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

1. The statements contained in the appraisal report are true and the information upon which the opinions expressed herein are based are correct, subject to the limiting conditions herein set forth,

2. This appraisal has been made in conformity with appropriate Wisconsin Statutes, regulations, policies and procedures applicable to the appraisal of right of way. 

3. To the best of my knowledge, no portion of the value assigned to this property consists of items that are non-compensable under Wisconsin laws.

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

5. The reported analysis, opinions, and conclusions are limited only by the reported assumptions and limiting conditions, and are my personal, unbiased professional analyses, opinions and conclusions.

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

7. I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year period immediately preceding acceptance of this assignment.  
8. 
9. I have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment.

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

11. Neither my compensation nor my employment is contingent upon the reporting of a predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of the appraisal.

12. My analyses, opinions and conclusions were developed, and this report has been prepared in compliance with the Relocation Assistance and Real Property Acquisition Policy Act of 1970, as amended, and is consistent with Uniform Standards of Professional Appraisal Practice (USPAP).

13. The following individual(s) provided significant real property appraisal assistance to me in making this report, unless noted.  Abigail Ringel verified two comparable sales used in the analysis.

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

15. On 7/16/2019, I in writing invited Norman Waldschmidt and Eminent Domain Services,LLC to accompany me on an inspection of the property.  My invitation was accepted.  On 8/5/2019, Norman Waldschmidt, Kathleen Hessel from Eminent Domain Services, LLC and I made a personal inspection of the property.  I have made a field inspection of the sales relied upon in making this appraisal.  The subject and sales relied upon in making this appraisal are as represented in this appraisal.  It is my opinion that as of 8/5/2019, the total loss in market value to the property herein described is $     .
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	Parcel Information

	Property Owner
	Donald L. Wuest
W4698 State Road 23
Fond du Lac, WI 54937	

	Property Address
	W4698 State Road 23, Fond du Lac, WI 54937

	Assessor’s Parcel Number(s) in Larger Parcel
	T08-15-18-07-09-003-00 (0.0980 acres)
T08-15-18-07-14-007-00* (1.6810 acres)
*Formerly T08-15-18-07-14-002-00

	Assessed Value (Y2019)
	Land: $27,100 
Improvements: $144,800
Total: $171,900

	Present Use
	Residential

	Current Zoning
	Residential and General Agricultural Districts

	Property Rights Being Appraised
	Fee

	Before Condition

	Larger Parcel Size
	1.779 acres

	Improvements / Other Items
	Two houses, garages, shed

	Highest & Best Use
	Residential

	Before Value
	$     

	Area and Interests to be Acquired
Allocation of Acquisition

	Plat Page(s):
		4.01
☐  Amended #
	Date: 09/11/2011
	☐  Plat date
☐  Approved date
☒   Recorded date




	Acquisition Type
	Partial Acquisition
	Interests Acquired
	Fee
Access Rights
Choose an item.
Choose an item.
Choose an item.
Choose an item.
	0.028  acres
       Choose an item.
      Choose an item.
      Choose an item.
      Choose an item.
      Choose an item.

	Other Impacts
	 

	After Condition

	Larger Parcel Size
	1.751

	Improvements / Other Items
	Two houses, garages, shed

	Highest & Best Use
	Residential

	After Value
	$     

	Before and After Summary

	Before Value
	$     

	After Value
	$     

	Total Damages
	$     

	Effective Date of the Appraisal
	8/5/2019
	Date of Appraisal Report
	Click or tap to enter a date.
	Allocation of Damages

	Fee
Choose an item.
Choose an item.
Choose an item.
Choose an item.
Choose an item.
Choose an item.
Choose an item.
	$     
$     
$     
$     
$     
$     
$     
$     

	Total Damages
	$     
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1. The legal description is presumed to be correct.  No responsibility for matters in legal character is assumed nor is any opinion rendered as to the title, which is assumed good and marketable.  The property is appraised as though free and clear, under responsible ownership and competent management.

2. Certain data in compiling this report was secured from sources that were considered reliable.  The appraiser does not guarantee the correctness of such data, although as far as is reasonably possible, it has been checked and is believed to be correct.

3. It is assumed there are no encroachments, zoning violations or restrictions existing in the subject property unless otherwise noted.

4. It is assumed that surveys and/or plat furnished to or acquired by the appraiser and used in this report are correct.  The appraiser has not made a land survey or cause one to be made and therefore, assumes no responsibility for their accuracy.  Maps, sketches and photos included in this report are merely to assist the reader to better visualize and clarify portion(s) of the appraisal. Sketches and maps may not be to scale.
5. 

6. Opinions regarding zoning and other land use regulations rendered by local governments are not binding, although they may be used in this report to provide a reasonable analysis of uses to which the property may legally be put. Final decisions on questionable land use policies rest on a vote of the appropriate board.

7. The dates of value to which the opinions expressed in this report apply are set forth in this report. The appraiser assumes no responsibility for economic or physical factors occurring at some point later, which may affect the opinions stated herein. The forecasts, projections, or operating estimates contained herein are based on current market conditions and anticipated short-term supply and demand factors. These forecasts are, therefore, subject to changes with future conditions.

8. No soil analysis has been made by the appraiser, and any reference to the soil type or classification herein, is taken from NRCS maps and interpretive data, or was made by visual inspection and is believed by the appraiser to be correct.  The appraiser did not carry out soil tests (H65 Wisconsin Administrative Code).  Any reference to minimum lot area in relation to soil conditions was based upon visual inspection, market information, and other sources, and not actual percolation tests or soil borings.

9. This report may not be used for any purpose other than the purpose for which it was prepared. Its use is restricted to consideration of its entire contents.

10.  This valuation relates to a portion of real estate that is part of a larger interest in the real estate: (1) The value reported is for such real estate as outlined only and should not be construed as applying with equal validity to other portions of a larger portion or interest. (2) The sum of values estimated for individual portions of the property may not equal the value of the property considered in its entirety.

11. The appraiser examined available flood maps provided by the Federal Emergency Management Agency (or other source data) and noted in the appraisal report, whether the subject site is located in an Identified Special Flood Hazard Area.  Because the appraiser is not a surveyor, they make no guarantees, express or implied, regarding the determination.

12. The appraiser is not required to give testimony or appear in court because of having made this appraisal, regarding the property in question, unless arrangements are previously agreed upon.

13. The appraiser will not disclose the contents of the appraisal report except as provided in the Uniform Standards of Professional Appraiser Practice. 

14.  Neither all nor any part of the contents of this report shall be used for any purpose without the client's consent or conveyed to the public, through advertising, public relations, news, sales, or other media, without the written consent and approval of the author, particularly as to valuation conclusions, the identity of the appraiser, or a firm with which they are connected, or any reference to any professional society or any initial designations conferred upon the appraiser.



15. It is assumed there are no hidden or unapparent conditions of the property, sub-soil, or structure rendering it more or less valuable.  No responsibility is assumed for such conditions or the engineering that may be required to discover such factors.  Since no engineering or percolation tests were made, no liability is assumed for soil conditions.  Sub-surface rights (mineral and oil) were not considered in making the appraisal.

16. The stamps and/or consideration placed on deeds used to indicate sales are in correct relationship to the actual dollar amount of the transaction.

17. The value opinion provided herein is subject to any and all predications set forth in this report.

18. Acceptance of and/or use of this appraisal report constitutes acceptance of the foregoing underlying assumptions and contingent conditions.

19. It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations and laws unless noncompliance is stated, defined and considered in the appraisal report.

20.  No opinion is intended to be expressed on matters that require legal expertise or specialized investigation or knowledge beyond what is customarily employed by real estate appraisers.
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Describe what you did and how you got there. Should be tailored to the specific appraisal problem.  Include unique or complicating property characteristics and how they impact the scope of work

· The scope of this appraisal requires the appraiser’s compliance with the Uniform Standards of Professional Appraisal Practice (USPAP), which were adopted by the Appraisal Standards Board.  This is an Appraisal Report, which is intended to comply with the reporting requirements set forth under Standards Rule 2-2(a) of USPAP.  As such, it presents only summary discussions of the data, reasoning, and analyses that were used in the appraisal process to develop the appraiser’s opinion of value.  Supporting documentation not provided in the report concerning the data, reasoning, and analyses may be retained in the appraiser’s file.  

· This appraisal report has been prepared in accordance with the Uniform Standards of Professional Appraisal Practice (USPAP) and appraisal guidelines for the Wisconsin Department of Transportation.  This appraisal assignment is also intended to conform to the Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970, (The Uniform Act), as amended; 49 CFR 24 (Code of Federal Regulations), and Wisconsin State Statutes Chapter 32 regarding eminent domain appraisal.

· In the case of eminent domain proceedings in Wisconsin, the appraiser must adhere to the “unit rule”. The “unit rule”, sometimes called the “undivided fee rule”, is a manner of valuing property in eminent domain when the property being acquired is subject to multiple ownership interests. Compensation is determined based on the fair market value of the property as a whole, as if there were one owner.

· The depth of discussion contained in this report is specific to the needs of the client and for the intended use stated in the report.  The appraiser is not responsible for unauthorized use of this report.

· This appraisal assignment required the appraiser to estimate the market value of the subject property.  The appraiser has physically inspected the subject site to note the characteristics of the property that are relevant to its valuation.  The property owner was asked to accompany the appraiser on the inspection of the property.  The property was inspected for the last time on January 4, 2010.  Kathleen Stachura, the property owner accompanied the appraiser on the initial inspection of the property and pointed out the boundaries and property highlights.  The inspection included an interior inspection of the improvements and exterior inspection of the site including the proposed acquisition area.

· A strip of land along the existing right of way is being taken.  Therefore, a land value analysis is considered the appropriate method for this strip acquisition.  A before and after appraisal report format will be developed where the loss in value will include the valuation of recent vacant land sales that compare to the subject property.  The improvements on the property will be valued based on the assessment data.  This is considered the appropriate method because the building is set back from the project area and will not be affected by the project.  It is an assignment condition within this report that the assessor’s estimated fair market value will be used for the value of the improvements. They will have the same value in the after as in the before. The appraiser reserves the right to amend the appraisal to value the improvements, if necessary.

· The appraisal includes photo, neighborhood description, site characteristics, any improvements on the site, a zoning description, a highest and best use analysis, a summary of the most important sales used in the appraiser’s valuation, a reconciliation and conclusion, a map illustrating both the sales and the subject property, and other subject data deemed relevant to the assignment by the appraiser. Pertinent data and analyses not included in the report is retained in the appraiser’s files.

· The appraiser investigated available market data for use in a sales comparison approach to value and, if appropriate, cost and income capitalization approaches.  The appraiser’s investigations included research of public records using commercial sources of data such as printed and computerized MLS databases, the State of Wisconsin’s supervisor of assessment records, local assessor’s records, and information provided from other realtors, appraisers and from the appraiser’s own records. 


· Search parameters such as dates of sales, leases, locations, sizes, types of properties, and distances from the subject started with relatively narrow constraints and, if necessary, were expanded until the appraiser either retrieved data sufficient (in the appraiser’s opinion) to estimate market value, or until the appraiser believed that they have reasonably exhausted the available pool of data.  Researched sales data were viewed and efforts made to verify the data with persons directly involved in the transactions such as buyers, seller, brokers or agents.  At the appraiser’s discretion, some data may have been used without personal verification if, in the appraiser’s opinion, the data appeared to be correct.  At times secondary sources such as assessors may have been used to verify a particular sale when after all attempts failed at contacting persons directly involved in a transaction.

· In addition, the appraiser considered any appropriate listings or properties found through observation during the appraiser’s data collection process.  The appraiser reported only the data deemed pertinent to the valuation problem.  After selecting the sales, a comparative analysis of relevant factors that influence value was undertaken to adjust the sales to the subject property based upon the actions and preferences demonstrated by the participants in the marketplace.

· The appraiser searched the available data sources over the past several years to find market data to compare to the subject property.  The appraiser also researched available data from the county register of deeds office along with the county treasurer and zoning offices to obtain sales history, tax information and zoning on the subject property.  The physical and legal characteristics of the subject property were evaluated in the highest and best use analysis found within the report. 

· The value conclusions found within this report are based upon a market analysis of the subject property based on comparisons with similar competing properties within the current market conditions.  The appraiser analyzed the highest and best use of the subject property and gathered market sales with a similar highest and best use.  The appraiser used both qualitative and quantitative analysis techniques and found both superior and inferior market sales.  By using a bracketing technique, the market data accurately supports the conclusions found within the report.  The sales were reconciled into a final conclusion of value for the subject property.

· There are three traditional approaches to the valuation of real estate which include the 1) Direct Sales Comparison Approach, 2) the Cost Approach and 3) the Income approach. Only the Direct Sales Comparison Approach is considered applicable for this report. The other approaches to value will not be developed for this report.

· The appraiser reviewed the approved project Right-of Way-Plat, Plan and Profile pages as well as familiarized themselves with applicable portions of the Project Design Study Report.

· The appraiser also analyzed and determined the highest and best use of the subject property both as vacant and as improved.

· The appraiser analyzed and determined the “larger parcel” as it relates to the subject property.

· The acquisition is a fee simple strip acquisition of 3,726 square feet from a commercial building site with existing improvements.  The proposed roadway project will affect the front strip of the site adjacent to the existing right of way.

· The project will move the right of way closer to the existing improvements; however, the existing improvements will not measurably be impacted by the project.  The improvements are considered to have the same contributory value in both the before and after conditions.  The major impact to the property because of the proposed right of way project is the difference in the size of the land.  The only other potential impact of the project is that there will be enter/exit signs that will need to be moved out of the new right-of-way.  The appraiser contacted a local contractor to estimate the loss of these items from the property.  The subject property will not be losing any access points, however, it’s western most driveway will now be a shared drive with the adjacent property.  According to the project engineer, the existing driveway is an approximately 12 foot wide driveway.  The proposed shared driveway will be approximately 32 feet wide.  This should provide better access into the property from Velp Avenue.  




Owner’s Concerns:  

The owner expressed concern regarding the circuity of travel to Dotyville (southeast of the subject), where his brother farms.  He occasionally will take farm equipment back and forth.  

The appraiser spoke with the engineer regarding his options. If the owner drives west, he will be able to cross STH 23 via the CTH UU overpass.  The roundabouts are designed to allow the passage of large equipment.  The roundabout pavement will be 22 feet in width, the side road lanes will have an 18 foot width and the bridge lane will have a 16 foot width. 

If the owner drives east, he will be able to utilize J-turns near Tower Road, 7 Hills Road and CTH W. He would be able to cross directly across STH 23 at Pit Road.  The median width at Pit Road is sixty feet. 


Client: The Wisconsin Department of Transportation is the client for this appraisal assignment. 

Intended User: The intended user is the Wisconsin Department of Transportation.  A copy of the appraisal report will be provided to the subject property owner as a consequence of disclosure requirements established by Wisconsin Statute 32.05.  

Intended Use: The value determinations of the appraisal will be used to form the basis for the establishment of just compensation for a proposed acquisition of real estate, under the threat of eminent domain. This appraisal was developed in accordance with the provisions of Sections 32.09 Wisconsin Statutes, which states that compensation shall be based on Market Value.   

[bookmark: _Toc253661547]Purpose of Appraisal Report: Partial Taking

Type of Value: Fair Market Value 

Definition of Value: 2 CFR Part 34.42(g), which regulates real estate lending and appraisals, defines market value as: “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: 
(1) Buyer and seller are typically motivated; 
(2) Both parties are well informed or well advised, and acting in what they consider their own best interests; 
(3) A reasonable time is allowed for exposure in the open market; 
(4) Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and (5) The price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions granted by anyone associated with the sale.”

[bookmark: _Toc415123925][bookmark: _Toc471303828]Exposure Time: USPAP defines exposure time as the “estimated length of time that 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. Comment: Exposure time is a retrospective opinion based on an analysis of past events assuming a competitive and open market” When exposure time is a component of the definition for the value opinion being developed, the appraiser must also develop an opinion of reasonable exposure time linked to that value opinion. The reasonable exposure period is a function of price, time, and use, not an isolated opinion of time alone. 

The appraiser has developed an opinion of exposure time for the subject property. Sale C449 is reported to have been on the market for 120 days, Sale C448 80 days and Sale C450 28 days. Sale C395 was a private sale between neighbors. Based on the days on market, information gathered through sales verification and interviews of market participants; the appraiser estimates the reasonable exposure time for a property of this type at the value stated in this report would be 1-6 months.

Subject Property Inspection: I physically inspected the subject site to note the characteristics of the property that are relevant to its valuation.  On July 9, 2019, the appraiser walked the field to view staking and take photos. The property owner was given the opportunity to accompany the appraiser on the property inspection.  On 8/5/2019, Norman Waldschmidt and Kathleen, Eminent Domain Services, LLC representative, accompanied the appraiser on the initial inspection of the property.  The inspection included viewing the property from the roadside.  

Effective Date of Appraisal: The effective date of this appraisal is 8/5/2019, the last date of physical inspection by the appraiser.

Rights Being Appraised: Fee Simple Estate.  The Appraisal Institutes’ Dictionary of Real Estate Appraisal 6th Edition defines fee simple estate as “Absolute ownership unencumbered by any other interest or estate, subject only to the limitations imposed by the governmental powers of taxation, eminent domain, police power, and escheat.”
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Assignment conditions are special appraisal instructions received from the client. USPAP addresses that though an appraisal assignment may involve conditions; it must be developed in accordance with the standards. 

Special Appraisal Instructions: According to the WisDOT project manager, the construction start date and completion date for this project should be April 1, 2021 through December 31, 2023 (33 months).  The duration of the Temporary Limited Easement is the period between the date of appraisal (August 5, 2019) and the scheduled construction completion date (December 31, 2023) or approximately 53 months.

[bookmark: _Toc17271361]Hypothetical Conditions

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, or economic characteristics of the subject property; or about conditions external to the property, such as market conditions or trends; or about the integrity of data used in an analysis.

[bookmark: _Hlk520465490]A hypothetical condition, that the proposed public improvements, the acquisition for which this appraisal analysis has been performed, do not exist, and have not been proposed, has been adopted for the before-condition analysis of the subject property. This hypothetical condition is based upon a federal requirement established by 49 CFR, Part 24.103(b) - “Influences of the Project on Just Compensation, which states that “The appraiser shall disregard any decrease or increase in the fair market value of the real property caused by the project for which the property is to be acquired, or by the likelihood that the property would be acquired for the project, other than that due to physical deterioration within the reasonable control of the owner.” This hypothetical condition is further based upon Wisconsin Statute 32.09(5)(b) which states that “Any increase or decrease in the fair market value of real property prior to the date of evaluation caused by the public improvement for which such property is acquired, or by the likelihood that the property would be acquired for such improvement, other than that due to physical deterioration within the reasonable control of the owner, may not be taken into account in determining the just compensation for the property.” The use of this hypothetical condition may have altered the appraisal results.

A hypothetical condition, that the construction of the proposed public improvements, the acquisition for which this appraisal analysis has been performed, are completed as of the effective date of this appraisal, has been adopted for the after-condition analysis of the subject property. This hypothetical condition is based upon Wisconsin Statute Sec. 32.09(6) which states that ”In the case of a partial taking of property other than an easement, the compensation to be paid by the condemnor shall be the greater of either the fair market value of the property taken as of the date of evaluation or the sum determined by deducting from the fair market value of the whole property immediately before the date of evaluation, the fair market value of the remainder immediately after the date of evaluation, assuming the completion of the public improvement and giving effect, without allowance of offset for general benefits, and without restriction because of enumeration but without duplication, to the following items of loss or damage to the property where shown to exist:”  The use of this hypothetical condition may have altered the appraisal results.

Add others as needed as determined by scope of work



[bookmark: _Toc17271362]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, and economic characteristics of the subject property; or about conditions external to the property, such as market conditions or trends; or about the integrity of data used in an analysis.

Generally, a contractor is unlikely to know the exact timing when the subject property will be utilized for its specific purpose under the TLE.  Because of this uncertainty of timing, the engineer who gives this information to the appraiser estimates the determination of the period during which the TLE will actually require physical possession of the property.  The appraiser employs this as an extraordinary assumption within the appraisal report. The use of this extraordinary assumption may have altered the appraisal results.

Add others as needed as determined by scope of work

There are no other extraordinary assumptions or hypothetical conditions reported in this appraisal report.
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The following information is from the Wisconsin Department of Transportation’s website. “The Wisconsin Department of Transportation (WisDOT) is proposing improvements to a 19-mile stretch of WIS 23 from US 151 to County P in Fond du Lac and Sheboygan counties. In this area, WIS 23 is a critical east-west connector between two Interstate highways, I-41 in Fond du Lac and I-43 in Sheboygan, serving freight and local, regional, and statewide traffic. The majority of WIS 23 from US 151 to County P is a rural, 2-lane highway, with safety, access, and operational concerns. Improvements are being considered to address these concerns.  WIS 23 improvements will provide the following benefits:
· Provide a safe and dependable highway connection to and from regional communities while reducing conflicts between local and through traffic.
· Improve the highway facility to meet current design standards for this Connector route in Wisconsin.
· Complete the system link of US 41 to I-43 between the cities of Fond du Lac and Sheboygan.
· Improve safety at intersections and farm crossings.
· Increase corridor mobility and minimizing public and private access.
· Preserve the corridor for future transportation use by coordinating local governmental land use plans.
· This will alleviate development pressures on WIS 23 and intersecting roads, preserving the corridor for future transportation use.
· Maintain a rural highway-type facility while addressing the increased traffic needs of the expanding urban area.”

[bookmark: _Toc247510945][bookmark: _Toc253661553]

LOCATION MAP
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The portion of the STH 23 transportation project that is the focus of this appraisal report is in eastern Fond du Lac County southeast of Lake Winnebago in the town of Empire. Fond du lac County is in the central eastern part of Wisconsin. The city of Fond du lac is adjacent to and westerly of this market area and the nearest metropolitan area is Milwaukee approximately 50 miles to the southeast. STH 23 runs from USH 151 in the city of Fond du Lac to STH 28/42 in the city of Sheboygan, approximately 35 miles east. The area topography is rolling hills and marshes, an extension of the Kettle Moraine landform formed from glacial deposits. Land use along the corridor is mostly agricultural and recreational with scattered rural residential and rural commercial uses. 

According to the Wisconsin Department of Revenue; the U.S. and Wisconsin economies showed growth during 2018, as the current expansion cycle reached its ninth year. Labor markets continue to tighten, pushing up wages. Consumer confidence is close to its all‐time high. The forecast expects this trend to continue in 2019 at a slightly slower pace, as the housing market decelerates and the boost from the federal tax cuts fade away. The current expansion will become the longest in recorded history by July 2019. However, there are risks including a rising dollar, slower world growth, volatility in the stock market, a trade war with China and federal government shutdowns. Wisconsin personal income grew 3.6% in 2017, below the 4.4% growth nationwide. Wisconsin personal income should post growth of 3.9% in 2019, compared to 4.5% growth nationwide. Wisconsin employment grew at less than half the pace of the U.S. in the last two years.

Per Costar market data, Fond du Lac’s workforce has historically sustained positive demand in the market. The top three employers, per the Fond du Lac Economic Development Corporation, are Mercury Marine, Alliance Laundry Systems (international headquarters) and Agnesian Healthcare & St. Agnes Hospital. Blue-collar employment has experienced solid growth recently, while white-collar sectors like education and heath, as well as professional and business services, have seen growth on par with or greater than those sectors over the last decade. Looking ahead, the job growth forecast looks to be closely aligned with the national average over the next couple of years.

Fond Du Lac County has a total area of 766 square miles, of which 720 square miles is land (roughly 461,000 acres) and 46 square miles (6.0%) is water. There are approximately 1,244 farms, with nearly 270,000 cropped acres (2017 Ag Census).  Most farms (94%) are family farms and have an average size of 255 acres. Among Wisconsin counties, Fond du Lac ranks third for total milk production and third for the number of dairy cows. The county’s dairy industry has followed the state’s trend of the number of dairy cows and milk production remaining stable while the number of dairy farms is decreasing. While this trend has been occurring for decades, the reduction has accelerated due largely to years of depressed milk prices. The county also ranks high as a leading producer of corn for grain, soybeans and wheat. Forage production is important to fuel the large dairy industry, so it's not surprising that Fond du Lac County is a leading producer of both corn silage and alfalfa. Commercial vegetable production is also an important economic driver. County farmers produce an abundance of sweet corn, peas and green beans for commercial canning and freezing.

According to the US Census Bureau 2018 estimate, the population of Fond du lac County was 103,066 individuals estimating a 1.4% growth since the 2010 census. The Bureau estimates there are 45,361 housing units in the county, with 71.2% being owner occupied. The average value of a single-family home in the county is $149,400. The rental vacancy rate in the east Fond du Lac sub-market compressed to a historic low in late 2018 and remained in sub-2% territory into early 2019 showing that demand has kept pace with new supply. Consistent demand matched with staggered deliveries has kept the vacancy rate in check and allowed for rents to gain ground, buoyed by strong economic fundamentals and employment growth. Median household incomes in Fond du Lac are approximately $65,000 per year, roughly on par with the U.S. figure. Average multifamily asking rent across the metro is a little over $700/month, making renting a very affordable option.

Conclusion: The subject’s market area economy is experiencing growth. The location is scenic and within a reasonable commute to employment. The location has a positive influence on the subject and overall, the subject neighborhood’s life stage would be classified as stable.



[bookmark: _Toc17271366]SUBJECT PROPERTY INFORMATION – BEFORE CONDITION 

Size: 1.779 acres

Shape: The property has an irregular shape. 

Topography: The property is slightly sloping.

Road Frontage: The property currently has roughly 40 feet of frontage along STH 23.  It also has about 200 feet of frontage along lands owned by WisDOT that will be used for the future road project.   

Access: There is a single existing access point to the subject from Taft Road that is used as a field entrance. It is located near the southwest corner of the parcel. There are no existing access points off STH 23. The property is considered to have average access and road frontage for its highest and best use.

Soils: Per NRCS, the soils located on the property are approximately 36% “prime”, 48% “soils of statewide importance” and 15% “not prime.” All of the land is considered naturally well-drained and would likely support a private septic system.

Wetlands:  According to the available GIS mapping, the subject property is not located with an area of WDNR designated wetlands. 

Water Frontage: There are no water features located on the site. 

Floodplain: According to the FEMA Flood Insurance Rate Map, Community Panel No. 55039C0292F, Map Date November 4, 2009, the subject property is not located in a designated flood hazard area. 

Utilities: The property does not have public water and sewer.  A private well and septic system are required. 

Environmental Problems: The WI DNR Bureau for Remediation and Redevelopment Tracking System (BRRTS) website was reviewed and no report of a known environmental was found on the subject or within 1/3 mile of the subject. The subject property is appraised as if there are no environmental problems.  

Easements:  There are typical utility and roadway right of way access easements located on or near the property abutting STH 23. There is a 375 foot gas pipeline easement that extends south from STH 23 five feet west of (and parallel to) the SW ¼ and SE ¼ line. It also gives the right to provide service to several neighboring properties. This perpetual easement to Wisconsin Power and Light Company was recorded in 1964.  The map below gives a general representation of its location.

[image: ]



Encumbrances:  The title work provided to the appraiser indicates there is no mortgage on the property, real estate taxes due, liens or judgements. There are utility easements and a joint well agreement, but they should not affect market value. The property is appraised as if free and clear. 

Existing Land Use Regulations: The property has two zoning districts. The northern portion is zoned R-1 Residential and the southern portion is zoned A-2 General Agriculture.

R-1 Residential District 

Purpose. The R-1 District is intended to provide for high quality, year-round residential development in areas where the reasonable provision of municipal services is feasible. This District is designed to provide single-family home sites in those developing areas that offer “rural residential” amenities, services and facilities.
Permitted Uses. Single-family dwellings, two family dwellings, subdivisions, community living arrangements, family day cares.
Conditional Uses. Bed and breakfast, home office
Minimum lot size requirements: 1 acre without public sewer and water
Minimum width: 100’
Setbacks: 110’ from the centerline or 50’ from right of way line of a state highway and 100’ from the centerline or 50’ from right of way line of a town road. 
Density: 1 dwelling unit/acre minimum density
Driveway Spacing: According to the town zoning ordinance, only one access point is allowed per parcel zoned R-1.  Additionally, the spacing requirements, restrict the number of access points, to one every 200 feet from a town road with a speed limit of 35 mph or less.  It also limits the number of access points to one every three hundred feet from a road or intersection with a speed limit of 35-55 mph.

A-2 General Agricultural District 

1. Purpose. The purpose of the A-2 District is to provide for the continuation of small-scale, general agriculture and related uses in those areas generally suitable for farming, but that do not necessarily meet the standards and objectives of the A-1 Exclusive Agriculture/Farmland Preservation District. The intent is to conserve areas with soils, drainage and topography generally suitable for farming, and to regulate residential, commercial and industrial development in those areas.
2. Permitted Uses. Agricultural, agricultural-related, horticulture, commercial greenhouses, single and two-family dwellings,  multiple dwellings, foster homes, family day care homes.
3. Conditional Uses. Commercial game farms, cemeteries, churches, day care homes, hospitals, animal hospitals/pounds, kennels, self-service storage facilities, utilities
4. Minimum Lot Size. Ten (10) acres.
5. Setback Requirements. 50’ from right of way 
6. Setbacks for livestock structures: 100 feet
Site Improvements:  There are no site improvements.

Building Improvements:  The property has two houses on it.  Assessment records indicate there is a one story 864 square foot ranch with attached two car garage that was built in 1951 and has two bedrooms and one full bath.  Records indicate a second one story 936 square foot ranch with attached one car garage that was built in 1956 and has two bedrooms and one full bath.  In addition, there are two detached garages and two storage sheds.

[bookmark: _Toc253661546][bookmark: _Toc471303837]Encroachments: None reported



Legal Description of Property Appraised: This legal description of the larger parcel is from the title work provided to the appraiser: 
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[bookmark: _Toc253661557]FIVE YEAR SALES HISTORY OF SUBJECT PROPERTY

The subject consists of two tax parcels (T08-15-18-07-14-007-00 and T08-15-18-07-09-003-00).  They have different sales histories and therefore will be discussed separately.  The current tax parcel map identifies the location of each parcel. Tax parcels 14-090, 14-005, HV-100 and HV-090 are owned by WisDOT at time.
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T08-15-18-07-14-007-00

[bookmark: _Hlk17297735]This tax parcel is 1.681 acres per tax records. Fond du Lac County’s online tax records indicate this tax parcel has three parent tax parcels (T05-15-18-07-14-002-00, T08-15-18-07-14-003-00 and T08-15-18-07-14-004-00) and no child tax parcels. The details of the last recorded transfer are below.

Tax parcel T08-15-18-07-14-007-00 has one recent transfer linked to it.  The details of this recorded transfer are below.

Grantors: State of Wisconsin Department of Transportation
Grantee:  Donald L. Wuest
Date:  September 21, 2018
Document Type:  Quit Claim Deed
Document No.:  1104775, recorded September 28, 2018
Transfer Fee:  Tax exempt
Purchase Price:  $18,000 (per deed)

Legal Description:

Part of the NW1/4 – SE1/4 of Section 7, Township 15 North, Range 18 East, Town of Empire, Fond du Lac County, Wisconsin, bounded and described as follows:
Commencing at the East Quarter corner of said Section 7; thence North 89°19'22" West along the north line of said SE1/4, 2627.54 feet to the Center corner of said Section 7; thence South 00°42'20" East along the west line of said SE1/4, 85.52 feet to the Point of Beginning;
Thence South 89°19'22" East parallel with said north line of the SE1/4, 184.01 feet to its intersection with the east line of Parcel 45 described in Warranty Deed Document Number 1045449; thence South 00°40'38" West (recorded as South 00°50' East) along the east line of said Parcel 45, 215.00 feet to the southeast corner of said parcel; thence North 89°19'22" West (recorded as South 89°10’ West) along the south line of said Parcel, 90.00 feet to the southwest corner of said Parcel; thence North 00°40'38" East (recorded as North 00°50’ West) along the west line of said Parcel, 82.00 feet to the southeast corner of Parcel 43 described in Warranty Deed Document Number 1032934; thence North 89°19'22" West (recorded as South 89°10’ West) along the south line of said Parcel 43, 90.80 feet to its intersection with said west line of the SE1/4; thence North 00°42’20” West along the west line of said SE1/4, 133.04 feet  to the Point of Beginning.

Said parcel contains 0.726 Acres (31,640 Square Feet), more or less.

Subject to all easements and restrictions of record.

The above described parcel is to be attached to Tax Parcel Number T08-15-18-07-14-002-00 which adjoins this parcel along the southwesterly side.

A segment of the TPP page identifying the land transferred in Doc.# 1104775 is shown below. The sale included 0.726 acres of land, one house, one garage, one shed and a well when sold to Donald Wuest.  The transfer is not considered to be an arm’s length transaction because the tract had one abutter, the property was purchased “as is”, and it had no access to STH 23. The Plat of Survey used for this transfer is located in the addendum. This property is not known to be for sale. 

[image: ]

TPP parcel 43 was linked to tax parcel T08-15-18-07-14-003-00 and parcel 45 was linked to tax parcel T08-15-18-07-14-004-00.

TPP 1440-15-22 Parcel 43 (tax parcel T08-15-18-07-14-003-00):

This tax parcel was 0.397 acres per WisDOT records. The property was purchased in its entirety.  The details of this recorded transfer are below.

Grantors: Suzanne M. Riel and Thomas G. Riel, wife and husband
Grantee:  State of Wisconsin, Department of Transportation
Date:  December 16, 2013
Document Type:  Warranty Deed
Document No.:  1032934, recorded January 6, 2014
Transfer Fee:  Tax exempt
Purchase Price:  $105,000 (per deed)

[bookmark: _Hlk17298957]The transfer is not considered to be an arm’s length transaction because it was purchased for a road improvement project. The southern portion of this property was sold to Donald L. Wuest in 2018 (see above).

TPP 1440-15-22 Parcel 45 (tax parcel T08-15-18-07-14-004-00):

This tax parcel was 0.620 acres per WisDOT records. The property was purchased in its entirety.  The details of this recorded transfer are below.

Grantors: Wesley W. Searl and Sharon K. Searl, husband and wife
Grantee:  State of Wisconsin, Department of Transportation
Date:  June 10, 2014
Document Type:  Warranty Deed
Document No.:  1045449, recorded November 17, 2014
Transfer Fee:  Tax exempt
Purchase Price:  $103,000 (per deed)

The transfer is not considered to be an arm’s length transaction because it was purchased for a road improvement project. The southern portion of this property was sold to Donald L. Wuest in 2018 (see above).

Termination of Decedent’s Interest:

On August 25, 2017, an Application for the Termination of Decedent’s Interest was recorded as Document #1088688 as the result of the death of Sue E. Wuest on April 10, 2017.  Lands recorded in Documents #412410, #0717831 and #0717832 were transferred to Donald L. Wuest. 

Document #412410 transferred land via Warranty Deed from Eugene P. Flesch and Dorothy A. Flesch to Donald L. Wuest and Sue E. Wuest on July 12, 1985. 

Document #0717831 transferred land via Quit Claim Deed from Mary Lour Zar, Kathryn E. Roehrig and Marjorie C Bailey, as tenants in common, to Donald L. Wuest and Sue E. Wuest on June 10, 2001. 

Document #0717832 transferred land via Warranty Deed from Mary Lour Zar, Kathryn E. Roehrig and Marjorie C Bailey, as tenants in common, to Donald L. Wuest and Sue E. Wuest on June 10, 2001. 

T08-15-18-07-09-003-00

This tax parcel is 0.0980 acres per tax records. Fond du Lac County’s online tax records indicates this tax parcel has not parent or child tax parcels. 

[bookmark: _Hlk17294763]Grantors: Darryl R. Zar and Mary L. Zar, as Trustees of the Zar Revocable Trust dated September 6, 1996, and
William C. Bailey and Marjorie C. Bailey, as trustees of the William C. Bailey and Marjorie C. Bailey Living Trust dated July 24, 2003, and
Megan Elizabeth Long and Christopher Roehrig, as Trustees of the Roehrig Family Trust dated May 16, 2002
Grantee:  Donald L. Wuest
Date:  February 19, 2019
Document Type:  Trustee’s Deed
Document No.:  1111546, recorded April 11, 2019
Transfer Fee:  Tax exempt code 13 (of real estate having a value of $1,000 or less) 
Purchase Price: $600 (price obtained from DOR RETR online information; equates to $6,122/acre)

Legal Description:  
[image: ]

GIS map identifying land transferred in Doc. #1104775: 
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The subject property is not known to be for sale on the open market.

[bookmark: _Toc17271367]Previous offer to owner from DOT?
HIGHEST AND BEST USE – BEFORE CONDITION

USPAP mandates the inclusion of a Highest and Best Use section in an appraisal when the purpose of the report is to determine market value.  The depth and detail required in this section of the report is set by its significance to the appraisal.  If the Highest and Best Use of the subject is clear and obvious to the appraiser and report users, it need not be prepared as a thesis. If the Highest and Best Use determination is difficult and critical to the value conclusion, it needs to be thoroughly developed and presented.   

Good appraisal practice requires a highest and best use analysis for the property being appraised in this report.  It is a basic principle of real estate valuation that vacant land or improved properties tend to be put to the use, which will produce the greatest net return for the property over a given period.  This is the basis for decision-making concerning the allocation of space among alternative competing uses.  Hence, it is the basis for valuation, since the owner, potential purchaser, or user is presumed to plan to put the land to the use that will produce the greatest return. 

The economic concepts of utility and substitution drive the highest and best use analysis. The highest and best use of a property determines its utility to a potential purchaser. The purchaser of such a property would pay no more for a competing property with the same utility while a seller would accept no less than a seller of a comparable property would. 

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

The highest and best use of a property must be financially feasible: the proposed use of a property must generate adequate revenue to justify the costs of construction plus a profit for the developer. In the case of an improved property, with obvious remaining economic life, the question of financial feasibility is somewhat irrelevant. In the case of an improved property with limited remaining economic life, the question of financial feasibility becomes a question of the maximally productive use of the site. If the value of the land as vacant exceeds the value of the property as improved less reversion/demolition costs, then redevelopment of the site becomes the maximally productive use of the property. Continued use of the existing improvements that do not represent the highest net value of the site is considered financially unfeasible.

The highest and best use analysis involves two separate estimates: 1) the site as if vacant and available to be put to its highest and best use and 2) the property as improved.  It is to be recognized that in cases where a site has existing improvements on it, the highest and best use may very well be determined to be different from the existing use.  The existing use will continue, however, unless and until, land value in its highest and best use exceeds the total value of the property in its existing use.  

Highest and Best Use “as if” vacant:

Legally Permissible: The first consideration in arriving at the highest and best use of the subject is to determine the legally permissible uses. Primarily, this is the zoning of the property but may also include any covenants, conditions, restrictions, or easements placed on the property. The availability of adequate legal access for the allowable uses is another consideration. 

The subject property is zoned Exclusive Agriculture/Farmland Preservation.  This zoning is meant to preserve prime agricultural lands for productive ag purposes by restricting residential development. It requires a minimum lot size of 35 acres, which is larger than the subject’s existing land size. 

The town’s 20 Year Future Land Use map (taken from the 2007 Comprehensive Plan) places the subject in the Prime Agricultural and Rural Character districts.  Prime Agricultural lands include the most productive soils in the community and are meant to adhere to the A-1, Exclusive Agricultural District requirements.  Rural Character lands are meant to remain as farmland or otherwise undeveloped areas as long as feasible and desirable by local landowners through application of minimum lot size requirements for land division.  New subdivision development should not occur in the Rural Character District unless immediately adjacent to an existing subdivision. Certified Survey Maps are allowed but should have a minimum impact on Empire’s rural character.  With consideration to the existing zoning and town’s long-term plan, it is unlikely the property will be rezoned for residential use in the foreseeable future.  

The easement area of the pipeline cannot have elevation changes, structures built on it, or trees or shrubs planted on it that would interfere with access to the pipeline. 

The subject can legally be used for agricultural and recreational purposes. The pipeline easement would not impede an agricultural purpose but would restrict the planting of trees for recreational use in the easement strip.

The road frontage does not have access controls. The driveway does not have a permit – it is “nonconforming” (not “legally nonconforming). Up to a 35’ driveway could be permitted (it would be centered on the property lines).

Physically Possible: The next step is to determine which of the legally permissible uses is physically possible. In many cases, factors such as the location of wetlands, insufficient access to buildable areas of the site, or parcel dimensions may preclude certain uses. The appraiser reviewed the available public information and physically inspected the subject property. 

From the appraiser’s review of soils, topography, hydrology, and other physical characteristics of the property, it appears the property can be used for agricultural or recreational purposes. 

Financially Feasible: The financially feasible use of a property is the ability of a proposed land use or change of land use to justify itself from an economic point of view. Financial feasibility is defined as "any physically possible and legal use of vacant land or land as though vacant that produces a positive return to the land after considering risk and all costs to create and maintain the use; any use that results in a positive land value."

The property is cropland that is almost all tillable and can easily be rented out to area farmers. In 2017, the National Agriculture Statistics Service (NASS) reported an average of $173/acre land rents. If the subject was converted to recreational land, and then rented out to area hunters, the rents would be significantly lower (typically $15-$30/acre). Use of the subject as cropland is the most financially feasible use.

Maximally Productive: The final step in determining the highest and best use of the subject is to analyze those uses that are legally permissible, physically possible, and financially feasible and determine which among them would produce the highest net return or the highest net present value to the property. 

The property is maximally productive as an agricultural use.

Highest and Best Use “if vacant”: Agriculture

Highest and Best Use as Improved: Does not apply to the subject because it is not improved.

Highest and Best Use: Agriculture

[bookmark: _Toc17271368][bookmark: _Toc253661558]LARGER PARCEL ANALYSIS

The larger parcel is defined in governmental land acquisitions as the tract or tracts of land that are under the beneficial control of a single individual or entity and have the same, or an integrated, highest and best use. The larger parcel may affect the results of an appraisal analysis when either the subject parcel rises to a higher and better use when assembled with contiguous property under the same ownership, or there is more than one clearly supported highest and best use that occurs on separate and distinct areas of the subject parcel.

[bookmark: _Hlk516489832]Elements for consideration by the appraiser in making a determination in this regard are contiguity, unity of ownership, and unity of highest and best use. These concepts generally mean that the parcels must be devoted to the same use and must be held under the same quality of ownership to be considered as one property.  Norman Waldschmidt owns other agricultural land but it is located ½ mile away, includes a set of buildings and, unlike the subject, is not rented out. 

The larger parcel for this appraisal is considered to be the one tax parcel (33.62 acres) that is under single ownership (Norman Waldschmidt) and is of one use (agricultural). 


[bookmark: _Toc253661567][bookmark: _Toc17271369][bookmark: _Toc253661560]APPROACHES TO VALUE

An appraisal is an estimate of value based upon the highest and best use of the property.  A market analysis uses the concepts of an individual appraisal assignment only its scope is based on a broader ranged project such as a corridor expansion project.   The three approaches normally used in estimating the value of a property are the market or direct sales comparison approach, the cost approach and the income approach.  After reviewing the value indications for each of the three approaches, the appraiser reconciles the indicated values into a single value.  The type of property involved, the nature of the market, and the availability of appropriate data all factor in to the reliability of any of the three approaches.

The appraiser should consider each of these approaches in every appraisal, even though subsequent analysis may reveal that one or more of these approaches are inapplicable in the case at hand.  The applicability of any approach in a given appraisal problem depends on the character of the problem, the type of property involved, the nature of the market, and the availability of required data of appropriate quality and sufficient quantity.

The sales comparison approach is based on the principle of substitution where an informed buyer would not pay more for a particular property and its amenities than the value of a similar competing property with equal amenities.  It is the most common and preferred method of valuation when recent comparable sales data is available.

The sales comparison approach involves the comparison of similar properties that have recently sold, or similar properties that are currently offered for sale, with the subject property.  Many comparable properties were considered in developing this sales study report.  The comparable sales used are considered the most comparable and the best indicators of value for each individual property type as of the effective date of the appraisal.  The adjustments made to the comparable sales are reasonable, supportable and accurately reflect the actions of a typical buyer in today’s market.

The Before and After Rule: In eminent domain valuation, it is a procedure in which damages are measured as the difference between the value of the entire property before the acquisition and the value of the remainder after the acquisition. This requires two separate valuations of the property. The first is an appraisal of the larger parcel “before” acquisition. The before valuation requires market research to identify sales of land with similar zoning, size and use as the subject property. The second is an appraisal of the remainder after acquisition. The after valuation takes into consideration the remaining uses of the land after the acquisition.   

The preferred method of adjusting comparable sales is using quantitative adjustments whenever adequate market data exists to support them: “quantitative adjustments are developed as either dollar or percentage amounts.  Factors that cannot be quantified are dealt with in qualitative analysis.” (UASFLA, Section A-17 page 21)  In order to estimate the appropriate adjustments for the dissimilar characteristics, both qualitative and quantitative analysis will be used in this appraisal report.  

The qualitative analysis compares sales based on their characteristics being inferior, superior or equal to the subject property.  Qualitative data is based on subjective measures and are usually described in a narrative way. An amenity such as view may indeed affect market value but is nevertheless difficult to measure and quantify.  Although more subjective in nature, qualitative data is still valuable as a source of information and when correctly ranked or systematically treated can significantly improve the appraisal valuation process.  

When using a qualitative analysis it is essential to find comparable sales that are either overall inferior or overall superior to the subject when using a qualitative analysis. When an appraiser determines a probable range of values for a property by applying qualitative techniques of comparative analysis to a group of comparable sales, this process is called bracketing. The array of comparables may be divided into two groups - those superior to the subject and those inferior to the subject. The adjusted sale prices reflected by these two groups limit the probable range of values for the subject and identify a bracket in which the final value opinion will fall. The most comparable sales will typically fall near the middle of the range.

Quantitative data, on the other hand, is more objective, in that it is based on interval data that can be measured and compared with much more precision. The quantitative method uses a matched paired analysis where two sales are compared that are similar in all respects except for the characteristic for which an adjustment is to be derived, thereby isolating the variable in question.  



Another method to extract market-based adjustments is by interviewing market participants.  The appraiser will attempt to quantify adjustments in the sales comparison approach by interviewing individuals actively engaged in real estate transactions. Primary market participants are those who invest equity in real property or use real estate, e.g., buyers, sellers, owners, lenders, and tenants. Secondary market participants include those who advise primary participants, e.g., advisors, counselors, underwriters, and appraisers.

The cost approach is based on the assumption that a potential buyer will not pay more for a property than it would cost to build a new property identical to, and intended for the same use as, the property being appraised.  The cost approach is generally most applicable when an improved property being appraised is relatively new and suffers from minimal depreciation.  With older properties, it becomes more difficult to accurately estimate the accrued depreciation of the improvements making the cost approach less reliable. 

In the cost approach, the value of the land as if vacant and ready to be developed to its Highest and Best use, is first estimated based on sales of similar type properties.  The replacement cost new of the improvements is then estimated and depreciation from all sources including any physical or functional, and obsolescence is deducted from the replacement cost giving the present depreciated value of the improvements.  The depreciated value of the improvements is then added to the value of the land resulting in an indication of value by the cost approach.

The Cost Approach is used in conjunction with the valuation of improvements.  Because the subject is vacant land, the cost approach is not applicable.  The omission of the Cost Approach is not considered misleading or inappropriate.

In the Income Approach, an estimate is made of the market rent, which the subject property should command, based on the rental of competitive space.  Estimates are also made for appropriate vacancy rate and expenses for the subject, based on information developed from similar properties in the market.  The estimated gross rental income is reduced by the estimated expenses leaving a net income, which the subject property is capable of producing.  This is the basis for any of the various capitalization techniques.  The rate of return on investments in similar type properties is derived from the market, and this rate of return is used to capitalize the indicated net income into an indication of value by the income approach.

Single-family residential properties are not typically purchased for income production and are normally owner occupied.  They are typically purchased on their perceived market value not on capitalization rates or multipliers.  There is insufficient market data to conclude a value for the subject property based on the income approach.  The omission of the income approach is not considered misleading or inappropriate for this valuation assignment.

In this market, land leases are not prevalent for the subject land types.  In this market, this land type is not purchased for any income or rental potential.  In this market, vacant land is typically purchased based on its perceived market value not on any type of income capitalization rate; therefore, the income approach does not apply.  The omission of the income approach is not considered misleading or inappropriate.

The subject property consists of land types that are leased in this market area. Based on a Wisconsin Supreme Court decision in Leathem Smith Lodge, Inc. vs. State of Wisconsin (1980), the Income Approach is considered inapplicable in Eminent Domain valuations (so long as sufficient market data is available).  Therefore, the Income approach will not be developed in this appraisal report.  The omission of the income approach is not considered misleading or inappropriate for this valuation assignment.

[bookmark: _Toc253661568]

[bookmark: _Toc17271370]SALES COMPARISON APPROACH – BEFORE CONDITION 

[bookmark: _Toc181780447]Since two properties are usually not identical, an appraiser must make adjustments within the Sales Comparison Approach. The adjustments made by the appraiser should reflect the market. Adjustments may include, but are not limited to, location, size, view and topography for a property if these are characteristics that the typical buyer would take into consideration. Appraisers use either quantitative or qualitative adjustments (or a combination of both).
  
Generally, quantitative adjustments consist of either percentage or dollar adjustments accounting for differences between the subject and the comparable sales.  These adjustments are extracted from the market using other sales. Quantitative adjustments use specific numbers (percent or dollar amounts). This analysis uses various techniques to quantify adjustments to the sale prices of comparable properties including paired sales analysis, statistical analysis and cost-related adjustments. The main limitation of this analysis is that there is not typically enough data to provide paired sales for all the required adjustments. Often, the quantitative adjustments made are simply qualitative adjustments presented as percentages. They are not directly supported by market data. Appraisers should quantify adjustments based on market data whenever possible. 

Qualitative adjustments require the appraiser to rank the comparable sales in terms of inferiority/superiority to the subject. These adjustments are purely relative (inferior, similar and superior). This analysis recognizes the inefficiencies of real estate markets and the difficulty in expressing adjustments with mathematical precision. It is imperative that the appraiser explains the analytical process and logic applied in reconciling the value indications using qualitative analysis techniques such as trend analysis, relative comparison analysis or ranking analysis.

Qualitative analysis recognizes the relationships of differing factors recognized in the market data without mathematically quantifying them. Appraisers use this technique because it reflects the imperfect nature of real estate markets. Reliable results can be achieved by bracketing the subject between superior and inferior comparable sales. The appraiser must search the market diligently to obtain and analyze sufficient pertinent data to bracket the value of the subject.  
 
Qualitative adjustments are more subjective in nature because they do not include direct quantification. However, their biggest strength is that they match the typical behavior of most market participants. It is often more common for a buyer to compare property attributes on a scale of superior or inferior (ranking of importance to them) than to quantify the differences using market derived data. 

Each of these techniques has its own weaknesses and strengths. No difference exists in terms of appraiser research and analysis between qualitative and quantitative techniques.  They simply represent two forms of presentation. The appraiser needs to consider the dependability of the market data in support of an adjustment and how market participants would make similar adjustments. Due to the imperfect nature of the real estate market, the judgment and experience of the appraiser is always a factor in determining what type of adjustments to use. Above all, the appraiser must be careful to ensure that adjustments made to the comparable sales reflect the reactions of market participants.

In the following analyses, the appraiser used a combination of both techniques. Where there was sufficient data to extract a market derived adjustment, one was made. In the case where there was insufficient data for a mathematical adjustment, a “+” or “-“ was used. The number of +’s or -‘s should not be considered an effort to quantify the adjustment, rather a means to see the degree of overall adjustment considered appropriate.

Pertinent information of the subject and sales have been arranged on the following grid so their attributes can be compared.  If an adjustment is made on a comparable sale, it is relative to the subject property. The comparable sales are all non-governmental transactions that are considered arm’s length transactions. All sales are located in a similar rural use market area as the subject property.  




[bookmark: _Toc17271371]Sales Comparison Approach Land Value – Before Condition
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ADJUSTMENTS TO COMPARABLE SALES 
The previous grid was developed to compare the subject to comparable sales and both the quantitative and qualitative techniques were used.  An upward (“+”) adjustment indicates that, to be comparable to the subject, the price of the sale property would need to be increased.  Likewise, a downward (“-“) adjustment indicates that, to be comparable to the subject, the price of the sale property would need to be decreased.  These adjustments are qualitative in nature.   For example, a “+++” indicates the price change would be larger than a “++”.  The number should not be considered an effort to quantify the adjustment, rather a means to see the degree of overall adjustment considered appropriate.
Property Rights:  All sales were purchased in fee title. No adjustments were needed.

Financing Terms: None of the sales were known to have unusual financing terms. No adjustments were needed.

Conditions of Sale: None of the sales were known to have unusual sale conditions.  No adjustments were needed.

Market Condition:   To obtain an adjustment for market conditions, the appraiser relied on the Wisconsin Department of Revenue’s 2018 Statements of Changes in Equalized Values for the State of Wisconsin.  Fond du Lac County’s economic change in the “agricultural” classification in their townships was 2% in 2017 and 2% in 2018.  The DOR’s percentages seem reasonable and 2% was used to calculate the market condition adjustments. 

Size:  The subject is 33.62 acres and the sales vary from 26.54 to 60.26 acres. The sales are close enough in size to the subject that no adjustment was needed.
Percent Tillable:  The subject is an open tract that is almost all tillable. Sales C449, C448 and C450 had slightly less tillable land and therefore was given an upward “+” adjustment.  
Soils Quality:  This adjustment was based on NRCS’s farmland classifications for the tillable land. These classifications consider the soil mixture, depth, drainage and slope.  Properties with a higher percentage of “prime” farmland are generally more valuable in the marketplace.  The subject has 38% “prime” farmland, 48% “farmland of statewide importance” and 15% “not prime” farmland.  Sale C449 had generally lower quality soils and sale C450 had slightly higher quality soils.  These sales were adjusted accordingly. 
Zoning:  The subject is zoned Exclusive Agriculture/Farmland Preservation.  The sales are zoned similarly, and no adjustment was needed. 

The subject and sales all have good access from town roads and are located in eastern Fond du Lac County, which is considered the same general market area. 

Overall, the four sales are considered the best indicators of value for what the subject property would command on the open market.  Like the subject, the sales all have rolling topography. Sales C449 and C395 are located within two miles of the subject while sales C448 and C450 are located further south near Campbellsport.  Sale C395 is an older sale but required only one adjustment for market conditions.  

The chart below summarizes the comparable sale’s adjusted sales price and adjustments that were made.

[image: ]

Considering the comparable sales and the adjustments made to them, the most probable indicated value for the subject property is $8,100 per acre as of the effective date of the appraisal report. 

	$8,100 per acre x 33.62 acres 
	$272,322



[bookmark: _Toc239498529]Estimated Land value for Subject Property = $272,322



[bookmark: _Toc343081483][bookmark: _Toc361731847][bookmark: _Toc17271372]INCOME CAPITALIZATION APPROACH – BEFORE CONDITION
[bookmark: _Toc204494020]
The Income Approach is a valuation method where an annual net operating income is estimated and then capitalized into an estimate of value for the property. The Income Approach requires an analysis of a probable market rent and/or income generating potential of the property in order to estimate the potential gross income, which may differ from the actual gross income. The estimate of the potential gross income is then reduced by an estimate for vacancy and collection losses and for expenses in order to estimate the net operating income. The estimate of net operating income provides for recapture of money invested in depreciating improvements as well as a return on equity.

An appropriate capitalization rate is then estimated for the subject property. A direct capitalization rate is estimated from an analysis of properties acquired based upon the income. A capitalization rate is also estimated from a formula that incorporates multiple factors such as an interest rate, return on equity, and holding period. A real estate investor survey and other publications, along with listings, are also reviewed and used to provide additional support for the selection of a capitalization rate. In the comparative analysis of income information and capitalization rates, factors that would most likely influence the market acceptance of the property, such as location, building size and leasable area, building design and other amenities, age/condition, along with existing occupancy levels and income, if applicable, along with general market conditions, are considered.




Income Approach

In the income approach, an appraiser analyzes a property’s capacity to generate future benefits and capitalizes the income into an indication of present value.  The principle of anticipation, which is described as the perception that value is created by the expectation of benefits to be derived in the future, is fundamental to the approach.  

The development of an income approach on vacant agricultural land is fairly simple.  The income is estimated from cash rents and operating expenses are based on the property’s real estate taxes and an estimation of management fees.   The operating expenses are then subtracted from the rent to arrive at the net income, which is then divided by a capitalization rate (derived from the market) to estimate the property’s value.

The rent for the subject property is based on a combination of the rent paid for muck land (144 tillable acres) south the road, rents paid in the local area and rents paid on the muck/wet comparable sales used in this report.  The projected land rent is estimated at $200/acre.  The replacement cost new (RCN) of the irrigation is based on an estimate received from Robert’s Irrigation Company, Inc. in Plover, WI.  The property’s net income calculations are shown below.
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A capitalization rate was extracted from each of the muck and poorly drained comparable sales noted previously in this report.  A similar type of income and expense analysis as shown above is located in the addendum with each of these sales.  A summary of their analyses and capitalization rates follows.
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The average of the four capitalization rates is 3.64%.  However, it is apparent that sales with a higher percentage of tillable land and/or a higher percentage of the tillable land under irrigation have a higher capitalization rate.  This is to be expected as lands with a higher percent of noncrop would have less rent income and often higher taxes (because tillable land is taxed as use value which is often a lower rate than woods or recreational land).  It would also be expected that lands with more irrigation would have a higher capitalization rate because irrigation land rents are higher (sometimes significantly) than dry crop rents.  Because the subject has a relatively high percentage of tillable land and can be fully irrigated, a capitalization rate toward the higher end of the range is fitting.  A rate of 4% has been selected for the subject property.
Using a 4% cap rate, the value for the subject property is calculated as such:
[image: ]






Final Reconciliation of the Sales Comparison and Income Approaches to Value
In the sales comparison approach two sets of comparable sales were used to establish the value.  The first set, consisting of sales located around Wisconsin but with similar or somewhat similar soils and irrigation of the subject, were used to establish a value of the subject of $3,800/acre.  The second set, consisting of sales located in the subject’s local area but having non-irrigated (dry) croplands, were used as a litmus test to determine if the $3,800/acre value was reasonable when considering the subject’s area market.  The determined value of $3,800/acre was supportive of the muck/wet sales analysis and a value of $3,800/acre using the sales comparison approach was decided. The final estimated value was $1,110,000.
In the income approach, the appraiser estimated land rents and expenses on the comparable sales to calculate a market capitalization rate.  This capitalization rate was then applied to the subject’s estimated net income to arrive at a final estimate of value for the subject property of $1,092,000 or $3,753/acre.  While the income approach is useful, the sensitivity of the capitalization rate is a well know limitation of this approach.  For example, had a cap rate of 3.9% been chosen instead of 4%, the indicated value of the subject would have been (rounded up) $1,120,000.  A little change in the cap rate can have a considerable change in the indicated value.  Regardless, the income approach provides very good support for a value range for the subject, and the final value from the sales comparison approach ($1,110,000) falls within that range.  

Concluded value: $3,800/acre x 291 acres = $1,105,800

Rounded value: $1,110,000




Direct Capitalization Rate Information

Direct capitalization is a method used to convert an estimate of income for a single year into an estimate of value. A direct capitalization rate can be calculated by dividing an estimate of the net operating income at the time of the sale by the sale price. When the net operating income is not known, an estimate can be made based on listing and lease information from comparable properties. Commercial properties that are listed for sale can also include a direct capitalization rate. Listing information can provide insight into trends in the capitalization rates of commercial properties and in estimating the net operating income of the listed property.

In general, a property acquired for the generated income tends to be leased to a quality tenant(s) and to have a high occupancy rate; therefore, such properties would be expected to be at the lower end of the capitalization rate range. Based on conversations with area real estate professionals that specialize in leased properties and the available information from listings, for a fully leased investment property leased on a triple net basis, a deduction of 5% for vacancy and collection losses and 5% for expenses/reserves is considered reasonable and typical for the calculation of a capitalization rate and is utilized in the following section unless otherwise noted.

Direct Capitalization Rate 1: A property located on Enterprise Drive in the north side of the City of Appleton in a more recently developed office/business park along the north side of U.S. 41. The property was listed for sale in September 2009 as an income producing investment property for $795,000. The property was sold in November 2010 for $685,000. According to the available property information, the site is 2.375 acres in size and improved with an 11,250 square foot building with an office/warehouse use, constructed in 1999, has a steel frame, concrete block exterior walls, a 17 foot wall height, and an office area that is 16% of the building size. According to the listing, the investment property was listed with a 9.7% capitalization rate. The listed capitalization rate equates to an NOI of $77,155. According the listing agent, the transfer was an arm’s length investment sale. The grantee does not intend to occupy the property. The tenant, Cintas Corporation, had a couple of years remaining on an existing lease and the transfer was contingent upon a five-year extension. The agent does not know the terms of the extension. The grantee is to install a sprinkler system and make some other improvements as part of the lease extension. Another positive of the property was the additional site area allows for building expansion. Based upon an estimated NOI of $77,155 and the sale price, a direct capitalization rate of 11.26% was calculated.   Taking into consideration the sale price plus an assumed $50,000 investment for the indicated improvements, a direct capitalization rate of 10.50% was calculated.  Based on conversations with knowledgeable real estate professionals in the area, for a fully leased investment property, a 5% deduction for vacancy and collection loss and a 5% deduction for reserves/expenses are reasonable allowances when calculating a capitalization rate.  Applying these allowances to the aforementioned income estimate equates to a direct capitalization rate of 10.17%.  Applying these allowances plus the assumed $50,000 investment for the indicated improvements, equates to a direct capitalization rate of 9.47%. 

Direct Capitalization Rate 2:  A property located at the southwest corner of N. Main Street and Harbor View Drive in the City of Fond du Lac sold in July of 2011.  According to the City of Fond du Lac assessor’s office, the 6,120 square foot building was originally constructed in 1973.  The building is of a stud frame construction on a concrete slab foundation with masonry façade along the front office area, and ribbed metal panel exterior along the shop areas.  Above the masonry façade on the eastern section of the building is a metal parapet exterior.  The roof is metal panel. The building has two at-grade overhead doors along the eastern wall, and one along the rear, or west wall.  The shop area has a 14 foot ceiling height.  The building appears to be serviced by a rooftop mounted HVAC unit. According to the grantee, the building consists of approximately 1,000 square feet of finished area, which includes a reception area, two private offices and restrooms.  The property was purchased as an investment property and was fully leased to a national tenant, Safelite Auto Glass. The grantee stated that there was between three and five years remaining on the lease at the time of sale, and the tenant had plans to invest approximately $100,000 in improving the property in 2012, which indicated their long-term intentions.  The property was originally listed for sale for $325,000 at an 8.15% capitalization rate.  



According to the Wisconsin Department of Revenue Real Estate Transfer Returns Database, the property was transferred via warranty deed on July 29, 2011.  The grantor was 550 N. Main Street, LLC and the grantee was Seaside, LLC.  The sale price was $265,000, which equates to $43.30 per square foot.  According to listing information for the property, the lease rate was $4.33 per square foot on a triple net basis.  Applying this lease rate to the 6,120 square foot building equates to $26,499.60.  Previous listing information stated that the lease features 2% annual increases for years 3 through 5 and a five year renewal option.  The sale price based on the listed NOI equates to a 10% capitalization rate.  According to the grantee, they purchased the building based on the 10% capitalization rate.  Based on conversations with other knowledgeable real estate professionals in the area, for a fully leased investment property, a 5% deduction for vacancy and collection loss and a 5% deduction for reserves/expenses are reasonable allowances when calculating a capitalization rate.    Applying these allowances to the aforementioned income estimate, equates to a direct capitalization rate of 9.02%.  The capitalization rate of 10% was considered the most notable as the investor stated they purchased this property based on this capitalization rate. 

[bookmark: _Toc297822069][bookmark: _Toc299959801][bookmark: _Toc304468521]PwC Real Estate Investor Survey
The survey for the first quarter 2013 states that the average national market overall capitalization rate (OAR) for an institutional grade property was 5.73% for a national apartment, 7.50% for a national suburban office, 7.04% for a national strip shopping center, and 6.63% for a national warehouse. Each category is down significantly from capitalization rates of 7.85%, 8.79%, 8.49%, and 8.73% seen in the first quarter of 2010, and is even below the pre-recession levels of 6.13%, 7.59%, 7.33%, and 6.73% seen in the fourth quarter of 2008.

For the national strip shopping center, the average overall cap rate of 7.04% is the lowest average ever reported for this market since it debuted in 1991.

A recently added category is the national secondary office market, which had an overall capitalization rate (OAR) of 8.31% for the suburbs and 7.80% for the central business district.

As the survey information was from large cities, it appears reasonable that a higher rate should be utilized for the subject property, as it is not in an investment grade property nor is it located in a major metropolitan region. The survey states that the spread from a non-institutional to an institutional grade property was on average 156 points for a national apartment (7.29%) and 321 basis points for a national strip shopping center (10.25%), which is higher than one year ago. Survey participants are not currently pursing non-institutional properties in the national suburban office and national warehouse categories. The appraisers cannot recall this being noted in the survey in the past few years. Information was available for each category in the fourth quarter of 2012. The spread from a non-institutional to an institutional grade property was on average 113 basis points for a national suburban office (8.63%) and 200 basis points for a national warehouse (8.83%).

The investor survey reports “the average overall capitalization (cap) rate decreased in 21 Survey markets, held steady in two, and increased in ten of them. The number of markets reporting increasing this quarter is the highest total over the past two years.”  In general, positive trends are expected in commercial real estate in 2013 due to an economy that is still growing, though at a slow rate, pent-up capital, and low interest rates.


[bookmark: _Toc327172883][bookmark: _Toc343081488][bookmark: _Toc361731852]Estimate of Value from the Income Approach

The capitalization rate derived by the Mortgage Equity Technique, the direct capitalization rates derived from the sale of area commercial properties and the investor survey information establish a range of applicable capitalization rates. The Mortgage Equity Technique calculated a capitalization rate of rounded to 9%. A review of direct capitalization rates derived from the sale of area commercial properties helps to establish a general range from the 8.00% area for high quality properties with national type tenants to a high of the 10% area.

Based upon the investor survey information, the average overall capitalization rate for a non-institutional grade property was 7.43% for a national apartment, 8.97% for a national suburban office, 9.72% for a national strip shopping center, and 9.65% for a national warehouse.

Based upon capitalization rates in general having declined over the past few years from the higher capitalization rates seen in 2009, and taking the subject improvements and location into consideration along with the information available for properties with a similar existing use, a capitalization rate of 9.75% is considered reasonable for the calculation of the estimate of value from the Income Approach.



Estimate of Value

Estimated Net Operating Income divided by Capitalization Rate = Estimate of Value

	Estimated NOI $62,052 / .0975 Cap Rate                                            =
	$636,431



The most probable value of the subject property based on the Income Approach is estimated to be $636,000 (rounded).




[bookmark: _Toc17271373]FAIR MARKET VALUE OF THE WHOLE PROPERTY - BEFORE CONDITION

This appraisal assignment required the appraisers to estimate the market value of the subject property.

[bookmark: _Hlk17212510]The Sales Comparison Approach indicated a value of $272,322

The Cost Approach – not applicable to vacant land

The Income Approach indicated a value of $     

WRITE UP THOROUGHLY THE STRENGTHS AND WEAKNESSES OF EACH APPROACH


The Cost Approach was not considered applicable to this appraisal assignment. The omission of the cost approach was not considered inappropriate or misleading. 

The Market Approach was impacted by the lack of the similar income producing properties being sold under the current market conditions. One suite of the subject property is currently vacant therefore; the Income Approach utilized an estimated lease rate for the suite. The subject property has a good rental history. With essentially equal weight placed on both approaches, the most probable market value of the subject property was estimated to be $      as of Click or tap to enter a date..

FINAL ESTIMATE OF VALUE

$     

EIGHT HUNDRED FORTY FIVE THOUSAND DOLLARS


[bookmark: _Toc17271374]DESCRIPTION OF THE PART TAKEN

Description of Proposed Acquisition

The acquisition is a 2.406 acre strip of land in fee simple and access rights.  The transportation plat, with close-ups of the acquisition area and Schedule of Interests, can be found in the addendum. 

The acquisition breakdown is as follows:

	Subject Property Size Before Acquisition: 3.62 acres

Type of Acquisition: Partial Acquisition

Interests Required: 2.406  acres  Fee Acquisition             

Interests Required: Access Rights   

Subject Property Size After Acquisition: 31.214 acres




Legal Description of Proposed Acquisition

The client provided this legal description to the appraiser. 

        Parcel 101 of Transportation Project Plat 1440-15-22- 4.01, recorded as Document No. 986143 and filed in Vol. 17 Page 76, in Fond du Lac County, Wisconsin.

        Property interests and rights of said Parcel 101 consist of:

Fee simple.

Access Rights, described as follows:

	All existing, future or potential rights of ingress or egress between the highway currently designated as STH 23 and all of the abutting remaining real property of the owner(s), whether acquired by separate conveyance or otherwise, as shown on said Transportation Project Plat 1440-15-22-4.01.

            Also, all existing, future or potential rights of ingress or egress between the road currently designated as Taft road and all of the abutting remaining real property of the owner(s), whether acquired by separate conveyance or otherwise, as shown on said Transportation Project Plat 1440-15-22-4.01.

        Tax Parcel Number T08-15-18-10-07-001-00                                 




[bookmark: _Toc17271375]VALUE OF THE PART TAKEN - BEFORE CONDITION

Land: 
The fee simple land extends along the entire distance of the property’s southern boundary, in varying widths, and 182 feet northerly from the newly created corner of STH 23 and Taft Road. The acquisition area is cropland that is currently strip cropped with corn and hay.  

Land Acquired:  $8,100 per acres x 2.406 acres = $19,489

Site Improvements: 

Driveway:  Within the acquisition area there is the sole field entrance.  It does not have a culvert pipe but rather has a crush rock base in the ditch with soil and asphalt above.  As a physical site improvement, it adds nominal value to the property. The materials could be removed and used elsewhere, though with the mix of dirt and gravel would be of low fill quality.  The appraiser estimates the contributory value of the base materials of the existing driveway at $100.


Acquired Asphalt:  The field entrance to the subject has a small area of asphalt.  Most of this asphalt is in the existing right of way but approximately 56 square feet is located on the subject property.  It appears to be in fair condition. 

The appraiser reviewed several cost guides and estimated $6.00 per sq. ft. for new asphalt for this size area.  Considering that the asphalt appears to be somewhat depreciated, the appraiser estimated that it has lost 50% (depreciated) of its value new.  A contributory analysis of the asphalt paving located within the proposed acquisition area follows:

Paving Analysis
Type of Paving									Asphalt
Quality/Condition of Paving							Fair
Cost per Square Foot (new)							$6.00/sq. ft.
Depreciation (estimated)							50%
Depreciated Value of Paving							$3.00/sq. ft.
Amount of Paving Acquired (sq. ft.)						56 sq. ft.
Value of Paving Acquired							$168
Contributory Value of Acquired Paving						$168

Considering the amount, condition, age and location of the paving that will be lost, it is estimated that $168 in paving value will be lost as a result of the removal of approximately 56 square feet of asphalt paving as a result of the project.  

Access: 
Access rights will be acquired on entire span of STH 23 and north along Taft Road for 182 feet. Prior to the acquisition, the owner was unable to add a new access point along STH 23.  There is nothing being taken away from the owner and no damages to the current property and its existing highest and best use.  The owner will have approximately 620 feet remaining on Taft Road to relocate the field entrance. 


[bookmark: _Toc181780445][bookmark: _Toc247510959][bookmark: _Toc253661563]Summary of Total Value of the Part Taken (as Part of the Whole)
	Fee Land 
	$19,489

	Site Improvement – Driveway
	$     100

	Site Improvement – Asphalt
	$     168

	Access
	$         0

	
	

	Total
	$19,757








[bookmark: _Toc17271376]VALUE OF THE PART REMAINING - BEFORE CONDITION

[bookmark: _Toc253661556]The value of the part remaining (as part of the whole) calculates what’s left of the larger parcel (in the before condition) once the part taken is excepted out.  It is the before value of the whole minus the value of the acquired land and site improvements. 
	Value of the Whole:  
	$272,322

	LESS Value of Acquired Land:
	$ 19,489

	LESS Value of Site Improvements:
	$     268

	EQUALS Value of the Part Remaining as Part of the Whole:
	$252,565





[bookmark: _Toc17271377]SUBJECT PROPERTY INFORMATION – AFTER CONDITION 

The property features that are considered to be different after the acquisition than before the acquisition, are listed below. 


Size: 31.214  acres

Shape: The property’s shape will remain essentially the same - somewhat square shaped with an irregular south property line. 

Topography: The property’s topography will remain essentially the same.

Road Frontage: Road Frontage: The property will have roughly 1,240 feet of frontage along STH 23 (80 feet less).  There will be approximately 620 feet of frontage along Taft Road (20 feet less). 

Access: After the acquisition, there will be access restrictions along STH 23 and 182 feet north along Taft Road.

There will be a single existing access point to the subject from Taft Road located a minimum of 182 feet north of the proposed right of way. The entrance is allowed to be up to 35 feet wide due to agricultural use. As in the before, there will be no access points off STH 23. 

The property is considered to have average access and road frontage for its highest and best use.


[bookmark: _Toc17271378]HIGHEST AND BEST USE – AFTER CONDITION

There is no change of highest and best use and resulting from the acquisition. The parcel will have the same zoning and can continue to be used for agricultural crops.  The access point on Taft Road will be located further north, but it will be wider than it currently is and better suited for farm machinery. 

[bookmark: _Toc253661573][bookmark: _Toc471375907][bookmark: _Toc17271379]VALUATION OF THE SUBJECT PROPERTY – AFTER CONDITION

After the 2.406 acre acquisition, the subject will contain a total of 31.214 acres of land area. Since the subject parcel is just slightly smaller in the after condition, there is no market evidence to support a land value per acre change after acquisition, and since the comparables used above remain the best available, it is the appraiser’s opinion that a separate analysis of the “after” condition is not warranted for this property acquisition.  

For the remaining land to be usable, a new access point (field entrance) will need to be installed at least 182 feet north of the new southwest corner of the property.  If the entrance is not installed, the value of the remaining land would be drastically reduced.  The owner obtained an estimate (included in the addendum) of $5,000 for the new entrance, which will be built to current standards for farm equipment.  The $5,000 new field entrance is less than the reduction in land value if it were not installed; it is the “cost to cure” the access point problem.

Therefore, with the assumption a usable access point is installed, and based on the per acre values established previously, a value of $8,100/acre was used in the after condition for the subject property.  It establishes the fair market value of the remainder in the after condition.

Calculation of the Fair Market Value of the Remainder in the After Condition

	
	Land Market Value
	31.214 acres x $8,100/acre =
	$252,833

	SUBTRACT
	Cost to Replace Field Entrance
	
	$   (5,000)

	EQUALS
	After Condition Value
	
	$247,833












[bookmark: _Toc17271380]BEFORE AND AFTER CONCLUSIONS

	Fair Market Value of the Whole Property in the Before Condition 
	$272,322

	Fair Market Value of the Remainder in the After Condition
	$247,833

	Change in Value 
	$  24,489




[bookmark: _Toc17271381]VALUE OF THE PART TAKEN CONCLUSIONS VS. BEFORE AND AFTER ANALYSIS 

In a partial acquisition appraisal, the loss in value to the property is the greater of either the fair market value of the property taken OR the sum determined by deducting from the fair market value of the whole property in the before condition, the fair market value of the remainder in the after condition.  If the two values are different, it would identify the result of a special benefit (A is greater than B) or severance damage (A is less than B). The grid below indicates line B. is the greater value and will be used to determine the loss in value to the subject property. 

	A. Fair Market Value of the Part Taken
	$19,757

	B. Change in Fair Market Value between Before & After
	$24,489

	      Difference
	$  4,732




[bookmark: _Toc17271382]SEVERANCE DAMAGES

Severance is the loss in market value to the remaining property (31.214 acres) that is a result of the acquisition (part taken).  The severance to the remaining property resulted from the cost to install a new field entrance.  The severance calculation is shown below.

	
	Value of the Part Remaining as Part of the Whole (Before Condition)
	$252,565

	SUBTRACT
	Value of the Subject Property in the After Condition 
	$247,833

	EQUALS
	
	$    4,732








[bookmark: _Toc240967233][bookmark: _Toc249768114][bookmark: _Toc253661576]

[bookmark: _Toc17271383]TOTAL DAMAGES AND ALLOCATION





	Total Loss in Value

	Before Value              $272,322

	After Value                 $247,833

	Difference in Value    $24,489



	Allocation of Loss in Value

	Land $19,489

	Improvements $268

	Access Rights $0

	Severance Damage $4,732 

	

	Total Loss in Value $24,489

	Total value Rounded: $24,500















After due consideration of all the information contained in this report, the appraiser’s inspection of the subject property, and the methodology applied herein, the appraiser concluded that the total loss/damages sustained by the subject property as a result of this proposed acquisition is $      as of Click or tap to enter a date..

[bookmark: _Toc240967234][bookmark: _Toc249768115][bookmark: _Toc253661577]Total Loss/damages

FIFTEEN THOUSAND FOUR HUNDRED FIFTY DOLLARS












[bookmark: _Toc253661578][bookmark: _Toc17271384]
ADDENDA

[bookmark: _Toc197402046][bookmark: _Toc253661544][bookmark: _Toc17271385]Photos of Subject Property
Taken 7/9/2019 by Jeanne Kawleski


[bookmark: _Hlk16057814][image: ]
Proposed right-of-way (PRW) 177 stake, looking westerly
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PRW178 stake, looking northwesterly at PRW 177 stake

Photos of Subject Property
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Looking easterly at field road entrance
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Looking westerly along field road






Photos of Subject Property
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Looking northerly at stake on proposed right-of-way line (between PRW178 and PRW7)
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Looking northeasterly from on-line stake to PRW7






Photos of Subject Property
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Looking northerly at PRW7 stake
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Near PRW7, looking southeasterly at stakes






Photos of Subject Property
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Looking northerly at PRW on-line stake
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Looking northerly at PRW8 stake






Photos of Subject Property
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Located at PRW8, looking westerly at On-line and PRW7 stakes
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Looking northerly at PRW near the property line






Photos of Subject Property
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Located near property line PRW stake, looking westerly 
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Looking easterly at existing ROW slope
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Maps of Subject Property
	[image: ]

	Aerial Photo – Extended View
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	Aerial Map
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	Tax Parcel Map 
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	Topography Map (1 foot intervals)
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	Zoning Map (Town of Empire)
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	Fond du Lac Extraterritorial Map
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	DNR Wetlands Map 
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	FEMA Floodplain Map






Soils Information
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NRCS Soils and Drainage Classification Map
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PLAT OF SURVEY USED IN DOCUMENT #1104755 TRANSFER
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Legal Description of Acquisition


        Parcel 101 of Transportation Project Plat 1440-15-22- 4.01, recorded as Document No. 986143 and filed in Vol. 17 Page 76, in Fond du Lac County, Wisconsin.

        Property interests and rights of said Parcel 101 consist of:

Fee simple.

Access Rights, described as follows:

[bookmark: _Hlk3963065]	All existing, future or potential rights of ingress or egress between the highway currently designated as STH 23 and all of the abutting remaining real property of the owner(s), whether acquired by separate conveyance or otherwise, as shown on said Transportation Project Plat 1440-15-22-4.01.

            Also, all existing, future or potential rights of ingress or egress between the road currently designated as Taft road and all of the abutting remaining real property of the owner(s), whether acquired by separate conveyance or otherwise, as shown on said Transportation Project Plat 1440-15-22-4.01.

[bookmark: _Hlk13469719]        Tax Parcel Number T08-15-18-10-07-001-00                                 
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	Photo Taken:      10/9/2018
By:                      Jeanne Kawleski
Looking:             Southwest
	Aerial Map            



	Comparable Sale No. 
	C451
	Sale Name:
	Lot 17 Hickory Twin Lane

	
	
	
	

	Sale Price:
	$50,000
	Location:
	Hickory Twin Lane

	
	
	
	

	Conveyance Date:
	07/11/2018
	County:
	Fond du Lac

	
	
	
	

	Sale Size:
	1.523 acres
	Municipality:
	Town of Eden

	
	
	
	

	Unit Price:
	$32,830 / acre
	Tax Id:
	T06-14-18-99-TW-170-00

	
	
	
	

	
	
	Data Source:
	WDOR

	
	
	
	

	Grantor:
	Star Investors Group LLP
	DOM:
	3,912

	
	
	
	

	Grantee:
	Daniel T and Tina J Caves
	Verified By:
	Grantor 

	
	
	
	

	Relationship:
	None
	Verified To:
	Jeanne Kawleski

	
	
	
	

	Recorded Via:
	Warranty Deed
	Document No.:
	1102240

	Rights Conveyed:
	Fee Simple
	Financing:
	Conventional

	
	
	
	

	Cond. of Sale:
	Arm's Length
	
	

	
	
	
	

	Date Inspected:
	10/09/2018
	
	

	
	
	
	

	Site Description:
	The property is a rectangular shaped corner lot.  The east side does not have cover but slopes westward towards wooded wetlands.  The Eisenbahn State Trail is located about 500’ to the southwest. Twin Lakes, open to the public, is located about ¼ mile to the northwest.


	Neighborhood:
	Rural subdivision

	Topography:
	The property is sloping and could easily accommodate a walk-out basement.  

	Road Frontage / Access:
	The property has approximately 187 feet of frontage Hickory Twin Lane and approximately 371 feet of frontage on Garden Drive.  These are hard paved, publicly maintained roadways.  


	Land Quality:
	Per NRCS, the site consists of about 30% Morley silt loam, most of which has 12-20% slope, is naturally well-drained and suitable for residential construction. The remaining land is Pella silt loam with 0-2% slope and naturally poorly drained.

	Zoning:
	The property is currently zoned Residential District 
Purpose: To accommodate existing and future residential development that relies on private on-site wastewater treatment systems and private wells in a rural setting. 
Permitted Uses: Single family land uses consisting of a single detached building containing one dwelling unit.
Minimum Lot Size: 1 acre

Shoreland Zoning: A small portion is subject to Shoreland Zoning; it would not impede residential construction.


	Water Frontage:
	The property does not have waterfrontage per see but does have wetlands that flow in to nearby Twin Lakes.

	Utilities:
	The property does not have municipal water utilities, well and septic are required.  All other utilities are at the roadside. This lot has been perked; the county verified a mound system would be required.


	Improvements:
	None at the time of sale.

	Allocation:
	Land: $50,000  Improvements: $0

	
	

	Prior Use:
	Residential

	
	

	Intended Use:
	Residential

	
	

	Highest & Best Use:
	Residential


	Easements, Encumbrances & Restrictions:
	None known

	Legal Description:
	Lot 17 of the Plat of Twin Lakes Subdivision, Town of Eden, Fond du Lac County, Wisconsin.
Per GIS, lot is located in Section 16, 14N-18E.


	Remarks:
	Seller indicated the lot had been on the market for a lengthy time with a listing price of $60,000. A percolation test had been completed on the property when the subdivision was originally developed. Seller felt this was a superior lot because of it’s view, trees and ability to have a walk-out basement.  The buyers could not be reached; however, they currently live in the same subdivision (N3996 Star Road). 
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	Aerial Map – Extended View
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	Tax Parcel Map
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	Zoning Map
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	Topographic Map (2’ Contours)
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	DNR Wetlands Map
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	Shoreland Zoning Map
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	NRCS Soils and Drainage Classification Map
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	Photo Taken:
By:
Looking:             North
Location:            
	Photo Taken:      05/15/2019
By:                      Patty Guske
Looking:             South East
Location:            



	Comparable Sale No. 
	C428
	Sale Name:
	

	Sale Price:
	$30,000.00
	Location:
	Lot 5 Ridgeview Ct.

	Conveyance Date:
	02/26/2019
	County:
	Fond du Lac

	Sale Size:
	1.000 acres
	Municipality:
	Empire

	Unit Price:
	$30,000.00
	Tax Id:
	T08-15-18-99-RN-050-00

	
	
	Data Source:
	WDOR

	Grantor:
	John J. Snider
	DOM:
	257

	Grantee:
	Mark Polyakov
	Verified By:
	Jason Zellner agent

	Relationship:
	None
	Verified To:
	Patty Guske

	Broker:
	First Weber
	Verified Date:
	05/15/2019

	
	
	
	

	Recorded Via:
	Warranty Deed
	Document No.:
	1109936

	Rights Conveyed:
	
	Financing:
	Conventional

	Cond. of Sale:
	Arm’s Length – Open market transaction between a willing buyer and willing seller.
	
	

	
	
	
	

	Date Inspected:
	05/15/2019
	
	

	
	
	
	

	Site Description:
	The property is an irregular shaped lot on a cul-de-sac. 

	Neighborhood:
	Subdivision.

	Topography:
	The property is basically level.

	Road Frontage / Access:
	The property has approximately 62.3’ feet of frontage along Ridgeview Ct. This is a cul de sac and a hard paved, publicly maintained roadway.

	Land Quality:
	

	Zoning:
	The property is currently zoned R-1 Residential District.  Purpose. The R-1 District is intended to provide for high quality, year-round residential development in areas where the reasonable provision of municipal services is feasible. This District is designed to provide single-family home sites in those developing areas that offer “rural residential” amenities, services and facilities. Permitted Uses. Single-family dwellings, two family dwellings. Minimum lot size requirements: 1.00

	Water Frontage:
	No

	Utilities:
	The property does not have municipal water, well and septic required.  All other utilities are at the roadside.

	Improvements:
	None at the time of sale.

	Allocation:
	Land $30,000   Improvements $0

	Present Use:
	The property is a vacant tract of residential land at the time of the sale.

	Intended Use:
	The buyers intend to build a single family.

	Highest & Best Use:
	A residential use is the highest and best use of the property.

	Easements, Encumbrances & Restrictions:
	None known.

	Legal Description:
	Lot 5 of the Plat of Ridgeview Heights to the Town of Empire, Fond Du Lac County, Wisconsin.

	Remarks:
	According to the agent Jason Zellner he believes the sale price was fair.  He stated the lot is
a nice lot on a cul de sac.
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	Photo Taken:      07/02/2019
By:                      Jeanne Kawleski
Looking:             South 
	Aerial Photo with 2’ contour overlay



	Comparable Sale No. 
	 C448
	Sale Name:
	Haven Drive

	
	
	
	

	Sale Price:
	$212,000
	Location:
	Sec. 30 13N-19E

	
	
	
	

	Conveyance Date:
	04/17/2019
	County:
	Fond du Lac

	
	
	
	

	Sale Size:
	26.542 acres
	Municipality:
	Town of Auburn

	
	
	
	

	Unit Price:
	$7,987 / acre
	Tax Id:
	T03-13-19-30-02-004-00

	
	
	
	

	
	
	Data Source:
	WDOR

	
	
	
	

	Grantor:
	Marie H Mathieu Revocable Living Trust
	Verified By:
	John Gitter

	
	
	
	

	Grantee:
	John J & Brenda L Gitter
	Verified To:
	Jeanne Kawleski

	
	
	
	

	Relationship:
	Grantee
	Verified Date:
	07/05/2019

	
	
	
	

	Recorded Via:
	Trustees Deed
	Document No.:
	1111922

	
	
	
	

	Rights Conveyed:
	Fee Simple
	Financing:
	Cash

	
	
	
	

	Cond. of Sale:
	Arm's Length 
	
	

	
	
	
	

	Date Inspected:
	07/02/2019
	
	

	
	
	
	

	Site Description:
	The property is basically open L-shaped tract

	Neighborhood:
	Rural and Rural Residential

	Topography:
	Rolling

	Road Frontage / Access:
	The property has approximately 300’ of frontage along Haven Drive and approximately 450’ of frontage on CTH V.   


	
	

	Land Quality:
	Approximately 90% tillable (24 acres). Per NRCS, the cropland has about 13 acres (54%) of “prime” farmland, 9 acres (38%) “farmland of statewide importance” and 2 acres (8%)  “not prime”. Cropland slopes range from 0-20% and are primarily Hochheim, Ixonia and Theresa soils series.


	Zoning:
	Farmland Preservation

	Water Frontage:
	None

	Utilities:
	Private, at road

	Improvements:
	None at the time of sale

	Allocation:
	Land   $212,000   Improvements   $0

	
	

	Present Use:
	Agriculture


	Intended Use:
	Agricultural and residential


	Highest & Best Use:
	Single Family Dwelling and Agriculture


	Easements, Encumbrances & Restrictions:
	None known

	Legal Description:
	The Northwest Quarter of the NORTHEAST Quarter (NW 1/4 NE 1/4) of Section Thirty (30), Township Thirteen (13) North of Range Nineteen (19) East, Town of Auburn, Fond du Lac County, Wisconsin, EXCEPTING THEREFROM the following three described parcels: 1. That portion thereof heretofore conveyed for highway purposes as described by deed recorded in the Fond du Lac County Registry in Volume 352 of Deeds on pages 36 and 37. 2. That portion thereof described by Certified Survey Map No. 6178, recorded in the Fond du Lac County Registry on October 19, 2001 in Volume 41 of Certified Survey Maps on pages 67, 67A and 67B, as Document No. 727150. 3. That portion thereof described by Certified Survey Map No. 8057, recorded in the Fond du Lac County Registry on December 22, 2015 in Volume 60 of Certified Survey Maps on pages 68, 68A and 68B, as Document No. 1062082. (Tax Key No. T03-13-19-30-02-004-00). Info. Note: Haven Drive, Campbellsport, Wisconsin 53010


	Remarks:
	Property was listed on MLS with a $212,000 asking price. Reported DOM is 80. Buyer saw sign and contacted agent. Buyer plans to leave the land as agriculture but eventually build a home. An extensive gravel driveway was installed after purchase. A perc test was not completed prior to the sale but the soils map indicates soils should support a private septic system. Buyer indicated there is some 1970’s tiling present. He believes area cropland is rented for $120-$150/acre. Y2018 real estate taxes were $103.92.
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	Parcel Map
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	Zoning Map
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	DNR Wetlands Map
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	FEMA Floodplain Map
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	NRCS Soils Map with Farmland Classification
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	Photo Taken:      07/02/2019
By:                      Jeanne Kawleski
Looking:             Northwesterly
	Aerial Photo with 2’ contour overlay



	Comparable Sale No. C450
	 
	Sale Name:
	County Road V

	
	
	
	

	Sale Price:
	$230,000
	Location:
	Sec. 19 13N-19E

	
	
	
	

	Conveyance Date:
	04/13/2018
	County:
	Fond du Lac

	
	
	
	

	Sale Size:
	29.2 acres
	Municipality:
	Town of Auburn

	
	
	
	

	Unit Price:
	$7,877 / acre
	Tax Id:
	T03-13-19-19-12-001-00
T03-13-19-19-15-002-00

	
	
	
	

	
	
	Data Source:
	WDOR

	
	
	
	

	Grantor:
	Marie H Mathieu Revocable Living Trust
	Verified By:
	Kelly Kiefer

	
	
	
	

	Grantee:
	Creekland Partners, LLC
	Verified To:
	Jeanne Kawleski

	
	
	
	

	Relationship:
	Renter
	Verified Date:
	07/02/2019

	
	
	
	

	Recorded Via:
	Trustees Deed
	Document No.:
	1097705

	
	
	
	

	Rights Conveyed:
	Fee Simple
	Financing:
	Cash

	
	
	
	

	Cond. of Sale:
	Arm's Length 
	
	

	
	
	
	

	Date Inspected:
	07/02/2019
	
	

	
	
	
	

	Site Description:
	The property is basically open trapezoidal-shaped tract. 

	Neighborhood:
	Rural and Rural Residential

	Topography:
	Rolling

	Road Frontage / Access:
	The property has approximately 1,300’ of frontage along Haven Drive and approximately 1,475’ of frontage on CTH V.   The property has field entrances on both roads.


	Land Quality:
	Approximately 89% tillable (26 acres). Per NRCS, the cropland has about 15 acres of “prime” farmland (58%) and 11 acres of “farmland of statewide importance” (42%). Cropland slopes range from 0-12% and are primarily Theresa and Fox soils series.


	Zoning:
	Farmland Preservation

	Water Frontage:
	None

	Utilities:
	Private, at road

	Improvements:
	None at the time of sale

	Allocation:
	Land   $230,000   Improvements   $0


	Present Use:
	Agriculture


	Intended Use:
	Agricultural 


	Highest & Best Use:
	Agriculture


	Easements, Encumbrances & Restrictions:
	none known

	Legal Description:
	That part of the Southeast Quarter of the SOUTHWEST Quarter (SE 1/4 SW 1/4) and the Southwest Quarter of the SOUTHEAST Quarter (SW 1/4 SE 1/4) of Section Nineteen (19), Township Thirteen (13) North of Range Nineteen (19) East, Town of Auburn, Fond du Lac County, Wisconsin, described as follows: Beginning at a point on the south line of Section 19-13-19 where the same is intersected by the west line of the E 1/2 SE 1/4 SW 1/4 of said section; thence East along south section line to center of Fond du Lac and West Bend Road; thence Northwesterly along center of said road, 865.46 feet; thence West parallel with said section line, 924.90 feet to the west line of E 1/2 SE 1/4 SW 1/4 Sec. 19; thence South along said west line, 783.79 feet to the place of beginning. ALSO, Commencing at a point where the south line of Section 19-13-19 intersects the center line of the Fond du Lac and West Bend Road; thence Northwesterly along the center of said road; 865.46 feet, which shall be known as the starting point; thence West parallel with the south line of said Section 19, 924.90 feet to the west line of the E 1/2 SE 1/4 SW 1/4 of Section 19; thence North along said line to the 1/8 line running East and West through the SW 1/4 of said Section 19; thence East on said 1/8 line to the center of the Fond du Lac and West Bend Road; thence Southeasterly along the center of said road to the place of beginning. (Tax Key No. T03-13-19-19-15-002-00). (Tax Key No. T03-13-19-19-12-001-00). Info. Note: County Road V, Campbellsport, Wisconsin 53010


	Remarks:
	Property was listed on MLS with a $233,600 asking price. Reported DOM is 28. Buyers are three investors that looked for land that would be farmed organically and support monarch butterfly habitat. Renters are three sisters from the Campbellsport area that raise organic vegetables. After purchase, renters planted 500 fruit trees. Lease is 10 years with 5 year renewals. Two acres in southwest corner is being left as natural habitat for monarchs. Y2017 real estate taxes were $103.94.
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	Parcel Map
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	Zoning Map
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	DNR Wetlands Map
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	NRCS Soils Map with Drainage Rating
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	NRCS Soils Map with Farmland Classification
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	Photo Taken:      08/05/2019
By:                      Jeanne Kawleski
Looking:             South
Location:            
	Aerial Map            



	Comparable Sale No. 
	C395
	Sale Name:
	

	Sale Price:
	$470,000.00
	Location:
	Cody Road and Tower Road

	Conveyance Date:
	04/05/2017
	County:
	Fond du Lac


	Sale Size:
	60.264 acres
	Municipality:
	Town of Taycheedah


	Unit Price:
	$7,799.02
	Tax Id:
	T20-16-18-35-10-005-00 & T20-16-18-35-11-001-00


	Grantor:
	Klapperich Farms LLC
	Data Source:
	WDOR


	Grantee:
	Tyler J and Cera H Thome
	Verified By:
	Tyler Thome

	Relationship:
	neighbor
	Verified To:
	Abigail Ringel


	Broker:
	
	Verified Date:
	06/17/2019

	
	
	
	

	Recorded Via:
	Warranty Deed
	Document No.:
	1082412

	Rights Conveyed:
	None
	Financing:
	Conventional

	Cond. of Sale:
	Arm's Length
	
	

	
	
	
	

	Date Inspected:
	06/04/2019
	
	

	
	
	
	

	Site Description:
	The property is an irregular shaped tract with frontage on two roads.  It consists of tillable acerage

	Neighborhood:
	Rural

	Topography:
	basically level to steeply sloping

	Road Frontage / Access:
	The property has access off of Tower and Cody Roads.

	Land Quality:
	Approximately 98% tillable (59 acres). Per NRCS, the cropland has about 20 acres (34%) of “prime” farmland, 27 acres (46%) “farmland of statewide importance” and 12 acres (20%) “not prime”. Cropland slopes range from 0-20% and are primarily Hochheim, Theresa and Pella soils series.


	Zoning:
	Exclusive Agriculture

	Water Frontage:
	No

	Utilities:
	private

	Improvements:
	No

	Allocation:
	

	Present Use:
	Agricultural


	Intended Use:
	Agricultural Use


	Highest & Best Use:
	Agricultural

	Easements, Encumbrances & Restrictions:
	

	Legal Description:
	The Southwest 1/4 of the Southwest 1/4, and a part of the Northwest 1/4 of the Southwest 1/4, Section 35, Township 16 North, Range 18 East, Town of Taycheedah, Fond du Lac County, Wisconsin and being more particularly described as follows: Beginning at the Southwest corner of the Southwest 1/4, said Section 35; thence North 00º-53'-30'' West along the West line of the Southwest 1/4, said Section 35, 1544.47 feet; thence North 89º-23'-23'' East, 495.00 feet; thence North 00º-53'-30'' West, 908.31 feet to a point on the centerline of Cody Road; thence Southeasterly along said centerline, on a curve to the left having a radius of 764.90 feet, 99.49 feet along curve to a point that is South 77º-58'-18'' East, 99.42 feet from last described point; thence South 81º-41'-52'' East along said centerline, 196.59 feet; thence South 86º-45'-35'' East along said centerline, 184.10 feet; thence South 00º-53'-30'' East along a West line of Lot 1, Certified Survey Map No. 8026, recorded in Volume 60, Page 37, Certified Survey Maps, Fond du Lac Register of Deeds Office as Document No. 1056790 and its extension Northerly, 298.09 feet; thence North 89º-06'-30'' East along a West line of said Lot 1, 75.00 feet; thence South 00º-53'-30' East along a West line of said Lot 1, 260.00 feet to the Southwest corner of said Lot 1; thence North 89º-06'-30'' East along the South line of said Lot 1, 280.34 feet to a point on the East line of the West 1/2 of the Southwest 1/4, said Section 35; thence South 00º-32'-21'' East along the East line of the West 1/2 of the Southwest 1/4, said Section 35, 1838.85 feet to the Southeast corner of the West 1/2 of the Southwest 1/4, said Section 35; thence South 89º-41'-43'' West along the South line of the Southwest 1/4, said Section 35, 1313.67 feet to the point of beginning.

	Remarks:
	The property consists of two tax ids.  The buyer is associated with Redtail Ridge Dairy.  This tract is less than one mile from the base farm tract. According to Mr. Thome, the property was sold for market value at the time.  He indicated that the lowered corn and milk prices have impacted agricultural lands negatively over the past two years. Y2016 real estate taxes were $183.54.
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	Parcel Map
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	Zoning Map
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	Topography Map
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	Zoning Map
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	DNR Wetlands Map
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	FEMA Map






	[image: ]

	[image: ]

	NRCS Soils Map with Farmland Classification
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JEANNE M. KAWLESKI
WI CERTIFIED GENERAL APPRAISER #112

EMPLOYMENT HISTORY:
	Real Estate Specialist, WI Department of Transportation, January 2014 to present
	Appraiser, 2012 to present. Green Bay/northeast Wisconsin area
	Appraiser, 1986-1992, Farm Credit Services, Madison, WI
	Appraisal Researcher & Assistant, 2009-2012, Green Bay/northeast Wisconsin area
	Loan Officer, 1982-1986, Farm Credit Services, Appleton, Watertown, Madison, WI
	Assessment Technician, 2000-2002, City of Sun Prairie, WI
	Assistant, Farm Service Agency, 2009, Green Bay, WI
      Co-owner, Abacus Technologies, LLC, 2002-2003
      Co-owner, WordCrafters, Inc., 1993-2000

APPRAISAL EXPERIENCE:  
Counties – Brown, Calumet, Kewaunee, Fond du Lac, Manitowoc, Outagamie, Shawano, Waupaca, Waushara, Marathon, Portage, Langlade, Oconto, Marinette, Adams, Marquette, Columbia, Dane, Jefferson, Waukesha
      Types – Dairy, beef, grain, part-time, farmettes, residential, recreational, commercial.

EDUCATION:  
    University of Wisconsin – River Falls
     B.S. Degree, Major in Agricultural Business
     Minors in Soil Science, Farm Management and Ag Economics

APPRAISAL EDUCATION: 
USPAP:  Uniform Standards of Professional Appraisal Practice Two Day & current One Day Update

ASFMRA:  UAAR Uniform Agricultural Appraisal Report; UCRR Uniform Country Residential Report; Principles of Rural Appraisal; Advanced Rural Appraisal; Advanced Rural Case Studies; Report Writing; Eminent Domain; Statistics, Modeling and Finance; Maps and Apps; Income Approach on Commercial Ag Properties; Forest Appraisal; Valuation of Permanent Plantings; Cost Approach; This Old House; When Access is Limited

IRWA:  Easement Valuation; Principles of Land Acquisition; Principles of Real Estate Appraisal; Valuation of Partial Interests; Reviewing Appraisals in Eminent Domain; The Valuation of Environmentally Contaminated Real Estate; Eminent Domain Law Basics for Right of Way Professionals

WisDOT:  Acquisition Process; Basic Appraisal; Appraising, Acquiring and the Relocating Billboards; Access Valuation; Wisconsin Land Descriptions

NWTC:  Appraisal – Cost Approach; Income Approach; Ethics; Manufactured Housing; Competency, & Effective Report Writing; FHA Appraisal Process

Appraisal University:  Practical Application of the Cost Approach; Site Analysis and Valuation; Appraising Historic Properties; Retail Center Analysis for Financing; Practices and Pitfalls of Residential Appraisal

McKissock:  Statistics, Modeling and Finance; General Appraiser Sales Comparison Approach; The Dirty Dozen (report requirements); Residential Appraisal Review; Risky Business (liability issues)

Appraisal Institute: Uniform Appraisal Standards for Federal Land Acquisitions: Practical Application;
Condemnation Appraisal Symposium

Other:  Appraisal I and II; Standards and Ethics; Introduction to Appraising Real Property; Applied 
Residential Property Valuation; Wisconsin Public Records Law Basics
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Easement rights extend to Lot 10
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$275,000 $212,000 $230,000 $470,000

$7,147 $7,987 $7,877 $7,799

Fee Simple $0Fee Simple $0Fee Simple $0Fee Simple $0

Conventional $0Cash $0Cash $0Cash $0

Arm's Length $0Arm's Length $0Arm's Length $0Arm's Length $0

2/4/2019

0.50

2% $724/17/2019

0.30

2% $484/13/2018

1.31

2% $2074/5/2017

2.33

2% $364

Total $ Adjustments $72 $48 $207 $364

$7,219 $8,035 $8,083 $8,163

Size in Acres 33.62 38.48 26.54 29.20 60.26

Percent Tillable 98% 86% 90% 89% 98%

Soils Quality Average Slightly Below Ave + About Equal  =

Slightly Above 

Ave  - About Equal  =

Zoning

Exclusive Ag / 

Farmland Preservation General Ag

Farmland 

Preservation

Farmland 

Preservation

Exclusive 

Agriculture

Net Qualitative Adjustments  + +  +  =  =

Overall Comparison

Indicated Value / Acre $7,219 $8,035 $8,083 $8,163 Somewhat above  Slightly above About About



Subject is somewhat superior to Sale Subject is slightly superior to Sale Subject is about equal to Sale

 =  =  =

 =  =  =

 +  +  +

Adjusted Price / Unit Adjusted Price / Unit Adjusted Price / Unit

Qualitative Adjustments  Qualitative Adjustments  Qualitative Adjustments 

Conditions of Sale 0% 0% 0%

Sale Date & Market Condition

Real Property Rights Conveyed 0% 0% 0%

Sales & Financing 0% 0% 0%

Price/Ac Price/Ac Price/Ac

Quantitative Adjutment Quantitative Adjutment Quantitative Adjutment

Sales  Sales  Sales 

Expenditures Immediately After Purchase

Net 

T. Empire, Fond du Lac County T. Empire, Fond du Lac County T. Auburn, Fond du Lac County T. Auburn, Fond du Lac County

Grantor and Grantee Grantee Renter

Sale C449 Sale C448 Sale C450

Taft Road Artesian Road Haven Drive County Road V

Sale C395

Cody Road

T Taycheedah, Fond du Lac County

 

Sales 

Price/Ac

Quantitative Adjutment

0%

0%

0%

Adjusted Price / Unit

Qualitative Adjustments 

 =

 =

 =



Subject is about equal to Sale
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Sale # Net Adjustment Price/Acre

Sale C449  + + 7,219 $      

Sale C448  + 8,035 $      

Subject

Sale C450  = 8,083 $      

Sale C395  = 8,163 $      
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Income

Number of Acres

241

x

Rent per Acre

$200

=

Total Cash Rent

$48,200

Expenses

Real Estate Taxes

$673

Insurance

0.4%

Irrigation Equipment RCN $45,500

182

Maintenance

0.7%

Irrigation Equipment RCN $45,500

319

Management

7%

of Total Cash Rent

$3,374

Total 

$4,548

Net Income

$43,653
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Sale

Sale Price

Acres

% Tillable

% of Tillable 

with Irrigation

Cap Rate

Subject

291

83%

100%

W1

718,200

$    

 

180

93%

100%

4.23%

W2

3,800,000

$

 

868

70%

87%

3.08%

W3

2,860,000

$

 

607

84%

100%

4.27%

W4

821,600

$    

 

158

97%

68%

2.99%

Summary of Comparable Sale Capitalization Rates


image16.wmf
Subject Property's Net Income

$43,653

Divided by

Selected Cap Rate

4.00%

Equals

Value Derived from the Income Approach

$1,091,312.50

Rounded Up Value

$1,092,000.00
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PANEL
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eff. 11/4/2009
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Drainage Class

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI
GP Gravel pit 14 79.0%
KnA Kewaunee silt loam, 0 to | Well drained 0.0 1.5%
2 percent slopes
MaB Manawa silt loam, 2 to 6 | Somewhat poorly 0.3 19.5%
percent slopes drained
Totals for Area of Interest 1.7 100.0%
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SCHEDULE OF LANDS & INTERESTS REQUIRED

PARCEL Fr— INTEREST NEW P.L.E. [ T.L.E.
NUMBER REQUIRED |R/W ACRES| ACRES | ACRES
101 [NORVAN & KATHLEEN WALDSCHMIOT acces wrorrs IIEDE
102 |GORDON & SUSAN MUELLER sccEse R0 4.772
103 |RUSSELL & MARYANN SCHUSTER Accres’ R 1.406 0.053
104 |DANIEL & GAIL RINGWELL sccES e RIoHTS 1.067
106 [RAYVOND & RAE NELL HALBUR ACCESS RIGHTS. 1.624
107 |PINE ACRES, A PARTNERSHIF acoEsE ErcHTs 0.893
108 [JAMES & JERILYN SCHUITZ scceshronrs | 04379
109 |JosePH FRITSC ACCESe RIGHTS 0.489

FOWNER'S NAVES ARE SHOWN FOR REFERENCE PURPOSES ONLY, AND ARE SUBJECT TO CHANGE

PRIOR TO TRANSFER OF LAND INTERES

S 70 THE WISCONSIN DEPARTMENT OF TRANSPORTATION.
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. 0 0000 0__—_0_—_00O_"1
MzdB Morley siitloam, 2106 | Moderately well drained

o
MzeD3

Morley sois, 121020 | Well drained

percent slopes,
severely eroded

Pela sittloam, 0102 | Poorly drained
percent siopes.

Totals for Area of Interest
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Farmland Classification

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

FsB Foxsilt loam, 2to 6 Al areas are prime 04 14%
percent slopes farmland

FsB2 Foxsilt loam, 2to 6 Al areas are prime 08 32%
percent slopes, farmland
eroded

HoC3 Hochheim soils, 6 to 12 | Farmland of statewide 21 82%
percent slopes, importance
severely eroded

HoD3 Hochheim soils, 12 to 20 |Not prime farmland 12 46%
percent slopes,
severely eroded

ToA lonia siltloam, 0to2 | All areas are prime 00 0.0%
percent slopes farmland

1oB lonia silt loam, 2to 6 | All areas are prime 30 1.5%
percent slopes farmland

SmA Sebewa siltloam, 0to 2 | Prime farmland if 00 0.1%
percent slopes drained

SnA Sebewa silt loam, deep, |Prime farmland if 27 103%
0102 percent slopes | drained

ThB2 Theresa silt loam, 2 to 6 | All areas are prime 92 35.0%
percent slopes, farmland
eroded

Thc2 Theresa silt loam, 6 to | Farmland of statewide 56 21.3%
12 percent slopes, importance
eroded

Tic3 Theresa soils, 6to 12 | Not prime farmland 11 44%
percent slopes,
severely eroded

Totals for Area of Interest 262 100.0%
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Drainage Class

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

CceB Cascoloam, 210 6 ‘Somewhat excessively 29 10.1%
percent siopes drained

FsB Foxsitloam, 2t06 | Well drained 42 14.4%
percent siopes

o8 lonia siftloam, 2106 | Moderately well drained a3 111%
percent slopes

SnA ‘Sebewa st loam, deep, |Poorly drained 06 19%
0to 2 percent slopes

™ Theresa silt loam, 210 6 |Well drained 02 05%
percent slopes

The2 Theresa sitt loam, 2 t0 6 |Well drained 86 204%
percent slopes,
eroded

T2 Theresassitloam, 610 | Well drained 95 326%
12 percent slopes,
eroded

Totals for Area of Interest 293 100.0%





image72.jpg




image73.jpeg
Farmland Classification

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

CeB Casco loam, 210 6 Farmland of statewide 29 10.1%
percent siopes importance

FsB Foxsitloam, 2to6 | All areas are prime. 42 14.4%
percent siopes farmland

108 lonia siltloam, 2106 | Allareas are prime 33 1%
percent slopes farmland

SnA Sebewa silt loam, deep, |Prime farmland if 06 19%
0to2 percent siopes | drained

e Theresa siltloam, 2o 6 | All areas are prime 02 05%
percent siopes farmland

The2 Theresa sitloam, 2t 6 | All areas are prime 86 294%
percent slopes, farmland
eroded

ThC2 Theresa siltloam, 6 to | Farmiand of statewide: 95 226%
12 percent slopes, importance
eroded

Totals for Area of Interest 293 100.0%
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Farmland Classification

Map unit symbol Map unit name Rating Percent of AOI

Ca Carbondale muck, Not prime farmland 06 1.1%
mesic, 0 to 2 percent
slopes

DdB Dodge siltloam, 2t0 6 | All areas are prime 28 47%
percent slopes farmland

HmD Hochheim loam, 12to | Not prime farmland 0.1 0.2%
20 percent slopes

HoC3 Hochheim soils, 6 to 12 | Farmland of statewide 6.0 10.2%
percent slopes, importance
severely eroded

HoD3 Hochheim soils, 12 to 20 | Not prime farmland 109 18.6%
percent slopes,
severely eroded

LmA Lamartine silt loam, 0 to | Prime farmland if 20 34%
2 percent slopes drained

MoB Mayville silt loam, 2to 6 | All areas are prime 19 3.2%
percent slopes farmland

PhA Pella siltioam, 0to2 | Prime farmland if 15 19.6%
percent slopes drained

ScB St Charles siltloam, 2 | All areas are prime 57 9.6%
10 6 percent siopes. farmland

) Theresassilt loam, 2 to 6 | All areas are prime 96 16.4%
percent slopes farmland

e Theresassiltloam, 6 to | Farmland of statewide 02 03%
12 percent slopes importance

The2 Theresassiltloam, 6 to | Farmland of statewide 74 127%
12 percent slopes, importance
eroded

Totals for Area of Interest 588 100.0%





