thé value conclusion

Hypothetical Condition
None

BBG, Inc. Page 6 0116004482




CERTIFICATION

t, to the best of our knowledge and belief:

ments of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported assumptions and
limiting ¢onditions and are our personal, impartial, and unbiased professional analyses, opinions, and
conclusigns.

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.

We have no bias with respect to the property that is the subject of this report or to the parties invoived
with this assignment. )
isers signing this report have performed no services, as an appraiser or in any other capagity,
the property that is the subject of this report within the three-year period immediately preceding
ce of this assignment.

No one has provided assistance to the person signing this certification. A
The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly

tand that our report will be used by the client. We certify that we have no financial interest or
family rejationship with the officers, directors, stockholders, or partners of the Client, the general
contractor, any subcontractors, the buyer or seller of the property, or engage in any business that might
present alconflict of interest.

As of the date of this report, Brett Suszek has completed the continuing education program for designated
members|of the Appraisal Institute.

it

Brett M. Susz
Director

ok, MAL AI-GRS

Certified General Appraiser

Wisconsin Lic
Expires 12/14

Bnse #2190-10
(2017
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INTRODUCTION

Property Appraised

A single retail building located at

9366 State Highway 16
'‘Onalaska, Wi, 54650

Property ldentification

The subject of this report consis'tﬁ of a single retail building having a tatal net rentable area (NRA) of
94,413 SF. The subject is operated as a ShopKo department store, although given the Fee Simple
premise sought in this appraisal, the subject is assumed to be vacant and available for occupancy. The
total site size is 8.68 AC. The subject was constructed in 1989 and is considered to be in average
condition. The subject contains real property only, and no personal or intangible property is included.

|- Parcei”
Size (SF):
Size (acres):
Shape:
Topography:

Zoning:

Flood Plain:
improvements:
Utilities:

Known Wetlands:
Known Enviornment:

al Issues:

T;c_}talﬂ§itg__ Info::matibn

: s " Total
378,101
8.68
Irregular
Level
No
No
M-1, Light Industrial
X
Yes
Ali Available

Improvements

Building Name: 'Retail Pepartment Store
Size (SF GBA): 94,413
Size (SF NRA): 94,413
Year Built: 1989
Construction Class: C
Construction Qualify: Average
Condition: Average
Occupancy: Assumed Vacant & Available
Use Single Tenant
Known Enviornmental Issues: No
BBG, Inc. Page 8 0116004482




INTRODUCTION

Legal Desgription

Parcel Summary

Address Legal Descnplmn Qwner Acres

Spirit SPE
isconsin 16 18-3589-@ CERTIFIED SURVEY MAP NO. 115 VOL 7 LOT 2 DOC NO. 1169382 [SHOPKQ) Portfalio 2008-  8.680
1LLC
- Total Total 8.680

Brett M. Suszek gathered data on regional, city, and neighborhood characteristics.

2. Data regarding the subject'property. improved comparables, and rent comparables in the general
market area were gatherad and analyzed by Brett M. Suszek.

3. Brett M. SuszekK analyzed the site characteristics, building improvements, surrounding land uses and
supply and demand to establish the highest and best use.

4. Brett M. Suszek analyzed the data to arrive at a conclusion of a probabie value via the Sales
Comjparison and Income Capitalization Approaches to value.

5. Brett M. Suszek reconciled the results of this analysis into a Market Value estimate.
M. Suszek prepared an Appraisal Report.

raisal includes real property only. No personal or intangible property is included W|th the
subject property.

It is impgrtant to note that the fee simple premise of value represents the real estate only. No personal
property or intangible/business value is included. Further, the improvements are considered vacant and
available{for occupancy (as opposed to occupied) under the fee simple premise. This will be discussed in
greater detail within this report.

Competency
The appraisers involved in this a@ssignment have, collectively, considerable experience in appraising this
property type. The appraisers are actively engaged in appraisal work in the geographical area of the
subject property. The company maintains ‘a database on this area for similar properties. We believe we
have adequate knowledge of the property type and location to meet the competency requirements of
USPAP. \

|
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| INTRODUCTION

Intended Use and User of the Appraisal
The purpose of this appraisal was to conclude the Fair Market Value of the Fee Simple interest in the
subject, “As [s” as of January 1, 2016.

Intended Use:  Ad valorem ta

X appeal.

Intended Users: Paradigm Tax Group, the property owner(s), and applicable tax authorities.

Property Rights Appraised

The subject property is appraised assuming fee simple ownership. Fee simple ownership is defined as:

Absolute ownership unencumbered by any other interest or estate, subject only to the limitations
imposed by the govemmental powers of taxation, eminent domain, pofice power, and escheat.’

Definition of Market Value

According to U.S. Treasury Department regulations, Market Value is defined as:

The most probable price which a property should bring in 2 competitive and open market under all

conditions reguisite to a fair sale
assuming the price is not affected

the buyer and seller each acting prudently and knowledgeably, and
by undue stimulus. Implicit in this definition are the consummation of a

sale as of a specified date and the|passing of title from seller to buyer under conditions whereby:

e Buyerand seller are ty pica!ly maotivated;

» Both parties are well
interests;

nformed or well advised, and acting in what they consider their best

» A reasonable time is ajlowed for expasure in the open market;

= Payment is made in
comparable thereto; a

terms of cash in U.S. dollars or in terms of financial arrangements
nd

= The price represents the normal consideration for the property soid unaffected by s{pecnal or
creative financing or- sales concessions granted by anyone associated with the sale.

History of the Subject Property

Title to the subject property is currently vested in the name of Spirit SPE Portfolio 2006-1 LLC. According

to public records there have been

:o transfers of the subject property in the last three years.

To the best of our knowledge, the| subject is not currently offered on the market, and there are no other

outstanding offers or options for th

e sale of the property.

! Appraisal Institute, The Dictionary of Real Estale Appraisal, 5th ed. (Chicago: Appraisal Institute 2010).
{1 {Interagency Appraisal and Evaluation Guidelines; December 10, 2010, Federal Register, Volume 75 Number

237, Page 77472)

BBG, Inc.
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LA CROSSE AREA ANALYSIS

Introduction

The subject site is focated in the city of Onalaska, within La Crosse County and the La Crosse-Onalaska
market area.

Figure 1: Regional Map

The following anaiysis is derived from Moody’s Economy.com for the region.

4
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LA CROSS AREA ANALYSIS

Moody’s Economy.com

Moobys
ANALYTICS

EXPANSION

Recovery

At Risk &

43 Moderating Recession
- | tn Recession B
w LS TREMETH ST WEAKNESSES LS,

STRENGTHS
» tow costs of living znd doing business.
» Hghly educyted popuistion tanks In part to LW
3 Crosse and ather colleges,
» Myi-wage industnes play above-awerage mie.
WEAKNESSES
v Fort MoCoy exposts LAR to fedesal budget cuts
and Ay downazing.
+ Weak In-migration,

UPSIDE
= Getier (N-mgreon o Wiscansin Inceases
enml[merrt 3t W2 Croma.
nengy-refated wemefarunng geins momeshm,
dhEsIfytlg LAR's concentrated Botory base
» mdustry-taticred eduction r'fog!zms:uhe
bong- term silfs gap.

DOWNSIDE
+ Fort MeCoy's budgstitratning opacity Isart.
» Healthcame masolidation weskens job growtft.

LA CROSSE-ONALASKA WI-MN

Dt Buresbs MEA 240 ILSA_HLAT

Recent Performance. la Crossa-Onataska
is making tereative progress. After backoadk-
ing earfier in the yea, the accncmy has added
jcbs in sacent months. Employment & at a new
cyce high and year-2go job growh is abave 1%
for the frst ime in 2076, but the pece ll trads
that in Wistonsin and the WS, Manrufaciuring
hes made up ome of the ground i lost asstier
this year and vste services are axpanding ot a
siow but steady paca. Later fore partigpation
in LAR nas surged i recerm quarters, afresting
the fell n the jobles rete and keeping the tabor
market frem getting unduly tght. Mot all $gnats
e lashing green, howewss. Even though sack
has been wrung out, Fwerege hourly samings are
fittle chenged ower the past four pears. Workers
zm alsp putting in favrer nours, =nd the Iversge
pavcheck for srivate seczor wonkers has shrunk,

Manufacturing. facory employment in LAR
will axpand ooty tegicky in years shead Last year's

4 (RIS tamed aut 0 be 3 mirega. Senchmark revi-

Jers chow that manuiactring ammoyment was
shout 6% lower at the angt of 2015 than Tidally
estimated, ering what ied been nasemt signs
of 2 upward trend. Factories hava added 'workers
the last three moihs =nd payrolis am =p dightly
from @ year ago. However, recent data ot into
Queston the merte of LAR's marefecurens in the
face of deprassad for=gn demand. Marudacturers
of eed and ainting procucs are =dding workers,
b sreducers of ipoustrial machinery am atting
back. Tha thre 2ooount for more den haf of LAR's
fadtory cbs. Machinery iz Wiscorsin's lagest 2x-
past ndusty, and this “es proved a lizbdity for LAR
&5 [areda’s aconcmy struegies. Forturately, LAR's
manufachyes do not axport an sy high
svama of ‘what they procuce, and Trens Co. which
makes HVAC squomere, will benef from 1 pide
wpirt L3, mesdentizl and comwmierdal constredtion.

Military. Fort Moloy's sirmtegic reevance
will support dvilian employment 3nd ensure its

place as an ancher of the LAR=cmomy Fart Mc-
Coy, Wisconsin's coly Army installaton, employs
abeut 1,300 avilians, 400 mélitary, and 300 on-
tract employees and Esued 535 mdlicn n on-
tracts for construction, serdces, =nd supelies in
federal fiscal 20185, Ay Reseree and Mational
Guard training has become the base’s mest au-
dial finction. Sincg 2010, the number of persoi-
el trained at tha hase has ingeased from about
111.0€0 1o maone than 155,800, a record for the
basa. Mora trzinees will support more year-
round civilian jabs end redees the probabdity of
sgnificant funding ars, Also, tha Lack of urban
ancroachmeme on the basa s an invaluable assat
thz will help safeguard Fort McCay from dosure.

Demographics. Demographtics g not LAR'S
sirong skit. Population growth cocked mat 9.3%
w5t yer, the smalest inc=ase dnge 2017 and
iess then baif of the nationa averzge Net migra-
ticn 'was negativa for the first time in mre than
3 decade, and LAR will struggle to atwact new
residenns 2nd expand its population in the years
zhead. Poar demographics will place baunds cn
growth in sorsumer indussxias such a5 retail, end
the stize heslibezre industry wil 52 hurt since
demand for medical wpdcas will ingease mare
slovdy. Finally, a smaller pecl of prospecrive stu-
dants bodes i for Unfwersity of Wisconsin-La
Crosse, whesa ervollmert is dlready decining.

La Grosse-Onalaska s primmed for aocelec-
ated gowth. Private services will lead the
charge in 207, thoogh manufacturing will
provide modest aupport. Fort McCoy will
lend sabillity, while deceased emrollment,
will hamper the contribaticn of University
of Wiscansin-1a Crosse, Over the long run, a
heavy rellance on powernment and medioce
popuiation trends will constrain LAR'S pros-
pectsto slightly below the U.S, averzge.

Kara Maccaralli 1-BEG-275-T256
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LA CROSS AREA ANALYSIS

PREC!SF’ U.5. METRO MIDWEST » La Crosse-Onalaska WI-MN
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LA CROSS AREA ANALYSIS

PRECIS® U.S. METRO MIDWEST

2 La Crosse-Onalaska WI-MN
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LA CROSS AREA ANALYSIS

Recent Performance

La Crosge-Onalaska is making tentative progress. After backtracking earier in the year, the economy has
acdded jobs in recent months. Employment is at a new cycle high and year-ago job growth is above 1% for
the first [time in 2016, but the pace still trails that in Wisconsin and the U.S. Manufacturing has made up
some ofithe ground it lost earlier this year and private services are expanding at a slow but steady pace.
Labor farce participation in LAR has surged in recent quarters, amresting the fall in the jobless rate and
keeping|the fabor market from getting unduly tight. Not all signais are flashing green, however. Even
though slack has been wrung out, average hourly eamings are little changed over the past four years.
Workers are also putting in fewer hours, and the average paycheck for private sector workers has shrunk.

Manutacturing

Factory employment in LAR will expand only tepidly in years ahead. Last year's gains turned out to be a
mirage. Benchmark revisions show that manufacturing employment was about 6% lower at the end of
2015 than initially estimated, erasing what had been nascent signs of an upward trend. Factories have
added workers the last three months and payrolls are up slightly from a year ago. However, recent data
question the mettle of LAR's manufacturers in the face of depressed foreign demand.
Manufagturers of food and printing products are adding workers, but producers of industrial machinery are
cutting back. The three account for more than haif of LAR's factory jobs. Machinery is Wisconsin's largest
export industry, and this has proved a iiability for LAR as Canada's economy struggles. Fortunately,
LAR's manufacturers do not export an unusuzlly high share of what they produce, and Trane Co., which
makes HVAC equipment, will benefit from a pickup in U.S. residential and commercial construction.

Milita
Fort McCGoy's strategic relevance will support civilian employment and ensure its place as an anchor of
the LAR|economy. Fort McCoy, Wisconsin's only Army installation, employs about 1,300 civilians, 400
military, and 300 contract employees and issued $35 million in contracts for construction, services, and
supplies [in federal fiscal 2015. Army Reserve and National Guard training has become the base's most
cructal fynction. Since 2010, the number of personnel trained at the base has increased from about
111,000 to more than 155,000, a record for the base. More frainees will support mare year-round civilian
jobs and|reduce the probability of significant funding cuts. Also, the lack of urban encroachment on the
base is ah invaluable asset that will help safeguard Fort McCoy from closure.

Demographics

Demographics are not LAR's strong suit. Population growth clocked in at 0.3% last year, the smallest
increase jsince 2011 and less than half of the national average. Net migration was negative for the first
time in more than a decade, and LAR will struggle to attract new residents and expand its population in
the yearg ahead. Poor demographics will place bounds on growth in consumer industries such as retail,
and the outsize healthcare industry will be hunt since demand for medical services will increase more
slowly. Finally, a smailer pool of prospective students bodes ill for University of Wisconsin-La Crosse,
where enrollment is already declining.

Conclusion
La Crossge-Onalaska is primed for accelerated growth. Private services will lead the charge in 2017,
though manufacturing will provide modest support. Fort McCoy will lend stability, while decreased
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LA CROSS AREA ANALYSIS

enrollment will hamper the contribution of University of Wisconsin-La Crosse. Over the long run, a heavy
reliance on government and mediocre population trends will constrain LAR's ‘prospects to slightly below
the U.S. average.
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PRIMARY MARKET ANALYSIS

A market area is defined as being, "a group of complementary land uses. Social, economic,
governmental, and environmental forces influence property values in the vicinity of a subject property,
which, in turn, directly affect the value of the subject property itself. Therefore, the boundaries of the area
of influence must be delineated to conduct a thorough analysis. The area of influence is the area within
which the forces affect all surrounding properties in the same way they affect the properly being
appraised. Although physical boundaries may be drawn, the significant boundaries are those that fix the
limits of [nfluences on property values. By coincidence, these limits may be physically observable.

The purpose of a market area analysis is to provide a bridge between the study of general influences on
all property values and the analysis of a particular subject. Market area boundaries are identified by
determining the area in which the four forces that affect value (social, economic, governmental and
environmental) operate in the same way they affect the subject property.

- Onala_:s:ka

%
%
e

Figure 2: Primary Market Map

General Destription: The subject neighborhood is generally described as the city of
Onalaska, WI. The subject is located in the southeast portion of
the neighborhood,

Access: The area is accessed primarily by 1-90 that runs east-west,

accessing Minnesota to the west and 1-84 to the east. State
Route 157, to the northwest of the subject, is a north-south
comidor extending north from 1-90 to Holeman and Galesville.

BBG, Inc. 3 . Page 17 0116004482




PRIMARY MARKET ANALYSIS

Land Use Patterns:

Life Stages and Trends:

Demographic Data:

The subject is accessed via State Highway 16 which offers
nearby access to both highways.

The immediate area of the subject is primarily retail in nature,
anchored by large department stores such as Kohf's and Target
(east of subject); and JCPenney (south of subject): and Gander
Mountain (west of subject). The Valley View Mall to the south of
the subject is the anchaor of the retail nature of the area. The
central portion of the neighborhood is dominated by residential
uses, primarily single-family residences. To the south of the retail
node is primarily undeveloped land, and there is an industrial
cluster to the southwest of the retail node.

The market area is considered to be in a stable stage of its life
cycle. Populations and households are projected to remain
relatively stable, although currently low due to the relatively rural
nature of the area. '‘New development in the area for single-
family, multifamily and commerciat buildings has been limited
over the last few years. We did not note any new retail
development in the neighborhood, aithough vacancy appears to
be minimal for competitive retail developments and the
neighborhood appears stable in terms of supply and demand.
Rental rates are stable and rising according to our analysis of the
market.

The following data highlights the neighborhood demographics for
2016 for the area(s) immediately surrounding the subject, as
provided by Claritas, Inc.

8BG, Inc.
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PRIMARY MARKET ANALYSIS

COMPARATIVE DEMOGRAPHIC ANALYSIS FOR PRIMARY TRADE AREA

1 Mile Radius 3 Mile Radius 5 Mile Radius

Description Totals Totals Totals
Population
2021 Projection 2,663 24,894 61,843
2016 Estimate 2,564 24,288 60,395
2010 Census 2431 23,524 58,556
2000.Census 2,001 21,293 55,417
2016 gst. Median Age 44.10 38.90 33.00
2016 Bst. Average Age 43.10 39.80 37.40
Households
2021 Projection 1,149 10,493 24,664
2016 Estimate 1,106 10,215 24,073
2010 Census 1,047 9,846 23,253
2000 Census 794 8,627 21,272
2016 Est. Average Household Size 2.29 2.36 2.33
2016 Est. Households by Household Income
Income Less than $15,000 7.9% 9.3% 13.8%
Intome $15,000 - $24,999 7.2% 10.1% 11.0%
Income $25,000 - $34,989 8.7% 9.0% 9.5%
Ingome $35,000 - $49,959 13.6% 16.2% 15.4%
Income $50,000 - $74,999 17.7% 19.6% 17.9%
Ingome $75,000 - $99,999 15.6% 15.9% 14.7%
Ingome $100,000 - $124,999 9.9% 6.9% 7.0%
Ingome $125,000 - $149,999 7.9% 5.1% 4.6%
Ingome $150,000 - $199,999 5.4% 3.4% 2.9%
Ingome $200,000 - $249,999 2.5% 1.6% 1.3%
Ingome $250,000 - $499,999 2.9% 2.2% 1.7%
ingome $500,000 and more , 0.7% 0.6% 0.5%
2016 Eit. Average Household Income $85,443 $§73,110 $66,698
2016 Est. Median Household Income $67,755 $56,788 $50,575
'|2016 Est. Tenure of Occupied Housing Units
ner Occupied 65.10% 66.17% 58.82%
Renpter Cccupied - 34.90% 33.83% 41.18%
2016 Edt. Median All QOwner-Occupied Housing Value $190,620 $159,620 $165,735
Sourée:)2016 Claritas, Inc.

Public Facilities/Services: The subject is adequately served by public utilities and services.
All utilities are avaitable to the subject site. The following table

highlights the various service providers for the subject area.
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PRIMARY MARKET ANALYSIS

Service Providers ‘

Water & Sewer City of Onalaska

Electric Xcel Energy

Gas Midewest Natural Gas Co.

Schools Onalaska Schools

Police Onalaska Police Department

Fire Onalaska Volunteer Fire Department
Conclusion: The subject's neighborhood appears stable, with minimal new

development. Rental rates and vacancy are stable. The
population and number of households are expected to remain
stable in the subject's area. The subject site is adequately
served by the road infrastructure and area services.
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RETAIL MARKET OVERVIEW

Introduc

ion

The subject is located in Onalaska, WI. The subject’s is located in a relatively rural area and a long
distance from major markets; therefore, traditional market data from Costar or REIS is not available for

the subj

ct's area. In order to analyze the market, we use Costar to measure the performance of retail

properties within a 25-mile radius from the subject. A map of the surrounding 25-mile radius from the
presented below, and a snapshot of relevant performance metrics is presented on the follawing

subject
page.

Tjghland

Tawfey

prosper

F '.,,'5;niles
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RETAIL MARKET OVERVIEW
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RETAIL MARKET OVERVIEW

Conclusi
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Current
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pn

hibiting a steady upward trend since 2011. Current rental rates are $11.17/SF on a triple net
from the five year average of $9.99/SF.

As shO\{n. current vacancy is relatively low at 2.3%, up from the five year average of 1.9%. Vacancy has

months-on-market for vacancies averages 18.3 months, above the five year average of 16.7
The probabilify of leasing in months does not reach 50% until about 18 months.

Net abstrption has been mixed in the market area with most years reporting negative net absorption. Net

absorption in the most recent twelve month period has been negative with -2,249 SF vacated. The
continued trend of mixed or negative absorption will put upward pressure on the vacancy rate going
forward.
The 25-mile radius features 525 total buildings totaling over 7.9M SF of rentable area.
Overall, [the market appéars :stable with relatively low vacancy, aithough continued negative net
absorption may drive vacancy higher.
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SITE ANALYSIS

9366 State Highway 16
Onalaska, W1 54650

Description/Location
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SITE ANALYSIS

093 Onalaska, W1

SHOPKO

Figure 4: Site survey (provided by client)

0116004482
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SITE ANALYSIS

. Parcel

Size (SF):

Size {acres):
Shape:
Topography:
Known Wetlands:

Known Enviernmental Issues: No

Zaning:

Fiocod Plain:
Improvements:
Utilities:

Total Site In[ormatiqn

5 Total
378,101
868
lregular
Level
No

M-1, Light Industrial
X

Yes

All Available

Address

9366 Viscensin 16

Access/Visibility:

18-3569-9

CERTIFIED: SURVEY MAP NQO. 115 VOL 7 LOT 2 DOC NO. 1169362 (SHOPKO) Portfolic 2006-  8.680

Parcel Summary

Legal Description . Owner Acres
Spirit SPE

1LC

Total Totat 8.680

Access is considered to be fair. There is no direct access to the
subject from State Highway 16. Rather, access is granted via an
easement to the adjoining property to the east, and also via a
curb cut along Braund Street. Further, there is a curb cut in the
rear of the property along the service drive. Visibility is
considered to be good considering the high traffic count along
State Highway 16. The various traffic counts from fronting roads
are presented in the following aerial. The traffic counts are
sourced from MPSI while the aerial was obtained from
Costar.com.

BBG, Inc.

Page 26 0116004482



SITE ANALYSIS

Average Annual Daily Traffic Count Summary

Location ~~ °~  Date Daily Count
State Highway 16
Braund Road 2014 5,012
PH (Service Road} 2014 1,386
Total 2014 28,098

"Source: CoStar / MPSI

Topography/Drainage: The topography of the site is generally level and drainage
appears adequate. No issues with regard to drainage were
abserved or noted by the property representative.

Flood Plain: Accarding to FEMA flood map #55063C0253D, dated January 8,
2012, the subject is located within flood zone X (outside the 500-

year flood plain).
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SITE ANALYSIS

Soil/Subsoil Conditions:

Development Restrictions:

Zoning:

Figure 5: Flood Map

A geotechnical analysis describing the soil and subsoil
conditions at the subject site was not fumished to BBG, Inc. No
soil conditions were observed by the appraisers that were
construed as detrimental, The appraisers assume there are no
hidden or unapparent soil conditions that would render the site
less valuable.

No known of other than typical utility easements and setbacks,
were noted. It is recommended reader of this report conduct
their own due diligence in this matter.

The subject is located in Onalaska, Wl and is located in the M-1,
Light Industrial district-and in the PCID overlay district.

BBG, Inc.
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SITE ANALYSIS
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%% M1 _Light Industrial District|<<3 PCID|

“The M-1 Light Industrial District is established to accommodate
those uses which are of a non-nuisance type located in relative
proximity to residential areas and to preserve and protect lands
designated on the Comprehensive Plan for industrial
development and use from the intrusion of certain incompatible
uses, which might impede the development, and use of lands for
industrial purposes.”

The M-1 district is generally permissive and retail use is
permitted;, specifically, those uses within the B-1 and B-2
commercial districts. Big box retail, such as the subject's use, is
permitted by right. Katie Aspenson (608-781-9590) was
contacted regarding the subject’s legal, conforming status but did
not respond. We assume the subject is a legal, conforming use.

BBG, Inc.
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SITE ANALYSIS

Zaoning: Area, Height, and Bulk Regulations

District a n.ﬁ-1,. Light Industrial
Minirnum Lot Area: (SF) Not Restricted

Minimum Lot Frontage: 100

Maximum Lot Coverage: Not Restricted

Minimum Front Yard: 10

Minimum Rear Yard: 100

Minimum Side Yard: g

Maxirmum Height 100° 1
Parking: 1 space per 250 SF of floor area (Retail use)
Source: Onalaska Zoning Crdinance

Summary: The subject site is of sufficient size, topography, and access to
compete with altemative development in the surrounding area.

Public services are adequate and linkages are adequate for a
retail development. The site is physically suited for retail
improvements. The access is considered fair while visibility is
considered good. Overall the subject site is adequate for
development.
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IMPROVEMENT ANALYSIS

. Building Name:

Size (SF GBA):
Size (SF NRA):
Year Built:

Construction Class:

Construction Quality:

Condition:
Occupancy:
Use

Known Enviornmental Issues: No

Eg:j T

== e L

u = | ’grﬁﬁﬁagg:mga§m

= ! CUREYHEY e2222

-— 'n.EFT i I r! P ! :I
1“;__;@1 e
.
g 44

= - = 5:_. = {?--’—_*__ E-EJ %
Figure 8: Subject Floor Plan {provided by the client)

Improvements

*- Retail, Department Store
94,413
94,413
1989
C
Average
Average
Assumed Vacant & Available
Single Tenant

The subject of this report consists of a single retail building having a total net rentable area (NRA) of 84,413
SF. The subject is operated as a ShopKo department store, although given the Fee Simple premise sought in
this appraisal, the subject is assumed {o be vacant and available for occupancy. The total site size is 8.68 AC.
The subject was constructed in 1989 and is considered to be in average condition. The subject contains real

property only, and no personal or intan'gible property is included.

BBG, Inc.
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IMPROVEMENT ANALYSIS

The building is considered Class C, Average construction quality given its structural masonry construction. It
features a flat roof system with an EDPM rubber-membrane roof. The subject is heated and cooled via
rooftop-mounted units.

The interior% is typical for a large-scale retail store (big box, department store). The floors feature a mix of
porcelain tiling and commercial carpeting. The ceilings are acoustical ceiling tiles in a suspended metal grid.
The store is lighted via flush fluorescent light fixtures. The clear ceiling height is estimated at approximately
16 feet. The store is fully sprinklered.

Parking: The subject features 520 parking stalls for a parking ratio of 5.5
spaces per 1,000 SF of building area. Parking appears sufficient
for the subject’s large retail use.

Depreciation: The subject consists of a single retail building that was delivered in
1989. The subject is in average condition considering its age.
Therefore, we estimate the effective age to be less than its actual
age, or 15 years. Based on the subject's design and construction
quality, the total economic life is estimated at 45 years. Therefore,
the remaining life is 30 years, and physical deterioration is
estimated at 33.3%.

Conclusion: The improvements represent a retail building totaling 94,413 SF
NRA. The subject is Class C, Average construction and is in
Average condition.
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HIGHEST AND BEST USE ANALYSIS

Introduction
Highest and Best use is the basiF premise of land value and, as such, reflects an appraiser's opinion
based upon an analysis of prevailing market occurrences. The subject property is comprised of both the
subject site and the subject improvements. As the use of land can be limited by the presence of
improvements, Highest and Best Use is usually analyzed individually, for the land as if vacant and the
property as improved.

According to the Appraisal of Real Estate, 15th Edition, published by the Appraisal Institute, Highest and
Best Use may be defined as:

"The reasonably probable use of property that results in the highest value.”

The purpose of estimating the Highest and Best Use of the site, as if vacant, is to identify the uses that
cause the site to have value. The use of the subject site found to be physically possibie, appropriately
supported, financially feasible anithat results in the highest present land value is considered to be the
Highest and Best Use of the subf ct site, as if vacant. The purpose of estimating the Highest and '‘Best
Use of the subject property, as improved, is to identify the use of the property that is expected to produce
the highest overall return-per dollar invested.

in estimating the Highest and Best Use of land, as if vacant, there are essentially four stages of analysis:
1) Physically Possible Use - the potential uses of the subject that are physically possible.

2) Legally Permissible Jse - the potential uses of the subject that are permitted by zoning,
existing leases and!orljeed restrictions.

3 Financially Feasible Use - the uses of the subject which are physically possible and
financially feasible which will produce a net return to the owner of the subject; and

4) Maximally Productive Use - the use of the subject site among the feasible uses that produces
the highest net return fto the subject. This use is considered the highest and best use of the

subject.

The previous stages of the Highest and Best Use analysis were applied to both the subject property as
vacant and as existing. Here follows the analysis of the Highest and Best Use of the subject site as

vacant.

Analysis of Site as Vacant

Legally Permissible
The first step in determining what fis legally permissible is to analyze private restrictions, zoning, building
codes, historic district controls, and environmental regulations.
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HIGHEST AND BEST USE ANALYSIS

The subject site is cumrently zoned M-1, Light Industrial within the city of Onalaska. This district is
generally permissive and allows a wide array of commercial uses.

Physically Possible

The physical characteristics of a site can affect the uses. These characteristics include: (1) size;
{2) shape; (3)terrain or topography; (4)soil condition; (5) utilities; (6)access characteristics; and
(7) surrgunding land uses. Each of these site characteristics were described and discussed in the Site
Analysis section of this report.

configuration and generaily-level topography are conducive for development. There are no physical

The su}ject is a large parcel of sufficient capacity for large-scale commercial development. [is
s to development of the subject site.

limitatiol

Soil and subsoil conditions appear adequate for development as evidenced by area development.
Surrounding land uses include smaller retail use and residences. Linkages are average considering the
nearby highway network, and visibility is considered average.

In determining which uses are legally permissible and physically possible, an appraiser eliminates some
uses from consideration. Then the uses that meet the first two criteria are analyzed further. If the uses are
income-producing, the analysis will study which are likely to produce an income, or return equal to or
greater than the amount needed to satisfy operating expenses, financial obligations, and capital
amortization. All uses that are expected to produce a positive return are regarded as financially feasible.

Financ%:ly Feasible

New speculative construction on the subject site is not considered feasible at this time due to the
disequiliprium between rental rates and construction costs. There has not been any significant
development in the past five years, except for a 12,000 SF Party City developed in 2014 and some other
small deyelopments. Speculative construction is not considered financially feasible.

Please note this does not mean the subject's underlying land has no value, it means that the cost of
constructing a new improvement would exceed the sales price it would likely gamer upon delivery, and
therefore an owner would not be motivated to improve the site speculatively.

Among financially feasible uses, the use that provides the highest rate of return or value (given a constant
rate of return) is the highest and best use. Given the legally pemmissible and physically possible
discussigns set forth above, holding the site for future commercial development is to be the only
financially feasible use at this time. Therefore, it is our opinion that the maximally productive use of the
site is to hold for future development or build-to-suit for a specific tenant.

Maxima F Productive
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HIGHEST AND BEST USE ANALYSIS

Analysis as Improved

Legally Permissible
The subject improvements contain a total area of 94,413 SF NRA. Based upon the land area of 8.68
acres, a land-to-building ratio of 4.005:1 is indicated. This is slightly greater than what is observed for

similar large-scale retail developmelnts (big box, department stores, grocery stores, etc.).

The subject is considered a legal, conforming use within the M-1, Light Industrial district.

Physically Possible
The improvements are considered to be in average condition and productive for its current use. The
subject improvements represent a physically possible use of the site as improved.

Financially Feasible/Maximally Pfo ductive

The improvements contribute a financial return to the site that is greater than that which would be
generated if the land were vacant. Since the retum to the land and improvements is greater than the
expenses associated with maintaining them, utilization of the improvements through their economic life is
financially feasible. Given the anclusion of the highest and best use "as vacant”; demolition is not
financially feasible. Furthermore trlere are no alternative uses which would allow modifying the existing
use to be financially feasible. The subject is a retail building located in an area of similar uses. The
subject resembles the ideal impravement and therefore retail use is the only finically feasible use “as
improved”. Therefore, the existing l'mprovements are representative of the current highest and best use of
the property as improved. Given the Fee Simple nature of the value sought, the subject is assumed
vacant and available for use; the ﬂighest and best use is for buyer occupancy (owner/user purchase) or

for an investor to line up a tenant .fclwr accupancy of the subject (speculative investment).
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REAL ESTATE TAX ANALYSIS

Introduction
There are two basic components in any tax, the base and the rate. Multiplying the base times the rate,
determines the tax amount. The base is the value of all taxable property in the district. The clerk
calculates the rate after the governing body of the town, village or city determines how much money must
be raised from the property tax. In Wisconsin, the town, village, or city treasurer collects property taxes for
the municipality, the school, the county and the state. The assessor of each taxation district determines

the asmsjssed value of all taxable property, with the exception of manufacturing property. The Wisconsin

Department of Revenue (DOR) annually assesses all manufacturing property in the state. The assessor is

appointed or elected at the local level.

The valie the local assessor places on each real property parcel and on each individual's taxable
persona| property. Under state law, all non-agricultural assessments must be based on the property’s
market value as of January 1. State law recognizes that every municipality cannot be assessed exactly at
market \Iatue each year. The law requires that each municipality is within 10 percent of market value once
every five years. Assessed values are used to distfibute the municipality’s tax burden among the
individual property owners.

It is necessary for the DOR to determine an equalized value by taxing jurisdiction. Equalized values are
needed since property is assessed in different taxing districts at different percentages of market value.
Uniform yvalues are called equalized values because local levels of assessment are equalized and all non-
agricuitural property are valued on an equal basis, namely 100 percent of market value. The equalized
values are used for apportioning county property taxes, public school taxes, vocational school taxes and
for distributing property tax relief,

Equalized values are used by the taxing jurisdictions (ex: school districts, counties, state) to apportion
their tax Jevies among municipalities. Apportioning is the process of dividing the tax levies for each taxing
jurisdiction among all of the municipalities that contain territory in the jurisdiction, based on each district's
total valye. (ex: a state levy would be apportioned among all of the municipalities in the state; an
individual county’s levy among all of the municipalities in the county; and a school levy among all of the
municipalities in the school district). The value of all property in different municipalities {but in the same
taxing jurisdiction) must be known to calculate how much of the total tax levy to apportion to each
municipality. The values determined by local assessors cannot be used to apportion levies among
diﬁeren?t»unicipaliﬁes. To de so would violate the rule of uniformity, since the assessed values are not
comparable among municipalities, whereas the equalized values are all at market value.

The governing body of each town, village, city, county, school district and state, levies the total amount of
tax to be|raised. However, it is the city, village or town that prepares the tax bill and collects the initial tax
payment! Each year the governing body of the city, village, town, county and school district adopts a
budget far the foilowing year. To finance the expenditures in the budget, it totals all expected revenue
sources (ex: state aids, shared taxes, license fees, tuition). This amount is then subtracted from the
estimated expenditure figure and the remainder must be raised from the property tax. [n the case of the
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REAL ESTATE TAX ANALYSIS

forestation state tax, the levy is de

rate ($.1697 per $1,000 of full value).

ermined by the state legislature and is applied in terms of a statewide

The tax rate is the rate necessary to raise sufficient money from the property tax to meet the levy. The tax
rate is determined by dividing the total assessment of a district into the levy. The rate is often expressed

in terms of dollars per thousand.

The subject property is located in the city of La Crosse, WI. A summary of the parcels and their assessed

values are presented in the followin

9366 Wisconsin 16 18-3589-9

g table.

8.680 $2,729,800 $4,291,600 $7,021,400

Total

8.680 $2,729,800 $4,291,600 $7,021,400

Real estate taxes are based on a|rate of 2.2040671 per $100 of assessed value. Taxes for the subject

are calculated as follows.

’ . Projected Taxes

Current Taxable Value $7,021,400
Assessment Ratio 93.981242%
Subtotal $6,598,799
2015 TaxRate 2.2040671
Liability $154,756.37

Plus: Special Assesments $0.00

Total Liability $154,756.37
Liability per SF ) $1.64

Based on public records, the subjel:t's taxes are current.

BBG, Inc.
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APPRAISAL PROCESS

Qverview
The three traditional approaches to valuing improved properties are,

1. Sales Comparison Approach - a comparison of the property appraised with reasonably
similar, recently conveyed properties for which the prige, terms and conditions of sale are

known.

2. Income Approach - the processing of a projected net income into a valuation estimate via one
or more capitalization techniques.

3. Cost Approach - an estimate of the replacement cost of all structural improvements as if new,
less loss in value attributable to depreciation from all causes plus the value of the land as if

vacant.

The Sales Comparison Approach is founded upon the principle of substitution that holds that the cost to
acquire [an equally desirable substitute property without undue delay ordinarily sets the upper limit of
value. ﬁjt any given time, prices paid for comparable properties are construed by many to reflect the value
of the pioperty appraised. The validity of a value indication derived by this approach is heavily dependent
upon the availability of data on recent sales of properties similar in location, size, and utility to the

appraised property.

The Income Capitalization Approach is based on the principle of anticipation that recognizes the present
value ofj the future income benefits to be derived from ownership in a particular property. The Income
Approach is most applicable to properties that are bought and saold for investment purposes, and is
considered very reliable when adequate income and expense data are available. Since income producing
real estate is most often purchased by investors, this approach is valid and is generally considered the
most applicable when the property being appraised was designed far, or is easily capable of producing a
rental income,

The Cost Approach is based on the premise that the value of a property can be indicated by the current
cost to gonstruct a reproduction or replacement for the improvements minus the amount of depreciation
evident jn the structures from all causes plus the value of the land and entrepreneurial profit. This
approach to vaiue is particularly useful for appraising new or nearly new improvements.

The Appraisal Process is concluded by a review and re-examination of each of the approaches to value
that was|employed. Consideration is given to the type and reliability of data used, the applicability of each
approach to the type of property ‘being appraised and the value being sought.

Subject Spegific
Two of the three generally accepted approaches to value have been utilized herein. There is sufficient
data on yecent sales of similar retail properties to yield a credible Sales Comparison Approach. The
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APPRAISAL PROCESS

Income Approach is developed by projecting market rent and expenses and capitalizing the resulting NQI
by a market-supported OAR and then deducting lease-up costs to arrive at a Fee Simple value.

The Cost Approach was considered, but not applied, as market participants typically do not consider this
approach in their analysis. Further, [there is not an active development market in the subject’s area.
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SALES COMPARISON APPROACH

The Sal

desirabl
goodd

es Comparison Approach is premised upon the Principle of Substitution - a valuation principle that

substitute on the open market. This approach to value is very dependent on the availability of
a.

states }at a prudent purchaser would pay no more for real property than the cost of acquiring an equally

propertiés considered to be similar to the subject in regard to type of construction and potential use, but

also si
utilized 1

We attel
size and

sales of

The m}ket was researched for sales comparable to the subject property. The search was defined by

ilarity with regard to location. Within this analysis, sales of single-tenant retail buildings were
o estimate the value of the subject.

mpted to select comparables in the subject's immediate area. However, due to the subject’s large
the lack of an active transaction market, we expanded our search geographically. We focused on
large, vacant department/big box stores. Investment sales were excluded from consideration as

these sdles do not satisfy the Fee Simple premise. Often, investment sales are a reflection of the credit-
worthingss of the tenant and remaining lease term; investors are less concerned with the underlying real

estate in

Analysis of
The sal
sales wi
subject.

these arrangements.

Comparable Sales

s below represent sales of similar property types that transferred similar property rights. The
re selected based upon their geographical proximity and physical similarities with regard to the
Additionally, the comparables were analyzed based on their transaction date, with the most

recent transactions given primary consideration. The following table provides a summary description of
the sales considered to be most comparahbie to the subject.

Comparable Improved Sales Smmary

GBA ‘ Land:Bldg
*No.. Address - City DOs (SFy - Oce Ratio

1 |2222 Crest View Cr, Hudson, Wi May-15 92,971 1989 Vacant 4.481  $40.87
2 |5801 W War Memoerial, Peoria, IL May-15 126,222 2003 Vacant 42911  $6259
3 |5150 Highway 52 NE Frontage, Rochester, MN Mar-15 137,460 1984 Vacant 4.77:1  $37.05
4 |103 Oak Ave, Menomanie, Wi Mar-15 87,754 1989 Vacant 4491  $3521
5 16300 W Brown Deer Rd, Milwaukee, Wi Dec-13 117,600 2006 Vacant 40711  $34.01
& 3020 N Spring St, Beaver Dam, W! Mov-13 102,513

Maxinur

I'-1inimur:II

Mean

Subject 9366 State Highway 16
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SALES COMPARISON APPROACH
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Analysis of Improved Data

Figure 9: Improved Sales Map

The sales that were identified and analyzed reflect prices paid for similar properties throughout the market

area from November 7, 2013 to May 14, 2015.

Sales Price Per Square Foot Method

As indicated in the preceding table, the unadjusted sales prices per square foot of gross building area
(NRA) range from $24.309/SF to $|62.59 /SF. We have considered the following characteristics of each
comparable sale in our analysis of the subject property. The elements of comparison cansidered and a
brief explanation of each is as follows:

Property Rights Conveyed

The property rights that are transferred between the buyer and seller can have a significant impact on

value if a property is encumbered

by a significant below or above market lease. Additionally, investors

and owner occupiers are typically motivated by different factors.

All sales represented vacant and
adjustments are necessary.

Cash Equivalency/Financing
Adjustments for cash equivalency

available buildings and transferred Fee Simple property rights. No

are required when any advantageous financing was available to the

buyer which could potentially affect the sales price. No adjustments are applied.

BBG, Inc. =
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SALES COMPARISON APPROACH

Conditions Of Sale
Since the definition of market value reflects an am’'s length sale, conditions of sale adjustments are
required| when a sale' was not arm’s length, or there were undue pressures on the seller or buyer. No

adjustments are applied.

Expendjtures After Sale

Adjustments can be made for expenditures made immediately after the sale of a property if the buyer
knew in advance of them and factored their cost into the purchase price. In reality most buyers will likely
make some changes to the property after closing, and this adjustment is not focused on any elective
upgrades such as repainting or carpeting the office areas or for example adding tenant driven specific
warehouse improvements which are super adequate, but is rather focused on necessary repairs or cures
maintenance. No adjustments are applied.

Market Conditions

Market ¢onditions adjustment are necessary when the market has made significant change since the
closing of one of the sales. Sales 5 and 6 transacted more than two years prior to the retrospective
valuation date. Since that time, OARs have decreased and values have increased. Therefore, positive
adjustments are applied to sales 5 and 6.

Location
One of the more definitive influences on real estate value is location. Consideration for traffic counts;
frontage] median income; and number of households was made. Of these factors, traffic counts are given
the greatest weight.

All the sales were adjusted based on these criteria relative to the subject. A summary of this data can be
found bellow and in the adjustment grid.

Comparable 3ales Location Analysis

Subject Comp 1 Camp 2 Comp 3 Comp 4 Comp 5

Location:
Submaryet Rent/SF $11.15 $13.30 $11.65 $13.39 $6.70 §775 $6.26
Submarket Vacancy 26% 5.2% 6.2% 36% 6.9% 17.0% 8.4%
*HH Income $56,788 $72,905 $73,165 $69,374 $39,875 $45,153 $51,121
Households:
*3-mile fadius 10,215 8,888 7479 16,928 5367 22,037 6,918
*Median{HH Value $159,620 $227,026 $197,566 $171,832 $155,435 $146,942 $142,567
*Traffic Count 28,098 13,000 10,100 38,843 19,900 29,642 34838
Overall Inferior Inferior Superior Inferior Infericr Inferior
Adjustment 5.0% 10.0% 5.0% 15.0% 10.0% 30.0%

“Sourte: Co$tar, MPS| Estimate

Building Size

The building size adjustment takes into consideration the difference in sizes among the subject and
comparables. Sales 2, 3, and 5 are adjusted upward, while no adjustments are applied to the remaining
comparables.
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SALES COMPARISON APPROACH

Construction Class & Quality
Construction quality refers to the type of materials comprising the subject and comparables. No
adjustments are appfied.

Age & Condition
Condition has a strong influence dn the value of improvements as all improvements suffer from incurable
physical deprecation. Adjustments must be made when a comparable varies significantly from the
subject in condition. We refer the|reader to the improvements section of this report for additional details.
The subject was built in 1989 and|is in average condition considering its age. Based on our observations
of the market, we apply 1.0% adjustments per one year difference in year built between the comparables
and the subject. This has resulted| in positive adjustments to sale 3, and downward adjustments to sales

2,5 and 6.

Land to Building Ratio
Land to building ratio reflects the amount of undeveloped land a site contains. This is an important
feature for retail properties as addld undeveloped land can has the potential to expand the improvements
or feature more parking. Sale 6 has a higher LTB and is adjusted downward. The remaining comparables

have generally similar LTBs and no further adjustments are required.

Occupancy
The occupancy of a property carn have an impact on the sale price as it is one of the key factors in
determining the financial risk of a property. No adjustments.are necessary.

Adjustment Summary
The following adjustment grid summarizes the aforementioned adjustments applied to the sales.
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SALES COMPARISON APPROACH

Comparable Sales Adjustment Grid

Comparable Sale Number ‘Subject Data 1 2

Type of Trgnsaction Sale Sale Sale Sale Sale Sale Sale
Property Rights Conveyed Fee Simple Fee Simple FeeSimple FeeSimple FeeSimple Fee Simple Fee Simple
Date of Saip ' May-15 May-15 Mar-15 Mar-15 Dec-13 Nov-13
Location Onalaska, WI Infericr Inferior Superior Infetior Inferior Inferior
Building Size (SF} 94,413 92,91 126,222 137,460 87,754 - 117,608 102,513
Year Built 1989 . 1989 2003 1684 1989 2006 2006
Construction Class & Quality C, Average ClassC Class C Class C Class C Class C Class C
Candition Average Similar Superior Inferior Similar Superior Superigr
Land to Building Ratio 4.00:1 4.48:1 4.29:1 4771 4.49:1 4.07:1 5.72:1
Qccupancy 2:::;?: Vacant & Vacant Vacant Vacant Vacant Vacant Vacant
Sales Frice $3.800,000 $7,800,000 $5,093.936 $3.090,000 $4.000,000 $2,500,000
UnAdjusted Price Per Square Foot $40.87 $62.59 $37.06 $35.21 $34.01 $24.30
Transactional Adjustments

Price / SF $40.87 $62.59 $37.06 $35.21 $34.041 $24.39
Property Rights Gonveyed Fee Simple 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Adjusted Price $40.87 $62.58 $37.06 $35.21 $34.01 $24.39
Financing Terms Canventional 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Adjusted Price 34087 $62.59 $37.06 $35.21 $34.01 $24.39
Cenditions of Sale None 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Adjusted Price $40.87 $62.59 $37.06 $35.21 $34.01 $24.39
Expenditures Imm. After Sale 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Adjusted Price $40.87 $62.59 §37.06 $35.21 $34.01 $24.39
Market Conditians 1112016 0.0% 0.0% 0.0% 0.0% 10.0% 10.0%
Adjusted $/5F - With Transactional Adjustments $40.87 $62.50 $37.06 $35.21 $37.41 $26.83
Physical Adjustments

Location Onalaska, Wi 5.0% 10.0% -5.0% 15.0% 10.0% 30.0%
Building Size (SF) 94,413 0.0% 3.0% 3.0% 0.0% 20% 0.0%
Constructicn Class & Quality C. Average 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Condition . Average 0.0% -7.0% 2.5% 0.0% -3.5% -8.5%
L.and to Building Ratic 4.00:1 0.0% 0.0% 0.0% 0.0% 0.0% -3.0%
Occupancy 3t Time of Sale posumedVacamt& oo 0.0% 0.0% 0.0% 0.0% 0.0%

. Total Physical Adjustments . 5.0% 5.0% 0.5% 1@% 3.5% 18.5%
Value Indication Per Square Foat . $42.92 $66.34 $37.24 $40.49 $38.72 $31.79
Tota! Gross|Adjustments (Trans+Phys) 5.00% 20.00% 10.50% 15.00% 30.50% 55.65%
Value Ranges Befora After

Adjustment Adjustment
Minimum Price $24.39 $31.79
Maximum Brice $62.59 $66.34
Mean Pric $39.02 $42.92
Median Price $36.13 $39.61
Standard Deviation $12.78 $12.07
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SALES COMPARISON APPROACH

After adjustments -our comparable? ranged from $31.79/SF to $66.34/SF and our standard deviation has
been reduced from $12.78/SF to $12.07/SF indicating a tightening of values around the mean granting
credence to the adjustments made herein. Further, sale 2 is a clear outlier, and removing this sale, the
standard deviation decreases furtier to $4.18/SF. We consider that sale 2 appears to be an outlier at the
upper end in our reconciliation. In | ur final analysis we granted primary consideration to sales 1, 3, and 4
requiring the least amount of adjustment. As such, a vaiue of $41.00/SF appears reasonable. Utilizing this
per unit value estimate, the total value of the subject is calculated as follows:

—-rm,
gl

ales Comparison Approach

[

94,413 SF x $41.00 = $3,870,933

Rounded: $3,870,000
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INCOME CAPITALIZATION APPROACH

The Income Capitalization Approach is a procedure in appraisal analysis whereby anticipated future
c benefits to be derived from a property are converted into a present value estimate through a
tion process. This approach is based on the principle of anticipation and value is created by
investoris expectations of benefits to be derived in the future. The process of estimating anticipated
economic benefits from a particular property therefore requires estimates of potential income and
expensgs as well as debt costs (if applicable), and the selection of the most appropriate capitalization

method)

The most commonly utilized method of processing net income into value is direct capitalization where an
overall fate is extracted directly from market sales in which the net income is known or can be closely
estimated, and the Discounted Cash Flow Analysis, whereby anticipated future income streams and a
reversionary value are discounted to a net present value estimate. The Direct Capitalization has been
utilized within our analysis of the market value of the subject property. The Discounted Cash Flow method
is consigered, but not applied, as this is considered an over-refinement for the subject's property type.
Market participants typically do not develop DCFs in analysis of similar properties, and there is limited
data to support the assumptions used in a DCF such as the discount rate, terminal capitalization rate, and
holding period. Given the Fee Simple nature of the value sought, the DCF is nat appropriate.

Rental Anplysis
The first) step in the Income Approach is a determination of market rent. In order to establish such, we
researched the rental rates of several similar retail properties.

Qur research focused on retail buildings within close proximity that were physically similar to the subject.
However, given the lack of available rental data of big box/department stores, we expanded our search
geographically. The best available comparables are shown below.

Summary of Rent Comparables

Bldg Tenant
Name/ Size Size
Location (SF) (SF)

700 E Magnolia Ave, Ma'nitowoc, Wi 212,000 95,000
2| 2602 Shopko Dr, Madison, Wi 119,923 119,923 1982
4404 52nd St, Kenosha, Wi , 115499 115499 1988
4| 1720 S Federal Ave, Mason City, IA 92,000 92,000 1958
Subjj 9366 State Highway 16 94,413 1989

BBG, Inc. . Page 47 0116004482




INCOME CAPITALIZATION APPROACH

R ' T EEY ‘
.'. li_s."v-. - 1 H
- Minngspoliss . . Watisau
aganiia'je; 'P?“'- TR f"anglial‘re T T T .
. aior v T i a0
Joompits - L) WISTONSIN

4 . s StavensPoint !
s Lo ; 5 : 3 :
g * . -~ ’4,;
S

—— Lo

&3 ! 4
r@iw i sMerhalionn CedatRapids ]
:
M ! | e SR
3. - I L. -5 L - I
bg, Moiries-—os™ < o "= .m:w%mv . 'I’ Nee ; -
B e e i
Gaagle, - D i T . S ©2016 Googlz,

Figure| 10: Comparable Retail Rentals Map

We have compared the rentals al_:‘:ove to the subject using methodology similar to that described in the
Sales Comparison Approach earlier. The results of this analysis are shown in the table below.

Rent Adjustment Grid

Type Mkt/ Adj Agel Net Final Adj

Lease Cond SP/SF Location Cond. Size Quality Adj, Rent/SF
1 $5.00 $0.00 0%  $5.00 10% 3% 0% 0% 13% $565
2 $6.95 $0.00 0% $5.95 -5% 0% 2% 0% 3% $5.77
3 $6.00 $0.00 0% $6.00 0% 0% 2% 0% 2% $6.12
4 $5.00 $0.00 0%  $5.00 10% 10% 0% 0% 20% $6.00
Minimum  $5.00 : B $5.65
Maximum $6.00 $6.12
Mean $5.49 $5.89
Median $5.48 $5.89

Our location adjustments follow a similar methodology as the Sales Comparison Approach, and are
summarized in the following table.
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Location:
Submarket Rent/SF $11.15 $9.58 $10.04 $10.10 $7.77
Submarket Vacancy 2.6% 5.3% 6.7% 6.4% 7.5%
*HH Income $66,788 $41,918 $47,255 $45,367 $43,044
Househplds:
*3-mile radius 10,215 9,538 31,651 33,136 12,025
*Median HH Value $159,620 $102,945 $173,907 $150,895 $95,222
*Traffic Count 28,098 16,300 34,166 25,961 22,161
Overall Inferior Superior Similar Inferior
Adjustment 10.0% -5.0% 0.0% 10.0%

Comparable Rentals Location Analysis

Subject” Comp1 Comp2 ~ ,Comp3 Comp 4

*Source: CoStar, MPS1 Estimate

Rents 1 Bnd 4 are older and adjusted upward. Further, rents 2 and 3 are larger and adjusted upward.

After adjustment, the comparables range from $5.65/SF to $6.12/SF with an average of $5.89/SF and a

median
subject.

Reimburs
Within o

i
negative
the subje
collection

Operating
This sec
expense
structura
compara
expense
as shown

f $5.89/SF. We conclude that a market rental rate of $5.90/SF triple net is supported for the

ments
r analysis, a triple net rent is projected with the prospective tenant reimbursing real estate taxes,

e searched Costar.com for the performance of retail properties within a 25-mile radius
ng the subject. Vacancy was 2.6% as of Q4 2015, exhibiting an upward trend after sustained
net absomption. Considering the trend, as well as the downtime required to find a2 new tenant in
ct's area, a vacancy factor of 5.0% is concluded to be reasonable, with an additional 1.0% for
loss.

Expenses

tion of the report analyzes the cost of operation for the subject property. Typically, operating
can be classified as real estate taxes, insurance, common area maintenance, management, and

reserves; however, real estate taxes are excluded from analysis. We have considered expense
les and our experience with similar retail properties in our analysis of appropriate operating
for the subject. Additionally, IREM expense data for Region VI shopping centers was consulted
in the following table. |

|
|
|
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~ INCOME CAPITALIZATION APPROACH

2015 IREM Report

Open Shopping Centers - Region VI

Range

Category l Median Low High
Real Estate Taxes 267 1.56 3.53
Insurance 0.25 0.17 .41
Management 0.67 0.44 0.85
Common area Maintenance 2.04 1.12 3.15
Total 4.47 313 6.43

A discussion of each of the expense categories is as follows. All expenses assume prudent management
of the property.

1. Insurance: The subject will be insured against casualty loss with additional coverage for property
lizbility. We have utilized $0.20/SF for this analysis.

2. Common Area Maintenance:| This expense for properties similar to the subject includes trash
removal, landscaping, and gerjeral property maintenance. We have utilized $1.50/SF for this analysis
considering that the subject is a larger property than the average surveyed for IREM data and should
exhibit economies of scale.

3. Management: Management fees are typically paid to firm who collects rents and maintains the
subject. They are typically based upon a percentage of EGI. In this case, we have applied 3.0% for

the subject.

4. Structural Reserves: This account accrues funds for the eventual repair and replacement of building
components that are not the responsibility of the tenant. Such charges typicaily include capital
expenditures for parking lots, foof replacement, and other miscellaneous expenditures necessary to
maintain the integrity of the structural shell. Based upon our experience with similar properties and
the age and condition of the  subject, we have estimated structural reserves for the subject property at
$0.15/SF in our analysis.

Based upon the preceding discussion, the reconstructed operating statement is presented below.,
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Eot}

Reconstructed Operating Statement
sntial Rental Income l

SF PSF Total

Gross Potential Rental Income
arket Rent 94,413 $5.90 $ 557,037
imbursements $1.70 $ 160,502
Potential Gross Income 717,539
Lesst Vacancy Loss @ 5% (35,877)
Less: Collection Loss @ 1% (7.175)]
Effective Gross Income 674,486
PSF Total
Taxes Excluded Excluded
Insiirance $0.20 18,883
Common Area Maintenance $1.50 141,620
Management @ 3.0% $0.21 20,235
Structural/Reserves $0.15 14,162
Total Expenses (194,899)

Net

gpe[za_ting Income | ) o ) $ 479,588

Direct Capitalization

As state
appropr
Qverall

The Bar

Band of
Within t
an inters
Quarter

:d earlier, this method involves capitalizing the Stabilized Net Operating Income (NOI by an
ate capitalization rate (Ro)} in order to estimate the stabilized value of the project. Ideally, the
Capitalization Rate (Ro) utilized in Direct Capitalization is typically derived from comparable sales.
d of Investment technique and investor surveys have also been utifized.

Investment

e band of investment, a mortgage equity analysis with a 60% and 70% loan to value ratio, and
sst rate of 6.00% with a 20-year amortization was utilized. These values were based on the 4"
2015 RealfyRates.com Investor Survey.

BBG, Inc.
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INCOME CAPITALIZATION APPROACH

Real t;ﬁates.com INYESTOR SURYEY - 4th Quarter 20157
RETAIL - FREE STANDIRG

Speead Ouer 10-Year Treasutg

118} 0.042613 ;

Spreend Over m—Yea Treasu:q

76
| Debit Coverage Ratic 118 Band of mvestment Technigue
Interest Rate 295 Montgage . 30%! 004261 0.028352
| Amortiz atian . . 40 Equiy ...l oosoms ogosoi|
 Mortgage Canstant 0042613 | DAR 454
| Loan-to-YalueRatio || 80 Surveged Rates I ... 585

0568 .

183 012037 !

EquityDlufdend Fsate -

DsbtCoversge Batio ,w-__,.L&?l Band af '-"“'""“'—"“  Technique e
Intefesr Rate 332<] Mongage | Esl','l:;T 0.1283?8 00?7023

Amortization | SiEqumy e E-!Z@%'E@E!;&%?E?E —
Mcrtgage Ccmstam 0.123376 | QAR ! , 14.66
Loan-to-¥alue Ratin B¢ Serveged Rates 138

Spfead Owrm-‘(ear Theasurg 3.25%
DebtCouerage Ratio. L 150 Band of bwestment I'ec!miq.ne . I
Interest Rate 542'/.[Moﬂgage- 75%) 0.070009 005250? i
Amottization 1 .. 2B Equly . 25%1 0122350° 0.030587)
Moitgage Constant | 0070009 | 0AR ; . 2.1
Loan-ta-¥alue Ratio i, 9% Surveged Rates I .. |
Equity Dividend Rate ‘ 1zza:z. '
“3rd Guartet 2015 Data Copyright 2015 ReltyPates.com ™
Band of Investment
0.70 x 0.085972 = 0.060180 0.70 x 0.085972 = 0.060180
0.30 x 0.100000 = 0.030000 0.30 x 0.120000 = 0.036000
0.050180 0.086180
060 x 0.085972| = 0.051583 0.60 x 0.085972 = 0.051583
040 x 0.100000 = 0.040000 040 x 0.120000 = 0.048000
0.091583 0.099583

The Band of Investment indicates a range of 9.02% to 9.96%; with an average of 9.44%.

The

realtyrates.com survey of investors indicates a range between 4.86% and 13.96%, with an average of

10.63%.

Market Comparables

The sales selected for analysis in the Sales Comparison Approach represent Fee Simple sales, and
order to expand our search we surveyed the state of Wisconsin for

therefore do not exhibit OARs. In

BBG, Inc.
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single-tenant investment sales of retail buildings greater than 50,000 SF. The results are presented

below.
OAR Survey
Property Address Praperty City - Bldg §F YearBuilt Price Per $F :SaleDate  Reported OAR
7401 Minetal Point Rd Madison 99,101 1980 $114.07 1212312015 6.80%
2201 Zeien Rd Madison 94,120 1992 $106.25 117472015 7.00%
2101 W Broadway Madison 97,931 $768.58  9/29/2015 7.33%
1620-1735{W Silver Spring Dr Milwaukee 61,910 $213.77 712002015 6.78%
1578 Appleton Rd Menasha 81,17 1981 $123.20 77282015 7.35%
230 N Wisgansin- St De Pere 65,459 1967 $116.09  5/19/2015 7.46%
2440 E Moreland Bivd Waukesha 66,550 2007 $274.61 912972014 8.35%
1560 County Road Rethschild 97,000 $129.59 772072014 9.15%
3007 Mall Dr Eau Claire 82,746 2003 $117.11 411612014 7.32%
205 Central Bridge St Wausau 67,951 2002. $119.94  210/2014 8.59%
2931 S Chicago Ave South Milwaukee 59,730 2005 §126.54 11162013 8.10%
1500 Pinecrest Ave Stevens Point 69,911 2012 $217.42 92612013 7.10%

The comparables range from 6.78% to 9.15% with an average of 7.62%. As compared to the average of
the comparables abové, the subject is judged to be inferior due to its rural location, and would require an
OAR abgve the average of the comparables. Further, several of the sales represent build-to-suit

properties

with higher tenant retention. In analysis of the subject, it is assumed that a new tenant would

take the |subject as a second-generation product, which is inferior as compared to a build-to-suit

proposition.

Overall Capitalization Rate Reconciliation

Based on

the Band of Investment Technique, a review of the published investor survey data, market

comparables, and the subject's location, an appropriate OAR for application to the subject's NOI is

9.00%.

This is d

ne by multiplying the assessment ratio of 93.981242% wittt the millage rate of 2.2040671 per

We have {lso added a tax adjustment to each Going-In OAR due to the ad valorem tax appeal analysis.

$100, the
responsib
for a tota

multiplying the result by the total vacancy rate (to refiect that the landlord would only be
e for taxes during periods of downtime). This has resulted. in an additional tax factor of 0.10%
tax-loaded OAR of 9.10%. We note that this is a rounded figure, but our calculation below

utilizes a non-rounded QAR.

Utilizing this overall rate, the value indication for the subject property via the Income Capitalization

Approach

is located within the following table.

Direct Capitalization Value Indication

NOI/Ro = Value Indication
$479,588 / 0.0910 = $5268.129

Rounded: $5,270,000
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Analysis of the Current “As
The appraisal problem in this assi
such, the property was valued as

Is” Value

gnment is to determine the fee simple market value for the subject. As

f “stabilized”. At this point, the necessary expenses will be removed to

achieve this stabilization, thus indicating the fee simple condition of the subject property. These expenses

are:

Leasing Commissions — Stand
have utilized a rate of 5.0% oy
building such as the subject.

ard leasing commissions range from 5.0% to 7.0%. In this instance, we
rer a 10-year lease term, which is typical for a single-tenant, large retail

consideration for tenant finish is deducted from the leased fee value

indications. This is because the selected rents were analyzed based on the tenant being responsible

2. Tenant Finish — No additional
for build out; and there is ng
allowances.

3. Lost Rent — A prospective pu

secure a tenant. The downtir
We note that this is distinct:

additional landlord responsibility in the form of tenant improvement

rchaser of the subject would anticipate downtime before being able to
ne represents lost rent, and this would be considered by a purchaser.
from the previous vacancy deduction, which is forward-locking and

intended to capture future vacancy periods. We conciude that an 18 month downtime period is

appropriate, based an the tabl
market for vacancies averag

|e discussed in the Retail Market Overview section. Current months-on-

| 18.3 months in the 25-mile radius surrounding the subject, above the

.
five year average of 16.7 monfhs. The probability of leasing in months does not reach 50% until about

18 months.

It is important fo note that our ded

uction of lost rent is distinct from the vacancy factor. Further, our lost

rent deduction accounts for the vacancy factor so as not to double count the vacancy deduction. and

oversiate lost rent.

The sum of these deductions is as

Unadjuste:

Rounded

justed Value Indication - Fee Simple

Less: Leas
Less: Lost
Adjusted "

follows, thus indicating the “fee simple” position of the subject.

$5,270,000
($278,518)
($1,011,730)
$3,979,752
$3,980,000

d Value Indication

ing Commissions

Rent (18 mos.)

As Dark” Vafue [ndication
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RECONCILIATION

In the valuation of the subject,: the Sales Comparison and Cost Approaches were utilized. The value

indicatio

h via each approach is summarized in the following table.

Summary of Values, As Is

Sales Comparison Approach $3,870,000
Income Capitalization Approach $3,980,000
Cost-Approach Not Applied

Sales of|similar properties were researched and analyzed in the Sales Comparison Approach. The data
found from our research was deemed credible and similar to the subject. The Sales Comparison
Approach was considered a valid and credible approach to value and was given primary consideration.

The Incgme Capitalization Approach was developed with a projection of market rent and expenses, and
the resufting NOI was capitalized with a market-supported OAR. The subject is assumed vacant and
available for occupancy under the Fee Simple premise and this approach is given little weight. Further,
the likely buyer would be an owner-user, and this approach is given secondary consideration.

Based upon the value indications detailed above, the retrospective Fair Market Value of the Fee Simple
interestf( the subject property, subject to the general underlying assumptions and limiting conditions
contained herein, “As Is”, as of January 1, 2016, was: ’

$3,900,000

Extraordinary Assumptions

We ass

ime the subject was in a similar condition as of our retrospective valuation date as it was

observed during our inspection of the praperty.

Use of this Extraordinary Assumption may impact the value conclusion

Hypothetical Condition

None

Exposure T
Based ¢
the Mar
opinion

me/Marketing Period

n exposure times of comparable sales and interviews with active participants in the local market,
ket Value opinions could be achieved with exposure time of 12 months. Furthermore, it is our
that sales could be consummated at the Market Value opinions within twelve-month marketing

periods ¢f the effective date.
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Assessed Value: The value of a property according to the Jax rolls in ad
valorem taxatien; may be higher or lower than market value, pr based on an
assessment ratio that is a percentage of market value. ’ :

Asset:
1. Genemlly, something that can be converted to cash|or other
economic equivalent
2.  Any owned property that has economic value, mcluc ing financial
assets (cash or bonds), business interests, intangible pssets
(copyrights and trademarks), and physical assets (FEc | and personal
property).
3. In general business usage something owned by 2 busmess and
reflected in the owner*s batance sheet !

Asset: A resource controlled by the entity as a result of past events and from
which future economic benefits are expected to flow to the entity.

Capital Expenditure: Investments of cash (or the creation pf liability) to
acquire or improve an asset, e.z., land, buildings, building jadditions, site
improvements, machinery, equipment; as distinguished from ca}h outflows for
expense items that are normmally considered part of the current period’s
operations, !

Cash Equivalency: An analytical precess in which the sale price of a
transaction with nonmarket financing or financing with unusual conditions or
incentives is converted into a price expressed in terms of cash.'

Client: The party or parties who engage an appraiser (by employment or
coutract) in a specific assignment (USPAP).'

Condominium Ownership: A form of fee ownership of separate units or
portions of multiunit buildings that provides for formal filing and recording of a
divided interest in real property.®

Cost Approach: A set of procedures through which a value indication is
derived for the fee simple interest in a property by estimating the current cost to
construct a reproduction of {or replacement for) the existing structure,
including an entrepreneurial incentive, deducting depreciation{from the total
cost, and adding the estimated land value. Adjustments may then|be made to the
indicated fee simple value of the subject property to reflect the value of the
property interest being appraised. ' .

Credibte: Worthy of belief. Credible assignment results require support, by
relevant evidence and logic, to the degree necessary for the|intended use.
(USPAP, 2010-2011 ed).'

Deferred Maintenance: Needed repairs or replacement of items that should
have taken place during the course of normal maintenance !

Disposition Value: The most probable price that a specified interest in real
property should bring under the following conditions; 1) Consuntmation of a
sale within a future exposure time specified by the client. 2) 'jlhe property is
subjected to market conditions prevailing as of the date of valuation. 3) Both
the buyer and seller are acting prudently and knowledgeably. 4) The seller is
under compulsion to sell. 5) The buyer is typically motivated. é) Both parties
are acting in what they consider to be their best interests. 7) An adequate
marketing effort will be made during the exposure time specified by the client.
8) Payment will be made in cash in U.S. dollars or in terms of financial
arrangements comparable thereto. 9) The price represents the normal
consideration of the property sold, unaffected by spectal or cregtive financing
or sales concessions granted by anyone associated with the sale. ﬁhis definition
can also be modified to provide for valuation with specified financing terms. *

Economic Life: The period over which improvements to |real property
contribute to property value. '

Effective Date: 1) The date on which the analyses, opiniens, and advice in an
appraisal, review, or consulting servnce apply. 2) In a lease document, the date
upon which the lease goes into effect.’

Effective Gross [ncome Multiplier (EGIM): The ratio between the sale price
(or value) of a property and its effective gross income. !

Effective Rent: The rental rate net of financial concessions such as periods of
W .

ne rent during the lease term and above- or below -market tenant improvements
(Ts), '

Exposure Time: 1) The time a property remains on the market. 2) The
estimated length of time the property interest being appraised would have been
offered on the market prior to the hypothetical consummation of a sale at
market value on the effective date of the appraisal; a retrospective estimate
based on an analysis of past events assurning a competitive and open market. '

Extraordinary Assumptions: An assumption, directly related to a specific
assignment, which, if found to be false, could alter the appraiser’s opinions or
conclusions. 'Extraordinary assumptions presume as fact otherwise uncertain
information about physical, legal, or economic characteristics of the subject
property; or about conditions external to the property such as market conditions
or rn?nds; or about the integrity of data used in an analysis. (USPAP, 2010-2011
ed).

Fair Market Value: According to U.S. Treasury Department regulations,
Fair Market Value is defined as “The price at which the property would change
hands between a willing buyer and a willing seller, neither being under any
compulsion to buy or sell and both having reasonable knowledge of relevant
facts.*

Fair Share: That portion of total market supply accounted for by a subject
propell‘ty. Forexample, 2 100-key hotel in [,000-key market has a fair share of’
10%.

Fair Value: The price that would be received to sell an asset or paid to ransfer
a liability in an orderly transaction between market participants at the
measurement date. (FASB).'

Fair Value: The price that would be received to sell an asset or paid to
transfer a liability in an orderly transaction between market participants at the
measurement date.?

Fee Simple Estate: Absolute ownership unencurnbered by any other interest or
estate, subject only to the [imitations imposed by the governmental powers of
taxation, eminent domain, police power, and escheat, !

Floor Area Ratio (FAR): The relationship between the above-ground floor
area of a building, as described by the building code, and the area of the plot en
which it stands; in planning and zoning, often expressed as a decimal, e.g., a
ratio of 2.0 indicates that the permissible floor area of a building is twice the
total land area; also called land-to-building ratio. *

Going-Concern Value: 1) The market value of all tangible and intangible
assets of an established and operating business with an indefinite life, as if sold
in aggregate; more accurately termed tire market value of the going concemn. 2)
The value of an operating business enterprise. Goodwill may be separately
measured but is an integral component of going-concern value when it exists
and is recognizable. *

Gross Building Area (GBA): The total floor area of a building, excluding
unenclosed areas, measured from the exterior of the walls of the above-grade
area. This includes mezzanines and basements if and when typically included in
the region,’

Highest and Best Use: The reasonably probable and legal use of vacant land or
an improved property, that is physically possible, appropriately supported,
financially feasible, and that results in the highest value. The four criteda the
highest and best use must meet are legal permissibility, physical possibility,
financial feasibility, and maximum productivity. Altermnatively, the probable
use of land or improved property-specific with respect to the user and timing of
the use — that is adequately supported and results in the highest present value. '

Hypothetical Condition: That which is contrary to what exists but is supposed
for the purpose of analysis. Hypothetical conditions assume conditions contrary
to known facts about physical, legal, er economic characteristics of the subject
property, such as market conditions or trends; or about the integrity of data used
in 2n analysis. (USPAP, 2010-2011 ed.) !

[ncome Capitalization Approach: A set of procedures through which an
appraiser derives a value indication for an income-producing property by
converting its anticipated benefits (cash flows and reversion} into property
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value. This conversion can b

e accomplished in two ways. One year's income

expectancy can be capitalized at a market-derived capitalization rate or at a
capitalization rate that rcﬂc;Ea specified income pattern, return on investment,

and change in the value of th
for the helding period and
rate, !

investment. Altematively, the annual cash flows
reversion can be discounted at a specified yield

Inspection: Personal observation of the exterior andfor interior of the real
property that is the subject of an assignment. The purpose of an appraiser’s

inspection is to identify the]

property characteristics that are relevant to the

assignment, such as amenities, general physical condition, and functional

utility. *

Insurable Value: A type value for insurance purposes. '

Intangible Assets: Assef]

that manifest themselves by their economic

properties; they do not have ghysical substance; they grant rights and privileges
to their owner; and usually generate income for their owner.  [ntangible Assets

can be categorized as arising
or Intellectual Property.

recognition of individual |
recognizable; have a statuto
individually transferrable
nen-monetary asset without

tom: Rights; Relationships, Grouped Intangibles;
In general, the accounting profession limits
tangible assets to those that are: commonly
or contractual remaining life; and/or must be

d separable from the business. An identifiable

hysical substance. *

Intangible property: Nonphysical assets, including but not limited to
franchises, trademarks, paterts, copy-rights, goodwill, equities, securities, and
contracts as distinguished from physical assets such as facilities and equipment.
(USPAP, 2010-2011 ed.).'

Intended Use: The manner in which the intended user expect to employee the
information contained in a report. '

Intended User: [) The clientand any other party as identifted, by name or type,
as users of the appraisal, appraisal review, or appraisal consulting report by the
appraiser on the basis of communication with the client at the time of the
assignment. (USPAP, 2010-2011 ed.) 2) A party who the apprziser intends will
employ the information contained in a report. * i

Internal Rate of Return (“
on capital that is general
investment of portfolic ov
indicated retum of capital
stream. The discount ra
flows of a project with the prg

”): The annualized yield rate or rate of retum
or capable of being generalized within an
r a period of ownership. Altematively, the
sociated with a projected or pro forma income

that equates the present value of the net cash
sent value of the capital investment. It is the rate

at which the Net Present Valpe (NPV) equals zero. The [RR reflects both the
return on invested capital and the return of the original investment, which are
basic considerations of potential investors. Therefore, deriving the IRR from
analysis of market transactions of similar properties having comparable income

pattems is a proper method
valuations to arrive at Marke
find the implied or expected
return which gives a zero ne
(YE); financial management

return (MIRR); yield rate (Y).

for developing market discount rates for use in
Value. Used in discounted cash flow analysis to
te of return of the project, the [RR is the rate of
present value (NPV). See also equity yield rate
rate of return {FMRR); modified internal rate of

Investment Value: The value of a property interest to a particular investor or
class of investors based on the investor’s specific requirements. Investment
value may be different from market value because it depends on a set of
investment criteria that are ndt necessarily typical of the market.'

Leasehold Interest: The tenant’s possessory interest created by a lease. See
also negative leasehold; positive leasehold.'

Leased Fee Interest: A freghold (ownership interest) where the possessory
interest has been granted to ahother party by creation of a contractual landlord
relationship (i.e., a lease). '

Liquidation Value: The most probable price that a specified interest in real
property should bring under the following conditions: 1) Consummation of a
sale within a short time period; 2) The property is subjected to market
conditions prevailing as of the date of valuation; 3) Both the buyer and seller
are acting prudently and knowledgeably; 4) The seller is under extreme
compulsion to sell; 5) The buyer is typically motivated. 6) Both parties are
acting in what they consider to be their best interests. 7) A normal marketing
effort is not possible due to the brief exposure time 8) Payment will be made in
cash in U.S. dollars or in terms of financial arrangements comparable thereto.
9} 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 sate. This definition can alse be modified to
provide for valuation with specified financing terms. !

Load Factor: A measure of the relationship of common area to useable area
and therefore the quality and efficiency of building area layout, with higher
load factors indicating a higher percentage of common area to overall rentable
space than lower load factors; calculated by subtracting the amount of usable
area from the rentable area and then dividing the difference by the usable area: '
Load Factor =

{Rentable Area — Useable Area)
Usable Area

Market Value. The major focus of most real property appraisal assignments.
Both economic and legal definitions of market value have been developed and
refined.*

1. The most widely accepted components of market value are incorporated in
the following definition: The most probable price that the specified property
interest should sell for in a competitive market after a reasonable exposure time,
as of a specified date, in cash, or in terms equivalent to cash, under all
conditions requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, for self-interest, and assuming that neither is under
duress.

2. Market value is described in the Uniform Standards of Professional
Appraisal Practice (USPAP) as follows: -A type of value, stated as an opinion,
that presumes the transfer of'a property (i.e., a right of ownership or a bundle of
such rights), as of a certain date, under specific conditions set forth in the
definition of the term identified by the appraiser as applicable in an appraisal.
(USPSP, 2010-2011 ed.) USPAP also requires that certain items be included in
every appraisal report. Among these items, the following are directly related to
the definition of market value:

- Identifications of the specific property rights to be appraised.

- Statement of the effective date of the value opinion.

- Specification as to whether cash, terms equivalent to cash, or other
precisely described financing terms are assumed as the basis of the
appraisal.

- If the appraisal is conditioned upon financing or other terms,
specification as to whether the financing or terms are at, below, or
above market interest rates andfor contain unusual conditions or
incentives, The terms of above- or below-market interest rates andfor
other special incentives must be clearly set forth; their contribution to,
or negative influence on, value must be described and estimated; and
the market data supporting the opinion of value must be described and
explained.

3. 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:

Buyer and seller are typically motivated;

Both parties are well informed or well advised, and each acting in what they
consider their own best interests;
A reasonable time is allowed for exposure in the open market;
Payment is made in terms of cash in U.8. dollars or in terms of financial
arrangements comparable thereto; and
The price represents the nommal consideration for the property sold
unaffected by special or creative financing or sales concessions granted by
anyone associated with the sale.(Deparmment of the Treasury. Office of the
Comptroller of the Currency, Board of Governors of the Federal Reserve
System, Federal Deposit [nsurance Corporation, Office of Thrift
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Supervision and National Credit Union Administration under 12 CFR Part

34, Real Estate Appraisals and Title XI of the Financial Institutions Reform,

Recovery, and Enforcement Act of
1989 (“FIRREA"): and the interagency Appraisal and Evaluation Guidelines,
Federal Register,Volume 75, No. 237, December 10, 2010.)
4. The Intemational Valuatien Standards Council defines market value for the
purpose of international standards as follows: The estimated amount for which
a property should exchange on the date of valuation between f}‘willing buyer
and a willing seller in an arm’s-length transaction after proper marketing
wherein the parties had each acted knowledgeably, pmdentl}k and without
compulsion, (Intemational Valuation Standards, 8th ed., 2007)

5. Market value is the amount in cash, or in terms reasonably equjvalent to cash,
for which in all probability the property would have sold on the effective date of
the appraisal, after a reasonable exposure time on the open competitive market,
from a willing and reasonably knowledgeable seller to a willing and reasonably
knowledgeable buyer, with neither acting under any compulsion to buy or sell,
giving due consideration to all available economic uses of the property at the
time of the appraisal. (Uniferm Standards for Federal Land Acquisitions) '

Market Value "As If Complete” On The Appraisal Date:

Market value as if complete on the effective date of the appraisal is an estimate
of the market value of a property with all constructien, aiom.'ersicm, or
rehabilitation hypothetically completed, or under other speciﬁc-_:'d hypothetical
conditions as of the date of the appraisal. With regard to properties wherein
anticipated market conditions indicate that stabilized occupancy lis not likely as
of the date of completion, this estimate of value should reflect the market value

of the property as if complete and prepared for occupancy by tenants.

Market Value "As Is" Oa The Appraisal Date: Value As lsI -The value of
specific ownership rights to an identified parcel of real estate as of the effective
date of the appraisal; relates to what physically exists and is legaily permissible
and excludes all assumptions concemning hypothetical market| conditions or
possible rezoning. See also effective date; prospective value opinion.

Market Value of the Total Assets of the Business; The markgt value of the
total assets of the business is the market value of all of the tangible and
intangible assets of'a business as if sold in aggregate as a going concemn. This
assumes that the business is expected to continue operations| well into the
future, *

Marketing Time: An opittion of the amount of time it might take to sell a real
or personal property interest at the concluded market value telel during the
peried immediately after the effective date of an appraisal. Marketing time
differs from exposure time, which is always presumed to precede the effective
date of an appraisal. (Advisory Opinion 7 of the Appraisal Standards Board of
The Appraisal Foundation and Statement on Appraisal Stapdards No. 6,
“Reasonable Exposure Time in Real Property Market Value Opihions™ address
the determination of reasonable exposure and marketing time.}. 3

Net Lease: A lease in which the landlord passes oa all expenses to the tenant.
Also called modified gross lease, single net lease. See also léase]'

Net Rentable Area (NRA): 1) The area on which rent is computed, 2) The
Rentable Area of a floor shall be computed by measuring to the inside finished
surface of the dominant portion of the permanent outer blailding wells,
excluding any major vertical penetrations of the floor. No deductions shall be
made for columns and projections necessary to the building, Include space such
as mechanical room, janitorial room, restrooms, and lobby of the floor, 3

Penetration Ratio (Rate): The rate at which stores obtain sales from within a
trade area or sector relative to the number of potential sales genérated; usually
applied to existing facilities. Also called: penetration factor.!

Prospective opinion of value. A value opinion effective as pf a specified
future date. The term does not define a type of value. Instead it identifies a
value opinion as being effective at some specific future date. An opinion of
value as of a prospective date is frequently sought in connection with projects
that are proposed, under construction, or under conversion to g new use, or
those that have not yet achieved sellout ar a stbilized level| of long-term
occupancy. '

Reconciliation; The process of reducing a range of value indications into an
appropriate conclusion for that analysis, e.g., the derivation of a value

indication from the adjusted prices of two or more comparable sales in the sales
comparison.’

Reliable Measurement: [The [AS/IFRS framework requires that] neither an
asset nor a liability is recognized in the financial statements unless it has a cost
or value that can be measured reliably.”

Remaining Econmomic Life: The estimated period during which improvements
will continue to represent the highest and best use of the property; an estimate
of the number of years remaining in the economic life of the structure or
structural components as of the date of the appraisal; used in the economic
age-life method of estimating depreciation.!

Replacement Ceost: The estimated cost to construct, at current prices as of the
effective appraisal date, a substitute for the building being. appraised, using
modern materials and current standards, design, and layout. !

Retrospective Value Opinion: A value opinion effective as of a specified
historical date. The term does not define a type of value. Instead, it identifies
a value opinion 2s being effective at some specific prior date. Values as of a
historical date is frequently sought in-connection with property tax appeals,
damage models, lease renegotiation, deficiency judgments, estate tax, and
condemnation. Inclusion of the type of value with this term is appropriate,
e.2., “retrospective market value opinion”, !

Sales Comparison Approach: The process of deriving a value indication for
the subject property by comparing market informatien for similar properties
with the property being appraised, identifying appropriate units of
comparisen, and making quantitative comparisons with' or quantitative
adjustments to the sales price (or unit prices, as appropriate) of the comparable
properties based on relevant, market-derived elements of comparison. !

Scope of Work: The type and extent of research and analysis.in an assignment.
(USPAP, 2010-2011 ed.). *

Stabilized value: A value opinion that excludes from consideration any
abnormal relationship between supply and demand such-as is experienced in
boom periocds when cost and sale price may exceed the long-term vaiug, or
during periods of depression, when cost and sale price may fall short of
long-term value. [t is also a value opinion that excludes from consideration any
transitory condition that may cause excessive construction costs, e.g., a
premium paid due to a temporary shortage of supply.

Substitution: The principle of substitution states that when several similar or
commensurate commeodities, goods, services are available, the one with the
lowest price will attract the greatest demand and widest distribution. This is the
primarj; principle upon which the cost and sales comparison approaches are
based.

Total Assets of a Business: Total assets of a business is defined by the
Appraisal Institute as “the tangible property (ceal property and personat
property, including inventory and fumiture, fixtures and equipment) and
intangible property (cash, workforce, contracts, rame, patents, copyrights, and
other residual intangible assets, to include capitalized economic profit).”

Use Value:

[n real estate appraisal, the value a specific praperty has for a specific use; may
be the higitest and best use of the property or some other use specified as a
condition of the appraisal. '

'Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th ed. (Chicago:
Appraisal Institute 2010). *Appraisal Institute, lmternational Financial
Reporting Standards for Real Property Appraiser, [FRS Website,
www. ifrs-ebooks.com/index. html, *Appraisal Institute, The Appraisal of Real
Estate, 13th ed. (Chicago: Appraisal Institute 2008). * This definition is taken
from “Allocation of Business Assets Into Tangible and [ntangible Components:
A New Lexicon,” Joumal of Real Estate Appraisal, January 2002, Volume
LXX, Number |. This terminology is to replace former phrases such as: value
of the geing concern. ‘Financial Publishing Company, The Real Estate
Dictiorary, 7 ed. U5, Treasury Regulations
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CLIENT ENGAGEMENT LETTER
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July 7, 2016

Karen Belonge

ShopKo Stares Operating Co. LLC
700 Pilgram Way

Green Bay, Wt 54304

RE:  Appraisai report of a retai
54650

Dear Ms. Belonge:

We are pleased to submit this P
referenced real estate.

Scope of Work:

Purpose/Value Premise:

Property Rights Apgraised: -

Intended Use:

CHICAGD

B 37222704060
=4 31233412409

200 WEST MONRQE STREET
+ 8YE 310
CHICAGO. 'L ASH04

§ COm

11}

5845R

| property located at 9366 State Highway 16, Onalaska, WI

roposal and our Terms and Conditions for the appraisal of the

PROPOSAL SPECIFICATIONS

BBG will perform services as outlined below, providing
appraisal services on the above referenced property to
complete the appraisal to determine the Retrospective
Market Value of the fee simple estate of the real property
only for ad valorem tax appeal services presented in a
narrative appraisal report format as of January 1, 2016.

Form opinion of the Retrospective Market Value for the
real property

Fee Simple

Ad valorem Tax Appeal




July 7, 2016
Page 2

Intanded User(s):

Appraisal Standards:

Feef
Retainer:

Expenses:

Payment Terms:

Report Copies:

Paradigm Tax Group, property owner and the applicable
tax authorities

Uniform Standards of Professional Appraisal Practice
{USPAP) and Code of Professional Ethics and the Standards
of Professional Appraisal Practice of the Appraisal
Institute.

$3,500
30 {no retainer required)

Fee quoted exclusive of expenses

Fee includes up to four hours of consultation time after
delivery of the final reports. Any time incurred thereafter
will be billed at an hourly rate as shown below. Travel and
waiting time will be incurred at % hourly rates shown
below:

Managing Director: $350/hour
Director $275/hour
Senior Appraiser: $225/hour
Appraiser: $175/hour
Researcher: $150/hour
Administrative: $85/hour

1 Final PDF and up to 5 Hard Copies, if requested



July 7, 2016

Page 3

Delivery Date: Delivery of the appraisal conclusions and/or report(s) will
be completed according to the following Delivery
Schedule:
Final Report due no later than four (4) weeks from
engagement, provided that we receive the signed
engagement letter and receipt of all data in a timely
manner.

Acceptance Date: Date of Execution

We appreciate this opportunity fo be of service to you on this assignment. If you have additional
questions, please contact us.

Sincerely,

Butler Burgher Group, LLC
Brett M. Suszek, MAI, Al-GRS
Director

Phone 872-221-7056
E-mail:  bsuszek@bbgres.com




July 7, 20
Page 4

[6

AGREED AND ACCEPTED

e By signing below, the client authorizes BBG to discuss any and all confidential information

re
re

ated to this assignment with any party listed as an intended user in the draft or final

FOI’t.

* By signing below, the client autharizes BBG to disclose that they have appraised the subject
of{this engagement to other parties. Disclosure will not include confidential information.

ey

| (LA istlig

Signature Date

i(eu.\; (W EERTS VP-ConTeoriex

Name Title

Q% -H g'ci—-l-/:jﬁ

Phone Nymber Fax Number

!
‘KQJ#__L:) er oM

E-Mail Address
Iff ?Iite/Data Contact are different from entity engaging, please provide contact information as
ollows:
few Belonge Kacen. Belone e (@ 5hop bo.c o

Mame ' E-mail Address

430 - 4.26-+43/¢

Phone N4

mber Fax Number
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COMPARABLE IMPROVED SALES
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BBG

BUTLER BURGHER QRQUP

_ PROPERTY INFORMATION

Froperty #:

Property Type:
Property Use:

PROPERTY LOCATION

Address:
City, St., Zip:
Counly:

2222 Crest View - Former Walmart

Retail Building
_ Sale Comparable #1

PROPERTY TYPE
394524

Retail Building
Department Store

2222 Crest View Drive
Hudson, W1 54016
St Croix

Tax Accounts: 236-1680-05-103

- PROPERTY SIZE * BUILDING ATTRIBUTES

Gross Net Year of Construction: 1989

cres (416,477 SF) 9.56 Acres (416,477 SF) Quality: Average
SF 92,971 SF Condition: Average

Land Area: 9.56 A
Building Area: 92,971

Land/ Building Ratio: 4.48 : 1

SALE INFORMATION

Consideration: $3,800,000 Grantor: Meridian Hudson

Adjustments: $0 Grantee: Wal-Brand LLC
Cash Equivalent Price: $3,800,000 Date of Sale: 05-14-15
1st Mortgage: $0 Sale Status: Closed
: $0 Record info:
$0
Sales Price ($/SF): $40.87

SALE ATTRIBUTES

Occupancy At Sale: 0%

SALE TRANSACTION INFORMATION

Verified On: 3/14/2016

Verified By: Deed/Public record/BMS

Comments: On [5/14/2015, the 92,971 SF retail building at 2222 Crest View Dr in Hudson, Wi sold for
300,000 or $40.87 per square foot.

3M6/2016 4:03:31 PM BBG




5801 War Memorial
Retail Building

BBG

BUTLER BURAHER QRQUP

Sale Comparable #2

PROPERTY TYPE
Property i 394525
Properly Type: Retail Building
Property Use: Department Store

" PROPERTY LOCATION

Address: 5801 West War Memorial Drive
City, St., Zip: Peoria, IL 61615
County: Peoria

Tax Accounts: 13-10-201-002

~ - BUILDING ATTRIBUTES

_Gross | Net Year of Construction: 2003
Land Area: 12.43 Acres (541,451 SF) 12.43 Acres (541,451 SF) Quality: Average
Building Area: 126,222 SF 26,222 SF Condition: Average

Land/ Building Ratio: 4.29 : 1

' SALE INFORMATION

. 1 A i
Consideration: $7,900,q00 Grantor: Cole Am Peoria IL,, LLC

Adjustments: $0 Grantee: Methodist Services, Inc.
Cash Equivalent Price: $7,900,000 Date of Sale: 05-14-15
1st Mortgage: $0 Sale Status: Closed
2nd Mortgage: }50 Record info:
Equily: $0
Sales Price (3/SF): ssz.;ss

Occupancy At Sale: 0% ‘

. . SALE TRA'NSACTION INFORMATION

Verified On: 311412016 L
Verified By: Marketing brochure/fMaloof Commercial Real

i

Estate/Public records/BMS
Comments: This property is a former American TV & Appliance store that was vacant at the time of
sale. It was purchased by a religious organization with the intent to convert the space

into a college campus for Tursing and health sciences.

3/16/2016 4:08:31 PM 8BG



B‘BG 5150 Highway 52 NE
BUTLER BURGHER GROUP Retail BUilding

Sale Comparable #3

' PROPERTY INFORMATION
‘u.:

PROPERTY TYPE
Property # 394528

Froperty Type: Retail Building
Property Use: Department Store

. PROPERTY LOCATION

Address: 5150 Highway 52 NE Frontage
City, St, Zip: Rochester, NN
County: Olmsted

Tax Accounts: T74.16.11.057416

Legal Description: Lat1, Block 1, MENARDS
NORTH SUBDIVISION,-in the
City of Rochester, Olmsted
County, Minnesota.

PROPERTY SIZE v BUILDING ATTRIBUTES

Gross Net Year of Construction: 1984
Land Area: 15.06rcres {656,014 SF) 15.06 Acres (656,014 SF) Quality: Average
Building Area: 137,460 SF 137,460 SF Condition: Average

Land/ Building Ratio: 4.77 : |l

SALE INFORMATION

Consideration: $5,093,936 Grantor: Menard John Jr.
stments: $0 Grantee: EFR Properties LLC
Cash Equivalent Price: $5,093,936 Date of Sale: 03-17-15
1st Mortgage: $0 Sale Sta-tus: Closed
2nd Mortgage: $0 Record info:
Equity: $0
Sales Price ($/SF): $37.06

SALE ATTRIBUTES

Occupancy At Safe: 0

SALE TRANSACTION INFORMATION

Verified On: 3/14/2016
Verified By: Edward Pompeian/Realty Growth, Inc./507-202-
4755/Public record/BMS
Comments: This represents the allocated portion of a greater transaction totaling $7,500,000 that

3/16/2016 4:08:31 PM BEG




BBG 103 Oak Ave
BUTLER EURGHER QROUF Retail Building

Sale Comparable #4

. ) PROPERTY INFORMATION
|

PROPERTY TYFE
Property #: 394529
Properfy Type: Retail Building
Property Use: Department Store

. PROPERTY LOCATION

Address: 103 Oak Avenue
City, St, Zip: Menomonie, Wl 64751
County: Dunn
Tax Accounts:  1725122813143300002
Legal Description: PTSWSWAK/AL3CMP T2

i PROPERTY SIZE ’ "BUILDING ATTRIBUTES

Gross Net , Year of Construction: 1989
Land Area: 9.05 Acres (394,218 SF) 9.05 Acres (394,218 SF) Quality: Average
Building Area: 87,754 SF J;7,754 SF Condition: Average

Land/ Building Ratio: 4.49 : 1

i SALE INFORMATION

Consideration: $3,090,0:00 Grantor: Km of Menomonie Wisconsin LP
Adjustments: $0 Grantee: Larson Family Real Estate LLP
Cash Equivalent Price: $3,090,000 Date of Sale: 03-12-15
1st Mortgage: $0 Sale Sta_tus: Closed
2nd Mortgage: L@O Record info:
Equity: §0
Sales Price ($/SF): $35.i21

" SALE ATTRIBUTES

Occupancy At Sale: 0%

3/16/2016 4:08:31 PM 8BG




BBG 103 Oak Ave

BUTLER BURQHER QROUP

"~ SALE ThANSACTlOI\_l INFORMATION

Verified On: 3/14/2016

Verified By: Deborah Carlson/Cushman &

Wakefield/Northmarg/952-465-3300/Marketing

brochure/Public record/BMS

On March 12, 2015, the 87,754 sf retail building at 103 Oak Ave was sold for
$31090,000, or about $35 per foot.

Comments:

The property was on the market for about five months with an initial asking price of
$314 million. The transaction was in escrow for approximately 60 days.

six months" down the road, according to their broker. The rest of the building will be

TT buyer plans to occupy “30 or 35 thousand square feet” with move-in date "three to
leased out, potentially after some redevelopments.

3M16/2016 4:08:31 PM BBG




‘B‘BG | 6300 W Brown Deer Rd
Retail Building

BUTLER BURGKER QROUP

Sale Comparable #5

PROPERTY INFORMATION .

PROPERTY TYPE
FProperty # 394531
Property Type: Retail Building
Property Use: Department Store

. . [PROPERTYLOCATION .

Address: 6300 West Brown Deer Road
City, 8t, Zip: Brown Deer, Wl 53223
County: Milwaukee

Tax Accounts: 030-0109-000-0

. . PROPERTY SIZE _ T A&t BUILDING ATTRIBUTES '

Gross ’ Net Year of Construction: 2006
Land Area: 10.98 Acres (478,289 SF) 10.98 Acres (478,289 SF) Quality: Average
Building Area: 117,609 SF 117,609 SF Condition: Average

Land/ Building Ratio: 4.07 : 1

SELE INFORMATION

Consideration: $4‘,000,0|00 Grantor: Lowe's Home Center
Adjustments: S0 Grantee: Sam's Real Estate Business Trust
Cash Equivalent Price: $4,000,000 Date of Sale: 12-17-13
15t Mortgage: Fo Sale Sta_tus: Closed
2nd Mortgage: $0 Record info:
Equity: §0
Sales Price ($/SF): $34.|P1

H

SALE ATTRIBUTES

Occupancy At Sale: 0%

’ ) SALE TRANSACTION INFORMATION

Verified On: 3M14/2016 _ .
Verified By: Marketing brochure/Public|record/BMS

Comments: This property was a formelbLowe's Home Improvement store that was purchased by

Walmart for conversion anf re-opening under the Walmart banner. The property was
vacant at the time of purchase.

311612016 4:08:31 PM BBG




BBG 2020 N Spring St
Retail Building

BUTLER BURGHER GROUP

Sale Comparable #6
PROPERTY INFOGRMATION
e PROFERTY TYPE

Property # 394532
Property Type: Retail Bullding
Property Use: Department Store

PROPERTY LOCATION

Address: 2020 North Spring Street
City, St., Zip: Beaver Dam, W1 53916
Counly: Dodge
Tax Accounts: 206-1214-2721-002

PROPERTY SIZE BUILDING ATTRIBUTES

Gross Net Year of Construction: 2006
Land Area: 13.46 Acres (586,318 SF) 13.46 Acres (586,318 SF) Quality: Average
Building Area: 102,513 SF 102,513 SF Condition: Average

Land/ Building Ratio: 5.72 :|1

SALE INFORMATION

Consideration: $2,500,000 Grantor: Hame Depot USA, Inc.

Adjustments: $0 Grantee: VMG Holdings LLC
Cash Equivalent Price: $2,500,000 Date of Sale: 11-07-13
15t hongage; $0 Sale Status: Closed
2nd Mortgage: $0 Record info:
Equity: $0
Sales Pripe ($/5F); $24.39

SALE ATTRIBUTES

Occupancy At Sale: 0%

SALE TRANSACTION INFORMATION

Verified On: 311412016

Verified By: Joh Thoresen/Commercial Property Associates
Ing¢./414-271-3235/BMS

Comments: Jop Thoresen confirmed the sale and indicated that it was a straightforward, vacant
sale of a former Home Depot with no deferred maintenance.

3/16/2016 4:08:31 PM BBG




COMPARABLE RENTALS
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BBG

BUTLER BURQHER QRCUP

PROPERTY INFORMATION

SR
v o

Y

Address:

City, St., Zip:
County:

Tax Accounts:
Legal Description;

’ s PROPERTY SIZE " BUILDING ATTRIBUTES

Year of Construction: 1979

Net

14.00 Acres {609,840 SF)
212,000 SF

Gross

Land Area: 14.00 Acres (609,840 SF)
Building Area: 212,000 SF
Land/ Building Ratio: 2.88 : |1

# of Stories: 1

PROPERTY ATTRIBUTES

Site

E. Magnolia Avenue
Generally level
All to site

Commercial

Road Frontage:

Terrain:

Ultilities:

Zoning:

., F T Improvements
Concrete & Masonry

Construction Defails:
- RENTAL ATTRIBUTES

Rental Rate: $4.00 - $15.00 ,$5.00 — avg
Common Area Maint.: Tenant
Taxes: Tenant

Insurance: Tenant
Occupancy Rate: 100%
Historical Qccupancy: 100%

PROPERTY TYPE
Froperty #:

Property Type:
Property Use:

PROPERTY LOCATION

Lakeshore Mall
Retail Building

Rental Comparable #1

317736

Retall Building
Neighborhood! Community
Center

700 East Magnolia Avenue
Manitowoc, Wi 54220
Manitowoc

330-008-152
N/A

Quality: Average

Condition: Average

212412016 9:12:35 AM BBG




BBG | Lakeshore Mall

BUTLER BURGHER aQrous

RENTAL TRANSACTION INFORMATICN

Verified On: 412812015

Verified By: John S. Kesselman/Kesselman Real Estate/BMS

Comments: This comparable represents Lakeshore Mall, a 212,000 SF retail center located at 700
E. Magnolia Avenue in Manitowoc, Wisconsin. Constructed in 1979 this property is
situated on a 14.00-acre tr#ct of land. The property is 100.0% leased-occupied with in-
place rents ranging from $TI.OOISF to $15.00/SF on a net basis.

The broker indicated that the asking rent for the single 95,000 SF big box vacancy
would range from $4 - $6/SF NNN, say $5.00/SF average.

32412016 9:12:35 AM BBG




BBG Former ShopKo
BUTLER GURGHER GRCUP Retail Building

Rental Comparable #2

. PROPERTY INFORMATION

PROPERTY TYPE
FProperfy #: 394537
Property Type: Retail Building
Property Use: Department Store

PROPERTY LOCATION

Address: 2602 Shopko Drive
City, St., Zip: Madison, WI 53704
Counly: Dane

Tax Accounts: 0810-314-2101-9

PROPERTY SIZE BUILDING ATTRIBUTES

Gross Net Year of Construction: 1982
Land Area: 12.37 Acres {538,837 SF) 12.37 Acres (538,837 SF) Quality: Average
Building Area: 119,923 SF 119,923 SF Condition: Average

Land/ Building Ratio: 4.49 : 1

RENTAL ATTRIBUTES

Rental Rate: $5.95 —avg
Common Area Maint.: Tenant
Taxes: Tenant

Insurance: Tenant

RENTAL TRANSACTION INFORMATION

Verified On:
Verified By: Marketing brochure/BMS
Comments: Led & Assoclates is listing the vacant ShopKo center for $5.95/SF, NNN.

3124/2016 9:12:35 AM B8G




BBG | 4404 52nd

BUTLER BURGHER GROUP Retail Building
‘Rental Comparable #3
o PROPERTY INFORMATION
|
| PROPERTY TYPE

Property #: 384539
Property Type: Retail Building
Property Use: Department Store

*  PROPERTY LOCATION

Address: 4404 52nd Street
City, St., Zip: Kenosha, Wl 53144
County: Kenosha

Tax Accounts: 08-222-35-151-027

: PROPERTY SIZE " BUILBING ATTRIBUTES *
Gross | Net Year of Construction: 1988
Land Area: 10.60 Acres (461,736 SF) jo.su Acres (461,736 SF) Quality: Average
Building Area: 115,499 SF 115,499 SF Condition: Average

Land/ Building Ratio: 4.00 : 1

RENTAL ATTRIBUTES

Rental Rate: $6.00 = avg
Common Area Maint.: Tenant
Taxes: Tenant
Insurance: Tenant

" RENTAL TRANSACTION INFORMATION "~

Verified On: 3/14/2016
Verified By: Brian Vanevenhoven/NAI NILG Comm/BMS
Comments: This represents the listing for the vacant Walmart at $6.00/SF NNN.

312412016 9:12:35 AM | BBG




BBG 1720 S Federal
oo Retail Building

Rental Comparable #4

PROPERTY INFORMATION

PROPERTY TYPE
Property #: 394540

Property Type: Retail Building
Property Use: Department Store

’ PROPERTY LOCATION

Address: 1720 South Federal Avenue
City, St, Zip: Mason City, iA 50401
County: Cemro Gordo
Tax Accounts: 07-16-276-01-300

PROPERTY SIZE BUILDING ATTRIBUTES

Gross Year of Construction: 1958
Land Area: 9.25 Adres (402,930 SF) 9.25 Acres (402,930 SF) Quality: Average
Building Area: 92,000 [SF 92,000 SF Condition: Fair

Land/ Building Ratio: 4.38 : 1

RENTAL ATTRIBUTES

Rental Rate:
Common Area Maint.:

Taxes:
Insurance:

éENTAL.TRANSACTION INFORMATION

Verified On: 311412016
Verified By: Brett Schoneman/Schoneman Realtors/BMS
Comments: This represents the listing for the vacant Sears store for $5.00/SF, NNN.

312412016 9:12:35 AM BBG
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1

BB

PROFILE

Brett M. Sus
multiple
appraisals
and users,
nationally.

Mr. Suszek’s
diversity of

Brett M, Suszek, MAI, AI-GRS

Director
bsuszek{@bbgres.com

ek is a Director at BBG, whete he performs appraisals of a variety of property types covering
kets. Mr. Suszek has a wide range of proficiencies acquired in appraisal industry including

appraisal reviews of nearly all property types. He has prepared appraisals for a variety of uses
d completed review appraisals for reports prepared by diverse range of appraisal professionals

duties at BBG include managing and executing the appraisal process for assignments covering a
property types, uses, and users. Assignments completed include all property types, including

retail, industtial, office, development land, and special use properties such as data centers, movie theaters, golf
courses, regional shopping malls, marinas, and others. Mr. Suszek has appraised properties in over 20 states,

Canada, and
appraised ran

Clients servey
servicers, an

Australia. Mr. Suszek has also served as expert witness in property tax appeal cases. Properties
ge in value up to over $100 million.

d include law firms, ptivate property owners, financial institutions, REITs, pension funds, CMBS
d other users. Assignments have been completed for a varety of uses, including financing,

purchase price allocation, ad valorem tax appeal, litigation support, asset valuation, estate tax planning, and

purchase prig

e negotation.

Mr. Suszek
Institute.

an MAI designated member as well as an AI-GRS designated member through Appraisal
e AI-GRS designation signifies a designated general review spectalist who has distinct

competency |in the formal teview of other appraisers’ appraisal reports. Mr. Suszek is 2 state certified

appraiser in

e state of Michigan,

Pror to joining BBG, Mr. Suszek was a commercial review apprasser at Flagstar Bank in Troy, Michigan

where he pqg
through the
million 1n val

Pror to Flags

rformed reviews of commercial appraisals. He initiated and managed the appraisal pfocess
final reviews and approvals. Appraisals reviewed included properties of all types up to $500
ue for single assets across the country.

tar Bank, Brett was an analyst at Stout Risius Ross in Southfield, Michigan.

SAMPLE Al

»  Acte

signif
savin;
Revig
350y
+250

sever
Purct
Perfq

disr_rels

Appr
Perfd

PPRAISED AND REVIEWED PROPERTIES 8& PORTFOLIOS

d as expert witness in property tax appeal for large Baltimore, Maryland apartment complex featuring
icant obsolescence, resulting in tax savings for property owner.

Tax dppeal appraisal of two of Deatbom’s largest high-rise office buildings saved client over §1.5MM in tax

ps over three rax years. .

wed mega-regional mall appraisal for collateral totaling over $500 million.
nit proposed multifamily deyelopment appraised in Boston’s core market.
K. SF non-stabilized mid-rise office asset appraised in Washington DC’s CBD for tax appeal purposes.

Participated in appraising 70+ property poctfolio for asset valuation purposes; multiple property types in

al states.
hase price allocation for putchase of owned and leased real property in Australia.

rmed consultation for property owner quantifying damages related to valuing property components of a
sed multifamily development in Davison, Michigan.
aised six-property portfolio of automobile dealerships across Michigan for estate tax purposes.

rmed retrospective consulting assignment for large, confidential special use property for litigation support

purposes.

App
+20
+120

ised 10-property, mixed-use portfolio in downtown Detrott.
SF regional lifestyle center tax appeal assignment completed for multiple tax years.
I SF obsolete data center appraised in Aan Arbor, Michigan.




= Net lease properties valued, incliding convenience stores and complex flex properties with tenants ranging
from Family Dollar, FedEx, US Postal Service, and other BBB+ tenaats.

PROFESSIONAL AFFILIATION I & LICENSES

MATI Designated Member

Appraisal Institute, General Review Specialist

Illinois Certifted General Appraiser #553002517

Indiana Certified General Appraiser # CG41600006

Michigan Certified General Appraiser #1201073788

Wisconsin Certified General A praiser  #2190-10

Ohio Certified General Appraiser #201600020

Candidate Advisor for MAI Candidates of the Appraisal Institute

" B B B ¥, DB EH =

EDUCATION

»  QOakland University, Rochester Hills, MI, Bachelor of Science, Finance
»  Appraisal Institute Coursework (Transcript available upon request)

PUBLICATIONS ‘
=  “Real Estate Investing in 2 Down {Market: Distressed Owner v, Distressed Asset,” The SRR forernal, Spring 2011




EXPIRES: 124142017
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6/28/2016

9438 WI 16
Onalaska, W1 54650

Fully Leased Building
116,416 SF Retail Freestanding Building

CoStar Property®

1.8 8¢

Building Market Conditions
Type 3 Star Retail Freestanding Vacancy Rates Cument  YOY Change
. Current Building 0.0% == (00%
GLA 116,416 | Tenancy Single Market Overall 1.9% ¥ 1.0%
Stories 1
Typical Floor 116,416 SF NNN Asking Rents Per SE
Market Overall $1243 A 124%
Taxes $0.95/SF (2015)
Property Contacts
0 }
Wall:dogee™ | USEORDEIRONL (3} Recorded Owner  Farm & Fleet Of Rice Lake Inc
Transit Score®  Minimal Tﬁnsut (22)
Demographics
Land o
Land Acres  10.70 AC Land SF 485,874 SF _ e o
Bldg FAR 0.25 ‘ Population 2,296 20,963
Households 941 8.744
Zoning MZA Average Age 41.60 39.80
Parcel °‘3‘°°36T‘°°’ Median HH Income $77.139 $62.839
Daytime Employees 5,702 17.726
Tenants
taca SF Occupied Papulation Growth '15-20 4 2.0% 4 3 3%
Blain's Farm & Fleet 116,416 SF  Household Growth '15-20 A 19% 4 34w
Location Traffic
Zip 54650 Collection Street Cross Streat Traffic Vo Year Distance
Market Other | rket Areas State Road 16 - 10,610 2010 0.13 mi
County La Crosse Pralle Rd State Hwy 16 NE 10.230 2012 0.13 mi
2‘3;1 ‘:V'S;‘m:"_o ' o State Road 18 = 11.613 2010 0.24 mi
B a Crosse-Onalaska E
: tate Hwy 16 Co Hwy Ph SW 10,5 . i
DMA La Crosfse-Eau Claire, WI-MN SR ey . = E e
State Road 16 - 19,999 2010 0.28 mi
Made with TraficMstrie® Products
! Assessment
2015 Assessment
Improvements $3.714,000 $31.90/SF
Land $1,286,000 $2.76/SF
Total Value $5.000,000 $10.73/SF

hnp:llproperty.costar.mfProperLIDetaiIIDeta|I.aspx?lD=9696?‘!1

Property ID: 9696711

i
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y 1
{1 of 2)

Tax Parcel Information:

@' La Crosse County Map Viﬁ

La Crosse Courty Map Viewer

Tﬂ\l D"!’f‘ﬁl Cn-:\rr‘l'\

Tax Parcel
Number

Tax District
" ¢ Description
School
District Code

School
District
Description

Site Address
Site City
Site State
Site Zip

% Property
_ Class Code

| Property’
- Class

Proparty
Description

~ First Owner
Name

" Second
- Qwner Name

. . Third Owner
. Name

Postal
Address

Pastal City
- Postal State
 Postal Zip

Assessed
Land Value

Assessed
Improvement
Value

: Assessed
Tatal Value

18-3643-1

City of Onalaska
4095

ONALASKA SCHOOL
9438 STATE ROAD 16
ONALASKA

WI

54650
G2

Commercial

CERTIFIED SURVEY MAP NO. 146 VOL 1 DOC NO. 905677 LOTS 1 & 2 & CERTIFIED SURVEY MAP NO.

SEC 11 S0D34M34SW 2897.18FT TO SLY R/W LN I-90 ALG R/W LN S80D47M41SE 145.62FT TO POB
S0D34M345W 28967.181;—']' TO SLY R/W LN I-90 ALG SLY R/W LN S80D47M415E 145.62FT ALG SLY F
E LN LOT 2 OF CSM NO. 146 VOL 1 ALG E LN N2DS3M48SE 134.85FT TO POB SUB] TO ESMT IN DOC

FARM & FLEET OF RICE LAKE INC

PO BOX 5391

JANESVILLE
Wi

53547
1,286,000.00

3,714,000.00

5,000,000.00

|

e

1
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© 2016 Google

Image capture: Sep 2015

Onalaska, Wisconsin

Street View - Sep 2015
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hitps:/Awww.google.com/maps/place/9438+W I+ 16+ +Onalaska, + WI/(@43.8749023 -91. 1877836,3a,75y,324.32h,90V/data='3m 7!1e1!3m4!1st_DkXeubnQ5%9iyOlzv... 1/1



Shopko~"Wisc¢onsin

Address

2430 E. Mason Street
1450 E. Geneva

4344 Momon Coulee Rd
320 Highway O

518 South Taylor Dr.

822 Park Avenue
1425 Janesville Ave.

Subject Shopko

l9366-State-Highwar16_O18-003589-009

Opko Stores Comparable ARAI e T e T T T -L
= Year Building . Total  Total Bldg
Parcel City County Built Sq. Ft, Land FMV Building FMV _ Total FMV _ FMV/SF FMV/SF
21-126-11 Green Bay Brown 1989 105,923 $1,319,400 $ 2,860,700 $4,180,100 § 3946 § 2701
XPIN 00002 Delavan Walworth 1995 75,884  $1,080,000 $ 2,897,000 $3,977,000 $ 5241 $ 3818
17-50323-500 La Crosse La Crosse 1978 88,669 $1,715300 § 2,612,700 $4,328000 $§ 48381 § 2947
276-8001-55-000 Rice Lake Barron 1994 74,690 § 644900 $ 2,444,600 $3,089,500 § 4136 § 3273
215104 Sheboypan Sheboygan 1993 97,910 $1,920400 § 1,430,000 $3,350400 $ 3422 $ 14,61
206-1114-0321-012 Beaver Dam Dodge 1996 92,014 3 773,300 $§ 2,539,800 $3,313,100 $ 3601 $ 27.60
226-0514-0931-001 Fort Atkinson Jefferson 1984 75,063 § 454,600 $ 3,282,200 $3,736,800 § 4978 § 43.73
AVYERAGE: 1990 87164,71 $1,129,700 $2,581,000 $3,710,700 543 $30
Onzalaska—La Crosse 1989 94,413 $2,729.800 § 4,291,600 $7,021,400__$ 7437 $ 4546
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