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PART ONE
INTRODUCTION

LETTER OF TRANSMITTAL

March 1, 2010

Attorney Matthew P. Dregne

Stafford Rosenbaum LLP

222 West Washington Avenue, Suite 900
Madison, Wisconsin 53701-1784

Re: Appraisal to determine compensation due to the property owner domplete fee
acquisition of 314 W. Main Street, Stoughton, WI.

Dear Attorney Dregne,

In fulfillment of our agreement as outlined in the letter of engagemert dateiary 21, 2010, we
are pleased to transmit herewith a Summary Appraisal Repmrt opinion of compensation due to
the property owner for the referenced parcel of real estate as of February 24,H20fnort sets
forth our value conclusion, along with supporting data and reasoning whicthetasis of our
opinion.

This appraisal was prepared in accordance with the intended usdlattteddniform Standards of
Professional Appraisal Practice (USPAP) as adopted by the Apprabundation, and the
Wisconsin Department of Regulation and Licensing and in conformityapipropriate Wisconsin
Statutes, Regulations, Policies and Procedures applicable to thesalppfraarcels for various
easements and acquisitions for private or public improvement projects.

The reported opinion of compensation due is qualified by certain d&isitimiting conditions and
certifications which are set forth in Part One of this repanther, it is based on the extraordinary
assumptions identified in this report.

This report was prepared for and our professional fee billed to ysinténded for use by yourself
and the City of Stoughton. We understand and agree that the propertywiasp receive a copy
of this appraisal report. It may not be distributed to or relied ly other persons or entities without
our written permission.



As a result of our analysis, we have formed an opinion that thecwtgbensation due to the
property owner as a result of a full fee acquisition of the subject property asroédfe24, 2010,
was,

One Hundred Sixty-Nine Thousand Dollars ($169,000).

Our opinion of total compensation due is based on the following extraordinary assumptions

1) The City of Stoughton represents a typical purchaser of the subject prppert

2) The out-of-pocket costs for building and site improvement denaoljtunderground storage
tank removal, soil testing and future remediation does not exceed $6,000.

3) The physical information for the subject site and the impeovents as reported to us by others
is true and correct.

4) The costs estimates for building demolition, tank removal, sesting and remediation as
provided to us from Lynn Bradley, General Engineering Company are accurate.

THIS LETTER MUST REMAIN ATTACHED TO THE REPORT, WHICH  CONTAINS 42
PAGES PLUS RELATED EXHIBITS, IN ORDER FOR THE VALUE OPINION SET
FORTH TO BE CONSIDERED VALID.

Respectfully submitted,

Lauri J. Maldonis
Wisconsin Certified General Appraiser #1044

Linn A. Duesterbeck, MAI
Wisconsin Certified General Appraiser #4
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CERTIFICATION OF VALUE

To the best of our knowledge and belief, the statements contained in the appraisalaare tinee
information, upon which the opinions expressed herein are based, is cuigatt to the limiting
conditions herein set forth.

This appraisal has been made in conformity with appropriate Wisc8iaiates, Regulations,
Policies and Procedures applicable to the appraisal of parcetsifaus easements and acquisitions
for private or public improvement projects. To the best of our knowledge, tiorpofthe opinion

of compensation concluded in this appraisal report consists of iternl aft@ non-compensable
under Wisconsin laws.

The statements contained in this report are true and correcteptwed analysis, opinions and
conclusions are limited only by the reported assumptions anahijonditions and is our personal,
unbiased professional analysis, opinions and conclusions.

We have no present or prospective interest in the property that is the subpect@bort, and we
have no personal interest or bias with respect to the property thatdubject of this report or to the
parties involved with this assignment.

The Appraisers have not performed any services regarding the subjaetty within the three year
period immediately preceding acceptance of the assignment, aseagpoa in any other capacity.

Neither our compensation nor our employment are contingent upon thergpbetipredetermined
value or direction in value that favors the cause of the client, tbargrof the value opinion, the
attainment of a stipulated result, or the occurrence of a subsegaentdaectly related to the
intended use of the appraisal.

Any decrease or increase in the market value of the real prgpintyo the date of the valuation
caused by the proposed private improvement for which this property isatogb@ed, or by the
likelihood that this property would be acquired for such improvemtray than that due to physical
deterioration within the reasonable control of the owner, was dislefjan determining
compensation for this property.

Our analysis, opinions and conclusions were developed, and this report hgzrdpsaed in
conformity with the Uniform Standards of Professional Appraisattfeaand the “Relocation
Assistance and Real Property Acquisition Policy Act of 1970".

No one provided significant professional assistance to us imgiks report. We have not revealed
the findings and results of this appraisal to anyone other than the pfbgeals of the acquiring
agency and we will not do so until authorized by said officials, oFwetare required to do so by
due process of law, or until we are released from this obligatidrawng publicly testified as to
such findings.

We have not given consideration to nor included in this appraisal angtreloassistance benefits.



On February 16, 2010, two letters were sent via certified mailw@aesent to ABP Properties LLC

at 6621 38 Avenue, Kenosha, Wisconsin 53142 and one was sent to Kusum Bhardwaj rBe:giste
Agent, ABP Properties LLC at 8120"%Street, #10, Kenosha, Wisconsin 53142. We requested
permission to access the subject property for a physical inspettlmsite, site improvements and
building as well as requested their presence during the inspectiohFAkruary 24, 2010, receipts

of the letters had not been returned to us. We tracked the mailings and found that thenietter
ABP Properties LLC at 6621 8%\venue, Kenosha, Wisconsin was not deliverable. There was no
one present to accept the letter sent to Kusum Bhardwaj, Redistgent, ABP Properties LLC at
8120 7% Street, #10, Kenosha, Wisconsin. A message was left at thatgddresver no one has
retrieved the letter to date. We have no telephone number to contasgirésentative of the owner.

We have therefore inspected the subject from the street pesmEbte property was viewed on
February 4, 2010 and again on February 24, 2010. This provided an exterior view of the front and
partial side elevations of the building improvements. We have also anfaeld inspection of the

sales relied upon in making this appraisal. The subject propertylasdedged upon in making this
appraisal are as represented in this appraisal.

As a result of our analysis, we have formed an opinion that thecwtgbensation due to the
property owner as a result of a full fee acquisition of the subject property asroédfe24, 2010,
was,

One Hundred Sixty-Nine Thousand Dollars ($169,000).

Our opinion of total compensation due is based on the following extraordinary assumptions

1) The City of Stoughton represents a typical purchaser of the subject prppert

2) The out-of-pocket costs for building and site improvement denaoljtunderground storage
tank removal, soil testing and future remediation does not exceed $6,000.

3) The physical information for the subject site and the impeovents as reported to us by others
is true and correct.

4) The costs estimates for building demolition, tank removal, sesting and remediation as
provided to us from Lynn Bradley, General Engineering Company are accurate.

Date: March 1, 2010

U= =140

Lauri J. Maldonis Linn A. Duesterbeck, MAI
Wisconsin Certified Wisconsin Certified
General Appraiser #1044 General Appraiser #4
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SUMMARY OF IMPORTANT CONCLUSIONS

Level of Report Provided:
Property Appraised:
Subject Property Owner:

Addresses for Subject Owner:

Appraisal Purpose and Intended Use:

Extraordinary Assumptions:

Date of Appraisal Report:
Effective Date of Appraisal:

Site Size:

Improvements:

Zoning:

Highest and Best Use as if Vacant:

Highest and Best Use as if Improved:

Area and Interest to be Acquired:

Total Compensation Due:

Summary Appraisal Report
314 West Main Street, Stoughidisconsin
ABP Properties, LLC

ABP Properties LLC
6621 39" Avenue
Kenosha, Wisconsin 53142

Kusum Bhardwaj

Registered Agent, ABP Properties LLC
8120 7%' Street, #10

Kenosha, Wisconsin 53142

To form aniopiof the market value of the fee simple estate
of the real estate only as outlined in the repaith the
intended use for possible acquisition of the sulpeaperty.

1) The City of Stoughtonrepresents a typical purchaser
of the subject property.

2) The out-of-pocket costs for building and site
improvement demolition, underground storage tank
removal, soil testing and future remediation does ot
exceed $6,000.

3) The physical information for the subject site ad the
improvements as reported to us by others is true ah
correct.

4) The costs estimates for building demolition, tan
removal, soil testing and remediation as providedatus
from Lynn Bradley, General Engineering Company
are accurate.

March 1, 2010
February 24, 2010

17,844 square feet or 0.40 acre

A vacant convenience store buildiogtaining about 1006
square feet which was constructed 1969. Other site
improvements include a canopy containing about kégre
feet, paved parking areas, drives, service wallt$aanlscaping.

All underground fuel equipment is still in place.

PB (Planned Business)

Commercial use
Redevelopméhta commercial use

Full fee acquisibf the subject property

$169,000

314 W. Main Street, Stoughton

-1- L. A. Duesteikb& Associates, Inc.



PART TWO
PREMISES OF THE APPRAISAL

TYPE OF APPRAISAL AND REPORT FORMAT

An inspection and appraisal were made of the real estate owndgFolyperties LLC located 314
West Main Street, Stoughton, Wisconsin which is the location of afdvtarathon gas station and
convenience store.

The appraisal otherwise complies with all USPAP standards wupssseded by State and Federal

laws, rules or regulations as stated in this appraisal reporapfnaisers have provided a Summary
Appraisal Report, as defined in USPAP (Standard 2-2,b).

ASSUMPTIONS AND LIMITING CONDITIONS

The certification of the Appraisers appearing in the appraigaltrés subject to the following
conditions and to such other specific and limiting conditions as diergeby the Appraisers in the
report.

1. The Appraisers assume no responsibility for matters of arlagale affecting the property
appraised or the title thereto, nor do the Appraisers render anyroggio the title, which is
assumed to be good and marketable. The property is appraised as thougéspadesible
ownership.

2. Any sketch in the report may show approximate dimensions and is idd¢tudssist the
reader in visualizing the property. The Appraisers have made no survey of the property.

3. The Appraisers are not required to give testimony or appear irbesadse of having made
the appraisal with reference to the property in question, unlesgyamants have been
previously made therefore.

4. Any distribution of the valuation in the report between land and improvsrapgplies only
under the existing program of utilization. The separate valuatiofei@and building must
not be used in conjunction with any other appraisal and are invalid if so used.

5. The Appraisers assume that there are no hidden or unapparent conditi@nproperty,
subsaoil, or structures, which would render it more or less valuabléddpraisers assume
no responsibility for such conditions, or for engineering which mightdneéresl to discover
such factors.

6. Information, estimates, and opinions furnished to the Appraisdrspatained in the report,
were obtained from sources considered reliable and beliebedrioe and correct. However,
no responsibility for accuracy of such items furnished to the Appsats@ be assumed by
the Appraisers.

314 W. Main Street, Stoughton -2- L. A. Duestekb& Associates, Inc.



10.

11.

12.

Disclosure of the contents of the appraisal report is governed Bylves and Regulations
of the professional appraisal organizations with which the Appraisers aiatexditil

Neither all, nor any part of the content of the report, or copy th@netiiding conclusions
as to the property value, the identity of the Appraisers, miofea designations, reference to
any professional appraisal organizations, or the firm with whichAgpgraisers are
connected), shall be used for any purposes by anyone but the @afiedpn the report, the
borrower if appraisal fee paid by same, the mortgagee ocitessors and assigns, mortgage
insurers, consultants, professional appraisal organizations, angrstatierally approved
financial institution, any department, agency, or instrumentalityeotnited States or any
state or the District of Columbia, without the previous written aoisiehe Appraisers; nor
shall it be conveyed by anyone to the public through advertising, publionslanews,
sales, or other media, without the written consent and approval of the Appraisers.

On all appraisals subject to satisfactory completion, repaiaieyations, the appraisal
report and value conclusion are contingent upon completion of the improvements i
workmanlike manner.

In this appraisal assignment, the existence of potentiallydamamaterial used in the
construction or maintenance of the building, such as the presamea édrmaldehyde foam
insulation, and/or existence of toxic waste, which may or may rmoekent on the property,
has not been considered. The Appraisers are not qualified to detestibatances. We urge
the client to retain an expert in this field if desired.

Our compensation is not contingent upon the reporting of a predetermunednditection
in value that favors the cause of the client, the amount of the vahiemhe attainment of
a stipulated result, or the occurrence of a subsequent event.

The Americans with Disabilities Act ("ADA") became etiee January 26, 1992. The
Appraisers have not made a specific compliance survey and aradlykis property to
determine whether or not it is in conformity with the various dadaiequirements of the
ADA. Itis possible that a compliance survey of the propartether with a detailed analysis
of the requirements of the ADA, could reveal that the property isigompliance with one
or more of the requirements of the Act. If so, this fact could haegative effect upon the
value of the property. Since the Appraisers have no direct evideatiegedb this issue,
possible noncompliance with the requirements of ADA in estimatingvaéhge of the
property has not been considered.

314 W. Main Street, Stoughton -3- L. A. Duestekb& Associates, Inc.



PURPOSE OF THE APPRAISAL

The purpose of the appraisal is to provide an opinion of the total compenaatrdable to the
owner of the subject property for the full fee acquisition of thigare@erty rights as of February 24,
2010.

Our opinion of total compensation due is based on several extraordiagsumptions which are
indentified on Page 5.

For the purpose and intended use of the appraisal, market value is being edrasdequired by

Section 32.09 Wisconsin Statutes which states that compensation dbadidoeon market value.
The definition of "market value" as utilized in the appraisaltaken from Section 32.09 Wisconsin
Statutes which is consistent with the 2010-11 edition of USPAP.

Market valuemeans the most probable price which a property should bring in a conepatit
open market under all conditions requisite to a fair sale, the buyer anceaeleacting prudently
and knowledgeably, and assuming the price is not affected by undue stiimplisit in this
definition is the consummation of a sale as of a specified datheapassing 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 ir thileg 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 tefnfimancial arrangements
comparable thereto; and

(5) The price represents the normal consideration for the propedtyisaffected by special or
creative financing or sales concessions granted by anyone associated with. the sal

314 W. Main Street, Stoughton -4 - L. A. Duestekb& Associates, Inc.



JURISDICTIONAL EXCEPTION

As discussed, the purpose of the appraisal is to provide an opinion of wadukedo aid the clientin

the determination of appropriate compensation due to the property owadulfdee acquisition of

the subject property as part of a proposed redevelopment projectithatiude the subject site and
adjacent parcels.

In conducting appraisals for public acquisitions in Wisconsin we greregl to comply not only
with the Uniform Standards of Professional Appraisal Pradti&®@P) but also with the overriding
authority of State and Federal laws including the “Relocationsfessie and Real Property
Acquisition Policy Act of 1970" and appropriate Wisconsin Statutes, Reguos, Policies and
Procedures applicable to the appraisal of right of way.

The appraisal is therefore completed under the Jurisdictional Exceple in which the proposed
private redevelopment project is not considered in the valuation progesdiclional exception is
defined by USPAP as “an assignment condition that voids the forcpast af parts of USPAP,
when compliance with part of parts of USPAP is contrary to law orgpblicy applicable to the
assignment.”

In this case Standards Rule 1-4 (f) of USPAP is affected. Starglards rule states that “when
analyzing anticipated public or private improvements, located on or off tharsé@praiser must
analyze the effect on value, if any; of such anticipated improvenetiits extent they are reflected
in market conditions.” This standards rule is therefore considered void asiieisseded by State
and Federal regulations essentially stating that any incoeadecrease in market value to real
property caused by a public or private improvement for which such manpy is being acquired
may not be taken into account in determining just compensation for the acquired property.

EXTRAORDINARY ASSUMPTION

This is defined as, “an assumption, directly related to a specific assignmaeatt, iivfound to be
false, could alter the appraiser’s opinion or conclusions.”

Our opinion of total compensation due is based on the following extraordinary assumptions:

1) the City of Stoughton represents a typical purchaser of the subject property,

2) the out-of-pocket costs for building and site improvement demolition, undedystorage tank
removal, soil testing and future remediation does not exceed $6,000.

3) the physical information for the subject site and the improverasmeported to us by others is
true and correct,

4) the costs estimates for building demolition, tank removalestihg and remediation as provided
to us from Lynn Bradley, General Engineering Company are accurate.

314 W. Main Street, Stoughton -5- L. A. Duestekb& Associates, Inc.



INTENDED USER AND INTENDED USE OF THE APPRAISAL

The intended user of the appraisal is Attorney Matthew P. Br&gafford and Rosenbaum LLP and
the City of Stoughton. We also understand and agree that the ownersabjbet property or a
representative of the owner will be provided a copy of this appraisal report.

This appraisal is intended to assist the client, Attorney Matthédvegne, Stafford and Rosenbaum

LLP and the City of Stoughton, in forming an opinion of compensation awarttatile subject
property owner resulting from a full fee acquisition of the subject property.

PROPERTY RIGHTS APPRAISED

The real property rights appraised are fee simple estate.

Fee simple estate is defined from The Dictionary of Real Estate AppfitalEdition, as:

"Absolute ownership unencumbered by any other interest or estate, suibyetct the limitations
imposed by the governmental powers of taxation, eminent domain, police power, and escheat.”

APPRAISER COMPETENCY DISCLOSURE

The Competency Rule of USPAP states that an appraiser rmasbdéhe lack of knowledge and/or
experience and the steps taken to complete the assignment comppatéimé report. Linn A.
Duesterbeck, MAI, has had extensive experience in the apmfarssious use commercial facilities
including vacant land and improved sites of various commercial usesl3tiscludes substantial
experience in the immediate geographical area of the subesalso includes the valuation of both
typical and atypical properties over the last 37 years includites swhich have known
environmental contamination. Linn A. Duesterbeck has had educational traitingegard to
appraising contaminated properties. Lauri J. Maldonis has also had rsdeygarience in the
appraisal of various use commercial facilities including vacant land and impreegdfsvarious
commercial uses. This also includes sites which have known environnoemtaimination.
Furthermore, the appraisers’ qualifications are included in this report.

The following section, Scope of Work, describes the steps taken by the appraisenpleiethe
assignment competently.

SCOPE OF WORK

The scope of work during the appraisal process encompasses thergeesssach and analysis to
prepare a Summary Appraisal Report, in accordance with the interelethdisvith the Uniform
Standards of Professional Appraisal Practice (USPAP) as adpptieel Appraisal Foundation, and
the Wisconsin Department of Regulation and Licensing, as of Fgl241e2010. In accordance with
such, the following steps were taken.

314 W. Main Street, Stoughton -6 - L. A. Duestekb& Associates, Inc.



1) The subject property was inspected on February 4, 2010 and February 24020t fstreet
perimeters only with appropriate photographs taken which are foundeptire We attempted
to contact the owner of the subject property and a representativecstriee via two certified
letters. One letter was undeliverable to the address we warelgd and the other was not
retrieved by the representative of the owner. As a result, we datoess the subject property
for a physical inspection. The viewing of the subject site from the streetgters provided a
reasonably accurate view of the site however an inspedtibe building improvements was not
able to be made other that what could be seen from this distanbavw/eslied on information
provided to us from City of Stoughton officials, from Lynn Bradley andra#presentatives of
General Engineering Company who have completed inspections of the fullgiclg in the
past and the underground tank inspection supervisor for this region. As notapptasal is
being made subject to the physical information for the subjeciasdethe improvements
provided being true and correct.

2) The area was examined and surrounding uses and condition of contiguous properties and uses
were considered.

3) Regional, city, county and neighborhood data was gathered and retrievethé City of
Stoughton and Dane County and utilized along with assorted data gétheréd Duesterbeck
& Associates, Inc. over the last several years.

4) The highest and best use for the subject property was deterrtarexhanalysis was made of
data compiled in the steps noted above with consideration given to thet quijeerty as
unimpaired and as impaired. In addition, a study of the real estdtetrimethe subject area was
made to help determine the economic use of the subject.

5) Approaches to value were developed from the cost, income and magkeitibizéd in the
report; collected from the files of L. A. Duesterbeck & Assiesiainc. and Linn A. Duesterbeck,
MAI, a Wisconsin Certified General Appraiser; from interviewth local property managers,
realtors and other persons knowledgeable of the subject property mamkefrom the
governmental offices of the applicable municipality.

6) After assembling and analyzing the data defined in this scajpe @fork, an opinion of the
market value of the fee simple estate of the real estatexaslynade understanding however
that there is fueling equipment in place on the subject property inglugiderground fuel
storage tanks, piping and a canopy. No additional equipment or persqaatyod the owner is
addressed in this appraisal.

7) The appraiser determined the owner of record of the sulbpperpras ABP Properties LLC and
provided a three year sales history for the subject property, as of February 24, 2010.

8) Determined the present use of the subject property as an abandostdiga and convenience
store reported to us as vacant for a period of at least five years, but as manyyesaesght

314 W. Main Street, Stoughton -7- L. A. Duestekb& Associates, Inc.



PART THREE
PRESENTATION OF DATA

PROPERTY IDENTIFICATION

The subject property is the vacant gas station and convenierelostted at 314 West Main Street,
Stoughton, Wisconsin, which is further described by the legal descriptioded in Addendum C
of this report.

AREA ANALYSIS

Stoughton is located in Dane County in south central Wisconsin, 15 miles southeast atdhe cap
city of Madison. Other cities and their proximities are: Jatlesv22 miles south; Milwaukee - 70
miles east; and Chicago, lllinois - 100 miles south.

The population estimate for the City of Stoughton for 2009 was 12,840; a 4¥%setm@a 2000
and 45% increase since 1990.

Stoughton has a reasonably strong industrial base which supports the economydiomtio@ity
and surrounding area. The North and South Industrial Parks, as welline€8uBark North are
suited for future growth. They offer generally easy accesstypeterstate freeways, rail facilities
and airports.

One of city’s largest employers, Stoughton Trailers, competéearational level in the truck semi-
trailer market. B & G Foods-Ortega, in the North Industrial Fadqufactures a substantial number
of the Ortega taco shells and Zalk Josephs Fabricators, LLC sugigléd construction materials to
firms throughout the country.

Stoughton’s Largest Employers Include:

Employer Employer

Stoughton Area Schools Nazareth Health & Rehabilitation
Stoughton Hospital Assn. Cummins Filtration

Skaalen Sunset Home Cummins Emissions Solutions
Stoughton Trailers Millfab

B & G Foods-Ortega Wal-Mart

City of Stoughton Uniroyal Engineered

The unemployment rate was estimated at 5.4% for Dane County acefmber 2009. This is
significantly lower than the unemployment rate for the Staféis€onsin of 8.3% for the same time.
The unemployment rates as of January 2009 were 4.9% for Dane County arfidr th&&tate of
Wisconsin, respectively.
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Other Stoughton statistics are summarized as follows:

Population Statistics 1990 2000 2008 2009
Total Stoughton Population: 8,786 12,354 12,865 12,840
Total Dane County Population: 367,085 426,526 471,559 473,622

Source: U.S. Census Bureau

Housing (2000)

Total Units: 4,890
Single-Family: 2,972
Multi-Family: 1,138

Source: U.S. Census Bureau, WI DOA, Dane Co. Ragjilanning Commission

Unemployment * (Dane County)

Civilian Labor Force: 288,039
Unemployed: 15,581
Unemployment Rate: 5.4%
Employed: 272,458

*December 2009 estimates. Department of Workforeedibpment (DWD)

Income (2008)
Per Capita Income $27,631

Median Household Income $59,456

Transportation
U.S. Highway 51 traverses the City of Stoughton. Numerous local sstdffederal highways such

as Interstate 90/94 also serve the Stoughton area. Rail fraeighess provided by the Wisconsin &
Southern Railroad Company. Stoughton is served by the Dane County RAgiooidlin Madison,
as well as Mitchell Field in Milwaukee, and over nine trucking firms serve the I8tougrea.

Recreation

Stoughton has a variety of recreational opportunities including muselopgisg and many area
parks including Lake Kegonsa State Park which offers camping, piegidkiking trails, boating,
fishing, swimming, and winter sports. There are also three courty @ad 14 city parks, many of
which border the Yahara River as it winds its way through Stoughton.

Community Facilities

Government: Mayor/council

Police: 26 personnel

Fire Department: 3 full-time personnel; 29 volunteers

Churches: 20+

Schools: Elementary-4; Middle School-1; High School-1; Parochial Schools-4

Medical: 1 Hospital, 2 Clinics, 2 Nursing Homes, 3 Residential Extendesl C
Facilities

Newspaper: 1 Daily + 1 Weekly

Radio Stations: Madison stations

Television Stations: WSTO (local access cable TV);ABC,CBS,[®BS,FOX (Madison)

Cable Television: Charter Communications
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Financial Institutions: 6

Garbage/Trash Disposal: Weekly by the City
Water: Stoughton Water Utility
Waste Water Treatment:  City owned

Current Overall Market Conditions in Stoughton

Overall market conditions in Stoughton are stable to declining, sitoifaost other communities in
southern Wisconsin. Close proximity to Madison makes Stoughton an affordabteng
community and also benefits other markets, including industrial, witjuatie access to Madison
via U.S. Highway 51 and major transportation routes of the area.

The following table summarizes the number of building permits takeriooutew residential
construction since 2004.
2004 2005 2006 2007 2008 2009

Single-Family 43 39 16 15 5 1
Two-Family (Units) 8 4 10 6 6 0
Multi-Family (Units) 0 0 0 0 0 0

Source: SOCDS Building Permit Database

As indicated by the above building permit information, histogr¢al majority of permits have been
issued for single-family homes, however there has been a majonedatinew residential
construction since 2005, typical of southern Wisconsin and the nation as & Whelformer
excessive use of creative subprime lending practices has dasuhereased foreclosures as some
borrowers were not able afford mortgage payments once the vead|astable rates reverted to
market or higher rates or when the interest only loan paymentee@xphis, along with rising fuel
and construction costs, caused a major downturn in demand for singlg+fasidential housing
nationwide and has affected Stoughton as well.

Six to twelve month marketing times are very typical for giffgimily residences as opposed to
many homes selling in less than three months in prior years ugjttt@pinions vary on the longevity

of this sluggish residential market, no noticeable improvemenéntogpated through 2010 as this
slump could linger well into 2011.

The multi-family market has also felt the impact of the ssmm. Initially, the downturn in the
single-family residential market resulted in improved occupancytifer multi-family market
however more recently occupancy rates are slipping as unemplorerting some tenants to
consolidate living arrangements or move back with family.

Most new commercial development which has occurred in the last Z5yea the west side of the
city along Highway 51 and northward to the city limits of Stoughton, ab@utile north. Major
commercial uses in this area include Wal-Mart, national éest festaurants and auto dealerships.
There were several vacant structures observed including a fash&dd restaurant, former family
restaurant, and an auto dealership all located along the main arterial.

314 W. Main Street, Stoughton -10 - L. A. Duestsib& Associates, Inc.



New industrial development in Stoughton has been limited to small shepuses within the
Stoughton Business Park North. This park is a municipally sponsored paaknocunt total of
about 60 acres and was developed in 1993 by the City of Stoughton. The latfdnsawax
incremental financing (TIF) district. Lots within the park rafrgen about one to four acres in size.
There are three sites totaling approximately five acréfdesale in the park. The asking price for
the remaining land is $23,500/acre. In addition, there is one privately @itaembntaining 1.31
acres available for sale with an asking price of $96,900, or, $73,969/acre.

Mortgage interest rates remain very reasonable and stablgaatl supplies. Conventional lenders
are offering 80% fixed rate residential mortgages around 5-5.25P0 MH30 year terms and
commercial rates of 6-7.25%, 20-25 year terms with five- yeadfiates common, depending upon
level of risks. Commercial lending remains very tight with nsaraitinized underwriting which has
lead to more seller financing occurring to facilitate sales.

Prior to 2006-2007, there had been some expansion of all markets althouyiiyresidential as a
result of the proximity to Madison which is located about 15 minuteswuest of Stoughton.
However, continued overall stable market conditions with very slow grawtesidential and
commercial real estate expected in the foreseeable future.

MARKETING AREA

The subject property is located on the northern fringe of the céntsatess district (CBD) in
Stoughton along the main arterial, Main Street, which travere&3BD, generally west to east. The
arterial is highly characterized by older, two-story, masonryglngk in use largely as retail uses on
the first level and residential apartments on the upper levels.

There has been significant renovation and reclamation of many olddingaiwithin the CBD over
the last several years. This includes many small retail&ntte uses as well as a fine arts facility.
Occupancy is quite high with few vacant areas or otherwise bieita lease however there are six
buildings currently offered for sale. The asking prices range $66isquare foot to well over
$100/square foot.

Immediate surrounding uses to the subject include a Cenex gasoliseraicd station to the east;
residential uses to the north; an office, single-family resefeand a church to the south; and service
uses to the south and west. Uses to the west are also mixed roomhizied residential uses.
Commercial uses include office and service type uses, and an older gecstatienience store.
There is one renovated, but vacant, office building located about one blbokteassubject. Most
residential uses in the subject’'s immediate area are older, two-stolgness on small lots.
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PROPERTY DESCRIPTION

Site

The site consists of an irregular shaped parcel, as shown in tinegplan the addenda, containing
17,844 square feet or 0.40 acres.

The subject site fronts West Main Street to the south andd”&iget to the west. West Main Street
is also US Highway 51 and is a primary arterial streetaughton. This is a two way, four lane,
asphalt paved street with concrete curb and gutter which igatelgeo heavily traveled. Sidewalks
are present along West Main Street and street parking is natteerin the area of the subject. The
site has 167.50 feet fronting West Main Street with two accestspone at the east end of the site
and one at the west end.

A 2006 traffic count map revealed traffic volumes of 14,700 vehicles pearadeeling West Main
Street in the area of the subject.

Prairie Street is a two way, two lane, asphalt paved stteehvs lightly traveled. The site borders
Prairie Street to the west with about 66.32 feet of street fyjeniEhere is one legal access from
Prairie Street. Street parking is permitted along this street, butoottilg horth of the subject site.

The site has good visibility from both fronting streets.

The topography of the site has an incline from the southeast to thevastrbut is generally level on
the south 2/3 of the site. The site is mostly clear of tretkstine exception of a few trees along the
north lot lines.

All public utilities are available and in place on the site inclgdianitary sewer, water, telephone,
electricity and natural gas.

There is one easement for ingress/egress to a site imeigdiatth of the subject site. The easement
is 8.5 feet wide and located along the entire east lot line. Althiheglasement allows access to a
detached garage building on the site to the north, the fact thddagited along the lot line lessens
the adverse impact on value and/or marketability of the site. Althotigie zoning may not require
side yard setbacks, the narrow width of the easement is within the esisliingard setback of 10
feet and does not restrict the site significantly. There &lditional easement within the same 8.5
foot wide easement which was implemented to address a minor bugidangachment on the
subject site. There is not a designated site area for theeaiskbut it permits the building on the
adjacent site to the east to protrude on the subject site 0.1 héedtearoof of that building to
overhang onto the subject site 1.7 feet. This easement remaineanasflong as the building
remains on the site to the east. Copies of the recorded easénéotih easements affecting the
subject site are included in the addenda of this report.

No other adverse easements or encroachments were observed on the subject property.
The subject property is located in Census Tract 122.02 in Stoughton, Dane County, Wisconsin.

None of the subject site area is located in a flood hazard zonBodtienap location is referenced
by FEMA Community Panel Number 55025C0636G for Stoughton, Wisconsin, dated 1/2/20009.
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Improvements

Building

The site is improved with a former convenience store building, whiehase-story, masonry
structure containing 1006 square feet. The building was constructed in 1963dhbeste block
and brick exterior walls, angular roof design and what appehessingle-pane, storefront windows.

The building was vacated about between five and eight years ago amat bagn occupied since.
Although an interior inspection was not made by the appraisers, weepn@rided with interior
photos for the subject property which show roof leaks, potential moissues and old interior
finishes.

We also spoke with the tank inspection supervisor for the subject pregestiras been on the
subject site recently and has familiarity with the building imvpments as well as with the fueling
equipment. The inspection supervisor, Mr. Eric Hummley, stated tmaficigt renovation would
be required to the building. Further, the design of the convenience statigisated and would not
compete with newer convenience stores operating in Stoughton. Heaggsialsait items have been
cannibalized from the property since it has been vacant (including fill caps fonkisg. ta

Tanks

Two 8000 gallon, single-wall, coated steel tanks were installed inli@i8fak detection systems.
These tanks are still in place, but are empty. The tanks havgraeésd temporary closure however
we were not able to confirm the date. It has been reported tolus tank inspection supervisor for
the subject site, Eric Hummley that this type of tank requinemia inspections for corrosion
control. The last cathodic testing date was 9/20/04 and cathodic corepigpiced 9/20/05. The
permit to operate these tanks expired in July 2006. Per the tank iosgetervisor, the tanks must
be tested before they could be utilized again. This will requiiatamal inspection which was
reported to cost approximately $10,000. Tank removal may be required basedesultiseof the
testing.

The underground piping is single-wall fiberglass. There are gpedsers, all older models with no
card readers.

Other Improvements

Area not covered by building consists of:

1. asphalt/concrete paved parking lot and drives,
2. concrete tank pad and service walks, and

3. some landscaping.
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Site Contamination
The subject site has reported soil contamination from formenigé&kel tanks. The following bullet
points summarize the information we do know with regard to the site contamination.

Underground petroleum tanks were removed from the site since they diderbicode
requirements effective December 1999.

Soil and groundwater contamination resulting from petroleum hydrocarba®urad at
that time. It was reported that there is contamination withiapiper four feet of the subject
soil.

In September 2005, the Wisconsin Department of Natural Rescorudaded that all items
required as conditions for site closure were received and theastiested as “closed” with
the Department of Commerce.

A soil restriction was however placed on the site which essentially statefphizoleum
affected soils are disturbed during construction, the contaminakedwssit be removed and
properly disposed of. We were provided with a cost estimate to resndv@operly dispose
of the upper four feet of soil within the known affected area on thedutije. This was
reported at $32,243. Please note however that the contaminataircantained to only 4-
foot depthbut actually extends to groundwater level. The cost to removeaaitiepth that
would permit a basement in the affected area could exceed $60,000 ambtdioetude
hauling in clean fill to replace soils removed.

The subject site is not eligible for PECFA funds for remediation.

A groundwater use management restriction has been placed on tigchtevill not permit
a well to be drilled on the subject site. Since municipal watavailable to the site, this has
no measurable adverse affect on the value or the marketability of the site.

We also know that the type of tank currently underground on the subgastsitl known to

leak. If increasing levels of contamination are found, additionald&tien may be required
and additional monitoring may be needed for at least one yearuglilaevelopment would
not necessarily be delayed for that monitoring time period, the buyer wowddpmnsible

for the costs associated with monitoring which could be as much as $20,009npe
Bradley with General Engineering Company in Portage, Wisconsin.

We also were informed that there is asbestos content in soheelmfitding materials in the former
convenience store building which will require proper removal and dispogah. Bradley also
provided us with a cost estimate for demolition of the building andsgeovements, removal of
tanks and soil testing which was reported to be about $30,000.

Please note that all costs listed above are only estimatdaw@owever relied on this information
for this appraisal and if found to be different than reported, our opinioradéaetnvalue for the
subject property could be impacted.
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The following summarizes what va® not knowwith regard to contamination on the subject site.

The full extent of the existing contamination is still specuéasince additional leaching
outside reported affected area may have occurred or that thessiodtcompleted may not
provide accurate data for all areas of the site.

We do not know if additional leaking has occurred from the existing tamésrground
resulting in new contamination which would require remediation.

The existing contamination may require some type of vapor exinaoti construction of a
building which may consist of a vapor barrier, venting or a ¢éei@papor extraction system.
Although Lynn Bradley with General Engineering Company stated tiyateguired vapor
extraction is likely to be minimal, this is based on the repokedwn) contaminants and
may be impacted by possible new contamination or may be impactethilfmdings once

excavation of soils occurs. She stated that vapor extraction couldsclitse as $2000 to
over $100,000.
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ZONING

The subject property is zoned PB (Planned Business) by the Siiyugihton which permits several
commercial uses as principal land uses including offices, persahptafessional services, indoor
sales and services and indoor maintenance services. Several additesare permitted as
conditional uses. The most recent use, a gas station and convenieace gtomitted only via a
conditional permit in PB zoning.

A list of permitted uses in PB zoning is found in Addendum D.

TAX AND ASSESSMENT DATA

The subject property is assessed by the City of Stoughton under tax parcel number 28320511
0706-6 as follows.

Land $116,900
Improvements $ 98,400
Total $215,300

The above assessed value resulted in a 2009 real estate tax of $424%5ed8reltielinquent taxes
for the subject property in the amount of $15,147.29 as of February 24, 2618poHt provided by
the Dane County Treasurer reflects four years of unpaid taxes.

Assessed values in the City of Stoughton were based upon approx@8a886 of market value in
2009.

SALES HISTORY

As required under USPAP standards, an investigation was madertaiasgy sales history of the
subject property for the last five years. There has been none. Teatawwvners purchased the
subject property in November 2000 from Speedway SuperAmerica LLC $eeial Warranty
Deed. A copy of this deed is included in the addendum of this report whiageswn Exposure
Restriction. The transfer fee equates to a recorded sale price of $135,800 howevee lemtineag
deed suggests a total purchase price of $203,206. We were not ablerta tomfxact sale price.

The Exposure Restriction states that the subject property canmsedbéor residential purposes or
purposes of child care, elderly care, nursing home, hospice, hotel, matal,atenedical clinic,
hospital, school, church or park. The restriction also states that ddinguwonstructed on the
subject property shall be slab on grade with the top of the slalabbwe the surface level. A well
cannot be drilled on the subject site however monitoring or extragélsrelated to contamination
monitoring, testing or remediation can be drilled. If these réisingare violated, the grantor cannot
be held liable for claims, losses, judgments or costs that arise.

There were no other recorded sales of the subject property sinceben2000. It does not appear
as though the subject is currently offered for sale and a seattod blultiple Listing Service for
Southern Wisconsin revealed no listing for the subject property, active or expired.
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PART FOUR
ANALYSIS OF DATA AND CONCLUSIONS

HIGHEST AND BEST USE

The term "Highest and Best Use" as used in this report, isedieifn The Dictionary of Real Estate
Appraisal Fifth Edition as: "The reasonably probable and legal use of iacahtr an improved
property, which is physically possible, appropriately sugglftnancially feasible and that results in
the highest value. The four criteria the highest and best use meastane legal permissibility,
physical possibility, financial feasibility and maximum profitability."

It is also that use which will yield the greatest net retwer a given period of time. This use cannot
be speculative, nor can it be contrary to existing regulatory orddsamtess there is the likelihood
that these ordinances can be adjusted to accept the use. Highesstansebanalysis requires
consideration of both the highest and best use of the land as if vadavieelable for development,
as well as the highest and best use as improved with the exisgirayements on the site. The four
criteria aforementioned are now discussed.

HIGHEST AND BEST USE AS IF VACANT AS UNIMPAIRED BY CONTAMINAT ION

Physically Possible UsesThe subject site fronts West Main Street, also Highway 51 hwkia
main arterial street in Stoughton. The site is located on thieedigs of the central business district
and is bordered by commercial uses to the east, west and souttra¥fidivolume of about 14,700
vehicles per day along West Main Street in the area of thecsudbmmercial use would conform
best with surrounding uses and benefit greatest from the drive-by traffic.

Legally Permissible Uses:The local zoning ordinance specifies uses to which the site could be
developed, as well as yard development requirements. Legally geronsts would include several
commercial uses. Further, conversations with City of Staungbiinning officials indicated that they
would consider several uses including a mixed use with commendiakaidential uses as well as
potentially offer some flexibility with regard to setbacks reguients in order to maximally utilize

the site. It is not likely that the site would be rezoned to allow all residential use

Financially Feasible UsesBased upon the following, a commercial use would be the most
economically feasible use of the subject site.

Use Average Sale Price/SF Equity Yield Trend
Residential $2.00 to $5.00 5-7% Down
Industrial $.50 to $1.00 9-11% Down
Commercial $6.00 to $13.00 9-11% Down

Even in the current slow economy, a commercial use would still prthvedeghest net return to the
land. It should be noted that there will be cost associated wittdiato@ of contaminated soils
however the contamination will have to be dealt with regardles®afde of the site. Although the
costs may vary somewhat based on the specific building that iswxed{ a buyer for any use
would encounter the same cost criteria and same risk levels. Qamgisiech, a commercial use
would still result in the highest net return to the land.
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Most Profitable Use: Considering local market demand and site restrictions, it ceeabenably
concluded that the highest land value would be generated by use oétlog aitommercial use.
The busy street location would support a fairly intensive use incluetiagy office and service uses
requiring drive-by traffic.

Conclusion: Based on the above considerations, we believe the highest and loéttesée, as if
vacant and available for development, is for commercial development.

HIGHEST AND BEST USE AS IMPROVED, BUT UNIMPAIRED BY CONTAMINATION

Physically Possible Uses:The subject property is currently improved with a convenience store
building, canopy, underground fuel tanks and piping and site improvemaisltel the former use

as a gas station and convenience store. The improvements have beefov&e@years and have
had little, if any maintenance and upkeep. We were not able to physisplect the interior of the
convenience store building but were provided with a few interior photofiwideate roof leaks,
missing and damaged ceiling tiles and moisture damage on walls.

The convenience store is smaller than typical for new storegpresents a model that is no longer
constructed. Modern convenience stores have large store areas ofteliingroeili-type food
products, expanded beverage islands and ample cooler space. Furthergthefdée fueling
stations requires a line-up of cars which often results in a despdret cannot be used. A new
fueling station design would likely be required for the facility to operate efifigi.

As discussed previously, tank inspection supervisor for the subjeé&rstelummley, reported that
this type of tank requires annual inspections for corrosion control. $iheathodic testing date was
9/20/04 and cathodic compliance expired 9/20/05. The permit to operateatitesexpired in July
2006. Per the tank inspection supervisor, the tanks must be testedhmfa@uld be utilized again.
This will require an internal inspection which was reported to aoggtoximately $10,000. Tank
removal may be required based on the results of the testing. Mr. ldyralso stated that some
equipment has been removed from the site such as fill caps.

It appears, based on conversations with persons familiar with thetsubg the condition and
design features both warrant significant upgrades for a gas station andienogestore use. The
existing improvements have negligible, if any, contributory value.

Legally Permissible Uses: The existing use as a convenience store and gas station istgekrmi
under applicable zoning ordinances. The west side yard setback reaquiiene met making the
current use a non-conforming use.

Financially Feasible Uses:The existing building has been vacant for 5-8 yearsv@/e not able to
reach the owners to fully understand the reasons for closing operations.

We do know that there are four other gas station/conveniencelstatesl within nine blocks of the

subject property all along West Main Street, one other statiotetbedoout ten blocks northeast
along North Page Street and two other facilities in Stoughton. ®Wi@tenex station located

immediately east of the subject and another gas station looatdtnee blocks west, it is unlikely
that the subject would be reopened as a gas station and convenience store.
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A way to determine whether a market is oversupplied or undersupplledusing a location
guotient analysis which measures the tendency for a particulaotyipasiness to locate in a
geographic area. This method compares the ratio of a regmpugation with the number of specific
business types which, of course is a gas station/convenience stihre $oibject property. In this
case, we compared the population of the City of Stoughton, which islemtsthe subject’'s market
area with the population of both Dane County and the US populitie made the same comparison
with the number of convenience stores that sell fuel in Stoughton caintmatke number of
convenience stores that sell fuel in Dane County and the United States.

In Stoughton, there are seven operating convenience stores and gas staine per 1834 persons.
If the subject were re-opened, the ratio would be one per 1605 personsarehE8d convenience
stores that sell fuel listed in “Yellowbooki Dane County. The total Dane County population is
about 473,622 indicating a ratio of one convenience store per 2574 people. Tloa lgeatient
using Dane County statistics is 0.713.

There are a total of about 3800 convenience stores that sell fuel ionalisindicating a ratio of
one station per 1480 persons. The location quotient for Stoughton derived Hgilmeseais 0.55.

Typically if a location quotient is less than 1.00 the subject margepulation is insufficient to
support the number of existing convenience store facilities. In eitisa, this analysis tends to
indicate that Stoughton is not capable of supporting an additional convestierecand gas station.

Of course, other factors come into play when determining the walmfitadding a gas
station/convenience store such as proximity to interstate highwagh wbuld draw traffic more
regionally or heavy tourist volume which would support greater demand. Although Stoingist
some tourism, there is not a major attraction that resultgnifisant seasonal population changes
and the central location in the city suggests that the market area is withiitytbé Soughton.

Since major renovation would be needed to the store for it to comktetiaer convenience stores
in the area and major upgrades to the fuel equipment to operajasastation (keeping in mind that
the permit to operate has expired and testing would be required before theotaldidse utilized)
and the market appears to be saturated or at least in equilibrium in terms of supply amd, dtem
does not appear as though continuation of a gas station and consstieads a financially feasible
use.

Most Profitable Use: In our opinion, the most profitable use is for redevelopment of the isit@aw
commercial use other than a gas station and convenience storg. f@€iourse, this will require
demolition of improvements and remediation of any soil contamination qresethe site.

Redevelopment of former gas station sites is not uncommon in the region.

Conclusion: Based upon the above considerations, we have concluded that the highest asd
of the property, as improved, is no longer the present use as atgasatd convenience store. The
highest and best use of the property is concluded to be redevelopmentsité tioe a different
commercial use that will complement surrounding uses, meet zoguigaments and benefit from
the arterial street location.
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HIGHEST AND BEST USE AS IMPAIRED

The site is reported to have soil and groundwater contaminationaliréady been determined that
the highest and best use as though unimpaired is for redevelapithemtommercial use other than
a gas station and convenience store facility. Although remediation and other costtedsvith
redevelopment of the site could be excessive, the property hadtilityan its current state. With a
use which is no longer considered economically feasible in this dmatedocation and no viable
alternative uses for the improvements as they currently exagtyelopment is still considered the
highest and best use as impaired. Remediation and development of colgdsites, especially
with commercial uses is not uncommon and predominantly occurs in busyecoi@nocations
where vacant land is not readily available but population and trattierps produce demand for
commercial uses.

Private investors are often not willing to undertake such a projeessuthe proposed new
development is capable of generating enough income to cover the cashediation, risk
associated with future liability and allowing for a reasonatilemeon their total investment. With
smaller sites like the subject, where there is land availabkber reasonably comparable locations,
demand from private investors who are required to assume the yialfilihe environmental
contamination is minimal or non-existent. Often, local municipaléreghe only parties which are
willing to undertake such a project since they have strongertdterreceive funding to assist with
remediation and for exemption from liability.

The extent of remediation required, based on known contaamnatdependent upon the amount of
soils disturbed in the construction process. It is likely that footmigjsbe required for most
buildings however a basement is not a common feature in new commerctalicioms, although
basements have more appeal on smaller sites where building size is limited.

At only 17,844 square feet, the site cannot accommodate a large buailldwing for on-site
parking. Although underground parking may be desired, some surface parking redjuired for a
commercial use. Further, the shape impacts building size and placasiadicated previously.
Although City of Stoughton planning officials have indicated that thesetra some flexibility with
setbacks, some front and west side setbacks will be required for optimal achessitt t

Considering the easement along the east lot line and the aceagsdqahe subject site, a building
is unlikely to be constructed over the entire affected area. Fustivéaice parking for a structure is
likely to be near the Main Street frontage or on the east side of thehsite is likely to move the
potential building site further from the affected area.

Still, we feel that the highest and best use for the subjecasiimpaired is redevelopment with a
commercial use that minimizes the cost associated with ratredunderstanding that the market
for such a project is very limited and the only way for such redpugnt to be financially feasible
may be for collaboration with the local municipality.
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VALUATION OF THE PROPERTY

The subject property has known contamination from former leaking undergrmmadestanks.
Both appraisal methodology and interviews with market participantading buyers and brokers,
indicate that the accepted and proper way to value a site with kngearcaived environmental
contamination is to consider the market value of the property as thougpairad then address any
necessary discounting for the cost of remediation, risk and stigma.

The first step then is to value the subject site as though unimpBased on the concluded highest
and best use of the subject property, the investigation and appraesabgsideration to only the
Direct Sales Comparison Approach since the valuation is essentially for land only.

The Direct Sales Comparison Approach used in this appraisal ginsssleration to recent sales of
similar sold and use parcels, which have sold or have been offeredefor e open, competitive
market considering what has already been determined to be the highest and beabeusdggct

property.

DIRECT SALES COMPARISON APPROACH TO VALUE

Land is valued as if vacant and available for use. Similar lamshtigcsold or offered for sale is
analyzed and comparisons are made for such factors as date obsdlgons of sale, size, utility
availability, infrastructure in place, topography, zonst@pe and location. Each sale is verified with
a party to the transaction to further ascertain its validitytla@mdctual recording document is located
in the local courthouse.

Appropriate units of comparison are utilized for direct comparisdmtivit subject property, such as
sale price per square foot, front foot or a lump sum sale. Theesklaut of comparison is based
upon typical buyer behavior for the subject market.

Of the several sales and offerings considered in the markebfatba subject, the following
summarizes the most pertinent, along with an accompanying adjustnaysis relative to how
each compares with the subject property. Please note that these are unimpaired sit
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Property ldentification

Record ID

Property Type
Address

Locational Features

Sale Data

Grantor

Grantee

Sale Date

Recording Document
Conditions of Sale
Conveyance
Verification

Sale Price

Land Data

Zoning

Topography

Utilities

Shape

Corner

Street Improvements
Planned Use

Land Size Information
Gross Land Size

Indicators
Sale Price/Gross Acre
Sale Price/Gross SF

Remarks

LAND SALE NO. 1

2455
Commercial

1525 US Highway 51 and State Highway 138, Stoughd@ame County, WI

Arterial

Beeandbee Investments Company, LLC
Blackhawk Community Credit Union

November , 2009
4614719

Cash to seller; no concessions

Warranty Deed
Representative of buyer

$725,000

PB

Level, clear
In place
Irregular

No

In place
Branch bank

1.695 Acres, or 73,870 SF

$427,521
$9.81

Formerly part of Stark Auto. This site is the egaatking lot area which was paved and included sparking lot
lighting. The site is being developed with a neartwh bank. The paving had little contributory vallieere are cross

easements for access with the parcel located inatedgieast of this site.
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Property ldentification

Record ID

Property Type
Address

Locational Features

Sale Data

Grantor

Grantee

Sale Date

Recording Document
Conditions of Sale
Conveyance
Verification

Sale Price

Land Data

Zoning

Topography

Utilities

Shape

Corner

Street Improvements
Planned Use

Land Size Information
Gross Land Size

Indicators
Sale Price/Gross Acre
Sale Price/Gross SF

Remarks

LAND SALE NO. 2

2451
Commercial

917-1009 Nygaard Street, Stoughton, Dane County, WI

Near US Highway 51

Sveum Enterprises LTD

University of Wisconsin Medical Foundation Inc.
October, 2008

4476369

Cash to seller; no concessions

Warranty Deed

Peter Sveum, seller

$673,100

B-2 (now PB)
Level, clear
In place
Rectangular
Yes

In place
Medical clinic

1.818 Acres, or 79,182 SF

$370,289
$8.50

Site fronts the east side of Nygaard Street wittitéid visibility from US Highway 51.
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LAND SALE NO. 3

Property ldentification

Record ID 2452

Property Type Commercial

Address 1300 Nygaard Street, Stoughton, Dane County, WI
Locational Features Arterial street, north side of city
Sale Data

Grantor Sveum Enterprises LTD
Grantee CRR of Reedsburg, LLC

Sale Date April, 2008

Recording Document 4420370

Conditions of Sale Cash to seller; no concessions
Conveyance Warranty Deed

Verification Peter Sveum, seller

Sale Price $335,400

Land Data

Zoning B-2 (Now PB)

Topography Level, clear

Utilities In place

Shape Rectangular

Corner Yes

Street Improvements In place

Planned Use Commercial

Land Size Information

Gross Land Size 0.811 Acres, or 35,338 SF
Indicators

Sale Price/Gross Acre $413,437

Sale Price/Gross SF $9.49

Remarks

Site fronts US Highway 51 to the west with goodbilgy, but no access. The sale closed in Aprid80but the offer
was made in late 2007.
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LAND SALE NO. 4

Property ldentification

Record ID 2453

Property Type Commercial

Address 2105 McComb Road, Stoughton, Dane County, WI
Locational Features Visible from US Highway 51
Sale Data

Grantor T4 Enterprises, LLC

Grantee Great Wisconsin Credit Union
Sale Date January, 2007

Recording Document 4273344

Conditions of Sale Cash to seller; no concessions
Conveyance Warranty Deed

Verification Public record, Assessor

Sale Price $385,000

Land Data

Zoning PB

Topography Level, clear

Utilities In place

Shape Mostly rectangular

Corner Yes

Street Improvements In place

Planned Use Credit union

Land Size Information

Gross Land Size 0.812 Acres, or 35,371 SF
Indicators

Sale Price/Gross Acre $474,134

Sale Price/Gross SF $10.88

Remarks

Site is located at the corner of McComb Road anel Road but has good visibility from Highway 51 wihis located
immediately north of McComb Road.
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Property ldentification

Record ID

Property Type
Address

Locational Features

Sale Data

Grantor

Grantee

Sale Date

Recording Document
Conditions of Sale
Conveyance
Verification

Sale Price

Land Data

Zoning

Topography

Utilities

Shape

Corner

Street Improvements
Planned Use

Land Size Information
Gross Land Size

Indicators
Sale Price/Gross Acre
Sale Price/Gross SF

Remarks

Previously sold in July 2004 for $88,500 or $198/62re, $4.49/square foot.

LAND SALE NO. 5

1748
Commercial

1641 East Main Street, Stoughton, Dane County, WI

Arterial street, outskirts of town

Gregory G. Roche

Thomas N. and Colleen A. Dryeson
July, 2005

4077911

Cash to seller, no concessions
Warranty Deed

Appraisal files, Public record

$109,000

B-2 (now PB)
Level, clear
In place
Rectangular
Yes

In place
Commercial

0.452 Acres, or 19,706 SF

$240,943
$5.53
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Property ldentification

Record ID

Property Type
Address

Locational Features

Sale Data

Grantor

Grantee

Sale Date

Recording Document
Conditions of Sale
Conveyance
Verification

Sale Price

Land Data

Zoning

Topography

Utilities

Shape

Corner

Street Improvements
Planned Use

Land Size Information
Gross Land Size

Indicators
Sale Price/Gross Acre
Sale Price/Gross SF

Remarks

LAND SALE NO. 6

2454
Commercial

834-900 Nygaard Street, Stoughton, Dane County, WI

Arterial street, north side of city

Sveum Enterprises LTD

Chad and Pam Properties, LLC
March, 2005

4043748

Cash to seller; no concessions
Warranty Deed

Peter Sveum, seller

$358,800

B-2 (now PB)
Level, clear
In place
Rectangular
No

In place
Commercial

1.177 Acres, or 51,258 SF

$304,915
$7.00

Site fronts US Highway 51 to the west with goodhilgy, but no access.
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Vacant Land Sales Analysis Grid - As Unimpaired byContamination

Subject [Sale 1 | Sale 2 | Sale3 | Saled | Sale5 | Sale6 |
Proximity: N/A 1 Mile West 2 Miles Northwest 2.2 Miles Northwest .25 Miles West 1 Mile East 1.75 Miles Northwest
Date of Sale: 2/10 11/09 10/08 4/08 107 7105 3/05
10% 10%
Terms of Sale: Cash to Seller; Same Same Same Same Same Same
No Concessions
Locational Features: |Good, arterial frontage  Little Superior Near Hwy. 51 w51 frontage, but ~ Similar Hwy. 51 frontage, buti  Hwy. 51 frontage, but
less traffic volume area of less intensive uses  tradfic volume
-10% 25% 15% 50% 15%
Zoning: PB Similar Similar Similar Similar Similar Similar
Topography: Slight slope, most clear  Level, clear Level, clear ¢leclear Level, clear Level, clear Level, clear
Utilities: In place Same Same Same Same Same Same
Shape: Irregular Irregular Rectangular Rectangular Mostlyaegular - Rectangular Rectangular
-10% -10% -10% -10% -10%
Corner: Yes No, cross easements  Yes Yes Yes Yes No
10% 20%
Street Improvements: |In place Same Same Same Same Same Same
Size (SF): 17,844 73,870 79,182 35,338 35,371 19,706 51,258
Other: None None None None None None None
Sale Price/SF: N/A $9.81 $8.50 $9.49 $10.88 $5.53 $7.00
Net Adjustment
Cumulative: N/A 0% 0% 0% 0% 10% 10%
Additive: N/A 0% 15% 5% -10% 40% 25%
Adjusted Sale
Price/SF: N/A $9.81 $9.78 $9.96 $9.79 $8.52 $9.63
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Adjustment Criteria

Adjustments are both cumulative and additive. Cumulative adjustmeriés aoenomic elements,
such as for date of sale and conditions or terms of sale so tisati¢hean be adjusted for current
market conditions or cash equivalency of unusual sale terms orifigamsales concessions before
additive adjustments, which are the physical elements affecting value, are made

Cumulative Adjustments:

Date of Sale

Adjustments, if any, reflect market condition changes since theopiesale dates. This is the result
of any market condition changes since the previous sale dates. Namnkigions have generally
deteriorated since late 2007 or early 2008 however Sale 1 is raceighethat an adjustment would
not be required and this sale supports no adjustments to Sales @ptva&m adjustment is however
supported for Sales 5 and 6.

Terms of Sale
All sales were cash to seller with no known buyer or seller concessions.

Additive Adjustments:

Locational Features

Sale 4 is most similar in location compared to the subject witd gisibility from and essentially
immediate proximity to US Highway 51 in an area of similaffic volume as the subject. Sale 1
fronts US Highway 51 but in the busiest location in the city armtégdd in an area more intensively
developed with commercial uses compared to the subject. This locatemmsidered slightly
superior to the subject. Sales 3 and 6 have frontage on US Highwayl&dslditect access and are
located in an area of slightly lower traffic volume. Sale Bdated on the east side of Stoughton
which is more subtle in terms of commercial development. Thisesgléres a large adjustment but
was only utilized to support the need, if any, for an adjustmentémsizé. The location adjustments
are supported by Sale 4.

Zoning
All six land sales have the same commercial zoning as the subject.

Topography
The subject site has a slight slope to the east but not enough to warrant an adjustment.

Utilities
All comparable sales have all public utilities, including sewenaater, up to the land at the time of
sale.

Shape
The subject site is not entirely rectangular, but more L-shapddvéloper familiar with the site

indicated that shape has an impact on the utility, especially thee $mall size of the site. He stated
that acquisition of an adjacent parcel would be desirable forapeueht of the subject site. The size
of a building and potential building location on the site is restricted to some degree.
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Sale 1 has an irregular shape but for additional support, we consigefetldwing comparison of
two commercial sites in Madison, Wisconsin which are very simiith the exception of shape.
Both are located on Plaza Drive, almost directly across the street from kach ot

We also considered two sales on Kipp Street in Madison. Bothghésirregular in shape but one
has a pipeline easement which restricts the utility of theeisitterms of building placement.
Although a little different than actual shape, this featurestsfibe utility of the site in a similar
manner.

The comparisons are summarized below.

[ 8201 Plaza Dr | 8234 Plaza Dr | [ 3817 Kipp Street | 3841 Kipp Street |
Date of Sale: 4/03 5/04 Date of Sale: 8/06 2/07
Terms of Sale: Same Same Terms of Sale: Same Same
Locational Features: Good Good Locational Features: Busines Park Same
Zoning: PUD SIP C3L Zoning: PUD SIP C3L
Topography: Level, clear Similar Topography: Mostly level, clear Similar
Utilities: In place Same Utilities: In place Same
Shape: Mostly rectangular Irregular Shape: Little irregular Similar

30%
Corner: No No Corner: No No
Street Improvements: Same Same Street Improvements: Same Same
Size (SF): 210,748 133,294 Size (SF): 91,781 87,381
Other: None None Other: Easement None
-17%

Sale Price/SF: $9.07 $6.94 Sale Price/SF: $3.72 $4.50
Net Adjustment Net Adjustment

Cumulative: 0% 0% Cumulative: 0% 0%

Additive: 0% 30% Additive: 0% -17%

Adjusted Sale Adjusted Sale
Price/SF: $9.07 $9.02 Price/SF: $3.72 $3.74

The first two sales on Plaza Drive support an adjustment of aboutd@O#egular shape. The
irregularity is however much more severe than that of the subjeetsdcond set of sales on Kipp
Street support an adjustment of 17% for the impact on utility.

It is our opinion that the irregular shape of the subject site hasripast on its overall utility and
we have made a lesser adjustment of 10%.
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Corner
Corner sites are more desirable as a result of providing bettesses. Sales 1 and 6 are not corner
sites however Sale 1 has cross easements with the adjacehtgtre east which improves access

slightly. Both sales do require adjustments which are well supported by Sales 2-5.

Street Improvements
All street improvements of each comparable sale and the subject were in pillsaeedtsale.

Size
A larger parcel sells for a lower unit (per square foot) price ttaamadler parcel as a result of less
demand. There is no support for an adjustment for size.

Other
There were no other factors that affected value.

Conclusion of Direct Sales Comparison Approach, As Unimpaired by Contamingin

Sales 1 and Sale 4 tend to provide the best indication of value foibjeetssite since they are most
similar in overall location. The adjusted sale price per squarectoatiuded by Sale 4 is well
supported by Sales 2, 3 and 6.

Sale 5 tends to skew the value range slightly, but requires a narehsabjective adjustment for
location. This sale was included due to its more similar size compared to the.subject

With most weight placed on Sales 1 and 4, the subject site oslynisaéed to have a value of $9.80
per square foot as though unimpaired by environmental contamination or:

17,844 @ $9.80/square foot = $174,871 rounded to $175,000.

The above valuation is based on the hypothetical condition that teetgudgiperty is unimpaired by
environmental contamination and is unimproved with building and site improvenWet do
however know that there is contamination on the subject site. Both abprathodology and
interviews with market participants including buyers and brokers itedtbat it is necessary to
address the costs associated with remediation, risk to a buyer and stigma.

Further, it has been concluded that the highest and best use of the pubjesty is for
redevelopment of the site with a commercial use other than stajas and convenience store
facility. This requires consideration of demolition costs.
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Demolition Costs

We do know that demolition, removal of tanks and soil testing will $88t000, all of which is
required for future redevelopment of the site. These costs are thus cexsideessary and direct
adjustments to the value concluded for the subject property by tipacaste sales as though vacant
and unimpaired. Please note however that any costs associatedwethatgon or redevelopment
that is reimbursable via Brownfield grants or other funding souregsom-compensable. We have
addressed the availability of grants for the subject site after discussionemfiagion costs which
now follows.

Remediation Costs

The remediation costs associated with redevelopment of the sutgeciéd range from a very low
cost to over $60,000 based kmown informationThese costs are dependent upon the proposed
redevelopment. If contaminated soils are disturbed in the cotmstrpeocess they are required to be
extracted and properly disposed of. The amount of soil extracted depethgstgme of building
constructed. For example, a building with a basement will requir moce soil extraction than a
building constructed on a slab. A cost estimate of about $32,500 waseprtivigs by Lynn Bradley
from General Engineering Company which reflects the approxineateot removal of the upper
four feet of soil in the entire known affected area. This would as$oum-foot foundation walls. If a
building is desired with a basement, the cost could well exceed $60,8®Wilding is constructed
mostly out of the known affected area, the cost could be less than $30r@®06offtaminated soils
are disturbed, there could be very little costs.

Per a conversation with two representatives of the Wisconsin Degarbf Natural Resources,
there is a strong possibility that a vapor extraction systemadwbel required with building
construction. The potential need for vapor extraction was acknowledgeghhyBradley with
General Engineering however the costs for vapor extraction caveayssignificantly. Ms. Bradley
provided a range in potential cost of $2000 to $100,000+ however her understandirignofithe
contaminants would suggest costs at the low end of the range, from $2000-$30¢08B0 stated
the vapor extraction may not be required at all.

Additional monitoring of soils also may or may not be required. If cemtamination is found,
monitoring wells could be required for at least one year. The fwrstach would likely be around
$20,000.

In conclusion, redevelopment of the subject site may require rejathiabr costs or potentially
very significant costs. It is however too speculative based on thema&ided to conclude a specific
cost for remediation until the subject’s underground storage tankeramved, additional soil
testing is completed and soil excavation commences.
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Available Grants/Funding to Aid in Site Assessment and Remediation
We have been informed by Lynn Bradley with General Engineeringiatibject site is no longer
eligible for PECFA funding.

We also know that the subject has been granted a Brownfield ass¢ggant. Per a glossary of
terms found on the Environmental Law Institute website, Brownfielerseto an industrial or
commercial property that remains abandoned or underutilized in partseechenvironmental
contamination or the fear of such contamination. These are most dfsentteat have low
concentrations of contamination which allows them to be reused onoeaugléas occurred. The
Brownfield assessment grant which has been awarded to the subjeettymill cover up to
$30,000 in cost for the City of Stoughton only for building demolition, tank renambs$oil testing
however the City of Stoughton is required to match a minimum of 20% of thedstaor for the
subject site, $6000.

The City of Stoughton can opt to collaborate with the property ownehi®rdemolition and
assessment and it is not considered speculative that the Cigugh®n would be willing to do so.
Based upon such, we feel there is little speculation that an ownlee slibject property could
indirectly obtain grant money in the amount of $30,000, less the 20% ma&dsitbin building
demolition, tank removal and soil testing.

Linda Hanefeld with WDNR stated that there are additional Bralh§jrants which would assist a
local government unit with future remediation costs for redevelopmetiteokite. This was
corroborated with Lynn Bradley with General Engineering. Botltatdd that the subject site meets
much of the criteria for eligibility of available Brownfield grants and thaté is high probability
that much of the remediation costs associated with redevelopmdm stibject site could be
covered. This would result in little out-of-pocket costs to the Cigtofighton. Ms. Hanefeld stated
that these grants are not available to a private owner.

There are some federal grants or funding sources available poiaate owners; however, Ms.
Hanefeld stated that funding is very competitive and often based aqu#tiéy of the grant
application. She felt that it speculative to believe that sigmficor any, funding would be available
for a private owner.

This would preclude many buyers from purchasing the subject siten®@uwiews with market
participants revealed the local municipality is most often the only buyer for axéoated site in
this state of development since the risk is too high to anyonetdias.deen concluded that the City
of Stoughton will have remediation cost reimbursement options that couét all or most
remediation costs associated with redevelopment of the subje@t&tenly known cost to the City
of Stoughton at the current time is the $6000 match required for thenBetthassessment grant
discussed previously.

In conclusion, no additional deductions are made from the value of the sitlej@stunimpaired for
future remediation costs based on the assumption that the City oh&touga typical purchaser of
the subject property and that grants are available to cover adbsi future remediation costs
associated with the redevelopment.

314 W. Main Street, Stoughton -33- L. A. Duestsib& Associates, Inc.



Risk
Our interviews with market participants revealed that thesigmsficant risk to a buyer of the subject
property in its current condition.

The additional risks to a buyer include,

The potential for excessive remediation costs or costs not covered by Brownfreg&d gra
The timing of remediation.

The potential for new contamination from the existing underground fuel tanks which have
not been used inspected or monitored for a reported period of at least five years.

The potential for leaching of known contamination outside the affectadeported on the
Department of Commerce a map provided in an environmental study completednlay Sig
Environmental Services dated 3/16/2000.

The potential for leaching onto adjacent sites resulting in off-site impacts.

If the subject is owned by a local government unit, including the a&Zi§toughton, the current
Brownfield status also provides an exemption to the local governmeritamitiability for future
remediation of additional contamination, either from the known sourcermrdrnew petroleum
source or for any off-site impact, unless the spill is caused by action taken by thgatityic

Linda Hanefeld with the Wisconsin Department of Natural Resostagsd that this exemption is
non-transferrable. Further, this exemption is not availablptivate investor. There are exemptions
available to private owners for future liability of an existing seumat only after closure has been
granted. The private owner is however responsible for remediationaswbtall consulting and
document review needed for application for this exemption. Further xisption for a private
owner is only related to the contaminants found and remediated. If eelease happens, it would
not be covered by the exemption.

Based upon this information, the liability is also reduced for a madrnment unit as opposed to a
private owner. Since the appraisal is based on the extraordinamp@sgm that the City of
Stoughton is a typical purchaser of the subject property, we havenmadditional discounting for
risk.
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We feel that it is very important to note however that riskofgcto a buyer other than a local
government unit are much greater and could significantly impact the purchasefgdhe subject
site in its current, impaired condition. The following information provites basis for this
conclusion.

John Walsh with Lee & Associates stated that the risk asedaiatth purchasing a site like
the subject, with uncertainty of both existing contamination and poteadiditional
contamination, would be high and felt that there would be few, if any $toesuch a site.

A developer from Oregon, Wisconsin has purchased formerly contamisig¢sdfor
redevelopment but he also had little, if any, liability associatddtire contamination. He is
very familiar with the subject site and indicated that hedditiyer’s risk at this stage of
redevelopment would be very high.

Both of these market participants stated that they would consielerost of the site as
though unimpaired, would address the costs required for cleanup of contamnsmitge@nd
assess their future risk. They both expressly stated thattéheasild have little value,
potentially zero.

We also spoke at length with a buyer of a gas/service statwdityfan Hazel Green,
Wisconsin. This is an old sale, occurring approximately nine ygarg he buyer purchased
the property prior to remediation however he required indemnificationebgeiler for all
existing and future liability from the contamination. The bu$eve Symons, stated that the
sale price was below market for two reasons, 1) he had a longtekmng relationship with

the seller and 2) he purchased prior to remediation which would interrupt his opeaations

the facility. He also stated that the fact that the remediatas not completed and in fact
had not been started did impact the purchase price although he waseniat qiantify
exactly how much. He reported that the purchase could have been assd0¢h below
market but attributed some of that to his relationship with thersd@lhe actual purchase
price was about $32,000. He did state that he would not have purchased thg grbpert
had any liability for remediation. The initial cost to clean up wgsected to be between

$60,000 and $70,000. Once remediation commenced, there was more extensive

contamination than originally anticipated and the costs well exd&dd®,000. His opinion
of market value at the time was around $65,000 or about twice the purchase price.

Further, we spoke with a buyer (Brian Monroe with Earthbound Developmera) of
contaminated industrial property in Glendale Wisconsin. This iselasr who reported to
us that he purchased a site for $375,000 and that the purchase pricégnifisdistly”
discounted as a result of the contamination for which he assumiathiéityifrom the seller.

Three interviewees stated that a site like the subject propamutgt have minimal or zero
value to a buyer who would assume all liability from the seller.
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We also contacted area lenders with regard to financing contachisié¢s. None of the
lenders we interviewed were willing to lend on contaminated sitesodbeit exposure to
the risk of future liability by becoming part of the chain of ti@@ce remediation is
complete, lending options become available however often the loan to atiuis much
lower than non-impaired properties. One lender stated that theylygmewnided financing
for a “closed” site with remediation complete and were wiltsndo so due to the strength of
the borrower and because the loan to value ratio was only 40%. Theneiwillingness to
lend if a site is PECFA eligible. As stated, the subject site is no long#éalelior PECFA
funding.

It is clear to us that if there was a buyer other than a npatity, the value of the subject property in
its current impaired condition could be substantially lower.

Environmental Stigma

Environmental Stigma is the adverse effect on value resulting tinenmarket’s perception of
increased risk due to contamination. Stigma can occur with known contemioieeven perceived
contamination.

Our research has concluded that once remediation is complete andllsip@emediation was
PECFA funded, there was little stigma associated with purclpaspdrties. Two real estate agents,
John Walsh with Lee & Associates, and Les Benedict with Metwkdss, corroborated this claim.
Both have been actively involved in the sale of former gas statesshich were purchased for
redevelopment. John Walsh has purchased two such sites previously mentiome&umnrairie
and one in Berlin, Wisconsin. He was not responsible for remediatidghén istance but reported
no stigma associated with the purchase of either site.

We are also personally aware of a site in Janesville, Wisttotated at 1950 Center Avenue that
sold in September 2006 for redevelopment with a Family Video store. At the tsatepthe site
was improved with a closed gas station, convenience store and bdawiliy. The purchase price
was $365,000 or $13.41/square foot for this 27,225 square foot site. The buyer inauwkiibde
costs of about $35,000 additionally all remediation was completed bylkbe(sest was about
$25,000). Although this is a prime corner location, the sale price at $13.4&/$gotareflects a
value significantly higher than any other sales that occurred along Center Aveacennyears.

A land sale located less than one block from this site sold in Novez@bé for $3.10/square foot
for construction of a Dollar General store. Commercial land vahees increasing in Janesville at
the time but not more than 5% annually. This site was also not a sdmand the location slightly
off the busy intersection is inferior to the Family Video site é&osv the Family Video site sold for
about $11.60/ square foot more (including demolition costs) or 4.74 tiewsigthan the 2004 sale.

Both were considered arms length transactions and both had been actively marketed for sa

We also spoke with an appraiser from the Milwaukee area thhekasnvolved in the appraisal of
contaminated sites and is currently appraising a contaminated iabpisiperty in Wisconsin. He
also confirmed the same finding that, except in extreme casesslawg associating minimal if any
stigma with contaminated sites once remediation has begpieted, closure has been granted and it
can be confirmed that necessary measures have been taken to eliminate hedith hazar

Based upon, there is no market support for additional discounting for stigma.
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Summary of Discounting for Remediation Costs, Environmental Risk and Stigma

We have concluded based upon the information discussed on the previous pdgestiignon-
reimbursable costs for demolition of buildings, tank removal, soihggaid remediation is $6000
which is a required match by the City of Stoughton to receive therBield assessment grant. Any
additional costs associated with future remediation are specuddtiie current time and, based
upon the extraordinary assumption that the City of Stoughton is altgpichaser of the subject
property and that their out-of-pocket costs will not exceed the $6000 aprouiated to us by Lynn
Bradley at General Engineering Company.

Due to the special use nature of the subject improvements, the ddjparte poor condition of any
potential equipment on site, the uncertain condition of the underground stankgeand the
reported asbestos within some of the building components, it is our opinidingieais no salvage
value related to equipment or building components.

Based upon such data the compensation due to the property owner is concluded as follows.
Unimpaired Market Value of Subject Site $175,000

Less Cost for Building/Site Improvement
Demolition, Tank Removal, Soil Testing and

Remediation (__$6,000)
Total Compensation Due $169,000

Indicated Compensation due to the Subject Property Owner thereforesi$169,000.
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RECONCILIATION AND FINAL OPINION OF COMPENSATION

The type of rationale of typical buyer and seller transactiongiionpaired commercial sites is best
supported by comparable sales, such as in the Direct Sales Campgsoach. Although several
adjustments are required we feel that these are reasonably sdppihter mutually by the
comparable sales utilized or by additional market evidence.

After interviews with buyers of contaminated parcels, reatebtakers who are actively involved
with the sales of contaminated parcels, other appraisers anderdgpte®s from the Wisconsin

Department of Natural Resources, engineering consultants, etehiedt the cost and risk factors
which impact value are adequately addressed.

In conclusion, we have formed an opinion that the total compensation du@togbey owner as a
result of a full fee acquisition of the subject property as of February 24, 2010, was,

One Hundred Sixty-Nine Thousand Dollars ($169,000).
Our opinion of total compensation due is based on the following extraordinary assumptions

1) The City of Stoughton represents a typical purchaser of the subject prppert

2) The out-of-pocket costs for building and site improvement denaoljtunderground storage
tank removal, soil testing and future remediation does not exceed $6,000.

3) The physical information for the subject site and the impeovents as reported to us by others
is true and correct.

4) The costs estimates for building demolition, tank removal, sesting and remediation as
provided to us from Lynn Bradley, General Engineering Company are accurate.

EXPOSURE TIME

Exposure timés “the estimated length of time the property interestjoanpraised would have been
offered on the market prior to the hypothetical consummation of aasatarket value on the
effective date of the appraisal; a retrospective opinion basedamabysis of past events assuming a
competitive and open market.”

Source: USPAP, 2010-2011 Edition, Effective Jandar2010, STATEMENT No. 6

Estimated exposure time of the subject property as though unimpaichtaynination, at our
opinion of the unimpaired market value, is one year or less consideag@nable and diligent
effort has been made to market the subject property. This is basekistooical exposure times of
comparable property in the subject market.

The appraisers have based this rationale primarily upon the sates/lof comparable sales
provided in this report, which generally were offered for sale poitreir sale date for a period of
more or less time than one year. This amount of time overalhsEdered a reasonable interval to
prudently market the subject property as though unimpaired by contamjrzeio@pt a reasonable
offer after negotiations and proceed toward the sale closing, whaghinolude environmental
studies and other normal contingencies in a purchase offer.

The exposure time for the subject property as impaired bymorgaon could well exceed one year.
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MARKETING TIME

Marketing timeis “an opinion of the amount of time it might take to sell aoeg@ersonal property
interest at the concluded market value level during the period imtelydifter the effective date of
an appraisal.”

USPAP, 2010-2011 Edition, Effective January 1, 208dvisory Opinion 7

Marketing time differs from exposure time, which is alwayspneed to precede the effective date
of the appraisal. (Advisory Opinion 7 of the Appraisal StandardslBdd he Appraisal Foundation
and Statement on Appraisal Standards No. 6, “Reasonable ExposurenTReal iProperty and
Personal Property Market Value Opinions” address the determinatreastinable exposure and
marketing time.)

Source:_The Dictionary of Real Estate Appraif#th Edition

Estimated marketing time of the subject, at our opinion of the meaket of the subject property as
unimpaired by contamination, is one year or less considering a reasanahbdliligent effort has
been made to market the subject property.

The appraisers have based this rationale in part upon the salegdfistamparable sales provided
in this report, which generally have sold in more or less timetkigaone year period, but also based
on opinions of market participants as to typical marketing periodkifotype of property. Based
upon such, a period of about one year is also considered a reasderalaétmprudently market the
subject property as of unimpaired by contamination, accept a reasofiabédter negotiations and
proceed toward the sale closing, which may include environmental stagiesther normal
contingencies in a purchase offer.

The marketing time for the subject property as impaired by conéimin could well exceed one
year.
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APPRAISER QUALIFICATIONS FOR LAURI J. MALDONIS

BORN:

December 23, 1967, Beloit, Wisconsin.
Lifelong resident of the Southern Wisconsin area.

EMPLOYMENT/EXPERIENCE:

Ms. Maldonis has been engaged in the real est@iiapl profession since August 1992 as an associat
appraiser, as a Wisconsin Certified ResidentialrAjger since September 1994 and as a Wisconsiifi€rt
General Appraiser since February 2000. She is graglby L.A. Duesterbeck & Associates, Inc., formerl
Modern Appraisal Services, Inc., Janesville, Wistona real estate appraisal firm owned by Mr. Linn
Duesterbeck, MAI. Ms. Maldonis' experience includeange of assignments of residential and nodeasal
properties including industrial properties, varicosnmercial facilities, all types of vacant laratrhs, multi-
family and single-family residences in Rock, WaltigrDane and Jefferson Counties as well as other
Wisconsin locations. Ms. Maldonis has had expegeppraising residential subdivisions, both sitfigiaty

and mixed use developments including condominiuveld@ments. Ms. Maldonis has also had experience in
appraising special purpose properties such agad@dconvenience store facilities, assisted gwienters,
golf courses, hotels/motels and schools/colleges.

EDUCATION:

Summa Cum Laude Graduate of University of Wiscoi®tiut.
Bachelor of Science Degree, Hotel/Restaurant Manage 1990.

Successfully completed the following Appraisal innge Courses:

Courses 110 and 120, Appraisal Principles and Aggir®rocedures, in August 1993

Standards of Professional Appraisal Practice, RamtFebruary 1994

Courses 310 and 320, Basic Income CapitalizationGeneral Application Procedures and Techniques,
in January-February 1995

Course 510, Advanced Income Capitalization, in Dremer 1995

Course 520, Highest and Best Use Analysis, in Maabil

Course 710, Condemnation Appraising; Basic Priesigind Applications, in July 2001

Course 420, Business Practices and Ethics, in Bepa005

Course 530, Advanced Sales Comparison ApproaclCastApproach, September 2007

Also attended seminars on various topics includisPAP, subdivision analysis, multi-family acceletht
processing, internet strategies for appraisersitrapat appraisal, industrial valuation, small hoteitel
valuation, leased fee analysis, special purposeepties, highest and best use analysis and regiasidet
symposiums. Recent seminars include Contemporanessin Condemnation Appraisal in April 2004,
Appraising Convenience Stores in December 2009U48©@IAP Update in October 2009.

PROFESSIONAL AFFILIATIONS/LICENSE:

Wisconsin Certified General Appraiser, No. 1044
lllinois Certified General Appraiser No. 553.001792
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APPRAISER QUALIFICATIONS FOR LINN A. DUESTERBECK

BORN:

March 2, 1951, Janesville, Wisconsin.
Lifelong resident, Janesville and Milton, Wisconsin

EMPLOYMENT:

President, L.A. Duesterbeck & Associates, Inc. lard Duesterbeck & Associates of Appleton, LLC*
President, Modern Appraisal Services, Inc. (197630

Vice President, Duesterbeck Realty (1972-1973)

President, LAMP Development, LLC

Partner, Stonefield North, LLC and DT Investments

*L.A. Duesterbeck & Associates is a full-serviggpeaaisal and real estate analytical company inbilveeal
property valuation and financial and feasibilityabysis with offices in both Janesville and Appleton
Wisconsin with a staff of six appraisers and fiuport staff.

EXPERIENCE:

Full-time real estate appraiser since 1973
Former carpenter, builder and developer
Sold and purchased real estate of various types 4i873
Developer of the following:
Canyon Colonial Apartments, a 24-unit apartmentmemin Janesville, Wisconsin
Stonefield Office Center, a 21,500 square foot irtettant office complex in Janesville
Stonefield Glen Condominiums in Janesville, Wis@ons
Sunset Acres, a residential subdivision on LakehKoaong, Wisconsin
Guest instructor at various local colleges andri@zh schools on real estate appraisals
Has been involved in nearly every conceivable typeeal property valuations, including thousands of
single-family residences, multi-family units, commaial, industrial, agricultural and special usegaies
Major recent assignments have included large imdiligtlants, self storage facilities, gas statiom a
convenience stores, office buildings, golf coursastels, shopping centers, schools and medicéitiei
Expert withess on many occasions in courts througbouthern Wisconsin since 1973
Experienced condemnation appraiser involving a rermobwhole and partial takings

PROFESSIONAL DESIGNATIONS/AFFILIATIONS:

Appointee, State of Wisconsin Real Estate AppraiBerard 1990-98; Chairperson 1994-95; Received
Certificate of Commendation from Governor Thompgareffort and commitment of excellence
Wisconsin Certified General Appraiser #4

Delegate, Wisconsin Appraisers Coalition (1989-90)

MAI, Certificate Number 9920, Appraisal Institute

SRA, Senior Residential Appraiser since 1975, Aisptdnstitute

Past Director, Appraisal Institute, Wisconsin Cleapt

Director-President from 1980-84, Madison Chapte,#&bciety of Real Estate Appraisers; also sersed a
chairman of candidate guidance, ethics and prafieabstandards committees

Licensed Real Estate Broker

Graduate Milton College, BBA (Business)
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LIST OF MOST RECENT MAJOR CLIENTS SERVICED
AnchorBank, Wisconsin

Amcore Bank, Wisconsin and lllinois
Associated Banc-Corp

Bank of Lake Mills

Bank of Milton

Community Bank, Delavan

First American Credit Union

First Community Bank, Milton

First National Bank & Trust, Beloit

Johnson Bank, Wisconsin

JP Morgan Chase Bank

M & | Bank, Wisconsin

Mid America Bank, Footville and Janesville
Peoples Bank

US Bank Corporation, Wisconsin

Wells Fargo

Major law firms throughout Wisconsin

Local municipalities and county governments
Wisconsin Department of Natural Resources
State of Wisconsin

MAJOR APPRAISAL ASSIGNMENTS RECENTLY COMPLETED

Apache Stainless Equipment Corporation, Beaver Dam
Gandrud Motor Company, Green Bay

CMD Corporation, Appleton

Rainbow Springs, Mukwonago

Quad Graphics Conservation Easement, Town of Erin
Collinwood Elderly Care CBRF, Orfordville and Braatd
Scenic Ridge Campground, Whitewater

Frank Brothers Quarries and Pits, Rock County
Algoma Storage, Oshkosh

Northgate Plaza, Janesville

Wisconsin Oven Corporation, East Troy

Sterling Plaza, Shawano

Gage Marine, Delavan

Plaza Furniture, Janesville

Family Dollar, Evansville

Bethesda Lutheran Home and Services, Inc., Watartow
Avalon Papers, Oshkosh

Plaza Square Strip Center, Wautoma

Clover Industries, Wausau

Northwest lllinois Aggregates, LLC, Dixon, lllinois

Mid State Truck Service, Marshfield

Evergreen Village Mobile Home Park, Platteville
Wisconsin Cheese Group, Monroe

Bristol Equestrian Horse Farm, Sun Prairie

Middleton Airport Terminal, Middleton

Epistles of Christ Church, Milwaukee

Brunk Industries, Lake Geneva

Convenience store and self-service gas stationsghiout Wisconsin
Multi-family facilities throughout Wisconsin

Residential Subdivisions throughout Wisconsin
Numerous public and private golf courses throughisiconsin
Over ten million square feet of warehouse and itfélspace annually
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