Objection to Real Property Assessment

To file an appeal on your property assessment, you must provide the Board of Review (BOR) clerk At
state law (sec. 70,47(7)(a), Wis. Stats.). You must also complete this entire form and submit it to
evidence of property value, see the Wisconsin Department Revenue's Guide for Property Owner

Complete all sections:

i £ -J 1det
hinicipal clerk. To review thd Hes

JUN -5 o095 }

]

Section 1: Property Owner / Agent Information * If agent, submit written a tion (Form PA-105) with this fdlrh?
Property owner name {on changed assessment notice) Agent name (if applicable) =
OLD WORLD INVESTMENTS LLC DAVID OR JACINTA HAINLINE
Owner mailing address Agent malling address = =gl
38 8 MAIN ST # 579 38 5 MAIN ST #579
City | State Zip City State Zip
OCONOMOWOC ) | wI 53066 OCONGMOWOC WI 53066
Owner phone Emall Owner phone ! Emall
{262 ) 293- 5100 OLDWORLDPM@GMALL . COM (414 } 875- 7548 | OLDWORLDPM&GMAIL . COM
Section 2: Assessment Information and Opinion of Value
Property address Legal description or parcel no. {on changed assessment notice) =
1917 MADERA St
Sy Tswte | Zp 1356.011.000
WAUKESHA | wr 53189
Assessment shown on notice - Total Your opinlon of assessed valua - Total
$ 1,245,700 $ 855,750
If this property contains non-market value class acreage, provide your opinion of the taxable value breakdown:
Statutory Class I Acres $ Per Acre | Full Taxable Value

Residential total market value i
| Commerclal total market value

ﬂri_c_u_ll__gral__c[assiﬁcallon: iof_t&bﬁa_t_:_rg_s_ B ] ) @ $ acre use value - 4| - ;
#l of pasture acres L _ . @ § acre use value | -
S — # of specialty acres - @ § acre use value |
Undeveloped classification # of acres e 8 acre @ 50% of market value 'I S
| Agricultural forest classification # of acres @ ~ $ acre @ 50% of market value |
 Forest classification # of acres - | |@ $ acre @ market value B ;
Class 7 "Other” total market value ! market value
Manage:.d' forest land acres [ @ $ acre @ 50% of market value [
—ﬁ;;;d_ forest land acres - - | @ $ acre @ market value I
Section 3: Reason for Objection and Basis of Estimate
Reason(s) for your objection: (Attach additianal sheets if needed) Basis for your opinion of assessed value: (Attach additional sheets if needed)
m;:ie::)}:r‘:r\ahlw ni:a‘ml:r;re;:d-i":t;;rl':::l‘[:ln rathod exegaded In reassesswent. Umsing Current HOI fer praperry / Overall Property Condition and Age/

taing Dececbor 15th 2021' appraisal and average annual appreciated value
of commercial property In Clty of Waukosha

Section 4: Other Property Information

A. Within the last 10 years, did you acqulre the property?..... 0066006600000 50000 70000000068 00000 EA8AG6A0 000606560 || Yes | No
If Yes, provide acquisition price § 675,000 Date 1-31-2022 [} Purchase [ |Trade [ Gift | | Inheritance
(mm-dd-yyyy] -
B.  Within the last 10 years, did you change this property (ex: remodel, addition)?................ Ceenemen oo s [Xl Yes | INo
If Yes, describe FLOORING REPLACED IN SOME UNITS AND PATNTED INTERIOR OF BUILDING
Date of Cost of )
changes 12~ 15 -2023 _ changes $ 68,000 Does this cost include the value of all fabor (including your own)? X Yes [ | No
linm-dd-yyyl e ) —
C. Within the last five years, was this property Hsted/offered for sale? .....ouiverrieeeriseeenereeeaeianeans Mives | ]No
If Yes, how long was the property listed (provide dates) 10- 1 -2021  tg 11~ 20 -2021
tmm-dd-yyyy {min-dd-yyyys
Asking price $ 675, 060 List all offers received  Two offers/One from Our Group and One Additional Offer
D. Within the last five years, was this property appraised? . ..........ovvivrireireenennn. e Kives [ |No
If Yes, provide: Date 12- 13 -2021 Value 685,000 Purpose of appraisal PURCHASE

(mm-dd-yyyy} G
If this property had more than one appraisal, provide the requested information for each appraisal,

| Section 5: BOR Hearing Information |

A. Ifyou are requesting that a BOR member(s) be removed from your hearing, provide the name(s):
Note: This does not apply in first or second class cities.

B. Provide a reasonable estimate of the amount of time you need at the hearing 20 minutes.
]

Property owner - ““"3( / / N Date (mm-dd-yyyy}
- m 5 -
v g M 5 g B el
B 74

/ v
Wisconsin Department of Revenue

Agent signatu
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L&A Appraisal, Inc.

Commercial Real Estate Appraisers

APPRAISAL REPORT

Of The
12-unit Apartment Building

Located At

1917 Madera Street
Waukesha, Waukesha County, Wisconsin

Pertinent dates
Effective Date December 13, 2021
Date of the Report December 15, 2021
Inspection Date December 13, 2021

Prepared for

Landmark Credit Union
27775 South Moorland Road, Suite 200
New Berlin, Wisconsin 53151

1845 North Farwell Avenue, Suite 102 o Milwaukee, Wisconsin 53202
414.732.2880 o 414.732.2890 {fax)



L&:A Appraisal, II‘IC. 52@3;“{‘_’-833;?#, MAI, ASA, GAA, President

gm}té\ E hgpko MAI
. . aul R. Lindstrom,
Commercial Real Estate Appraisers www.la-appraisal.com

December 15, 2021

Landmark Credit Union
2775 South Moorland Road, Suite 200
New Berlin, Wisconsin 53151

Re:  Old World Investments LLC
1917 Madera Street, Waukesha, Wisconsin

As requested, an appraisal report of the market value of the 12-unit apartment building located at
1917 Madera Street, Waukesha, Wisconsin, has been prepared.

This report describes the method of appraisal, contains data gathered in the investigation and
explains the analyses used in arriving at the value opinion. Please refer to the scope of work
section to understand the complexity and important facts affecting the value opinion.

It is hereby certified that the property legally described in this report was inspected.

The purpose of this appraisal is to develop a market value opinion of the subject, in fee simple
estate interest, including kitchen and laundry appliances, as of the effective date of December 13,
2021. Itis Six Hundred Eighty-Five Thousand Dollars ($685,000), which includes $6,000 of

personal property.

The property is appraised as a whole, owned in fee simple estate and subject to the Contingent
and Limiting Conditions outlined herein. This appraisal conforms to the Uniform Standards of
Professional Appraisal Practice (USPAP) of the Appraisal Foundation; Code of Professional
Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute, as interpreted
by the appraisers.



December 15, 2021
Page Two

It is a pleasure to serve you. If you have any questions concerning this report or if we may be of
further service, please contact us.

Sincerely,

CIOON -

Daniel T. Wilkins
Wisconsin Certified General Appraiser #1552

Wisconsin Certified General Appraiser #1865

(Review Appraiser)

DTW/RWQ

Enclosures
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CERTIFICATION

CERTIFICATION

We certify that, to the best of our knowledge and belief:

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

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

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

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

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

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

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

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

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

o Ag of the date of this report, Robert W. Quam, Jr., MAI, ASA, GAA has completed the
requirements of the continuing education program of the Appraisal Institute.

e Daniel T. Wilkins made a personal inspection of the property that is the subject of this
report. Robert W. Quam, Jr., MAL, ASA, GAA, has not made a personal inspection of the
property that is the subject of this report.

e No one provided significant real property appraisal assistance to the person signing this
certification.

1917 Madera Street, Waukesha (12/21)
A].r'al tment (621)

L&A Appraisal, Inc



SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Based upon an analysis of the market data, we have developed a market value opinion of the
subject, in fee simple estate interest, as of the effective date of December 13, 2021, at Six Hundred

Eighty-Five Thousand Dollars ($685,000), which includes $6,000 of personal property.

) ON -

December 15, 2021

Daniel T. Wilkins
Wisconsin Certified General Appraiser #1552

December 15, 2021

Robert W. Quam, Jr., MAI, ASA, GAA

Wisconsin Certified General Appraiser #1865
(Review Appraiser)

1917 Madera Strcet, Waukesha (12/21) L&A Appraisal, Inc
Apartment (621) 2



SUMMARY OF SALIENT FACTS AND CONCLUSIONS

SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Address

Client (Intended User)
Buyer/Borrower
Owner/Seller

Intended Use of Report
Property Rights Appraised
Present Use

Site Size

Zoning

Highest and Best Use
Building Size

Exposure Time
Marketing Time

Potential Gross Income
Net Operating Income

Special Conditions

Value Opinions

Market Value Opinion

Pertinent Dates

Appraisers

1917 Madera Street, Waukesha, Wisconsin
Landmark Credit Union

0Old World Investments LLC

Higbee Investments LLC

Underwriting a Mortgage Loan

Fee Simple Estate

12-unit Apartment Building

20,038 SF, or 0.460 Acres

RM-3, Multi-family Residential District
As Improved

8,840 SF

Four to Seven Months
Five to Eight Months

$80,640
$42,905

See Scope of Work

Cost Approach Not Applicable
Sales Comparison Approach $685,000
Income Approach $685,000

$685,000

Effective Date
Date of the Report
Inspection Date

December 13, 2021
December 15, 2021
December 13, 2021

Daniel T. Wilkins
Wisconsin Certified General Appraiser #1552

Robert W. Quam, Jr., MAI, ASA, GAA

Wisconsin Certified General Appraiser #1865
(Review Appraiser)

1917 Madera Street, Waukesha (12/21)
Apartment (621)

L&A Appraisal, Inc



IDENTIFICATION OF THE SUBJECT

IDENTIFICATION OF THE SUBJECT

Property Identification
The subject is a 12-unit apartment building located at 1917 Madera Street, Waukesha, Wisconsin.

Legal Description of the Subject

One legal description of the subject is shown below and was obtained from the Assessor’s website.

It is interpreted by the appraiser and is not to be used for legal purposes.

Tax Key 291-1356-011
Lot 11 Blk 17 Sunset Heights Add No 3 Pt NE1/4 & SE1/4 Sec 15 T6N R19EEXC--BEG
W Cor, S48 E 123.08',N36 25 30'W 68.67',N50 30'W 55.85', S42 W 11.35' To Beg Also Pt
LOT12--BEG E Cor, N48 W 79.97', S24'13 E 16.6' To Beg R2187/794 & Doc No4465288,
in the city of Waukesha, county of Waukesha, and the state of Wisconsin

1917 Madera Street, Waukesha (12/21)

4 L&A Appraisal, Inc
Apartment (621)



SCOPE OF WORK

SCOPE OF WORK

Purpose of the Appraisal
The purpose of this appraisal is to develop a market value opinion of the subject, in fee simple

estate interest, as of the effective date of December 13, 2021.

Intended Use of the Appraisal

The intended use of the report is for underwriting a mortgage loan.

Intended User of the Appraisal

The intended user of the appraisal is Landmark Credit Union. The buyer/borrower Old World
Investments LLC. The owner/seller is Higbee Investments LLC. This report is prepared for the
client’s intended use only, and cannot be copied or disseminated without consent of the appraisers. It

is assumed the client is familiar with the market area of the subject.

Type of Report
This is an appraisal report, as defined by USPAP. Some findings and analyses of the appraisers are
summarized in this report. However, the basis of these summaries is included in the appraisers’

notes.

Compliance Standards

This appraisal conforms to the Uniform Standards of Professional Appraisal Practice (USPAP) of the
Appraisal Foundation; the Standards of Professional Practice and Code of Ethics of the Appraisal
Institute, as interpreted by the appraisers.

Property Rights Appraised

This property is appraised in fee simple estate.

Inclusion of Non-Real Estate Items
No personal property, trade fixtures, business/going concern value, or other intangible items are
included in the value conclusion, with the exception of kitchen and laundry appliances as described

in the report.

1917 Madera Street, Waukesha (12/21) 5 L&A Appraisal, Inc
Apartment (621)



SCOPE OF WORK

Market Value Definition

Market value is defined by the Appraisal Institute, in The Dictionary of Real Estate Appraisal,

Sixth Edition, 2015, published by the Appraisal Institute, as well as in 12CFR34.42(g); 55 FR
34696, August 24, 1990; as amended at 57 FR 12202, April 9, 1992; 59 FR 29499, June 7, 1994, as
follows: “The most probable price which a property should bring in a competitive and open market
under all conditions requisite to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this definition
is the consummation of a sale as of a specified date and the passing of title from seller to buyer

under conditions whereby:

a. Buyer and seller are typically motivated.

b. Both parties are well informed or well advised, and acting in what they consider their
best interests.

c. A reasonable time is allowed for exposure in the open market.

d. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto; and

e. The price represents the normal consideration for the property sold unaffected by
special or creative financing or sales concessions granted by anyone associated with
the sale.”

Additional Terms and Definitions
Pertinent terms and definitions that may be used throughout the report are included in the addenda

to this report for the reader’s reference.

Pertinent Dates

Effective Date December 13, 2021
Date of the Report December 15, 2021
Inspection Date December 13, 2021
Competency

In compliance with the requirements of USPAP, the appraisers have the knowledge and experience to
complete the appraisal assignment as requested. We have appraised a number of properties such as
the subject’s property type in the subject’s geographical area and are qualified to appraise the subject.
Please see the Qualifications of the appraisers included in the addenda of this report for additional

information.

1917 Madera Street, Waukesha (12/21) L&A ‘p::,..’____ ], Inc
Apartment (621) 6



SCOPE OF WORK

Appraisal Process

e On December 13, 2021, the interior of two units, the common areas, and the exterior of
the subject and surrounding area were inspected by Daniel T. Wilkins, with a
representative of the owner. It is assumed that the other units are comparable. Robert
W. Quam, Jr., MAIL, ASA, GAA reviewed the report and the addenda.

e No site survey is provided to the appraisers for review. Data from the city assessor’s
office was relied upon for the site and building size of the subject.

e A rentroll was provided for review and is included in the addenda of this report. An
operating statement was not provided.

e The offer to purchase was provided and is included in the addenda of this report.

e The plat book, floodplain map, and public records, including data from the building,
zoning and assessor’s offices are reviewed and analyzed.

e The PwC Real Estate Investor Survey is used in researching capitalization rates and
average marketing times of the subject’s property type.

e A survey of multi-unit apartment building rentals, found in the MLS, Rent.com, and in
our office files, is researched and analyzed.

e Sales of comparable improved apartment buildings for the past three years in the
subject area are researched and analyzed.

e Only the sales comparison and income approaches ate applied to the subject in the
appraisal of the subject. The cost approach is considered but not applied.

Extraordinary Assumptions

Extraordinary assumption is defined by the Uniform Standards of Professional Appraisal Practice
(USPAP) 2020 — 2021 Edition, published by the Appraisal Foundation as: “An assumption directly
related to a specific assignment, as of the effective date of the assignment results, which, if found to
be false, could alter the appraiser’s opinions or conclusions.” Extraordinary assumptions presume
as fact otherwise uncertain information about physical, legal, or economic characteristics of the
subject property; or about conditions external to the property, such as market conditions or trends;

or about the integrity of the data used in an analysis.

The interior of two units, the common areas, and the exterior of the subject and surrounding
area were inspected by Daniel T. Wilkins, with a representative of the owner. This analysis
uses the extraordinary assumption that the other units, and any areas not viewed by the

appraisers, are comparable.

1917 Madera Strect, Waukesha (12/21)
Apartment (621)

L&A Appraisal, Inc



SCOPE OF WORK

Hypothetical Conditions

Hypothetical condition is defined by the Uniform Standards of Professional Appraisal Practice
(USPAP) 2020 — 2021 Edition, published by the Appraisal Foundation as: “A condition,
directly related to a specific assignment, which is contrary to what is known by the appraiser to
exist on the effective date of the assignment results, but is used for the purpose of

analysis.” Hypothetical conditions are contrary to known facts about physical, legal, or
economic characteristics of the subject property; or about conditions external to the property,

such as market conditions or trends; or about the integrity of data used in an analysis.
This analysis uses no hypothetical conditions.

Environmental Issues

No environmental survey is available for review. Inspection of the site revealed no apparent
underground tanks, environmental hazards or toxic wastes. It is assumed that the subject site is not
contaminated. It is further assumed that it is unaffected by lead-based paint hazards either on or off
the site. However, the appraisers are not environmental experts. Therefore, it is assumed that no

adverse environmental conditions affect the subject.

COVID-19

The global outbreak of a “novel coronavirus” known as COVID-19 was officially declared a
pandemic by the World Health Organization (WHO). The reader is cautioned, and reminded
that the conclusions presented in this appraisal report apply only as of the effective date(s)
indicated. The appraiser makes no representation as to the effect on the subject property of
any unforeseen event, subsequent to the effective date of the appraisal.

1917 Madera Street, Waukesha (12/21) 8 L&A Appraisal, Inc
partment (621)



TAX AND ASSESSMENT DATA

TAX AND ASSESSMENT DATA

Real Estate Taxes
12-unit Apartment Building

1917 Madera Street
Waukesha, Wisconsin

Tax Key Number 291-1356-011
2021 Assessment

Land $89,600

Improvements $500,400
Total $590,000
2021 Equalization Ratio 87.39%
2021 Equalized Value $675,134
2021 Tax Rate $20.68
2021 Real Estate Taxes $12,201.00
2021 Special Assessments $84.00
Estimated Taxes $12,406.00

The real estate taxes used throughout this analysis are estimated based on the appraised value and
most recent mill rate. This was done as a result of the appraised value being higher than the

assessed value. The special assessment is for a fire prevention inspection ($84.00).

1917 Madera Street, Waukesha (12/21) 9 L&A Appraisal, Inc
Apartment (621)



HISTORY OF THE SUBJEC'

HISTORY OF THE SUBJECT

The subject is pending sale for a total purchase price of $675,000. The offer to purchase is dated
and was accepted November 23, 2021. The buyer/borrower is Old World Investments LL.C. The
ownetr/seller is Higbee Investments LLC. The subject was listed at $675,000 for less than two
months with Dick Roberts of Century 21. Jean Mulvaney of Metro Brokers DR Realty is

representing the buyer.

There are no other known sales, listings, offers, contracts, or options affecting the subject at this

time or in the past three years. Lease data is discussed in the income approach.

1917 Madera Strect, Waukesha (12/21)
Apartment (621)

L&A Appraisal, Inc



AREA ANALYSIS

AREA ANALYSIS

Waukesha County, Ozaukee County, and Washington County are situated on the western shore of
Lake Michigan in southeastern Wisconsin. The three major cities nearby are Milwaukee, Madison
and Chicago. Milwaukee is a short commute, Madison is about 1 hour away, and Chicago is about 2
hours away (driving). Besides advantages on location, these counties have various educational

resources, industries, and businesses.
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AREA ANALYSIS

Generally, this tri-county area is well above the state’s median household income of $59,209 and

median housing value of $173,600. This area is seen to be slightly higher educated with a lower

poverty level. The below organizes this information by county.

Waukesha County,

Wisconsin

2018 Popuiation Estimates
403,072

Source: Vintage 2018 Population Estimates
Median Household income

$ 84,331

Source: 2014-2098 American Community
Survey 6-Year Estimates

Persons in poverty, percent

5%

Source: 2018 Small Area Income and
Poverty Estimates (SAIPE}

Educational Attainment: Percent high
schoel graduate or higher

961 %

Seource: 2014-2018 American Community
Survey 5-Year Estimates

Persons without health insurance, under
age 85 years, percent

3.8%

Source: Source: 2017 Small Area Health
Insurance Estimates (SAHIE)

Median Housing Value

$ 272,100

Source: 2014-2018 American Community
Survey §-Year Estimates

Total Housing Units

164,619

Source: 2014-2018 American Community
Swurvey b-Year Estimates

Number of Firms

35,566

Source: 2012 Survey of Business Owners:
Company Summary

Veterans

21,491

Source: 2014-2018 American Community
Survey 6-Year Estimates

Percent of households with a broadband
Internet subscription

88.8 %

Source: 2014-2018 American Community
Survey 5-Year Estimates

Ozaukee County,
Wisconsin

2018 Poputation Estimates
89,147

Sourca: Vintage 2018 Population Estimates
Median Household income

$ 82,807

Source: 2014-2018 American Community
Survey 5-Year Estimates

Persons in poverty, percent

4.2%

Source: 2018 Small Area Income and
Povarty Estimates (SAIPE)

Educational Attainment: Percent high
school graduate or higher

96.4 %

Source: 2014-2018 American Community
Survay b-Year Estimates

Persons without health Insurance, under
age 65 years, percent

3.9%

Source: Source: 2017 Small Area Health
Insurance Estimates {SAHIE)

Median Housing Value

$ 273,000

Source: 2014-2018 American Community
Survey b-Year Estimates

Total Housing Units
37,216

Source: 2014-2018 American Community
Survey 5-Year Estimates

Number of Firms

9,532

Source: 2012 Survey of Business Owners:
Company Summary

Veterans
4,368

Source: 2014-2018 American Community
Survey b-Year Estimnates

Percent of households with a broadband

Washington County,
Wisconsin

2018 Population Estimates
135,693

Source: Vintage 2018 Population Estimates
Median Household Income
$ 74,062

Source: 2014-2018 American Community
Survey 5-Year Estimates
Persons In poverty, percent

4.5%

Source: 2018 Small Area Income and
Paverty Estimates (SAIPE)

Educational Attainment: Percent high
school graduate or higher

94.8 %

Source: 2014-2018 American Community
Survey b-Year Estimales

Persons without health Insurance, under
age 65 years, percent

4.2 %

Source: Source: 2017 Small Area Health
Insurance Estimates (SAHIE)

Median Housing Value

$ 225,800

Sowurce; 2014-2018 American Community
Survey b-Year Estimates

Total Housing Units

56,328

Source: 2014-2018 American Community
Survey 5-Year Estimates

Number of Firms

10,017

Source: 2012 Survey of Business Owners:
Company Summary

Veterans
8,241

Source; 2014-2018 American Community
Survay 6-Year Estimates

Percent of households with a broadband

Internet subscription internet subscription
86.6 % 85.0 %
Source: 2014-2018 American C ity S : 2014-2018 American Community

Survey 5-Year Estimates

Survey §-Year Estimates
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Population
According to census within the state of Wisconsin, in a July 1, 2019 estimate, there is a total

resident population of 5,822,434. In July 2018, the tri-county area estimated there are 627,912

residents within these counties, shown below.

- Washington Waukesha
lPopulation - Q vO\;:::l:eeICounly. B Q County, Q County, B
nsin
Wisconsin Wisconsin
3 Population estimates, July 1, 2019, (V2019) MA NA NA
2 PEOFLE
Population
{» Population estimates, July 1, 2019, (V2019) NA NA NA
! Population estimates, July 1, 2018, (V2018} 89,147 135,693 403,072
(7 Population estimates base, April 1, 2010, (V2019) NA NA NA
2 Population estimates base, April 1, 2010, (V2018) 86,395 131,885 389,938
(* Population, percent change - April 1, 2010 (eslimates base) lo
July 1, 2019, (V2019) L A NA
& Population, percent change - April 1, 2010 (estimates base) to
July 1, 2018, (v2018) £ i) i)
() Population, Census, April 1, 2010 86,395 131,887 389,891

There were 247,311 households, and under 22.0% of them had children under the age of 18 living
with them. The counties ranged from 4.9%-6.8% having someone living alone who was 65 years of
age or older. The average household size was 2.47. In Waukesha County the age distribution was
spread out with 24.1% under the age of 18, 6.8% from 18 to 24, 23.6% from 25 to 44, 31.2% from
45 to 64, and 14.3% who were 65 years of age or older. The median age was 42 years. For every
100 females there were 96.30 males. For every 100 females age 18 and over, there were 93.90

males. Below is the image of age distribution by county.
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AREA ANALYSIS

Housing
There is a total of 249,050 occupied dwelling units in the tri-county area, according to Wisconsin's
state estimate for 2017. Of the dwellings not vacant for the 2017 estimate, an average of 76.3%

were owner-occupied and 23.7% were renter occupied. The chart below compares the housing cost

in the area.

Rental housing affordability analysis based on monthly median incomes and rents (2016)

Reater
Median
Household
Income
Milw au kee §2,631 $834 §789 S 45
County (]
Racine County $2,635 $831 §790 -84 8
Wankesha Connty $3,683 $076 $1,10  S$129
5 o
Ozaukee County $3,147 $907 o4 $37 0
Washington §3319 $858 §996 5138
County ]
Dane County $3.372 §975 $1.01 $37 o)
2
Wisconsin §2,820 §802 $846 S44 a

*MAR is the median maximum affordable rent based on a 30% RTI.
** Source: Wisconsin Policy Forum analysis of difference between the median rent and MAR based on U.S.
Census data. A red sign means the MAR is below the median rent. Yellow means the MAR is less than $100
above the median rent. Green means the MAR is more than $100 above the median rent.
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Transportation
According to the United States Census Bureau, the average one-way commute time to work is 22.4

minutes.

Elimais
Wl
FERN1)
w-u
bh- (%

W
Wi2-2e
LS
LR H

(The Average Commute Graph in WT)

One popular way of commute is a carpool with other people through Lyft or Uber. The Milwaukee
County bus line also covers limited areas of Ozaukee County.

There are a few construction projects ongoing and/or planned. The West Waukesha Bypass in
Waukesha County is to provide a roadway facility on the west side of the City of Waukesha to
safely and efficiently accommodate existing and future traffic volumes. To better accommodate the
flow of traffic, segments of the existing roadway will be expanded from two lanes to four. This
project will provide a link around the city by connecting [-94 and WIS 59. The I-41 Rehabilitation
Projects Waukesha and Washington Counties include several projects which entail a 22-mile
resurfacing project from the I1-41/US 45 split to the Dodge County Line (which includes cable
barrier and guardrail installation), as well as performing preventative maintenance to five structures
throughout Waukesha and Washington County. The WIS 60 Rehabilitation in Ozaukee and
Washington Counties will resurface approximately 7 miles of WIS 60 from Eagle Drive to WIS 181
in Ozaukee and Washington Counties. A roundabout will also be constructed at the intersection of
County Y and WIS 60.

1917 Madera Street, Waukesha (12/21)
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Education

The largest public-school districts in the area are the Waukesha School District, the Mequon-
Thiensville School District, and the West Bend School District. Large private high schools include
St Anthony School of Milwaukee, Messmer Catholic Schools, Marquette University High School,
University School in Milwaukee, Atlas Preparatory Academy, and Catholic Memorial High School
in Waukesha. There are many options for college education in the area as well including the
University of Wisconsin — Milwaukee, Marquette University, Milwaukee School of Engineering,

Milwaukee Area Technical College, and Concordia University as some of the most popular choices.

At least 58% percent of the Ozaukee’s, 41.8% of Washington’s, and 45.9% of Waukesha’s population
over the age of 25 has some type of college degree, all above the state average of 41.3%. Another
17.6-23.7% of the population over 25 has some college education but has not completed a degree,

comparable to the state average.

1917 Madera Street, Waukesha (12/21) 16 L&A Appraisal, Inc
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Employment and Industry
According to the report by December 2019, the employment situation in the area basically remained
the same. The employment rate trivially increased by the end of 2019, which demonstrates a

positive trend in the employment rate and fits the decrease in the unemployment trade.

Lavor Force and Employment Estimates

& e
December 2019
STATEWIDE LABOR FORCE
EELIBALLY POJURTED DT SEASCHATLY AlCdSTED
PRELM FidaL  (YEARAGQ| WET CHANMGE OVER PRELIM FINAL | VEAR AGO| WIET CHANGE OWER
fee-1h Hov-4% Teg-3 E=heanm §-TeRT Lec-id Nt Dac-18 i=Ranih {-Yaar
Lafier Fores | 3420008 | 3,420,400 | 3349600 -3,980 -5£90| [ 3004400 | 2.3b2 00| 3 06400 11,300 45500
Evgioywent | 3080600 | 3016800 | 3822070 2207 7400| | 2202500 [ 3.00500 | 3009300 42,000 z’r‘nl
Tnemployment | 105,500 104,400 03500 TA0¥ 11,900 05,600 50,908 05,700 7,700 .00
Lhrempioyment Rate 34% P 3% 1% D4%| 32% 2.6% 2% 0.3% 0%
55 Uremployment Rale 35% 35% 39% 0% 5.4%) 4% 3.0% 3.7% 0.3% 0.3%
Labur Fome Padicpation Rali G AR ©7. 1% 575 0.5% NE% €5.4% 66.7% E7.1% D:% 0.7%)
T35 Laboy Force Pamiolpanin Ras B30 £34% B oo X5 €3.0% B3¢ 7R 0% [
SULce: LOUE ATER [Hian (et Sl es (LAY
UISAENPLOYMENT
[ GERIONALLY ADJUETED W07 SEASONALLY F.UETED
PRELIM Fina | YEARAGO| MET CHANGE OVER PRELIM FHAL | YEAR AR JET CHANGE OVER
_ DE-19 Nendy | tee-ts -pApnt 3-¥gar Tee-19 Now-13 Tac-18 4-atonth 1-Yazr
Satewida | 2000600 | S0EN,700 | 2E3e500 ban) TA00| | 2908.200 | S00G00E | 2.067.000 5,700 A A00
Apreon| 12550 105,700 | 925400 [ ED| | 2400 | 128600 | 125600 ] ]
EsuCiare 7958 &7 500 E7.700 SOy Fi) 53,400 £8.900 8B.20D i} 20D
Fand us Lag) 49,208 48,400 52,50 A0y i) 40300 45,500 45,200 T ﬁ‘
CreenBay | wes,bo0 TEAS00 | 163,20 [ [Fi 795,700 165,500 183590 i) 720
Janegille FRRIE 75,300 7050 20 [ | 1,000 73700 70,300 700 700
LaCrosea @050 23440 79,500 KT 130D 1400 @2,101 £3,170 T [
Madwon | &9, 0500 | 408490 =0 &40 13200 | 4145008 107200 1,20 5000
Timakeet OV, | 600000 | 6f54aD | BibS AA00] T0460] | #Go400 | 23,000 | 85,100 2,500 12000
CshmnEn-Neenah 26,750 DEE0D T6 400 s ELR) 25,400 25,600 93,000 -208 i
Racine 78,600 78,700 70800 W 0 78400 73,000 7000 MR T
Theboygan E4AG0 Y] 63,20 T [ | ©4,100 &8, 400 53.200 360 5]
Wausze 78,208 74,300 73200 [ 16a| 74,430 F4,000 T3200 g %000

Sowsce: CANTeNt Employneit SEELS (CED)
In the Milwaukee — W.0.W (Waukesha, Ozaukee, Washington Counties) row in the second chart,
we could see an increase in the employment change within the year, despite a decrease within the
month. The overall trend still shows the tread of rising employment. From the two local
unemployment charts below, the unemployment in the Milwaukee area remained almost the same at

the end of 2019, which states that the job situation in the area is relatively stable.
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Local Unemployment Rates

December 2019
CITIES
Alphabetical Order
Dec- Nov- Dec- Nov- Dec- Dec- Nov- Dec- Nov- Dec-
19 19 19 19 18 19 19 19 19 18
ary RANK | RANK | RATE | RATE | RATE cITy RANK | RANK | RATE | RATE | RATE
Appleton 17 12 2.9 2.7 2.8 Milwaukee 30 32 3.9 4.1 3.5
Beloit 30 30 3.9 3.9 3.4 Mount Pleasant 25 23 3.4 3.3 2.8
Brookfield 4 6 2.5 2.6 2.3 Neenah 14 16 2.8 2.8 2.4
Caledonia 24 25 3.3 3.5 2.8 New Berlin 9 16 2.7 2.8 2.5
De Pere 9 6 2.7 2.6 2.4 Oak Creek 6 12 2.6 2.7 2.4
Fitchburg 3 1 2.3 2.1 2.0 Oshkosh 9 12 2.7 2.7 2.4
Fond du Lac 14 6 2.8 2.6 2.5 Racine 33 33 4.5 4.6 4
Franklin 20 16 3.0 2.8 2.6 Sheboygan 17 20 2.9 2.9 2.5
Green Bay 22 21 3.2 3.4 2.9 Stevens Point 17 12 2.9 2.7 2.7
Greenfield 22 24 3.2 3.4 2.9 Sun Prairie 2 3 2.2 2.3 2
Janesville 26 28 3.5 3.6 2.9 Waukesha 9 6 2.7 2.6 2.4
Kenosha 29 31 3.8 4,0 3.4 Wausau 21 22 3.1 3.1 2.6
Madison 1 1 2 2.1 2 Wauwatosa 4 6 2.5 2.6 2.5
Menomonee
Falls 9 6 2.7 2.6 2.3 West Bend 6 16 2.6 2.8 2.6
Local Unemployment Rates
December 2019
COUNTIES
Ascending Order
Dec-19 | Nov-19 | Dec-18 Dec-19 | Nov-19 | Dec- 18
COUNTY RATE RATE RATE COUNTY RATE RATE RATE
Dane 2.1 2.1 2.0 Winnebago 2.8 2.7 2.4
Ozaukee 2.5 2.5 2.2 Jefferson 2.9 2.6 2.6
Washington 2.5 2.5 2.3 Columbia 3.0 2.6 2.5
Calumet 2.6 2.5 2.3 Dodge 3.0 2.7 2.4
Sheboygan 2.6 2.6 2.3 Walworth 3.0 2.8 2.7
Waukesha 2.6 2.6 2.4 Portage 3.2 2.6 2.8
lowa 2.7 2.2 2.5 Rock 3.5 34 2.9
Green 2.7 2.4 2.2 Kenosha 3.6 3.6 3.2
Fond du Lac 2.7 2.5 2.4 Milwaukee 3.6 3.7 3.2
Marathon 2.7 25 2.4 Wood 3.7 3.2 3.2
Outagamie 2.8 2.5 2.7 Lincoln 3.8 3.2 2.9
Brown 2.8 2.7 2.5 Racine 3.8 3.7 3.3

Major companies headquartered in the area include Froedtert Health and the Medical College of

Wisconsin, Aurora Health Care, Northwestern Mutual, Rockwell Automation, GE Healthcare

Technologies, Ascension Healthcare, Roundy’s, WEC Energy Group, Quad/Graphics, Inc., and
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AREA ANALYSIS

Kohl’s Department Stores. These companies and their supporting businesses, as well as the many

other large and small companies operating in the area provide for stability as a business community,

as well as providing employment for the population.

Wisconsin especiaily

WalletHub, ranks high in
2019 affordability as well as
health and safety.
- \ w, WalletHub, Jamiary
e 2019
o |
7TH

BEST STATE TO RAISE A FAMILY

QCEW, 2018; Bureau
of Econiomic Analysis
GDP, 2018

":??:‘[-i?ﬂ”-;'

EMIPLOYED BY WISCONSIN

MAMUFAC TORING COMPARIES
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County Workforce Profile

2019 Wisconsin Dverview

The county workfarce profiles provide snapshots of the lahar market for each of the 72 Wisconsin
counties, In addition to a static PDF version, each catinty profile will be availzble as an Interactive
document in which the reader can do additlonal manipulation of some tables, The profiles begin with
an overview of the entire state's labor market outlook. From there, the profiles highlight the
respective labor markel with analyses of the current and projecled population and labor force,
commuriity patterns, industries, occupations, and wages We conclude each profile with an
examination of the impact of automation on the county's workforce,

Record Economic Expanslon

‘The econontlc expansion [s iow the lohgest on record. This current expansion surpassed the
pravious mark of 120 months sel In the 1991-2001 stretch in June 2019. What has been goed for
the country has been geod for Wiscansin and most other states.

Months

2o ey T RGN e S W
o T e
¢ 20 a0 &0 g0 100 120 140
L o Labar Suatzlics, 008

Wiscohsin's-workfofce and employment humbers have attalned new highs. Employment exceeded
Lhe 3 millin mark In the summer oF 2016. Wiscongin jobs réached new highs in 2019 with
not-spasonally adjusted, total non-farrn jabs breaking through 3 millién at 3.026 million in June
2019, The state's unsmployment rate has reached lows not seen since at least 1976, 2,8% In the
manths of Aptil and May of 2019, New unemployment rate lows were also recorded for the U.S, as
a whole at 3.6%. Thirty of 72 Wisconsin‘caunties réached new job highs in the last two years. Thirty
state counties hit new unemployment rate lows. Initial and continuad unamployment insurance
claims have been tracking at 40-year lows over the past three years,

Given thét new records are being set largely across the board for expansion longevity, employment
highs, and unemployment lows, the question turns to when will the trends reverse,

Economic expanslons don't die of old age. Expansions are usually curtailed by decreasing jobs,
spendihg, investments, inflation, or interest rate pressures. Decreasing jobs lead Lo lower incomes
that restilt- in less consumption. which Is the driving force in the U,S. economy. Employment
numbers are not good Indicators of pending recesslons, In fact, they are a lagging indicator of
ecancmic downtlurns and recoveries.

SYATE 6F WISCONSIN - :
e | Wis(Eonomy
Semdri e Ol vy Tiwr EEa148 Sor VERMNIMA S04 £ £ ardt bt el 1S Tl
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What's next in the short=-run?

As this is being written in Novermber 2019, job numbers are still climbing, eamings and income are
rising, retall sales are expanding, debt-to-Income ratlo Is low, and Infiation Is subdued at about 2%,
Housing sales are relatively tlat, vehicle sales have laeveled off, and some Eurapean countries'
economies are sagging. The primary unknown at the moment is the status of tariff and trade policy
on the North Ametrican countries' trade agreement and trade with China, The uncertalnty Is
dampening capltal Investrent, injecting volatility In the equity markets, and causing household
cagltatian.

What are the long-run influences?

The primary long-term challenge facing Wisconsin's ecanomic future is Its workforeo guantity, The
demaographic situatian facing the state, other upper Midwest states, and most western state
economies will advance unaltered In the coming decades. The number of retiring baby boomers
nearly mateh the influx of new workers, resulting In a slow growing workflorce Lhal is constraining
employers' abilities across industries to secure talent, Many businesses report the lack of avallable.
warkers have hindered expansion and, in some cases, even curlailed their abllily to meet current
product orders,

Wisconsin 'Popul'_ation and Labor Force

The blue-line, erange-line graph 5.090,9..
ta the right portrays the labor

force facing Wisconsin and other 5,001,
upper-Midwest states, While '

Wisconsin's population will £,090,0..

continue to grow over the next

20 years, the workforce faces 3000,

serious constraints. The curve h

began Lo flallen in 2008 as the 2,000.3..

first baby boomers {those barn '

in 1946) reached age 62 and 1,800,3.,,

began Lo leave the workforee, 8l Latorforce 1 Pupulatior

a
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Baby boamers continue to exit the workforce in greal numbers. However, the labor foree
participation rates for workers over 55 years of age have risen significantly. The need or want to
ramain in the workforce has assisted in staving off more severe warker shartages.

Our analysis shows a marked decrease in per capita personal income growth in the coming decades.,
The consequences for shared tax burden wili be real and require new policy discussions about the
saclal contract for infrastructure and government services,

One of the remedies for labor scartity and increased productivity is the incorporation of labor-saving
technology In the workplace. As such, not only does Wisconsin have a guantity challenge, the state

must alsa make all available workers technalogically savvy. The prapensity far sutpmation varies by
occupation, but routine activities are the most susceptible to displacement.

To summarize, the state needs ta find every body it can and get everybady trained up to their

maximum petential.
' Wis(Sonomy
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Wau_kesha County
Population and Demsgraphics

With over 400,000 residents, Waukesha County is the third most popualous eounty in Wiscansin, The
county seat, Clty of Waukesha, Is thia largest municipality In the county, The chart below displays
the population and population change among the largest municipalities, All 10 municipalities grew
between 2010 and 2018, The overall county growth rate of 2.96% was slower than the nation
[6.09%:) but outpaced statewide growth (2.279%). The Villlage of Menomonee Falls witnessed the
largest increase with a net Lotal of 1,948 new residents. The Cily of Pewaukee grew at the fastest
rate amonpg the top 10 municipalities (9.41%), A cammon linking the two communities is the
Interstate access. Pewaukee has a unique feature with its lake and public beach located in its
downtown drea, Pewaukee Lake Is the furthest east among the many bodies of water in Waukesha
Cotinty's popular "Lake Country.”

10 Most Populous Mu’nicinallg: les in County

2010 Crnaus 2R1% Final Estimate & Numeris Changa Pafant Charge
Waukesha, Ouy ?i:‘?-ltl o ?l.le A 1 013 1.43%
Mevw Revtin, Gty 31,584 40,349 705 1.913%
Brackhioy, Gty 37,020 38,32 1403 1.70%
Meqpmoree Falls, Village 35,626 A7,574 1,248 547
Mits4ran, City 24,135 24842 677 2.81%
Cueaweawie, Gy 15,759 16,868 1,130 747%
Pewauken, Oty 11,445 14,425 1,241 A1
Sussax, Vilage 10,518 11114 555 5E7%
Lben, Town 16,157 10,509 212 2.L9%
Hartiand, Village 110 2,295 163 2.01%
Waukesha County 289,891 J01 445 11,555 2.96%
United States 300,400,408 327,167,474 18,767,026 5.09%
B Wisconsin 5,605,596 5,816,231 128,215 2.27%
5m.—¢m.]‘$1*n4h§ﬁ&:."»rn}' =i Tanten. Winsa sl D pitment of Mretle it ne
Components of Changa Compunents of Papulation Change
6%

Population change can be broken into net

migration (those moving inta the caunty 4% 3.5%

minus those leaving) and natural increase 2.5% 23% o

(births minus deaths). Waukesha County 2% - 11
measured a 1.8% increase through net =] I
migration, which has an immediate impact 0% e —

oh the county's labor force. The county "
alsp gained population through a natural -2%
Inerease, which is largely a function of

age. Waukesha County has a higher %
median age than the state (43.1 years vs B,
39.2 years). However, the county is youna = _.
ennut}h to :s‘;tlll expect a positive natural Liipd:Stavee Wisconsin SRy
increase. As a rough estimate, counties I Net Migration Y i patural Incrense %o
with a median age under 44.2 years old STATE OF WISCONSIN

can expect a positive natural increase. (a(aw) DWD W'S(ﬁ :0 I'IOITI y
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Waukesha County Waorker Commute

Aesldents Work

Abaut ane aut of every three employed Waukesha County residents warks outside of the caunty.
The map betow shows the Lep five work destinations among these residents. The majority of
residents commuting outside af the county travel east down the 1-94 corridor, with more than
58,000 residents warking in Milwaukee County. The average commuting time is slightly shorter
than the natlonal average (24 minutes vs. 26.4 minutes).

e
Where Waukesha County
Residents Work
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Warkers Reside

Almost 44% of Waukeasha County workers live In a different county, with more than a quarter of
the total workforce coming from Milwaukee County, Waukesha County actually pulls slightly more
warkers from Milwaoukee Caunty (60,353) than it sends (58,271). Workers traveling from
Milwaukee County to Waukesha County tend to have lower paying jobs than workers that travel
from Waukesha County to Milwaukee County,
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‘Labor Force Dynaimics

The unemployment rate represents the praportion of residents that do ndgt have a job but are.
actively seeking work as a share of the total labor force, The Waukesha County unemployment
rate reached @ high of 7.5% In 2009 foliowing the Greal Recesslon and declined to a low of 2.7%
in 2018, The steady decline in this important measure is consistent with both the nation and the
state, The national unemployment rate peaked at 9.6% in 2010 and declined to 3.9% by 2018,
Wisconsin's rate hil 8.7% and hes since declined to 3.0%, Low unemploymanl ralus slgnily &
tight labor market, which means employers have difficulty finding available workers, Due te the
kight labor market, employers must find ways to attract workers who are marginally attached to
the [abor force as well as address barriers to employment that may deter otherwise qualified
candidates.

Waukeasha Cnuni:v Unemployment Rates = Mot Seasonally Adjusted
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Twao factors influence the size of

the labor force. The firsl is Lhe

size of the working age

— poputation, The primary way to
improve Lhis in Lthe shorl term Is
by increasing net migration, The
secend Influencing factor is the

360K labar force participation rate
(LFPR). The LFPR faces
dawmward pressure due Lo an

ssox M Posulation aging population, Wisconsin's

I Labor Force LFPR is holding steady at around

——— 859 for residents between 25

Tatal

~- and 54 years old. LFPR starts to
200K - dacline at arounc 55 years oid
o and declines sharply after
participants turn age 60.
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Industry Employment.and Wages
2018 Employment and Wage Distribution by Industey
Waukesha County

etemar vqeorchongs TPl

Empaymant ahia
Trade, Traaspartaticn, Lrkres 48,050 72 S0, 105,687 e ——
sl Adminetret an 6,262 37 SIT6M4 RN T
Arrfesstonal & Businass Soivices 36,272 203 52,433,163,502 r—— _;;
Ollver services o365 129 S110,419, 058 1 5% of 1atel Liro oyment
Matural Rescaurces .515 18 *il'"é.ﬁﬂ!.?!l? 0% of Total Paweol
Manufactusing 42,059 ULy £2,016,490,551 - -
waisure & lagpite oy 21,297 17 wI58,727,827
Infarmator 4,200 -62 S157,232,206
Einancial Activities 16,376 747 $1,302,142,375 —
Educetion & Hedlth 41,193 437 $2,015,760,127 -
Caratructian 17,140 ¥ S1,1H8,890.513 - 1
A Inddugiries 243,987 1,967 §13,724,798,995 5000  10,00% 15.00%  20.00%

AL Latars Had'eel Selivnmaansan, 4000, it Jal 54

The Lable above displays both employment and payroll by industry seclor as a percent of total
employment In the counly, These data are based on the locatlon of tha employer, which means It
inclisdes tha waorkers wha commute from autslide afl the county. The Trade, Transportation, and Utilities
sector had the highest share of employment (20.07%). The Manufacturing sector was just behind with’
17.48% of employment but had the largest share of payroll (21.25%).

One way of identifying key industry drivers in a local economy Is by comparing It to a larger reference
economy, Waulkesha County has a particularly high concentration of emplayment in the Manufacturing
sector when compared to the United States. The county's employment share in this sectar is gboul
double that of the nation. Waukesha County Is particularly strong in the sectors of Machinery
Manufacturing, Fabricated Metal Product Manufacturing, Printing and Related Support Activities, and
Electrical Equipmant, Applience, and Component Manufacturing. All four sub-sectors employ more than
4,000 workers,

2018 Average Annual Waga by Industey

The county pays higher wages per

Wilscapgin Conny o~ ; ;
Aunrzan purrge wf,fé:: ;‘; ‘,3:;':' *  worker compared Lo the rest of the
rciet Wege Ayl Woure " state. The Information sector paid
Trsee, Trarapedtaton, iitles £11,401 342601 AL3.6% 21.8%  the hlghest average wage at
Puale Sdrvanlraticn 547,059 347,426 S3.1% eE%  S97,118 per worker In 2018,

However, this Industry makes up-a

Frefaseonal i Busaess Sarviees LA, 720 AR, 7A4 113.9%¢ 3.3% . ' i
smali part of the county's tatal

Dl amrvioes 30,674 $37,105 121 0% 1.5% employment (1. ’93%}‘ The

Kttt Reseneon 49,448 341,088 174 4% Lew  Construction sector added the

ManLacturing SLUMI SOB3F2 1LMEW -2y, highest number of Lotal workers

. . ) ) aver the year, Trade,
Lol & Hespiatity s18,757 F16,70% #9, 1% -2.5% Transportation, and Utilities along
r

Infarmation TR AT $97.110 122 0% 0% ywith the Manufa(_turing were the

Finarsial Activaios 571,474 475,528 1113% 1ow o largest sectors, There was little

T SI9,485 343,011 100.5% 0w Change in average wages in these
sectors over tha year,

Curtiiktinn 561,300 §67,364 112 0% 0.9%

Al Industiies 548,401 456,252 115,19 1A%

o

AL A ke 2 e ®PDWD WiS@ﬂﬂ omy
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AREA ANALYSIS

“Industry Employmant Prnjectluns

WOW Woa - Industry Prejections 2016-2026
w::_sl1ingt9n, Czaukee, and Wauhesha Countley

+

2016 Projetted 2026 Erimpluynt Precenl

Uvdusley - [ Eriplanrtent Emplgwesns Change ~Change
Takal Ml Industries ¢ 363,505 396,267 n,.702 8.7%
Maturzl Resources and Mining 2,240 2452 212 9.5%
Construczion 18,398 20,912 2,014 10,9%
Manulactuing 66,452 65470 -1,276 -1.9%
Tratde, Transportation, and Utilitles &7,109 T2 81 4,872 7.2%,
Information 5,729 5,B55 126 2.2%
Financial Aclivities 21,430 23,572 2,142 10.0%
Professional and Business Services 44,614 51,493 6,879 15,4%
Education and Health Services 64,413 73,469 9.056 14.1%
Lelyare sind Hospitality 30,917 35,421 4,504 14.6%
Other Sarvices (except Guvernmmen) 18,742 21,155 1,413 7.2%
Public Administration 10,668 11,085 416 3.9%
Soif Crnployed and Unpaid Family Workers 11,682 15,026 1,344 1L.5%
Laatian O g 6 tupnpe Atdisa, Wiviaren Bagarans b al farigrs Davesianmit, T titen 201

While studying past trends Is useful, DWD also produces projections of Industry and occupation
employment.Into the future. Wlacansin is split In 11 Workforee Devalopment Areas (WDAs) and
projections are updated every two years, Watkesha County is part of the WOW WDA, which alsg
includes Washingten and Ozaukee counties, MNew for the 2016-2026 projections, the Bureau of
Labor Statisties (BLSY haé changed the melhodalagy to better project the workforee of the dynamic
neiv ecanomy fh which a werker will likely have many occupations In a lifetime. The workforce is
constantly evolving. Workers leave an pccupation lar reasons other than retirement or death, such
as chanaging careers, promotions, o compieting retraining programs. The new BLS "separations”
methodolagy accounts for these different types of job changes {l.e. job growth, job exits, job
transfers). The Occupativn Employment Projections discussion an the nexl page reviews the impact
of this revision.

Regional employment 1s expected to grow by 8.7% over the 10- -year perlod, or-almost 32,000
warkers, Far the purposes of comparison, statewide employment is projected to grow by 6 8%
durling the same timeframe. Growth Is expected in almost all Industrles. Manufacturing Is the
exception as o madest decline is expected. The industry projections shown here forecast levels of
filled pos;tions rather.than demand. This illustrates the issues associated with the aging population,
While-growth In the Iabor force Is slowing and, In same counties, declining, job growth Is expected
to eontinwe. ‘Tha aglng papulation will increase the need for replacements. Employers may have
trouble finding replaternent workers evan if overall employment in the industry declines, As a result,
businesses that are already having difficulty filling job openings vacated by retirees will also straln
to fill new openings. This could restrict job growth by limiting businesses' ability to expand.
Solutions to these problems will differ for each business but will likely include a combination of
devealoping a talent pipeline such as Wiscansin Fast Forward training grants or business alliances
‘simed at marketing specific careers; increasing focus on talent attraction and retention; engaqing
under-utillzed workforces; Increasing automation; and retaining retirees In non-conventlanal work

arringements.
. . B )
weanins | WisGonomy
& S e e it ol saann o o ekril v poaneawht 00d labet P efnnedan
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AREA ANALYSIS

Occupational Employment Projectians
WOW WDA - Occupation Projections 2016-2026
Washingltaon, Ozasukee, and Waukesha Countias

W &0y Gomth

2015 Cecusational

Decupnton Tl Evplorment Employmen Gpeings (30163035 ¥ s s
W thnetneed tranvinc
Tutal, A 46,610 A8,300 44,640 H /%
Managomeat 19,600 22,350 1,880 12.9%
Bushivess andl Fipenclal Sperations 20,041 22,960 2,100 1973
Computar and Mal hematical 11,226 13,770 1,060 Z23%
Areiteclure and Cegiieering 6,320 6.610 ot 6.2%
Lite, Physical, and Socal Sclmare 1,720 1,940 i8¢ 12.0%
Curnmunity and Soval Service 3,350 4,ndga are 7 6% |
Legal
Lducatan, traintng, ard Lihrary 19,170 20,150 LA 3.1% “' ;
Arls, Design, Entertaiament, Spoils, ang Media L4l b, /1 LUl 4.4% i
Neallhice == Srackitivners s Techncal 15,470 19,180 1,190 165% [ 1]
Healtheera Support 7,200 6,620 1,960 21.2% Kl
Prosactive Barvice 4,680 4,950 64 5.4% [
Feuwd Freperalion ard Sarving Relatee 29,500 33,030 5,020 14.7% BEE -
Bullding ard Grounas Cleaning ant Ma ntenan.. 11,360 12,990 1,630 8.6% lf‘.
Pessonal Care anvd Seryee Lo, U0 w40 2400 2108 . - Il
Sales and Kelased 38,400 41,600 5,300 8.3% [ )
Dl and Adininstratve Sepporl 54,210 56,100 6,430 2.4% i o el
Farmring, Fishing, and Frrestoy
Cunstrurlivn and Sxirstion 1,030 17,570 1,830 2.6% S
Trataliatan, Malntenancs, aon Reaale 12,700 13,660 1,330 7.5% 1]
Frodusnan az2,490 a0,4941 &,431 6% |- &
Tromspoilation and Materiol Boying 21,020 23,310 2,940 5.8% =)
o Gl Benrn =1 Zaladsirs Wesanno) I‘)A:m'lm)n" HALETH A ﬂm-h(mﬁn. Beowerhsr 2000

While industry projections have their uses, a more functional appraach is projected pooupational
need. Occupational projections are separated Into three categories: growth, labor farce exits, and
accupational transfers, Retirement will be a key driver in the "labor force exits” category. While
actual retirement age varies among individuals, age 65 can be used as a rough proxy for expected
relirement, We are approximately at the hall way point of baby beomers retiring, Occupational
transfers can include workers that advance (n careers or make lateral movements into different
occupations. As a general rule, a higher need for replacements due to transfers can be expected in
lower paying occupations, )

An examinatlon of projected occupational employment reveals.a higher need for replacements than
fitling new positions due to growth, Occupational transfers and labor ferce exits make up over 90% of
projected annual openings. Facing the challenges of an aging baby boomer population, an Increased
importance muslt be placed on the availability and skill sets of young workers entering the region’s
workforce, While the total need is comparatively small, the Architecture and Engineering occupation
category stands out as the fastest growing field. Jabs In this group are typicatly high paying, and
grawth In this area would bring additional Incame and spending power Into Lthe region, )

STAYE OF WISCONSIN
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AREA ANALYSIS

Automation Exposiire by Workforce Development Area

A8.05%

f0.0% Las

1 v drd Fug valey Midbawabes [ ELY el Siiith Sienilheeal  Sackaeast Wast misem i
Lol Lintral Lunlial

55.0%

505

H5.40%

Zngters TR “ohape sl P=puamact bt Somrestisle s Plicts Comnaied oetne UL Deag asi VoA Melieese
Hrztbraba L7 2003 Solw o Rl Srhact, iy o Ochia g DS

Technological advancemenls are changing Lhe occupational landscape of the pation and Wisconsin is
no exceptioh. Developments in the fields of artificial intelligence, the Internet of things (abllity of
electronic devices to communicate with each other), autonomous transportation, and many others are
videly expacted to have significant impacts on the nature of work, both in terms of the job mix and
the skdlisets needed to succeed in the labor market, By merging occupational-level probabilities of
autornalion from a 2013 Oxford study with employment data from Lhe Occupational Employment
Statistics data set, we are able to estimate the overall level of exposure to automation and compare it
across different geographies, which is identified in the chart above,

An estimated 60% of current fobs Ih the WOW WDA have the propensity for automation, Autematlon
is ‘often incorrectly perceived as the creation ‘of an autonomous robot ivsrkforce, The mare accurate
characterizatich s that automation will replace routine and repetitive tasks. Human capital will still be
assential for parts of the job that cannol be aulomated. Local employers list prablem solving as one of
the'top three most valued "essential skills” across all job functions. Communication and collaboration
are alsd highly valued, Workers strong in these areas will be well positiened to thrive, Employers need
4 hire adaptable employees as Jab dutles In the warkfarce continde Lo avolve.

Further analysis.of the interactions between automation and other occupational characteristics yields
some interesting conclusions that have broad implications on the labor market. Automation exposure
is anticipated to continue contributing to inequality both in terms of wages and education. [n other
wards, automation exposure has a strong tendency Lo decrease as wages and educational
requirements assotiated with the joh increase. Technolagical advancements can also help mitigate the
workforce quantity chalienge by enhancing labor preductivity, which is essential for continued
weanpmle prospétity without increasing laber force. Of note, these developments are also anticipated
to accelerate the evolution of workplace skills, which puts additipnal emphasis on the roles of
postsecondary education and ugskilling while still on the job.

wetwe | Wis(Sonomy
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AREA ANALYSIS

Automation Exposure by Oceupation Group
for WOW WDA

Washington, Ozauhee, and Waukeshs Caunties
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The table above compares the propencity for automatlon to the current level of employment in each
occupational category. The occupation groups with relatively low percant automated tend to require
more non-rautine work. The skiltsets required Lo do many of these jobs (such as interacting with tha
environment, creativity, problem selviag, and working with others) render them less exposed to
automation, at least as technelogy stands now, The area of concern tends to be those occupations at
Lhe top ol the graph. These pccupations gencrally do nol require a high degrea of manuul dexterity,
prablem salving, creativity, or adaptation. A high share of the tasks currently perfarmed by workers
In these occupations have the potential to be automated. One of the more disruptive and possibly
unexpected occupation group on the list is Transportation and Materials Maving. These occupations
are Impacted by the growth of self-driving vehicles and highly automated warehouses,

While replacing jabs in a number of areas, automation will also cieate new jabs in other.areas. The
challenge is that the new jobs will not be In the same area or require the same skills as the jabs that
are replaced. The ability of the workfarce Lo adapt to these rapld changes and the new pecupations
they vill bring will be essential to continued economic progress going forward.
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CITY ANALYSIS

The following pages include demographic data on the one-, three-, and five-mile radii surrounding

the subject. A map of the area is included below.
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The subject is located in an immediate area with population growth from 2010 to 2021 and similar
projections for 2021 to 2026. The median household income in the one-mile radius is lower than

the three- and five-mile radii. Demographic details are provided on the following pages.
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i @
@esrr Demographic and Income Profile

1917 Madera St, Waukesha, Wisconsin, 53189 Preparad by Esd
Ring: 1 mile radius L8y A HELH

Summary Cunsus 2010 2021 2026
Fupulation 6,650 6,778 a,a11
Hauseholds 2,687 2,712 2,728
Families 1,606 1,788 1,792
Average Houselold Size 247 2,48 2,48
Owner Oeeupled Hausicg Uniks 1,536 1ha1 1,596
Renter OQutupied Housing Lints 1,151 1171 1,132
Mueiar Aga 324 .2 1.0

Trends: 2021-2026 Annual Rate Area Slate National
Population a.10% 0.41% 0,71%
Housaholds U,12% 0.48%, 0.71%
Famifias 0.04% 11.39% 1A%
Owmer HHs 04.70% 0.69% 0.91%
Mudien Househple Income 1.97% 2.32% 2415

2021 2026

Housaholds by Income Number Parcent Number Parcent
«%15,000 281 . b4 211 B. D%
$15,000 - $2a,5499 264 9. 7% 237 B 7%
$25,000 - $14,999 116 5.0% 11 4.6%
$35,000 ~ §45,999 251 9.3% 233 B.5%
£50,000 - $74,999 641 23.6™ 604 22.1%
$75,000 - $59,999 A27 15.7% 246 16.3%
FL00,000 - $L49,999 548 20.2% 637 23.4%
$156,000 - 199,999 130 £ B 164 6.0%
$ 200,000+ b4 1.09% A 215
Medier Houseliole Tncomme $54.814 571,462
Average Househod Inceme $74,532 582,484
Por Capita tncome $24,317 431,375

Cansus 2010 2021 2028

Population by Age Mumber Pereent Numbar Percent Kumher Parcent
0-4 580 f£.a% 524 7.7% 534 7.0%
5-¢ 561 8.4% 196 7.3% r8a 7.1%
10-14 172 7.4% 433 71.3% <81 74%
15 - 1% 423 6.3%: 454 6.7 £49 6,6%
Fiva 2 434 6,5% a5 .04 S .5%
25 - 44 1,14% 17.2% 1,014 1o Uhs 1,044 15 3%
15 - 44 k] 13.7% 964 14,204 an? 13,36
45 - 54 651 12.7% 753 11.1% 7az L1 6%
55 - 64 715 10.7% 741 10.9% G70 0.6%
B5 - 74 09 4,6% 553 8.2% 585 B.b%
75 B4 18k 2.0% e 3.2% 28 4. 1%

Hit i 1.04n Ha 1.2% " 1.2%

Dratm Note: Jroore i eepeessdd b o), dollurs,

Sourcws 15 Ui Burmi, Cepsis 200 5uamary £ | Fai fSravasts foe 2071 qonl 2006
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1917 Madera St, Waukesha, Wisconsin, 53189 Preparec by Esrl
Ring: 3 mile radius LofiLe: <2 L

Langiuds, -85, 23 e

Summary Census 2010 2021 2026
Fopulation 56,103 58,027 58,887
Hauseholds 22,093 23,075 23,514
Families 13,928 14,151 14,326
Average Househo'd Stze 244 241 2,40
Qunar Ocrupied Housirg Units 13,127 13,4505 14,003
Renter Ocrupiesd Housing Unts B,L56 9,570 9,511
Medizn Age 316 3648 17.3

Trends: 2021-2026 Annual Rate Area Stale National
Population 0.29% 0.41% 0.71%
Households U38% 0.48% 0. 71%
Farnilies 0.25% 0,39% 0. 6 8%
Owner HHs 0.72% 0.69% 0.91%
Median Householg Income 2.12% 2.32% 2.41%

2021 2026

Households by Income Number Percent Kumber Parcent
«515,000 2,105 2.1% 1,821 4%
$15,000 - $24,999 2,145 9.3% 1,883 B.0%
$25,000 - §14,939 1,557 6.7% 1,362 5.9%
$35,000 - §49,999 2,654 11.5% 2,571 10.5%
450,000 - £74,929 4,392 19.1% 4,408 LB. 7%
$75,000 - $99,999 3,105 13.5%: 3,208 13.6%
$100,000 - $149,999 4,195 18.2%, 4,778 20.3%
$150,000 - $199,999 1,872 B% 2,323 D.0%
£200,000+ 1,044 £.5%: 1,140 4, BR
Mediar Househeld Income $55,349 472,562
Average Househo'd Inceme 52,814 591,746
Per Capita Income $33,093 $36,799

Cansus 2010 2021 2028

Population by Age MNumber Perrent Number Percent Numher Parcent
o-4 3,810 6.9% 1,554 6.1% 1,637 6.2%
5-9 3,668 6.9% 1,507 6.0% 3,475 5.9%
12-14 3,575 6.3 3,589 6.2% 3,418 5.0%
15-1% 4,144 7.3% 4,084 7.0% 3,989 6.5%
2024 4,525 8,04 4,532 7.84% 4,686 B4
25 - 34 6,540 15.1% 8,342 14.4% 8,221 14. 3%
15 - 44 7,534 11.4% 7,454 13.5% 2,721 1314
45 - 54 B,103 14.4%. 6,867 11.8% 7,104 12.1%:
55-64 6,165 11.3% 6,985 12.0% 6,462 11.0%
65 - 74 3,036 5.4% 5,260 9.1% 5,538 9.4%
15 - B4 1,874 3.3% 2,380 &, 1% 3,250 5,50

L+ 230 1.04%: 1,1 1.0% 1,155 2.0%

Data Note: oo s expeessed e surent dullars,

e L S0 D eresis MR, CRESRS L0 St W Eert fnewiiesls e Era .l s f Ve
& 5 U T s s ¥ Fim 1 T fir 2071 ol 2036
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CITY ANALYSIS

Demographic and Income Profile

1917 Madera 51, Waukesra, Wisconsin, 53189 Preparac by Esrl
ling: 5 mile radius v ol <3 ibLY e

Summary Censusx 2010 2021 2026
Fupulation 92,260 95,513 97,241
Haugeholds 36,527 38,4401 39,233
Familias 23,968 24,673 25,094
Average Household Size 245 242 241
Gwner Oceupled bousing Unfbs 23.3m 24,644 25,552
Renter Gooupied Houstng Hats 12,748 13,257 13,680
Median Mg 37.0 5.1 199

Trends: 2021-2026 Annual Rate Area Stale National
Fopulation 0.36% 0.41% 0.71%
Housaholds A% 0.48% 0714
Familias . 34%, 1,200, 0645
Owner His 4.73% 0.69% 0.918
Medien Househole lntome 1,80% 2.32% ZA1%

2021 2026

Housaholds by Income Mumber Parcent Number Pereent
615,000 2,748 7.2% 2,352 b.0%
£15,000 - §29,999 1,141 H.2% 2,722 1, 9%
§25,000 - $34,999 2,421 G.4% 2,180 5.6%
$35,000 - 545,999 4,016 10.5% 3,814 0, 7%
$50,000 - $74,999 6,902 18 0%, 6,740 17.2%
475,000 - $39,999 5,192 143 5,594 Lh3%
$100,000 - §149,999 7683 20.0% 8,747 22.3%
150,000 - $199,970 1,550 0.2 4,450 11.4%
$200,0040~ 2,096 1. 2% 2,626 0. M
Medien Houseliple Theome $74,597 581,555
Avarage Houselo'd Tnceme $31.924 $101,885
Per Capita Income $37.159 441,335

Cansus 2010 2021 2026

Population by Age Nurnbser Precent Nuraber Parcent Kumher Peront
o-4 5,868 6.5%. 5,419 5.7% 5,563 5. 7%
5-8 6,040 6.5% 5,521 5.8% 5,452 5.6%
10-14 5,782 £.3% 5016 6.1% 5,608 5.6%
15-19 6,470 65.8% 8,156 6.4% 5,121 6.3%
2% 24 b, 174 6,11% 6,952 6.8% 6,060 b.02%
25 - 34 13,335 14.5%, 12444 13.5% 13,0000 1345
45 - a4 12,154 11.2%, 12,0n 1349 12,750 131%
A5 - 54 020 15,294 11,580 12.1% 11,884 12,28
55- 64 11,220 12.2% 12,444 13.1% 11,411 11.7%
65 - 74 5,646 5,3% 9,612 10.1% 19,366 10,75
I5 B4 EN 4,0%n 4,224 .0 f,2560 (L)

LSS 1,582 1,04 1,939 2.0% PRI 2.2%

Braki Note: foooprng is eepeessed b coraat dgllars,

Sourew: S Veesus Bnrean, Ceesgs 2000 Sanesep Dis ) R Sesasis fioe 20010 a0l 2058,
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NEIGHBORHOOD INFLUENCES

NEIGHBORHOOD INFLUENCES

Location

The neighborhood is located in the city of Waukesha.

(- Mg

g A b

Q Haobby |
Target Q

WS, L

1-at® &
lills ; i 'Q,.'?

d;«-' 4 (ETTRETTHE-] -\':/ \

), = Calden Coral (18 - €
L ‘ Buffet & Grill W, &2~
Waukesha . b
o S TTER T R ha E.
v £a, () £

= '“"'ﬁ by | "

10 It ! "y e
FoxiRiver —— . 59 Gerl
'Séinctuary NiGolnze faw FCatui fye u'c,\:\)‘_ P Lieein K

& X Waukesha South v,
& 2 High School mh o
‘ : : : @ Pizzo Ranch WY o
obby ¥ ¥
Mic

W Sinzsh br

n & ' Waukesha Corrmerce 9 i

al S &

Naukesha West
High School

Fox River Park-o

Rivers
Crossing Park

Laarrzsiale el

T oy

Boundaries
Neighborhood boundaries are:

North
South
West
East

West Sunset Drive
Lawndale Road
Genesee Road

South East Avenue

& Industrial Center

|
Fox River
Christian Church '\

Lwramsduin

Stiks Academy & %
Sports Training V'

Mei;erQ

9 1917 Madera tit
Walmarl Supergentel 9

Minocka Park

D)
(] . e
o W Ll B

Minoaka

Dog Park

Kohler Pit@

Lay v,ml«“ﬂ

OAW
Sporls C

1917 Madera Street, Waukesha (12/21)
Apartment (621)

34

L&A Appraisal, Inc



NEIGHBORHOOD INFLUENCES

Land Use

The majority of the market area includes average quality one- and two-family homes, multi-family
properties, and scattered commercial uses. There is adequate commercial development along arterials
extending throughout the neighborhood. The subject area has been consistently average for many years,

and has few issues with vacancy. Neighboring uses are residential along Madera Street.

Access and Linkages

The area has good freeway accessibility as well as sufficient traffic patterns. Public transportation
serves the area. Availability of commercial activity is good with neighborhood needs met in the area.
There is a sufficient commercial development in the area. There are all types of schools and amenities

convenient throughout the neighborhood.

Conclusion
The subject neighborhood is a popular area of average maintained homes. Utilities and conveniences as
well as employment are adequately served. It is fully developed; turnover and collection losses are

average and vacancy rates are average. Demand is average for both sales and rentals.
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APARTMENT MARKET ANALYSIS

APARTMENT MARKET ANALYSIS

Qverview

12 Mo, Dellvered Units 12 Mo. Abserption Units

Vacancy Rate

Eastern Waukesha County Multi-Family

12 Mo. Asking Rent Growth

453 885

Following resurgent activity in 2018 and 2019.n which -
canstruction, léasing, and sales saw substantial growth,
Eastern Waukesha County experienced a significant
slowtlovm in overall activity throughout most of 2020 as
new supply and demand fell to seven-year lows and
investor activity was fimited. Since tho start of the new
yaat, yonier activity has picked up thanks to the dolivery
of saveral new devalopments, bul lease-up periods
mnllnue to remain drawn oul compared lo pre-
pandemic slahal»zatmn ralge. Even as new developments
axpenenca Ionger lease-up perivds, overall submarkel
vacancies conlinue to compress furlher inlo record low
lerﬂ!ory Vacanciss fell below 3% in 21Q2 for the firsl
ime since 2013 and are projecled to continue frending
dowmward into 2022.

White the pandemic led to a natable softening of rent
growth and a significant coniraction in overall investment

.6%

‘pick up, After falling to below 1% annual growth in- 2002,
Jthe lowest quarterly rate since late 2011, landlords are
puishing rents at record rates, fueled by demand for
farger unit types. Additionally, investors are again
targeting more notable assets, with the $24.1 million
acquisition of the 138-unit Jade at North Hills in 21Q1
baing the largest sale since 2017,

8.2%

Overall, the general afferdability of the Milwaukee market
as well ag e rathef consarvalive approach to new
develapimsm here has helped stabilize rens during a
{urmultuoiis perlod. While many peer melros saw
substantial deciines in asking rents, submarkets in
Milwatikee, on average, cantinued 1o see positive gains,
This resiliency will help Eastern Waukesha County
wealher fulure economic downturns and will help
strengthen its long-term outlook, especially as investors
seek out smalier, more stable, and higher yielding

-activity in 2020, the new year has brought renewed markets.

optimiam as both rents and investment activity start to

KEY INDICATORS
Curtwnl Quimrinr Wnitn Vngancy Riute Anking Ranl Effoctive Rent ”bﬂ:" n Delivarad Units unda;g:nsn
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Submarket 15,408 1.6% 51,338 $1.332 129 0 671
Annual Trands 12 Month 'L‘:,‘;"';:' ';m Peak When Traugh When
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APARTMENT MARKET ANALYSIS

Vacancy

Wilh the bulk of invenlory In the submarked slill
cansisting of alder, mid-grade properties, demand is
sirongly lied ta new supply which has been heavily
cancantrated in the 4 & 6 Sfar property segmenl. Lange
spikes In vacancy can be atiribuled to the deliveres of
these new higher-end and luxury units, with stabilization
typically accurring within one year. This results in widely
varying vacancy rates between mid-grode and maore
luxury assels. 3 Slar properties have maintained vacancy
rates between 3-4% over the past decade and the
current rate of 1.4% aligns closely with this historie
average. Meanwhile, 4 & 5 Star vacancies have been
volatile over the last decade. Prior Lo the expansion al
the start of 2014, vacancles here were below 4% but
helghtenad lavals of new supply have pushed vacancles
in this segment as high as 18% at limes. Currenlly, 4 & &
Star vacancles ramain above pre-expansion levels at
2.7% bul tis rale represents a sharp contraclion singe
peaking at more than 10% in 20Q4.

Longer lesse-up periads observed over the past several
quarters is the: result of weakened absorption, but this
slarled even befare the onsel of the pandemic. Belween
19Q4 and 20Q4, Eastern Waukesha County averaged
fewer than 50 unils absorbed per quarter, the lowest
penoed of demand wilnessed since construction activity

ABSORPTION, NET DELIVERIES & VACANCY

Eastern Waukesha County ®ulti-Family

picked up in 2014, Sa although stabilization rales have
lypically baen reached wilhin ane year thraughout pauh
af the past decade, the mosi recenl spurt of davetopment
sean in lale 2018 and early 2019 caused a spike in
vacancies that didn't subside unlil Iate 2020, roughly two
years later.

The-ull of new supply additions seen throughout mast of
2020 helped prevent additional supply side pressure on
vacancies during a period of weakened demand, but
lease-up periods for new developments remain slower
than pre-pandemic levels despite comparatively limited
new competition. While now developments such as the
192-unit Linx Club at Brookfield Hills and the 99-unit
Artlsan at Goorgelown Square have resulled in an uptick
in renter activily, thase developments are not enjoylng
the stabllization perlods seen in lha submarke! prior to
the pandemic. Additionally, these developmenis are
lagging behind naw delivaries in the urban care that sre
fypically seeing stabilization rates within sic manths. New
supply additions throughout the remainder of the year will
confinue to test renter appetite for new and primarily
luxury-orienled new developments, bul overall vacancies
are projected to remain low and demand is anficipated to
remain positive for the foreseeable future.
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APARTMENT MARKET ANALYSIS

Rent

Rent grewth in the submarket has largely haen In lock-
slep with the matket average aver the past few years,
averaging aboit 2% prior fo the pandemin. Average
annual growth softenad eary in 2002 as headwinds
generated by the pandemic put downward pressure on
rents, but the simulténecus contraction in new supply
additions during this ime helped prevent more significant
contractions: Since the start of the new year, rents have
been climbing in Eastern Waukesha Counly and annual
rent growth-of 8.5% In 2402 was the highest on record
and anc of the highest rates in the metro. Fucled by
demand for larger unlt types, rents continue 1o climb
higher, pushing current annual rent grovh In the
submarkel to B.2%.

With the majarity of new supply during this most récant
expansion belng if the 4 & 5 Star proparty segmant,

DAILY ASKING RENT PER BF

Eastern Waukesha County Multi-Family

ferts have struggled o grow iIn this segment and are
currently averaging -1:3% rnnual growth in the fourth
quarler, Heightenad lavels of new supply have resulted
in elevaled vacancies in this segment of 2.7% that
continue to pul dovmward pressure an rents, Rents in
this segment average around $1,680/month, well above
the market average of $1.340/month, New luxury
construction commands even higher premiums, bul
softenad demand for this product type in the submarket
has contributed to deiayed lease up periods and weaker
rent growth In the 4 & 5 Star segment. Delivered in
2004, the 192-unit Linx Club at Brookficld Hills has
average asking rents of more than $1.900month, a 20%
premium over peer propertios. However, lease-up of Lhis
community remalns slow desplte allraclive concasslon
offerings.
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APARTMENT MARKET ANALYSIS

Construction

Eastern Waukesha County has haer pna of the mora
aclive submarkels in the melro, with more tharn 2,800
units delivered since consiruction Activity picked up in
2014, This 23% inventory expansion accounts for ong of
the largest expansions in the metro over this period. But
new development has waned over the pasl few years
from a peak of more thon 900 units under construction in
18Q2 to just 300 units under construcben throughout
most of 2019 and 2020, Meanwhile, continued growth In
Downtown Milwaukee daring this time has resulted in
Eastern Waukesha County losing its place as the sceond
largest submarkel in Milwaukee. Moro rocently,
canstruclion picked up with a senes of new
groundbreakings in late 2020, extending the currant
wave of canslruction, bul the roughly 670 unitz cutrantly

underway slill reflect camparativaly muled overall aclivily.

The pandamic has directly had an impact on construction
aclivity, with at least one major projact being put on hatd,
The 180-unit Reserve at Waukesha, & luxury
development lacated in Downtown Waukesha, hit a
roadblack after a primary investar backed aut of the
project early on in the pandemic. Still, other projects
have pushed thraugh, such as the 192-unit Linx Club al
Breokfield Hills, which delivered in 2004, and several
others that broke ground fater in the year anticipating
pent up demand in 2021,

Most notably, the 264-unit Rock Painte Village broke
graund in the Village of Lannon in 20Q3 and delivered in
2103, The town-home style development boasts luxury-

Eastern Waukesha County Multi-Family

slyle amantties bil at mace affordable ralas than slmblar
naw devalnpments. Develaper Sawall Developmant,
which typically develops luxury housing, intends to target
Rock Painte Village fo a broader range of renters by
offering a wider variety of units with pared-down finishes
to maintain more affordable rents, with one-bedream
renls of $1.300/month coming in sfightly over the one-
bedroom market average of $1,100'menth.

Located in Menomonse Falls, the 170-unlt Tamarack
Springs also broke ground near the end of 2020 and is
delivering in phases starting in 21Q3. The sprawling
community consists of in-demand 2 and 3-bedraam
units spread across 28 garden-stylo bulldings and
faatures ample amenities including a clubhouse, pool,
pet spa, and a maker's room.

Laoking ahead, rew canstrustion will test the sppelite for
naw inventory in the submarket, espadially inthe 4 & &
Star segment. The Linx Club al Braokiield Hills, which
deliverad In 2004, was siill roughly 30% vacan! by the
and of 21Q2. Additionally, the 1M-unit Brookfield )
Reserve, which delivered in 19Q1, was still nearly 18%
vacan! by the end of 2102, well aver two years after
delivering. In addition to these projects, current proposals
include the 114-unit St. Paul Apartments in downtown
Waukesha and the 174-unit luxury Village at Fox River
mixed-use development located at the comer of
Highvray 59 and Saylesville Rd. The neary 280 units in
total could be an added strain on already elovated
vacancles among 4 & 6 Star unite.
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APARTMENT MARKET ANALYSIS

Construction
Eastern Waukesha County Multi-Family
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APARTMENT MARKET ANALYSIS

Construction

Eastern Waukesha County Multi-Family
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APARTMENT MARKET ANALYSIS

MNESW BS54 Main 51

Construction __
’ Eastern Wdukesha County Multi-Family
RECENT DELIVERIES
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APARTMENT MARKET ANALYSIS

Sales

Fallowing a lull in Invasiment aclivily thal lasted
thraughoul most of 2020, in which inveslors targeted:
smaller and higher yielding mid-grade assets,
investment activity has picked up in recent months and
investors are once again largetling some higher profile
assels. Nolably, total sales of more than $25 miliion in
21Q1 was the highest quarlerly volume seen since the
heginning of 2017, Addilionally, with more than $15
mithion in lotal sales in 21Q2, the first haif of 2021 saw
one of the highes!t tvo-quarier totals for soles volumie on
recerd.

Leading this surge In sales volume was the $24.1 million
acquisition of the recently bullt Jads at North Hills
aparmant cammunity In Merdomonea Fells, Located
across fram the Woodland Prime Buslness Park whera

Eastern Waukesha County Multi-Family

making signilicant expansions, the 138-unit properly was
buiil in lzte 2018 and fealures a mix of studio, one- and
two-bedroom unils. Jade at North Hills was acquired by
California-based Slarboard Really Advisors late in 20001
for roughly §173,000/unit, a significant premivm in the
markel, and was over 98% occupied at the time of sale.

Prior to the pandemic, sales reached record highs in
2019 with nearty 560 million in total sales volume, Sirong
investment activity carred over to 20Q1, which recorded
close te $25 million in tolal sales, But this velume was
atiributed primarily 10 a large, singular transaction.
Bridlewood Apartment Homes, a 112-unit apartment
community located In Pewaukee, sold In January 2020
for roughly $16 mifllon. The property was 5% vacant at
the time of sale, and Loth the buyer and seller were

manufacturers Leoparde DRS and Milwaukes Tool are locally based.
SALES VOLUME & MARKET SALE PRICE PER UNIT.
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APARTMENT MARKET ANALYSIS

Sales
Eastern Waukesha County Multi-Family
MARKET CAP RATE
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APARTMENT MARKET ANALYSIS

Sales Past 12 Months

Sule Comparables

Eastern Weaukeshd County Multi-Family

" Avg. Pricefunit ﬂh“",',"i, - Average Price (mlil,) Average Vacancy at Sale
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APARTMENT MARKET ANALYSIS

Sales Past 12 Months

Eastern Waukesha County Multi-Family

RECENT SIGNIFICANT SALES
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PROPERTY DESCRIPTION

PROPERTY DESCRIPTION

FEMA Map Number and Date
Flood Zone

Zoning Classification

Highest and Best Use

Site Description
Site Size
Site Shape
Topography
Easements

Site Improvements
Sewer/Water
Gas/Electric
Street
Curb/Gutter/Sidewalk
Parking
Other

Subject Improvements
Present Use
Layout
Stories
Building Size
Exterior Walls
Roof
Windows
Floors
Walls and Ceilings
Heating and Cooling
Plumbing
Appliances
Sprinkler System
Extras

55133C0326G, November 5, 2014

X, Not Located in Floodplain

RM-3, Multi-family Residential District

As Vacant, Multi-family Residential

As Improved, cutrent use is legally permissible (non-
conforming), physically possible, financially feasible, and
maximally productive,

20,038 SF, or 0.460 Acres
Irregular

Mostly Level

None

Municipal

Public

Asphalt Paved

Concrete

Surface

Exterior Lighting, Signage, Landscaping

12-unit Apartment Building

12 units with LR/BR, Kitchen, 1 BR & 1 BA

Two Stories, Unfinished Basement

8,840 SF

Brick

Asphalt Shingle

Vinyl Sliders

Carpet, Tile, Hardwood

Drywall

Electric Baseboard Heat and Sleeve Air Conditioning
12 Kitchen Sinks, 3-fixture Bathrooms & 40-gallon Water Heaters
12 Refrigerators, Stoves & Two Washers/Dryers (owned, coin-op)
None
None

1917 Madera Street, Waukesha (12/21)
Apartment (621)

49 L&A Appraisal, Inc



PROPERTY DESCRIPTION

Age Year Built 1978
Actual Age 43 Years
Total Economic Life 50 Years
Less: Effective Age 15 Years
Remaining Economic Life 35 Years

The effective age of a property is an age based upon the observed depreciation and obsolescence.
The economic life is the period over which the improvements to a property contribute value.
Therefore, remaining economic life, the difference between the economic life and the effective age,
is an estimate of the period over which the improvements to a property will continue to contribute

value.

Condition and Utility
The subject is an existing 12-unit apartment building. As of the date of inspection, overall the

subject is in average condition.
The utility of the subject is average. No functional or external obsolescence is noted.

Fire Protection
The subject does not utilize a sprinkler system. It is assumed that adequate fire alarm systems, fire
exits, fire extinguishers, fire escapes, and/or other fire protection measures are in place to meet local

requirements.

Easements
There are no apparent easements or encroachments noted. The appraisal assumes, but does not
warrant, that any easements, restrictions or encroachments that might appear against the title would

have no adverse effect on the value of the subject.

1917 Madera Street, Waukesha (12/21)
Apartment (621)
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PROPERTY DESCRIPTION

Environmental Conditions

No environmental survey is available for review. Inspection of the property revealed no apparent
underground tanks, environmental hazards or toxic wastes. It is assumed that the property is not
contaminated. It is further assumed that it is unaffected by lead-based paint hazards either on or off
the site. However, the appraisers are not environmental experts. Therefore, it is assumed that no

adverse environmental conditions affect the subject.

Americans with Disabilities Act (ADA)

The property is subject to the Americans with Disabilities Act (ADA). It is not known if it meets
all requirements of the ADA. Required changes to meet the ADA could influence the value. The
appraisers are not experts in ADA requirements. Therefore, it is assumed that all ADA

requirements are met.

1917 Madera Street, Waukesha (12/21) L&A Appraisal, Inc
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ZONING ANALYSIS

ZONING ANALYSIS

The subject is zoned RM-3, Multi-family Residential District. The subject’s zoning requirements

are summarized in the table below.

Zoning Summary
12-unit Apartment Building

1917 Madera Street
Waukesha, Wisconsin

Zoning Designation RM-3, Multi-family Residential District

Legally Conforming No; lot area not met

Permitted Uses Multifamily Dwellings

Zoning Change Unlikely

Minimum Lot Area 8,000 square feet and no dwelling unit shall
hawe a lot area of less than 2,500 square feet

Lot Width Not less than 70 feet

Building Height Shall not exceed 40 feet

Minimum Floor Area 450 square feet per dwelling unit

Minimum Street Yard Setback 25 feet

Minimum Side Yard Not less than 10 feet in width on each side

Minimum Rear Yard Not less than 45 feet

The subject use appears to be legally permissible; however, the subject’s lot area per dwelling unit
does not meet the current zoning requirements. Therefore, the subject appears to be legally non-
conforming. Given the age of the subject improvements, they are assumed to be grandfathered and
it is assumed they could be re-built to their current specifications if they were significantly damaged

or destroyed.

1917 Madera Street, Waunkesha (12/21)
Apartment (621)
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EXPOSURE AND MARKETING TIME

EXPOSURE AND MARKETING TIME

Exposure time defined by the Appraisal Institute, in The Dictionary of Real Estate Appraisal, Sixth
Edition, 2015, published by the Appraisal Institute, as: “The estimated length of time that the
property interest being appraised would have been offered on the market prior to the hypothetical
consummation of a sale at market value on the effective date of the appraisal. Exposure time is a

retrospective opinion based on an analysis of past events assuming a competitive and open market.”

Marketing time defined by the Appraisal Institute, in The Dictionary of Real Estate Appraisal, Sixth
Edition, 2015, published by the Appraisal Institute, as: “An opinion of the amount of time it might
take to sell a real or personal property interest at the concluded market value level during the period
immediately after the effective date of an appraisal. Marketing time differs from exposure time,

which is always presumed to precede the effective date of the appraisal.”

The PwC Real Estate Investor Survey for the third quarter 2021 specifies a range of one to 12
months, and an average marketing period of 4.6 months for National Apartment transactions. This
is down from 5.3 months one year earlier and 4.4 months last quarter, due to COVID-19. The
properties included in the survey are typically, new, well located, investment grade properties that
would be attractive to national investment advisors. Based on this information, and the data from
the PwC survey, it is estimated that exposure time for the subject would be four to seven months

and the marketing time would be five to eight months.

1917 Madera Street, Waukesha (12/21) 3 L&A Appraisal, Inc
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HIGHEST AND BEST USE

HIGHEST AND BEST USE

Highest and best use is defined by the Appraisal Institute, in The Dictionary of Real Estate
Appraisal, Sixth Edition, 2015, published by the Appraisal Institute, as: “1) The reasonably
probable use of property, that results in the highest value. The four criteria that the highest and best
use must meet are legal permissibility, physical possibility, financial feasibility, and maximum
productivity. 2) The use of an asset that maximizes its potential and that is possible, legally
permissible, and financially feasible. The highest and best use may be for continuation of an asset’s
existing use or for some alternative use. This is determined by the use that a market participant
would have in mind for the asset when formulating the price that it would be willing to bid. 3) The
highest and most profitable use for which the property is adaptable and needed or likely to be

needed in the reasonably near future.”

As indicated by the above definition, the highest and best use of any parcel of land relates to the
needs or demands of potential users. It is a consideration which is made to determine what the
maximum desirable potential of the property is or could be. Historical data relative to a site may
not reflect the future potential of the property, but can act as an aid in analyzing past trends and thus
help in determining the present or future usefulness of the property. Determination of the potential
or future benefits from property ownership is the objective of most appraisal assignments. After the
potential or the highest and best use of the property has been determined, data providing support for

the valuation can be reconciled to provide the basis for a logical value conclusion.

This appraisal analysis takes into account considerations of the economic trends for the subject
market area and community, the proximity of amenities, financial capabilities of the typical buyers,
etc., and considers limitations of these items. In determining the highest and best use as if vacant,
or as improved, there are four basic criteria. The use must be legally permissible, physically
possible, financially feasible and maximally productive. Of the financially feasible uses, the

maximally productive use is that which will bring the greatest value or return to the land.

1917 Madera Street, Waukesha (12/21) L&A Appraisal, Inc
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HIGHEST AND BEST USE

Highest and Best Use, As Vacant
As stated above, this use must be legally permissible, physically possible, and financially feasible.
The use that maximizes the return to the land under all of these tests will be the maximally

productive, and the highest and best use as vacant.

Legally Permissible The subject is zoned RM-3, Multi-family Residential District.
This zoning allows most residential uses. The site appears to
meet current size zoning requirements, and therefore, it could
be developed if vacant. Based upon the current zoning,
surrounding land uses, and development trends occurring in the
area, it is unlikely that a zone change would occur. A
residential use seems to be the most likely of the permitted uses
for the site.

Physically Possible The subject site is an irregular shaped 0.460-acre parcel with
frontage on Madera Street. The site includes adequate frontage,
exposure, accessibility, and ingress/egress from the adjacent
roadway. The size, shape and topographical features are
sufficient for development of a residential use.

Public water and sewer serve the site. The assumed soil
conditions do not appear to constrain development potential.
Overall, the physical features are sufficient to develop the site
into its allowable uses under the current zoning,

Financially Feasible Well-maintained residential buildings in the surrounding area
are commanding average rental rates. Based on the adequate
occupancy rates and rental rates commanded throughout the
surrounding areas, a residential use appears to be a financially
feasible venture.

In analyzing the financial feasibility, the appraisers have
projected the gross potential income, vacancy/credit loss and
operating expenses to obtain the likely net operating income
from a residential use. Based on this information, the short-
term and long-term feasibility of the subject is considered good.
In that regard, the appraisers have determined that a residential
use is a financially feasible use for this site.

Maximally Productive Considering a maximally productive use, a residential use
maximizing the development potential of the parcel and based
on that which is legally permissible and supported by the
market appears reasonable.

Conclusion Development of the site to a residential use is considered a
legally permissible, physically possible, financially feasible and
maximally productive use.

1917 Madera Street, Waukesha (12/21) L&A Appraisal, Inc
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HIGHEST AND BEST USE

Highest and Best Use, As Improved

The same tests are applied to the analysis as improved - tests of legal permissibility, physical

possibility, and financial feasibility. As above, the use that maximizes the return to the land under

all of these tests will be the maximally productive use, and thus, the highest and best use as

improved.

Legally Permissible

Physically Possible

Financially Feasible

Maximally Productive

Conclusion

The subject is an existing 12-unit apartment building totaling 8,840
square feet. The subject appears to be legally non-conforming.

The subject is an irregular shaped parcel with adequate parking and
frontage on and access from an adjacent roadway. Condition of the
property is average and the utility of the property is average. It is
unlikely that the improvements would be used for other than a
multi-family residential use. The value of the improvements is
greater than the value of the site, so therefore the existing
improvements contribute value to the subject and should not be
razed.

The rental desirability of the subject is average. Similar properties
in the subject’s market are commanding adequate rental rates.

Vacancy at the subject is estimated at 3.00% over the projected
holding period. Because of the average rental rates and average
vacancy and collection in the area, both the short-term and long-
term feasibility is average.

The only use that satisfies the first three tests is the current use.
Therefore, the subject meets the requirements being maximally
productive.

The current improvements of the subject meet the criteria of all
four tests above. The value of the improvements is greater than the
value of the site, so therefore the existing improvements contribute
value to the subject and should not be razed. Therefore, we have
concluded that the existing improvements meet the criteria of being
the highest and best use, as improved.

1917 Madera Street, Waukesha (12
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VALUATION METHODOLOGY

VALUATION METHODOLOGY

The valuation of any parcel of real estate is derived principally through three basic approaches.
They are the cost, sales comparison, and income approaches. From the indications of these
analyses and the weight that is accorded to each, a value opinion is reached based upon expert
judgment within the outline of the appraisal process. The methodology involving the appraisal of

the subject includes the following:

Cost Approach
The cost approach is based on the recognition that market participants relate value to cost. The
value of a property is the costs to develop a similar property, once the costs are adjusted for all

forms of applicable depreciation.

Developing a cost approach involves four major steps.

1. Develop an opinion of the site as though vacant and available for development to its
highest and best use.

2. EBstimate all costs to replace or reproduce the existing improvements, including direct
costs, indirect costs, and entrepreneurial incentive.

Estimate all forms of depreciation evident in the improvements.

4. Subtract the total estimated depreciation from the total estimated reproduction or
replacement costs and add the site value opinion to derive and indication of value from
the cost approach.

Sales Comparison Approach
The sales comparison approach is based upon the principle of substitution; that is, when a property
is replaceable in the market, its value tends to be set at the cost of acquiring an equally desirable

substitute property.

Developing a sales comparison approach involves four major steps.
1. Research the market and find information about comparable property sales.

2. Analyze the comparable sales to derive market-supported adjustments that reflect the
significant differences between the sales and the subject.

Apply the adjustments to the comparable sale or unit prices.

4. Reconcile the adjusted sale or unit prices into an indication of value for the subject.

1917 Madera Street, Waukesha (12/21)
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VALUATION METHODOLOGY

Income Approach

The income approach is based on the recognition that the value of a property is related to its

income-generating potential. Based on the subject data, a direct capitalization approach is

applicable in the valuation of the subject.

Developing an income approach involves four major steps.

1.

Determine the potential gross income of a property based upon either contract rental
rates or market rental rates, based upon rental rates of comparable properties.

Estimate the stabilized vacancy and collection loss based upon market factors and
apply it to the subject’s potential gross income to yield an effective gross income.

Analyze the property’s expense and reconcile them with typical expenses of properties
in the market. Deduct applicable operating expenses from the effective gross income
to arrive at the net operating income of the property.

Estimate an appropriate capitalization rate for the subject property based upon market
data, surveys, and the band-of-investment method and apply it to the net operating
income to arrive at the estimated value of the subject.

Conclusion

Only the sales comparison and income approaches can be applied to the analysis of data to derive a

well-supported value conclusion. The cost approach was considered but not developed, due to the

difficulties in determining depreciation from all causes. Although the approaches are inter-related,

the property type and use determines which approach or approaches are most appropriate. The final

reconciliation considers the applicability of each approach.

1917 Madera Strcet, Waukesha (12/21) L&A Appraisal, Inc
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COST APPROACH

COST APPROACH

The subject is located in a mostly built-up area. There are few land sales available. Further, the
building is 43 years old and thus replacement cost new would require considerable interpolation,
making physical depreciation difficult to accurately estimate. This would require considerable
subjective judgment. In addition, the cost to replace/reproduce a building like the subject, less
depreciation from all causes, is not a method used by market participants as a way to establish
market value. Therefore, the cost approach is not considered applicable in the appraisal of the

subject and is not included herein.

It is noted that the remaining economic life of the subject could be extended with a combination of

building updates, repairs and /or renovations over its physical life.

Personal property included in the valuation of the subject consists of kitchen appliances, and is

estimated at $6,000, or $500 per unit.

1917 Madera Street, Waukesha (12/21)
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SALES COMPARISON APPROACH

SALES COMPARISON APPROACH

The sales included on the following pages are analyzed in arriving at the value opinion of the

subject by the sales comparison approach.
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SALES COMPARISON APPROACH

Sale 1
700 East North Street, Waukesha, Wisconsin
10-unit Apartment Building
Tax ID # 291-1000-976

Sale Date:
Sale Price:
Grantor:
Grantee:
Verification:

Site Size: .
Building Size:

Average Unit Size:

Year Built:
Heat:
Parking:

PGI:
GIM:

Price/Unit:
Price/SF:

June 2021

$740,000

MCM PROPERTIES L.L.C

CK 3 REAL ESTATE LLC
Appraisal, WIS DOR Doc #4594502

0.34 Acres

8,040 SF

804 SF

1971

Common Heat - Efficient
Surface

$94,800
8.93

$74,000
$92.04

Sale 1 was similar in location to the subject. It had a much higher average unit rent and a slightly
larger average unit size. Apartments have efficient common heat and surface parking is available to
tenants. The sale was superior in condition than the subject.
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SALES COMPARISON APPROACH

Sale 2
1925 Madera Street, Waukesha, Wisconsin
Four-unit Apartment Building

Tax ID # 2911356012
Sale Date: February 2021
Sale Price: $335,000
Grantor: Malibrry LLC
Grantee: E3 Real Estate LLL.C
Verification: MLS #1719441
Site Size: 0.31 Acres
Building Size: 3,536 SF
Average Unit Size: 884 SF
Year Built: 1967
Heat: Individual Heat
Parking: Surface
Potential Gross
Income: $37,980
Price/Unit: $83,750
Price/SF: $94.74
GIM: 8.82

Sale 2 was slightly superior in location than the subject. It had a higher average unit rent and a
larger average unit size. Apartments have individual heat and surface parking is available to
tenants. The sale was superior in condition than the subject.
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SALES COMPARISON APPROACH

Sale 3
W220 N9009 Town Line Road, Lisbon, Wisconsin
14-unit Apartment Complex

Tax ID # LSBT0148983
Sale Date: July 2020
Sale Price: $687,000
Grantor: Townline Apartments LLC
Grantee: MTKCR Investments, LLC
Verification: MLS # 1682567
Site Size: 5.50 Acres
Building Size: 9,360 SF
Average Unit Size: 669 SF
Year Built: 1940
Heat: Individual Heat
Parking: Surface
PGI: $96,900
GIM: 7.09
Price/Unit: $49,071
Price/SF: $73.40

Sale 3 was slightly inferior in location than the subject. It had a slightly higher average unit rent,
but a slightly smaller average unit size. Apartments have efficient common heat and surface
parking is available to tenants. The sale was similar in condition to the subject.

1917 Madera Street, Waukesha (12/21)
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SALES COMPARISON APPROACH

Sale 4
1934 South Grand Avenue, Waukesha, Wisconsin
Four-unit Apartment Building

Tax ID # 2911353411
Sale Date: March 2020
Sale Price: $321,000
Grantor: Townline Residential LLC
Verification: MLS #1670421
Site Size: 0.24 Acres
Building Size: 3,840 SF
Average Unit Size: 960 SF
Year Built: 1960
Heat: Individual Heat
Parking: Surface
Potential Gross
Income: $41,100
Price/Unit: $80,250
Price/SF: $83.59
GIM: 7.81

Sale 4 was similar in location to the subject. It had a much higher average unit rent and a much
larger average unit size. Apartments have individual heat and surface parking is available to
tenants. The sale was slightly superior in condition than the subject.
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SALES COMPARISON APPROACH

Sale 5
324 North Elizabeth Avenue, Jefferson, Wisconsin
6-unit Apartment Building

Tax ID # 24106140234006
Sale Date: March 2019
Sale Price: $250,000
Grantor: M-G Enterprises Mge
Verification: MLS #: 1567378
Site Size: 0.69 Acres
Building Size: 3,984 SF
Average Unit Size: 664 SF
Year Built: 1969
Heat: Common Heat
Parking: Surface
Potential Gross
Income: $40,680
Price/Unit: $41,667
Price/SF: $62.75
GIM: 6.15

Sale 5 was slightly inferior in location than the subject. It had a similar average unit rent, but a
slightly smaller average unit size. Apartments have common heat and surface parking are available

to tenants. The sale was similar in condition to the subject.
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SALES COMPARISON APPROACH

Quantitative Adjustments

Sufficient data is available to make quantitative adjustments for the following factors.

Property Rights
All of the sales are occupied with tenants on leases of one year or less. Therefore, no property
rights adjustment is necessary.

Conditions of Sale
All of the sales are arm’s-length transactions. Therefore, no adjustments are necessary.

Financing Terms
All of the sales are paid for with cash or financed at market terms. Therefore, no financing terms
adjustment is necessary.

Market Conditions
A 3% market conditions adjustment is applied to all of the sales.

Location

The type of property appraised, access to major thoroughfares, ingress and egress to the site,
proximity to major population and commercial centers are all considered when making a location
adjustment.

Sales 1, 2 and 4 are in similar locations to the subject so no adjustments are applied. Sales 3 and 5
are in inferior locations than the subject so positive adjustments are applied.

Number of Units

This adjustment reflects differences in price because of the size of the subject. Larger buildings
tend to sell for less per unit and per square foot than smaller ones. This is largely because the buyer
of a large property requires greater capital outlay and financing, which restricts the pool of potential
buyers. Conversely, smaller properties require smaller initial outlays and less financing, so the
barriers to entry are lower. Therefore, the pool of potential buyers is higher, pushing prices up.

The subject contains 12 units. Sales 1, 3 and 5 have a comparable number of units to the subject so
no adjustments are applied. Sales 2 and 4 have fewer units than the subject so negative adjustments
are applied.

Average Unit Size (per GBA)

Larger units generate more rent per unit than smaller ones. Therefore, larger units are more
valuable than smaller ones on a per unit basis. Sales 1, 2 and 4 have larger average unit sizes so
negative adjustments are applied. Sales 3 and 5 have smaller average unit sizes so positive
adjustments are applied.

1917 Madera Street, Waukesha (12/21)
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SALES COMPARISON APPROACH

Howeyver, this factor, when considered on a per square foot basis, yields adjustments of the opposite
direction. On a per square foot basis, larger units are worth less than smaller ones because each
square foot of a larger unit generates less rent than each square foot of a smaller unit. Therefore,
Sales 1, 2 and 4 received positive adjustments and Sales 3 and 5 received negative adjustments on a
per square foot basis.

Age/Condition
Properties that are newer or in better condition than older properties tend to rent for more and cost
less to maintain.

Sales 1, 2 and 4 are superior in condition than the subject so negative adjustments are applied.
Sales 3 and 5 are in similar condition to the subject so no adjustments are applied.

Heating

In buildings with common heat, owner expenditures are higher. Therefore, buildings with
individual heating are superior. However, buildings with efficient common heat are considered
similar to buildings with individual heat. The subject has individual heat, which is similar to Sales
1,2, 3 and 4 so no adjustments are applied. Sale 5 has common heat so a positive adjustment is
applied.

Parking
The subject offers surface parking, which is similar to all of the sales so no adjustments are applied.

Construction
All of the buildings are of similar quality construction. Therefore, no adjustments are necessary.

1917 Madera Strect, Waukesha (12/21) e L&A Appraisal, Inc
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SALES COMPARISON APPROACH

Array

The value indications derived from the comparable sales are arrayed relative to the subject. This

array helps to reconcile all of the value indications into a single estimate of value for the subject

property. Conclusions are made near the middle of the range for value per square foot and for value

per unit. The array is shown next.

Array of Comparable Sales
12-unit Apartment Building

1917 Madera Street
Waukesha, Wisconsin

Sale Number Adjusted Price Per SF
1 $79.40
4 $79.19
5 $78.20
Subject $78.00
2 $77.64
3 $76.55

Sale Number Adjusted Price Per Unit
2 $60,056
4 $59,130
Subject $57,000
5 $56,441
1 $56,326
3 $56,294

Gross Rent Multiplier Analysis

The value opinion is also estimated based upon a gross income multiplier analysis. The gross

income multiplier is not adjusted because most factors requiring adjustments are implicitly reflected

in the rents. The subject has individual heat, which is similar to four of the sales. Therefore, the

indicated gross rent multiplier for the subject is 8.50 .

1917 Madera Street, Waukesha (12/21)
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SALES COMPARISON APPROACH

The opinions of value per square foot and per unit concluded above are shown in the table below.

When this is applied to the subject, the opinion of value of the subject is as follows:

Sales Comparison Approach Conclusions
12-unit Apartment Building

1917 Madera Street
Waukesha, Wisconsin

Opinion of Value per SF

Building Opinion of Opinion of
Size (SF) X Value per SF = Value
8,840 $78.00 $689,520
Opinion of Value per Unit
Number of Opinion of Opinion of
Units X Value per Unit = Value
12 $57,000 $684,000
Opinion of Value Via Gross Income Multiplier
Potential Indicated Opinion of
Gross Income X GiM = Value
$80,640 8.50 $685,440
Value Indicated by Sales Approach $685,000

The opinion of value of the subject property including appliances, via the sales comparison

approach, is Six Hundred Eighty-Five Thousand Dollars ($685,000).

1917 Madera Street, Waukesha (12/21) 20 L&A Appraisal, Inc
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INCOME APPROACH

INCOME APPROACH

Rental Comparables
A survey of local market rents is conducted to estimate the market rental rates of the subject.
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Actual and market rents for the subject are shown in the table below.

Size Actual Mo. Market Mo.
Unit Type (SF) Rent/Unit Rent/Unit
1BR 1 BA 737 $525-$550 $550
1917 Madera Street, Waukesha (12/21) 71 L&A Appraisal, Inc
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INCOME APPROACH

The following grid shows the market rental rates in the area.

Rent Comparables
12-unit Apartment Building

1917 Madera Street
Waukesha, Wisconsin

Advertised Monthly Rent
Address Size (SF) Style Monthly Rent Heat Included? Adj. for Heat
1701-1713 Elder St, Waukesha Not Listed 1BR 1BA $700 Yes $650
2000 Oakdale Dr, Waukesha 700 1BR1BA $695 Yes $645
1909 Madera St, Waukesha 747 1BR1BA $590-$650 Yes $540-$600
1913 Madera St, Waukesha 735 1BR 1BA $650 Yes $600
101-207 N Moreland Blvd, Waukesha 775 1BR 1BA $695 Yes $645
Range $540-8650

After adjustments, the comparables show a range of rents from $540 to $650 per month for the one-

bedroom units. The concluded market rent for the subject is within the range of comparable rentals

and within the range of current actual rents. The market rent conclusion is shown below.

Market Rent Conclusions
12-unit Apartment Building

1917 Madera Street
Waukesha, Wisconsin

Style Size (SF) Actual Rent | Comparables | Conclusion
1BR 1BA 737 $525-$550 $540-$650 $550
1917 Madera Street, Waukesha (12/21) 7 L&A Appraisal, Inc
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INCOME APPROACH

Potential Gross Income
Rental Income

Based on the rental comparables and analysis above, the following table summarizes the market rent.

Market Rent Assumptions
12-unit Apartment Building

1917 Madera Street
Waukesha, Wisconsin

1BR1BA
Monthly Market Rent $550
Escalations None
Owner Paid Utilities Water/Sewer and Common Electricity
Tenant Paid Utilities Unit Heat & Electricity
Lease Terms One Year or Less
Est. Net Unit Size (SF) 737
Rent/SF (Monthly) $0.75
Rent/SF (Annually) $8.96

Additional Income
The subject has coin-operated laundry on-site. Income from laundry is estimated at $10 per unit per

month which equates to additional income of $120 per month or $1,440 per year.

Summary
This table summarizes the potential gross income for the subject, showing the market rents. The

current rent column is calculated utilizing market rent for the vacant units.

Rent Roll Summary
12-unit Apartment Building

1917 Madera Street
Waukesha, Wisconsin

Unit Type Est. Net Unit Size (SF) Actual Mo. Market Mo. # of Total Potential
Based on Gross SF Rent/Unit Rent/Unit Units Income/Mo Gross Income
1BR1BA 737 $525-$550 $550 12 $6,600 $79,200
Laundry $10/Unit/Month $120 $120 $1,440
Total $6,470 12 $6,720 $80,640

1917 Madera Street, Waukesha (12/21)
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INCOME APPROACH

Vacancy and Collection Loss

Current and historical vacancy rates in the neighborhood are average. At the time of inspection, the
subject had one vacant unit (8.33% vacancy rate), which is higher than average market vacancy;
however, this is just one unit. A vacancy rate of 3.00% is concluded, which is in line with the average

market vacancy rate for the area.

Effective Gross Income
The subject’s effective gross income is the income generated by the subject after the vacancy and

collection loss is deducted from the potential gross income as follows.

Effective Gross Income
12-unit Apartment Building

1917 Madera Street
Waukesha, Wisconsin

Potential Gross Income ’ $80,640
Vacancy and Collection Loss 3% $2,419
Effective Gross Income $78,221

Operating Expense Analysis

The following table shows the operating expenses used in the analysis.

Operating Expenses
12-unit Apartment Building

1917 Madera Street
Waukesha, Wisconsin

Operating Expenses
Taxes $12,406
Insurance $2,652
Management $3,911
Utilities $4,420
On-site Manager $2,160
Repairs and Maintenance $4,420
Lawn, Snow, Trash $3,000
Reserves $1,564
Miscellaneous $782

Total Operating Expenses $35,316

1917 Madera Street, Waukesha (12/21) 74 L&A Appraisal, Inc
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INCOME APPROACH

Real Estate Taxes
The real estate tax expense is estimated based on the appraised value and most recent mill rate.

Insurance
The insurance expense is estimated based on what similar properties incur.

Management

The management expense is estimated based on 5% of the effective gross income. For this size of
building, a management company will take care of advertising, leasing, accounting and the more
administrative aspects of management.

Utilities
The owner of the property pays for water/sewer and vacant utilities. Tenants pay for unit heat and
electricity. The utility expense is estimated based on what similar properties incur.

On-site Manager

An on-site manager is used for tasks such as collecting coins from the laundry and vending
machines, showing units, handling tenants with lost keys, fixing a clogged sink, and similar tasks.
The on-site manager expense is estimated at $15 per unit per month.

Repairs/Maintenance
The annual expense for repairs/maintenance is estimated at $0.50 per square foot of gross building
area.

Lawn/Snow/Trash
The lawn, snow, and trash expense is estimated based on what similar properties incur.

Reserves

Reserves are included as a line-item adjustment as prudent investors typically establish a reserve for
replacement of some short-lived items. Reserves are estimated based on 2% of the effective gross
income of the subject.

Miscellaneous

Miscellaneous expenses are expenses that do not fit in any of the above categories, and are
estimated based on 1% of the effective gross income of the subject.

Total Concluded Operating Expenses

The total operating expenses of the subject are estimated at $35,316. This is approximately 45.1%
of the effective gross income, $2,943 per unit, or $3.99 per square foot of building area. The

expense ratio is in line with properties similar to the subject.

1917 Madera Street, Waukesha (12/21)
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INCOME APPROACH

Net Operating Income

The table below shows the calculation of the subject’s net operating income.

Net Operating Income
12-unit Apartment Building

1917 Madera Street
Waukesha, Wisconsin

Potential Gross Income $80,640
Vacancy and Collection Loss 3% $2,419
Effective Gross Income $78,221
Total Operating Expenses 45.1% $35,316
Net Operating Income $42,905

Capitalization Rate
In the income approach, the following methods for estimating the capitalization rate for direct

capitalization are used.

Capitalization Rates of Comparable Sales
Capitalization rates are from market sales using reported actual and pro forma data. The following

table is a summary of those rates.

Capitalization Rates Extracted from Comparable Sales
12-unit Apartment Building

1917 Madera Street
Waukesha, Wisconsin

Pro Forma/
Address City Year Built Sale Date Sale Price Actual NOI Applied NOI Cap Rate
N25 W24011 River Park R¢ Pewaukee 1996 4/5/2018 $1,850,000 Actual $120,250 6.50%
W263 N2080 Fieldhack Rd  Pewaukee 2016 5/16/2019 $8,233,000 Actual $490,687 5.96%
1165-1169 Snyder Way QOconomowoc 2017 12/12/2019 $3,925,000 Actual $255,125 6.50%
2040 Meadow Ct West Bend 1994 7/31/2020 $568,000 Actual $32,115 5.65%
2005 Cliff Alex Ct Waukesha 1991 71612018 $405,000 Actual $23,229 5.74%
1921 Madera St Waukesha 1967 2/12/2021 $359,300 Actual $24,188 6.72%
601 Hartridge Dr et al Hartland 1983 3/16/2018 $1,307,500 Actual $85,951 6.57%
| Average 6.23% |

1917 Madera Street, Waukesha (12/21)
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INCOME APPROACH

Band of Investment Model

A capitalization rate is the relationship between net income and value. It is a composite of the cost of
debt service and the net cash flow requirements of an equity investor. Investigation of the mortgage
money market indicates that an investor in this type of property, with a good credit rating, should be
able to obtain 75.00% mortgage financing at an interest rate of 3.50% and an amortization period up to

25 years.

Discussions with informed real estate personnel and mortgage lenders indicate a prospective equity
dividend rate, or cash-on-cash return, of at least 7.00% is required to attract 25.0% equity capital. An
equity dividend rate of 7.00% is therefore concluded to account for the average risk of the subject.

On this basis, an overall capitalization rate is developed via the band of investment model as follows:

R0=(m) (R111)+( 1 'm) (Rc)

Whereby:

m is the percentage of funds provided by the mortgage lender (the loan-to-value ratio)
Ru is the cash return to the lender (the monthly loan constant multiplied by twelve)
(1-m) is the percentage of funds provided by the equity investor (the down payment)
R. is the cash return to the equity investor (the equity dividend rate)

Therefore, the band of investment model indicates a capitalization rate of 6.26%.

Band of Investment
12-unit Apartment Building

1917 Madera Street
Waukesha, Wisconsin

Ro = (m) (Rm) + (1-m) (Re)

R, = 0.7500 0.0601 + 0.2500 0.0700
R, = 0.0451 + 0.0175

R, = 0.0626

1917 Madera Street, Waukesha (12/21)
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INCOME APPROACH

Investor Survey

According to the PricewaterhouseCoopers Investor Survey (third quarter 2021), overall
capitalization rates for the National Apartment Market range from 3.00% to 7.00%, with an average
of 4.59% for institutional-grade properties. The Realty Rates Investors Survey indicates an overall

average for apartments of 7.68%. The capitalization rate indicated by the band of investment model

is between the two averages indicated by the surveys.

Capitalization Rate Conclusion

The table below summarizes the capitalization rates by the approaches discussed above.

Summary of Capitalization Rates
12-unit Apartment Building

1917 Madera Street
Waukesha, Wisconsin

Comparable Sales Range 5.65% - 6.72%
Comparable Sales Average 6.23%
Comparable Sales Median 6.50%
Band of Investment 6.26%
PwC Institutional Grade Range 3.00% - 7.00%
PwC Institutional Grade Average 4.59%
Realty Rates Investors Average 7.68%

The capitalization rate indicated by the band of investment method is within the range of the
comparable sales and is similar to the mean. The capitalization rate selected is a blend of the band of
investment and comparable sales methods. Therefore, based on the information above, a

capitalization rate of 6.25% is concluded.

1917 Madera Street, Waukesha (12/21)
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INCOME APPROACH

Conclusion

Income Capitalization Approach
12-unit Apartment Building

1917 Madera Street
Waukesha, Wisconsin

Potential Gross Income
Effective Gross Income

Expenses
Taxes
Ihsurance
Management
Utilities
On-site Manager
Repairs and Maintenance
Lawn, Snow, Trash
Reserves
Miscellaneous
Total Expenses

Net Operating Income

Capitalization Rate

Fee Simple Value by Income Approach
Rounded

Vacancy and Collection Loss  3.00%

Amount  $/SF (GBA) % of EGI
$80,640 $9.12
$2,419  $0.27
$78,221  $8.85 100.0%
$12,406  $1.40 15.9%
$2,652 $0.30 3.4%
$3,911  $0.44 5.0%
$4,420 $0.50 5.7%
$2,160 $0.24 2.8%
$4,420  $0.50 5.7%
$3,000 $0.34 3.8%
$1,564 $0.18 2.0%
$782  $0.09 1.0%
$35,316  $3.99 45.1%
$42,905 $4.85 54.9%
6.25%
$686,482
$685,000

The value opinion of value of the subject, including appliances, via the income approach, is Six

Hundred Eighty-Five Thousand Dollars ($685,000).

1917 Madera Street, Waukesha (12/21)
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DEBT COVERAGE RATIO

DEBT COVERAGE RATIO

Based on the final value opinion and the subject’s projected net operating income, the debt

coverage ratio for the subject is as follows:

Debt Coverage Ratio Analysis
12-unit Apartment Building

1917 Madera Street
Waukesha, Wisconsin

Inputs
Value Estimate $ 685,000
Term 25 300
Interest Rate 3.50% 0.29%
Loan Ratio 75%
Loan Amount $ 513,750
Monthly Payment $2,572
Annualized $30,863
Net Operating Annual Debt Debt Coverage
Income \ Service = Ratio
$42,905 $30,863 1.39
1917 Madera Street, Waukesha (12/21) L&A Appraisal, Inc
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RECONCILIATION AND MARKET VALUE OPINION

RECONCILIATION AND MARKET VALUE OPINION

In the previous sections of this report, the subject was described and analyzed. A summary of the

value indications is as follows:

Reconciliation
12-unit Apartment Building

1917 Madera Street
Waukesha, Wisconsin

Value Indicated by Cast Approach Not Applicable
Value Indicated by Sales Comparison Approach $685,000
Value Indicated by Income Capitalization Approach $685,000
Overall Value $685,000

The subject is located in a mostly built-up area. There are few land sales available. Further, the
building is 43 years old and thus replacement cost new would require considerable interpolation,
making physical depreciation difficult to accurately estimate. This would require considerable
subjective judgment. In addition, the cost to replace/reproduce a building like the subject, less
depreciation from all causes, is not a method used by market participants as a way to establish
market value. Therefore, the cost approach is not considered applicable in the appraisal of the

subject and is not included herein,

The sales comparison approach is a reliable indicator of value. It is based on arms-length
transactions that reflect all considerations of the marketplace. The subject’s market is active and
sales of comparable properties are available. The necessary adjustments are well-supported.

Therefore, consideration is given the sales comparison approach in arriving at the value opinion.

1917 Madera Street, Waukesha (12/21)
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RECONCILIATION AND MARKET VALUE OPINION

The income approach uses actual and market-based rental rates, expenses, and capitalization rates;
and therefore, it is considered reliable. Further, investors in this market will often analyze
investment opportunities in this manner. All aspects of this approach are market-based and reliable.

Therefore, the income approach is given significant consideration in arriving at the value opinion.

The income approach is given primary consideration and the sales comparison approach is given
secondary consideration in arriving at the value opinion. The cost approach is considered but not
applied. As a result of the analyses and conclusions of the market data, subject to the Certification,
Appraisal Definitions, and Contingent and Limiting Conditions contained herein, the market value
opinion of the subject, in fee simple estate interest, as of the effective date of December 13, 2021, is
Six Hundred Eighty-Five Thousand Dollars ($685,000), which includes $6,000 of personal
property.

1917 Madera Street, Waukesha (12/21 ) L&A A pprai al, Inc
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CONTINGENT AND LIMITING CONDITIONS

CONTINGENT AND LIMITING CONDITIONS

The certifications of the appraisers and conclusions of value contained herein are subject to the
following conditions and to such other specific and limiting conditions as are set forth by the

appraisers in the report.

1. This appraisal report is intended to comply with the general reporting requirements set
forth under Standards Rule 2-2(a) of the Uniform Standards of Professional Appraisal
Practice (USPAP). This report contains only a synopsis of the data, opinions and
reasoning used by the appraisers in concluding the market value. Additional information
is retained within the appraisers’ file.

2. The appraisers assume no responsibility for legal matters affecting the property appraised
or the title thereto, nor do the appraisers render any opinion as to the title, which is
assumed to be good and marketable. The property is appraised as though under
responsible ownership.

3. Any sketch in the report may show approximate dimensions and is included to assist the
reader in visualizing the property. The appraisers have made no survey of the property.

4. The appraisers are not required to give testimony or appear in court because of having
made the appraisal with reference to the property in question, unless arrangements have
been previously made. Therefore, a fee of $300.00 per hour per appraiser is to be paid by
you for such appearances and the preparation necessitated thereby.

5. Any distribution of valuation in the report between land and improvements applies only
under the existing program of utilization.

6. The appraisers assume there are no hidden or unapparent conditions of the property
subsoil or structures that would render it more or less valuable. The appraisers assume
no responsibility for such conditions, or for engineering which might be required to
discover such factors.

7. Information, estimates and opinions furnished to the appraisers and contained in the
report, were obtained from sources considered reliable and believed true and correct.
However, the appraisers assume no responsibility for accuracy of such items furnished.

8. The Appraisal Institute governs disclosure of contents in this appraisal report by by-laws
and regulations.

9. Neither all, nor any part, or copy thereof, of the report shall be used for any purposes by
anyone, but the client specified, nor shall it be conveyed by anyone to the public through
advertising, public relations, news, sales, or other media without written consent and
approval of the appraisers.

10. Neither this report, nor portions of this report, nor any non-public information contained
within this report, can be released to or used for any purpose by any persons,
organizations or data collection agencies, other than the party to whom it is addressed,
without the express written consent of the client and appraisers as stated herein. If such
written consent has been obtained, the report may only be used in its entirety (including
addenda). Possession of this report does not carry with it the right of publication.

1917 Madera Street, Waukesha (12/21) 33 L&A Appraisal, Inc
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CONTINGENT AND LIMITING CONDITIONS

11, On all appraisals, subject to satisfactory completion, repairs or alterations, the appraisal
report and value conclusion are contingent upon completion of the improvements in a
good workmanlike manner.

12.  This report assumes that there is full compliance with all applicable federal, state, and
local environmental regulations and laws unless otherwise stated in this report.

13. Itis assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless nonconformity has been stated, defined, and considered in this
report.

14. Tt is assumed that all required licenses, certificates of occupancy, or other legislative or
administrative authority from any local, state, or national governmental, private entity or
organization have been or can be obtained or renewed for any use on which the value
conclusions contained in this report are based.

15. TItis assumed that the utilization of the land and improvements is within the boundaries or
property lines of the property described and that there is no encroachment or trespass
unless otherwise stated in this report.

16. The appraisers are not qualified to detect hazardous waste and/or toxic materials. Any
comment by the appraisers that might suggest the possibility of the presence of such
substances should not be taken as confirmation of the presence of hazardous wastes
and/or toxic materials. Such determination would require investigation by a qualified
expert in the field of environmental assessment. The presence of substances such as
asbestos, urea-formaldehyde foam insulation or other potentially hazardous materials may
affect the value of the property. Unless otherwise stated in this report, the appraisers’
value conclusion is predicated on the assumption that there is no such material on or in
the property that would cause a loss in value. No responsibility is assumed for any
environmental conditions, or for any expertise or engineering knowledge required to
discover them. The appraisers’ descriptions and resulting comments are the result of a
routine observation made during the appraisal process.

17.  Unless otherwise stated in this report, the subject is appraised without conducting a
specific compliance survey to determine if it is or is not in conformance with the
requirements of the Americans with Disabilities Act (ADA). The presence of
architectural and communications barriers that are structural in nature that would restrict
access by disabled individuals may adversely affect the property’s value, marketability,
or utility.

18. For all prospective opinions of value, the appraisers cannot be held responsible for
unforeseeable events that alter market conditions prior to the effective date of the
appraisal.

19. This appraisal is based upon a limited visual inspection of readily accessible areas. It is
not a property inspection, and should not be relied upon to identify non-apparent
conditions.
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EXHIBIT A - PHOTOGRAPHS

Front View of the Subject
The Camera is Facing Southeast

Street Scene, Madera Street
The Camera is Facing North
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Street Scene, Madera Street
The Camera is Facing West

Exterior View
Rear View of Subject
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Exterior View
Surface Parking

Interior View
Typical Living Room
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Interior View
Typical Living Room

Interior View
Typical Kitchen
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Interior View
Typical Kitchen

Interior View
Typical Bathroom
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Interior View
Typical Bathroom

Interior View
Typical Bedroom
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Interior View
Laundry

Interior View
Water Heaters
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Interior View
Air Conditioning

Interior View
Air Conditioning
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EXHIBIT B - DEFINITIONS

The following terms are defined by the Appraisal Institute, in The Dictionary of Real Estate

Appraisal, Sixth Edition, 2015, published by the Appraisal Institute.

As-Is Market Value - The estimate of the
market value of real property in its current
physical condition, use, and zoning as of
the appraisal date. (Interagency Appraisal
and Evaluation Guidelines)

Date of the Report — The date on which
the report is transmitted to the client.

Discounted Cash Flow (DCF) Analysis -
The procedure in which a discount rate is
applied to a set of projected income
streams and a reversion. The analyst
specifies the quantity, variability, timing,
and duration of the income streams and
the quantity and timing of the reversion,
and discounts each to its present value at a
specified yield rate.

Effective Date - The date on which the
appraisal or review opinion applies.

Fee Simple Estate - Absolute ownership
unencumbered by any other interest or
estate, subject only to the limitations
imposed by the governmental powers of
taxation, eminent domain, police power,
and escheat.

Inspection Date - The date on which an
inspection is performed; distinct form, but
often the same as, the date of the value
opinion,

Leased Fee Interest — The ownership
interest held by the lessor, which includes
the right to receive the contract rent
specified in the lease plus the reversionary
right when the lease expires.

Market Value of Going Concern Value
- The market value of an established and
operating business including the real
property, personal property, financial
assets, and the intangible assets of the
business.

Prospective Opinion of Value - A value

‘opinion effective as of a specified future

date. The term does not define a type of
value. Instead, it ident<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>