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PART ONE
INTRODUCTION
LETTER OF TRANSMITTAL
January 15, 2021
Mr. Al Hulick
City Administrator
City of Milton
710 South Janesville Street
Milton, Wisconsin 53563
Re:

Market value appraisal of 1.80 acres along Elm Street, Milton, Wisconsin 53563

Dear Mr. Hulick:
In fulfillment of our agreement as outlined in the letter of engagement dated November 24, 2020,
we are pleased to transmit herewith an appraisal report of our opinion of market value of the fee
simple interest in the referenced real estate, and that being land only, as of January 5, 2021. The
report sets forth our value conclusion, along with supporting data and reasoning that form the basis
of our opinion.
The subject property consists of a parcel of vacant land containing 1.80 acres, per the plat of survey
recently completed for the land, or approximately 78,408 square feet. Of this, approximately 5,962
square feet are located in the Elm Street right of way. The net usable land area is then calculated
at 72,446 square feet or 1.66 acres. The land is mostly wooded and level to steeply sloping. The
land is described in more detail later in this report.
This appraisal was prepared in accordance with the intended use and with the Uniform Standards
of Professional Appraisal Practice (USPAP) as adopted by the Appraisal Foundation, and the
Wisconsin Department of Safety and Professional Services. The appraisal also complies with the
prevailing guidelines issued under Title XI of the Federal Financial Institutions Reform, Recovery
and Enforcement Act of 1989 (FIRREA).
The value opinion reported is qualified by certain definitions, limiting conditions and certifications
that are set forth in Part One of this report.
This report was prepared for and our professional fee billed to the City of Milton. It may not be
distributed to or relied upon by other persons or entities without our written permission.
The property was viewed by Lauri J. Maldonis and the report was prepared by Lauri J. Maldonis
and Troy J. Kruser, MAI. If you have any questions concerning the report, please contact us at
(608) 743-4233.

As a result of our analysis, we have formed an opinion that the market value of the fee simple
interest in the subject property (as defined in the report), subject to the definitions, certifications
and limiting conditions set forth in the attached report, as of January 5, 2021, is:
Eighteen Thousand Dollars ($18,000).
As of the effective date of the appraisal, the COVID-19 pandemic, or Coronavirus, is active and
ongoing. The pandemic caused significant stock market declines initially and spurred the Federal
Government to take action in an effort to reduce the infection rate and curb its effects on national
markets, including interest rate cuts, rollout of various economic stimulus packages, travel
restrictions, quarantines, limiting social gatherings and mandatory closing of a variety schools,
public facilities and businesses, including bars and restaurants other than for drive-thru,
carryout/curbside pickup. Significant layoffs occurred in many sectors, with the service sector
heavily impacted. Wisconsin reopened in June and employment has been recovering, although
unemployment rates in Rock County and the State remain above that of this time last year.
Capacity limits for gatherings still remain in place; distancing measures are being adhered to,
working from home remains prevalent, virtual learning is being utilized for many schools, and
travel remains limited, all of which continue to impact the retail, hospitality and some office
sectors of the real estate markets, and the economy as a whole. On the positive side, the stock
market rebounded fairly quickly and a vaccine is now in distribution. Most market participants
are looking to spring 2021 to begin to see more return to normalcy.
Based on our interviews with various market participants, the pandemic is impacting markets to
varying degrees and the ultimate effect the virus will have on markets still depends heavily on the
general duration of the pandemic, which is tied to the widespread distribution of the vaccines. The
retail and service sectors have been most heavily impacted nationally due to the early stay at home
orders, continued social distancing measures in place and cautious behavior by consumers who
are not only avoiding public areas, but are curbing spending due to concerns over current/future
job security. In general, our interviews with local and regional brokers are indicating that many
other sectors remain in a holding pattern or are not being significantly impacted as yet.
THIS LETTER MUST REMAIN ATTACHED TO THE REPORT, WHICH CONTAINS
49 PAGES PLUS RELATED EXHIBITS, IN ORDER FOR THE VALUE OPINION SET
FORTH TO BE CONSIDERED VALID.
Respectfully submitted,

Troy J. Kruser, MAI
Wisconsin Certified General Appraiser #1425
tkruser@laduesterbeck.com
LJM/TJK: ag

Lauri J. Maldonis
Wisconsin Certified General Appraiser #1044
lauri@laduesterbeck.com
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CERTIFICATION

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

-

The statements of fact contained in this report are true and correct, and we have not knowingly
withheld any significant information.

-

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

-

All assumptions and limiting conditions are contained herein (imposed by the terms of the
assignment or by the undersigned affecting the analyses, opinions, and conclusions contained
in the report).

-

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.

-

We have performed no services, as appraisers 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. The opinion of market value in the appraisal report is not based
in whole or in part upon the race, color, or national origin of the prospective owners or
occupants of the property appraised, or upon the race, color or national origin of the present
owners or occupants of the properties in the vicinity of the property appraised.

-

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

-

Our compensation for the 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.

1.49 Acres, Elm Street, Milton, Wisconsin

-1-

L. A. Duesterbeck & Associates, Inc.

-

The reported analyses, opinions, and conclusions are developed, and this report is prepared in
conformity with the Code of Professional Ethics, the Standards of Professional Appraisal
Practice of the Appraisal Institute, and the Uniform Standards of Professional Appraisal
Practice.

-

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

-

Lauri J. Maldonis personally viewed the subject property on January 5, 2021. Troy J. Kruser,
MAI, did not personally view the subject property.

-

The appraisal assignment is not based on a requested minimum valuation, a specific valuation,
or the approval of a loan.

-

No one other than the undersigned provided significant professional assistance in the
production of analyses, opinions, and conclusions that are contained in this report. No change
of any item in the appraisal report shall be made by anyone other than us, and we shall have
no responsibility for any such unauthorized change.

-

As of the date of this report, Troy J. Kruser, MAI, has completed the continuing education
program of the Appraisal Institute.

-

As of the date of this report, Lauri J. Maldonis has completed the continuing education program
for Practicing Affiliates of the Appraisal Institute.

Date: January 15, 2021

Troy J. Kruser, MAI
Wisconsin Certified General Appraiser #1425
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SUMMARY OF CONCLUSIONS

Level of Report Provided:

Appraisal Report

Property Appraised:

1.49 Acres Along Elm Street
Milton, Wisconsin 53563

Appraisal Purpose and Intended Use:

To provide an opinion of the market value of the fee
simple interest in the real estate only, as-is, as
outlined in the report, with the intended use for
possible purchase.

Date of Appraisal Report:

January 15, 2021

Effective Date:

January 5, 2021

Extraordinary Assumptions:

None

Land Area:

78,408 square feet or 1.80 acres of which a portion is
in the right of way of Elm Street with 72,446 square
feet or 1.66 acres considered usable area.

Improvements:

None; vacant land only.

Legal Characteristics:

Zoned C-1 (Lowland Conservancy Overlay District)
and R-3 (Residential District Three)
No adverse easements or site restrictions.

Highest and Best Use:

For recreational use, possibly in conjunction with a
residential use, such as for expansion of yard area for
a contiguous land owner.

Indications of Market Value:

Sales Comparison Approach
Income Capitalization Approach
Cost Approach

Opinion of Market Value
of Fee Simple Interest:

1.49 Acres, Elm Street, Milton, Wisconsin

$18,000
N/A
N/A

$18,000
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PART TWO
IDENTIFICATION OF THE APPRAISAL PROBLEM
AND SCOPE OF WORK
CLIENT, INTENDED USER, AND INTENDED USE OF THE APPRAISAL
The client and the intended user of the appraisal is City of Milton. This report is not intended for
any other users. The intended use of the appraisal is possible purchase. This report is not intended
for any other use.
IDENTIFICATION OF THE SUBJECT PROPERTY
1.80 acres (1.66 acres usable) of vacant land located along Elm Street, Milton, Wisconsin 53563
is the subject of this appraisal report as defined in USPAP, Standard 2-2. The appraisal complies
with all USPAP standards.
PURPOSE OF THE APPRAISAL
The purpose of the appraisal is to form an opinion of market value of the fee simple interest in the
real estate only as of January 5, 2021.
PROPERTY RIGHTS APPRAISED
The real property rights appraised are fee simple interest.
Fee simple interest is defined as: "Absolute ownership unencumbered by any other interest or
estate, subject only to the limitations imposed by the governmental powers of taxation, eminent
domain, police power, and escheat."
Source: Appraisal Institute, The Appraisal of Real Estate, 14th ed. (Chicago: Appraisal Institute), 2013

1.49 Acres, Elm Street, Milton, Wisconsin
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DEFINITION OF VALUE APPLIED
For the purpose and intended use of the appraisal, market value is being considered.
Market value means the most probable price which a property should bring in a competitive and
open market under all conditions requisite to a fair sale, the buyer and seller each acting prudently
and knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this
definition is the consummation of a sale as of a specified date and the passing of title from seller
to buyer under conditions whereby:
1) Buyer and seller are typically motivated;
2) Both parties are well informed or well advised, and acting in what they consider their own best
interests;
3) A reasonable time is allowed for exposure in the open market;
4) Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto; and
5) The price represents the normal consideration for the property sold unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale.
Source: 12 C.F.R. Part 34.42(g); 55 Federal Register 34696, August 24, 1990, as amended at 57 Federal Register
12202, April 9, 1992; 59 Federal Register 29499, June 7, 1994

EFFECTIVE DATE
The effective date of our opinion of market value is January 5, 2021.
EXTRAORDINARY ASSUMPTIONS
Extraordinary Assumption is defined as, “an assignment-specific assumption as of the effective
date regarding uncertain information used in an analysis which, if found to be false, could alter the
appraiser’s opinions or conclusions.”
Source: USPAP, 2020-2021 Edition, Effective January 1, 2020, DEFINITIONS

This appraisal is not subject to any extraordinary assumptions.

1.49 Acres, Elm Street, Milton, Wisconsin
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS
The certification of the appraisers appearing in the appraisal report is subject to the following
conditions and to such other specific and limiting conditions as are set forth in the report.
1.

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

2.

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

3.

We 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.

4.

Any distribution of our concluded market value between land and improvements applies
only under the existing program of utilization. The separate valuations for land and
building must not be used in conjunction with any other appraisal and are invalid if so used.

5.

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

6.

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

7.

Disclosure of the contents of the appraisal report is governed by the bylaws and regulations
of the professional appraisal organizations with which we are affiliated.

8.

Neither all, nor any part of the content of the report, or copy thereof (including conclusions
as to the property value, the identity of the appraisers, professional designations, reference
to any professional appraisal organizations, or the firm with which we are connected), shall
be used for any purposes by anyone but the client specified in the report, the borrower if
appraisal fee paid by same, the mortgagee or its successors and assigns, mortgage insurers,
consultants, professional appraisal organizations, any state or federally approved financial
institution, any department, agency, or instrumentality of the United States or any state or
the District of Columbia, without our previous written consent; nor shall it be conveyed by
anyone to the public through advertising, public relations, news, sales, or other media,
without our written consent and approval.

9.

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
workmanlike manner.

1.49 Acres, Elm Street, Milton, Wisconsin
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10.

In this appraisal assignment, the existence of potentially hazardous material used in the
construction or maintenance of the building, such as the presence of urea formaldehyde
foam insulation, and/or existence of toxic waste, which may or may not be present on the
property, has not been considered. We are not qualified to detect such substances. We urge
the client to retain an expert in this field if desired.

11.

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

12.

The Americans with Disabilities Act ("ADA") became effective January 26, 1992. We have
not made a specific compliance survey and analysis of this property to determine whether
or not it is in conformity with the various detailed requirements of the ADA. It is possible
that a compliance survey of the property, together with a detailed analysis of the
requirements of the ADA, could reveal that the property is not in compliance with one or
more of the requirements of the Act. If so, this fact could have a negative effect upon the
value of the property. Since we have no direct evidence relating to this issue, possible
noncompliance with the requirements of ADA in estimating the value of the property has
not been considered.

13.

Unless otherwise stated in the report, we observed no adverse easements or encroachments
that would affect market value.

APPRAISER COMPETENCY DISCLOSURE
The Competency Rule of USPAP states that an appraiser must describe the lack of knowledge
and/or experience and the steps taken to complete the assignment competently in the report. Lauri
J. Maldonis has had extensive experience in the appraisal of vacant land parcels similar to the
subject. This includes the valuation of both typical and atypical properties, leased and owneroccupied properties since 1992, and also includes experience in the immediate geographical area
of the subject. Troy J. Kruser, MAI, has had similar appraisal experience since 2003.
Furthermore, the appraisers’ qualifications are included in this report.
The following section, scope of work, describes the steps taken by the appraisers to complete the
assignment competently.

1.49 Acres, Elm Street, Milton, Wisconsin
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SCOPE OF WORK
The scope of work during the appraisal process encompasses the necessary research and analysis
to prepare an appraisal report, in accordance with the intended use and with the Uniform Standards
of Professional Appraisal Practice (USPAP) as adopted by the Appraisal Foundation, and the
Wisconsin Department of Safety and Professional Services, as of January 5, 2021. In accordance
with these requirements, the following steps were taken.
1) The subject property was viewed from the road perimeter on January 5, 2021 and a second
viewing was made January 13, 2021 with permission from the property owner, Mr. David
Gaddini, which included walking the land. Appropriate photographs taken and are presented
in the addendum to this report. We reviewed aerial photos, Rock County GIS maps, soil maps
and topography maps for supplemental data.
2) We examined the surrounding land uses and the condition of contiguous properties.
3) We gathered regional, city, county and neighborhood data from Rock County and the City of
Milton, and utilized it along with assorted data gathered by L. A. Duesterbeck & Associates,
Inc., over the last several years.
4) We determined the highest and best use of the subject property after making an analysis of data
compiled in the steps noted above. In addition, we made a study of the real estate market in the
subject area to help determine the economic use of the subject.
5) We developed approaches to value from the cost, income and market data utilized in the report
collected from the files of L. A. Duesterbeck & Associates, Inc.; from interviews with local
property managers, realtors, and other persons knowledgeable of the subject property market;
and from the governmental offices of the applicable municipality.
6) After assembling and analyzing the data defined in this scope of the work, we formed an
opinion of the market value of the fee simple interest in the real estate, excluding any
equipment or personal property of the owner.
7) We determined the owner of record as David J. Gaddini and researched a three year sales
history, as of January 5, 2021.
8) We determined the present use of the subject property as vacant land.

1.49 Acres, Elm Street, Milton, Wisconsin
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PART THREE
PRESENTATION OF DATA
LEGAL DESCRIPTION
The subject property is 1.80 acres of land (1.66 acres usable land) along Elm Street, Milton,
Wisconsin 53563. The south 1.49 acres of the subject land is described by the following
abbreviated legal description.
Parcel #V-23-1244: Section 28, Township 4 North, Range 13 East, Southeast ¼ of Assessor’s Plat
of Milton Township, Part of Outlot 6, Commencing at the Southeast Corner of Outlot 27, South to
the Northeast Corner of Outlot 26, West to the Railroad, Northeast to the Southwest Corner of
Outlot 27, East to the Point of Beginning
A strip of land containing approximately 0.31 acre contiguous to the north of the previously
described parcel is also included with the subject land. This 0.31 acre strip is currently part of a
larger parcel (Tax Parcel V-23-1274) which is described by the following abbreviated legal
description.
Parcel #V-23-1274: Section 28, Township 4 North, Range 13 East, Southeast ¼ of Assessor’s Plat
of Milton Township, Outlot 27 and Outlot 28.
Again, the subject property includes only 0.31 acre along the south property line of Parcel V-231274.
PERSONAL PROPERTY OR OTHER INCLUSIONS
The appraisal includes the real estate only.
OWNERSHIP AND SALE HISTORY
The current owner of record of the subject property is David J. Gaddini.
As required under USPAP standards, an investigation was made to ascertain any sales history of
the subject property for the last three years. There has been none. The subject property is currently
not offered for sale to our knowledge. The more recent transfer we found for the subject property
occurred in July 2016 between Jason Brown (grantor) and David J. Gaddini (grantee). The
recorded sale price is $128,000 and appears to have included the entire areas of both Tax Parcels
V-23-1244 and V-23-1274. The latter parcel also includes a single-family residence and garage on
approximately 1.07 acres. The transaction is recorded in Document #2056969. The current owner,
Mr. David Gaddini, reported that he has not offered the subject property for sale since he has
owned it.

1.49 Acres, Elm Street, Milton, Wisconsin
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AREA ANALYSIS
The location is the City of Milton, in extreme southern Wisconsin and northern Rock County.
Milton has been the fastest growing city in Rock County due to its close proximity to Janesville,
the county seat and the largest city in Rock County, now just two miles south. Much of Janesville's
rural population now extends only one mile from the southern corporate limits of Milton. The
following map depicts Milton’s location in proximity to other cities in the region.

As illustrated by the map above, major cities and their proximities are: Madison, 35 miles north;
Milwaukee, 60 miles east; Rockford, Illinois, 35 miles south; and Chicago, Illinois, 105 miles
south.
The following map of the City of Milton outlines the general city limits and illustrates the location
of the main transportation routes of the area.

1.49 Acres, Elm Street, Milton, Wisconsin

- 10 -

L. A. Duesterbeck & Associates, Inc.

City of Milton Total Area (square miles)
Land

3.53

Water

0.01

Total area

3.54

The 2020 estimated population for the City of Milton was 5,585, which was an increase over both
the 2000 and 2010 populations. The 2020 population of Rock County was 160,120, which was an
increase over the 2000 population but a slight decrease from the 2010 population. The recent
population trends are summarized on the following table.
Population Estimates
2000

2010

2020

% Change from 2000

% Change from 2010

State of Wisconsin

5,363,675

5,686,986

5,854,594

9.15%

2.95%

Rock County
City of Milton

152,307
5,132

160,331
5,546

160,120
5,585

5.13%
8.83%

-0.13%
0.70%

Source: U.S. Census Bureau - State and County QuickFacts
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The following numbers of new construction building permits have been issued in recent years.
City of Milton Building Permits
40
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0
2008
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Single-Family
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2015

Multifamily (units)

2016

2017

2018

2019

2020

Duplex

Like most of the surrounding communities, demand for new construction continues to improve,
with residential new construction in 2019 eclipsing numbers recorded in 2007 and generally at the
peak levels of 2004-2006 when 28 to 39 permits were issued per year. There were only two permits
issued in 2020 for new single-family construction, The City Administrator reported that there is
demand for more development but there is essentially no lot inventory. Continued stable to
improving conditions are expected into the foreseeable future.
In addition to the single-family sector, building permits in the multifamily sector have also been
issued in recent years These include a permit for an eight-unit multifamily building issued in
October of 2017 and a permit for an eight-unit multifamily building issued in May of 2019. These
are the first multifamily permits issued since 2007.
In addition to the residential market, the commercial market is also beginning to improve, with
two commercial/industrial permits issued in 2018, five commercial/industrial permits issued in
2019, and two commercial/industrial permits were issued in 2020. However, 2020 showed total
new development cost of $46,000,000 with several properties completing major expansions or
renovations.

1.49 Acres, Elm Street, Milton, Wisconsin
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The major employers in Rock County are listed below.
Rock County Major Employers (2019)
Employer
# Employed Employer
Mercyhealth
3,025
Seneca Foods Corporation
Beloit Health System
1,553
Blain Supply Inc. (Farm & Fleet et al.)
Janesville School District
1,390
Fairbanks Morse Engines
Grainger (Brands)
1,185
Seneca Foods Corporation
Rock County
1,161
Dollar General
Hendricks Holdings (ABC et al.)
1,140
Serta-Simmons Bedding Co.
Kerry Americas
971
Lemans Corporation
SSI Technologies, Inc.
950
Prent Corporation & GOEX
Beloit School District
938
Beloit College
SSM Health
882
Hormel
Wal-Mart / Sam's Club
804
Staples Fulfillment Center
Data Dimensions
783
Woodman's Food Market, Inc.
Frito-Lay
663
Bliss Communications
Blackhawk Technical College
588
Ecolab
J.P. Cullen & Sons
588
First National Bank & Trust Co.
City of Janesville
575
Menard's
Blain Supply Inc. (Farm & Fleet et al.) 551

# Employe d
480
476
505
504
435
432
415
410
384
325
323
320
307
306
303
300

Source: https://www.rockcountyalliance.com (Employer Survey)

The industries with the greatest impact on Rock County are Trade, Transportation & Utilities and
Education & Health. With 16,475 employees, Trade, Transportation & Utilities represents about
25% of all jobs, and Education & Health, with 15,144 employees, represents 23% of all jobs.
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With an average wage of $66,838, Construction jobs are among some of the top paying jobs in
the county. Professional & Business Services jobs follow with an average wage of $65,603.

According to the Department of Workforce Development (DWD), the unadjusted unemployment
rate for Rock County as of November 2020 was 4.80%, a 1.30% increase over the November 2019
rate of 3.50%. Rates for the State of Wisconsin in those same months were 4.50% and 3.00%. The
high unemployment is a result of massive layoffs due to the COVID-19 pandemic. Many
businesses have reopened, and a decline in unemployment is expected moving forward; however,
the extent and timing of such is very uncertain.
Employment Status
November 2019

November 2020

Net Change

85,334
82,325
3,009
3.50%

84,782
80,741
4,041
4.80%

-0.65%
-1.92%
34.30%
1.30%

Rock County
Labor Force
Employed
Unemployed
Unemployment Rate

Unemployment Rates
Not Seasonally Adjusted
November 2019

November 2020

% Change

United States

3.30%

6.40%

3.10%

State of Wisconsin

3.00%

4.50%

1.50%

Rock County

3.50%

4.80%

1.30%

Source: www.jobcenterofwisconsin.com
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There were several plant closings in recent years that impacted employment, the most significant
being the General Motors plant located in nearby Janesville. General Motors had been the principal
manufacturing employer in Janesville for about 90 years; however, they ceased production in
December 2008, and final plant closure occurred in April 2009, resulting in a loss of over 3,500
jobs from this plant and supporting businesses. Between 2006 and 2011, several other plants
closed, eliminating an additional 500+/- jobs and leaving a significant amount of vacant space. In
December 2017 Commercial Development Company of St. Louis acquired the plant from General
Motors for $9,570,000 ($1.99/SF). The buyer specializes in redevelopment and environmental
cleanup of large industrial properties. The property was placed back on the market as a
redevelopment property in March 2018 at a total asking price of $14.79 million with $7.46 million
allocated to the former GM plant on about 114 acres and $7.33 million to the former JATCO site
of approximately 112 acres. The entire former General Motors plant was razed in 2019.
There has been significant new development in the industrial sector of Rock County in the last 10
years, with new construction occurring over the last few years in Milton, Janesville and Beloit.
There are several new facilities that were either recently completed or are still under construction
in nearby Janesville that have created or will create jobs for the area, including the Dollar General
distribution warehouse on the south side of Janesville that was completed in 2017 and three other
new buildings constructed in that area since. Most new jobs however, are at much lower pay scales
compared to what the former GM facility offered.
Principal manufacturing employers in the area are located in Janesville and include SSI
Technologies, a designer and manufacturer of automotive sensors and powdered metal products
with 950 employees, and a distribution location for Grainger (previously known as Lab Safety
Supply) with about 1,185 employees.
There has been growth in the industrial sector since the City of Milton expanded its east side
industrial park that includes a new 60,000 square foot industrial building that was recently
completed, the Diamond Assets building, a few small light industrial buildings, a large Miller Beer
Distributorship, the Penn Color manufacturing plant, and an ethanol plant. There are also proposals
for additional significant new industrial development, and should they come to fruition, an
additional 379,000 square feet of new industrial space could be constructed in the next 1-2 years.
There are also several new, multi-tenant storage units or shop and office units that have been
constructed in the last five years just west of State Highway 26. A Kwik Trip gas station and
convenience store was constructed west of STH 26 in the park and a Dairy Queen restaurant is
under construction and is proposed to be open in spring of 2021. Continued steady development
and expansion is therefore anticipated, although commercial expansion has been somewhat slow,
with only minor expansion to handle the community needs, with nearby Janesville servicing most
major commercial needs.
Commercial uses are primarily located on the east and west sides in two older central business
districts. The only other significant commercial locations are on arterials extending southeast on
State Highway 26 and southwest along County Trunk Y. The newest commercial development is
occurring primarily in the Crossroads Business Park and this is expected to continue due to the
easy access to the State Highway 26 bypass.
Other general City of Milton area statistics are as follows.
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Transportation
Highways - State Highways 26 and 59 service Milton. Interstate I-90 is five miles south. The
Highway 26 bypass was completed in 2014 on the east side of Milton.
Water Transportation – The port of Milwaukee is located 75 miles northeast.
Air Service - Milton is serviced by adequate airports: Southern Wisconsin Regional Airport in
Janesville; Dane County Regional Airport in Madison, 40 miles north; General Mitchell
International Airport in Milwaukee, 75 miles northeast; and O’Hare International Airport in
Chicago, Illinois, 100 miles southeast.
Railway Service – The Union Pacific, Wisconsin Southern and Canadian Pacific rail lines service
the Milton area.
Other Statistics
Income/Housing
Median household income Rock County (2020):
Per capita income Rock County (2020):

$56,156
$28,404

Median household income Milton (2020):
Per capita income Milton (2020):

$59,734
$30,619

Total Housing Units:
Occupied Housing Units (Households):
Owner Occupied Housing:
Renter Occupied Housing:

2,427
2,296
1,408
888

Community Facilities
Government:
Police:
Fire & EMT:
Water/Sewer:
Schools:

Mayor/Council
City of Milton Police Department
40 members
Municipal
School District of Milton- Elementary 4, Middle 1,
Intermediate 1, High School 1; Special Education
Facilities 1

Current Overall Market Conditions in Milton
The following discussion of the local market conditions in the Milton area in some cases pre-dates
the coronavirus pandemic, but provides insight into the baseline circumstances of the local market
area.
Most real estate sectors have shown good improvement in recent years with new development
occurring largely in the industrial and residential sectors. There has been some new commercial
development, and some leasing has been occurring. The office sector has stabilized, but there has
been only minor absorption of space and relatively minor rent increases in the last few years.
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Unemployment is at 5.20% in Rock County, compared to 5.20% in Wisconsin and 6.60% in the
U.S., which is a direct result of the COVID-19 pandemic that has caused temporary closure of
business and massive layoffs. This has impacted the retail/hospitality and service sectors most,
followed by the office sector. Most businesses have reopened, albeit in limited capacities, and a
continued decline in unemployment is expected moving forward. The extent and timing of such
decline is still very uncertain.
According to the Bureau of Economic Analysis (BEA), the percent change in real personal income
growth in the Janesville-Beloit MSA from 2017 to 2018, which is the most current data available
at this level, was 4.8%, compared to 4.0% growth for the State of Wisconsin, and 4.5% for the
U.S. With low unemployment and new development occurring, the area is showing strong signs
of growth.
Most of the demand in Milton is still residential due to less supportive industry and the close
proximity to Janesville and reasonably close proximity to the Madison Metro Area with nearby
Interstate access; however, the industrial parks in Milton have experienced steady expansion over
the past several years.
Most new residential construction has been for ranch or two-story residences, most with three
bedrooms and containing between 1,800 and 2,400 square feet. As noted, demand for new
construction in 2019 improved to the highest levels experienced since 2007, with stable to
increasing activity expected into the foreseeable future. The improvement is not likely to be major,
but conditions are more favorable for new construction, with still reasonably low interest rates and
increased sales activity of existing homes.
The existing home market has been improving as a result of a decline in foreclosures, improvement
in economic conditions, and still low interest rates. The following table summarizes sales statistics
for single-family residences in the City of Milton since 2007.
Single-Family Home Sales Statistics, City of Milton
Average

Median

% Change in

Average Days

Year

# Total
Sales

Sale Price

Sale Price

Median Sale Price

on Market

2007

81

$145,875

$139,000

-

78

2008

72

$143,041

$137,450

-1.12%

86

2009

57

$141,453

$143,000

4.04%

88

2010

58

$106,860

$110,000

-23.08%

92

2011

65

$131,623

$129,900

18.09%

104

2012

51

$123,827

$127,000

-2.23%

96

2013

77

$121,568

$120,000

-5.51%

82

2014

68

$137,765

$133,250

11.04%

71

2015

76

$133,619

$130,000

-2.44%

63

2016

74

$149,604

$148,550

14.27%

40

2017

87

$176,361

$166,900

12.35%

26

2018

69

$170,574

$165,000

-1.14%

32

2019

101

$199,369

$202,000

22.42%

17

YTD 2020

86

$212,565

$215,750

6.81%

18
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The data was obtained from the local multiple listing service and includes all single-family
residence sales reported in this service in the City of Milton over the time periods indicted. The
data supports a decline in values from 2007 through 2010. Improvement began in 2011, and
although there were some dips, the general trend was positive. 2019 reported the highest sales
volume to date and with an accompanying significant increase in average and median sale prices,
to levels well above peak. Marketing times were very short in 2019, with an average under 20 days
and they remain short. The 2020 information indicates continuing improvement in this sector and
stable to improving conditions are expected in this sector in 2021. There has been relatively little
impact from the coronavirus pandemic on the existing home market, other than having lower
inventory of available properties for sale. Although the volume is down, the average sale price is
up about 6.2% and marketing times are still very short. Also of note, the average list price in 2020
was $210,894, below the average sale price.
The strength in the existing home market also resulted in improvement in the new construction
market, as the ability to sell an existing home in favor of new construction is much improved.
Construction costs are high, but lack of lot inventory is prompting new residential development.
The new Red Hawk Farm single-family subdivision is being developed on the southwest side of
the city. This is a 44-lot subdivision that is substantially built out. The developers projected
complete sell-out within 18-24 months starting in July 2018. The lots are being sold as a home and
lot package. There are no plans for an additional phase, but there is land available for such in the
area and the City of Milton Administrator anticipates that additional single-family development
will begin again in 2021.
The multifamily market is strong and has been for the last five years. The average vacancy in
Milton is estimated below 5% for well managed and well-maintained properties. Although there
is renewed demand for home ownership, there is still a strong propensity to rent rather than own,
and conditions in the multifamily market are expected to remain strong. There has also been little
new multifamily construction in Milton in recent years other than an 8-unit building that was
completed in the last year and is occupied. There is new development occurring in Janesville, with
roughly 200 new units currently available or nearing completion.
There is another 8-unit building approved for Milton, but construction has not started. There were
proposals for other new developments including a 180-unit complex to be located on the south
side of the city along Parkview Drive. The project has been tabled, although the City of Milton
Administrator thought there is potential for this to come back up next year, but potentially with a
new development plan. The City Administrator also reported additional interest in multifamily
development in 2019, but nothing that came to fruition. He reported that a housing study has not
been completed for Milton in recent years; however, based on conversations with market
participants, demand is very strong, but high construction costs and the current coronavirus
pandemic has discouraged development.
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The industrial market for newer and older facilities in Milton appears to be well below 5% with
only a few small spaces available. The overall Rock County vacancy rate is estimated to be under
10% with recent demand indicated to be strong for industrial space, especially smaller facilities,
under 30,000 square feet in size. As noted previously, there has been recent expansion of industrial
uses, including the Diamond Assets office and production facility located along Putman Parkway
east of County Road M that was completed in 2018, and the new multi-tenant contractor’s office
and storage buildings (four multi-tenant buildings located north of Kwik Trip on Gateway Drive)
that were completed in 2018. There is another 60,000 square foot light manufacturing and office
facility that was recently completed and is tenant-occupied. There was a proposed indoor tennis
facility and a proposed recycling center. The tennis facility reportedly still would like to move
forward with their development, but at a lesser scope than originally planned; however, there is
still uncertainty as to whether that will occur. The recycling facility appears to be on hold at the
current time. Of particular note though, the City is working with a large industrial user, Clasen
Quality Chocolates, on a proposed industrial development that will encumber about 169 acres
along Putman Parkway. The first of three potential phases of development will consist of a 390,000
square foot building. Phase I is expected to create 60 new jobs initially. There is also interest from
a local developer to construct a 50,000 square foot industrial building along County Highway M,
with potential to expand to 140,000 square feet. Last, Freedom Graphics, also located east of the
State Highway 26 bypass on High Street, is planning a 100,000 square foot expansion to the
facility. Overall, there appears to be strong demand for industrial uses on the east side of Milton
near State Highway 26.
The aforementioned industrial development is occurring in the Crossroads Business Park. This
park, including the older portion of the park located to the west of State Highway 26, encompasses
roughly 450 acres of industrial land and 34 acres of commercial land. The City of Milton has
ownership of approximately 52 acres of the industrial land and the Clasen Quality Chocolates
development will expand the park by about 100 additional acres. The business park is located
within a TIF (Tax Incremental Financing) District and the city-owned land has been selling for $1
in the recent past, with land costs recovered through future property taxes. Base asking prices for
land in the park is $100,000 per acre for commercial lots and $35,000 per acre for industrial lots.
Approximately 10 acres of the 34 commercial acres within the Crossroads Business Park are
developed. 12 of the remaining undeveloped 24 acres are owned by private individuals and 12 are
owned by the city. The city recently sold a 2.5 acre parcel at 1167 Gateway Drive for development
of a Dairy Queen restaurant.
As noted, Highway 26 was bypassed around the east side of Milton in 2014. This left much of the
current business district traversed by Highway 26 on the east side void of major street traffic,
which has impacted some businesses along this corridor, but not all. The bypass has however
spurred demand for commercial uses in the Crossroads Business Park due to the visibility and
accessibility from the bypass.
The most recent new commercial development otherwise was the Kwik Trip gas station and
convenience store in the business park. Other new developments in the last three to 10 years
include the YMCA on the south side of the city, a small ice cream shop on High Street, two office
facilities along Highway 26 and Arthur Drive on the south side of the city, and a child care center
near the intersection of Highway 26 and Highway 59. As discussed earlier, the City of Milton also
recently renovated a former medical office building for the new municipal offices.
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Overall, commercial development has been slow, but steady, with three commercial permits issued
in 2019. There have been two commercial or industrial permits issued so far in 2020. No significant
changes are expected for the remainder of 2020 and the COVID-19 pandemic could stall new
development into the new year. The only proposed development currently in progress is the Dairy
Queen restaurant being constructed near the Kwik Trip facility, which is moving forward as
planned.
Interest rates for conventional residential mortgages have decreased slightly in recent months and
are still very affordable and range approximately from 2.6% to 3.6% for fixed, 15 to 30 year loans.
Commercial rates vary from 3.25% to 7%, depending upon property type, client quality and level
of risk, with rates near 5% still most common for fixed five-year terms with 15 to 25 year
amortizations. Loan to value ratios are typically 70% to 80%, with some exceptions, as most
market sectors are stable. The final 2019 decrease to short term interest rates made by the Federal
Reserve occurred in October, the third cut to a key U.S. interest rate in 2019. In March 2020, the
Federal Reserve made an initial emergency rate cut of ½ point followed by a second emergency
rate cut of 1 point to a range of 0 to 0.25 percent in an effort to limit the economic impact of the
global coronavirus crisis. The Federal Reserve has indicated that rate increases are not expected
for the next two years. Unemployment in the US increased significantly beginning in March due
to COVID-19 and stay-at-home orders that stalled the economy. Since these orders were lifted in
late spring, businesses have reopened and unemployment has been recovering, but remains at
levels above this time last year. Mortgage interest rates have been steady in recent months, and
continued stability is expected.
In summary, the overall Milton market is characterized as stable to improving with reported strong
demand for residential uses and very limited supply of housing for sale or rent. Continued
improvement in most sectors is expected moving forward, with some expansion of all sectors
expected, due to proposed new industrial development which may spur additional supporting
development. Expansion on the commercial sector is likely to be slow, given the smaller size of
the community, and due to the close proximity to the major retail areas of Janesville. With many
consumer needs met through the retail uses in place and still expanding on the north side of
Janesville, any expansion of the retail sector in Milton is likely to be for neighborhood type uses.
Additionally, there is still much uncertainty surrounding the full impact of the COVID-19
pandemic on the local and regional markets.

1.49 Acres, Elm Street, Milton, Wisconsin

- 20 -

L. A. Duesterbeck & Associates, Inc.

COVID-19 DISCUSSION
As of the effective date of the appraisal, the COVID-19 pandemic, or Coronavirus, is active and
ongoing. The pandemic caused significant stock market declines initially and spurred the Federal
Government to take action in an effort to reduce the infection rate and curb its effects on national
markets, including interest rate cuts, rollout of various economic stimulus packages, travel
restrictions, quarantines, limiting social gatherings and mandatory closing of a variety schools,
public facilities and businesses, including bars and restaurants other than for drive-thru,
carryout/curbside pickup. Significant layoffs occurred in many sectors, with the service sector
heavily impacted. Although many workers were called back, unemployment remains above levels
of this time in 2019. Many stimulus programs have expired, with others set to expire, which is
having an impact on certain sectors. Apartments are seeing a slight uptick in rent delinquencies,
although not across the board, and some non-essential retail, service, and office users are still
struggling to pay rents or remain open. Some real estate sectors, including industrial, have seen
little impact thus far and those businesses with the ability to work from home appear stable. The
leisure and hospitality sectors still struggle, especially as Wisconsin is in the winter months,
limiting outdoor seating for bars and restaurants. On a positive note, additional stimulus measures
have been approved and vaccines are now in the first phases of distribution, although wide
distribution is likely still a few months off.
Based on our interviews with various market participants, the ultimate effect the virus will have
on markets still depends heavily on the general duration of the pandemic, which is tied to the
timing of widespread vaccine distribution. As alluded to, the retail and service sectors have been
most heavily impacted regionally and nationally due to the early stay at home orders, continued
social distancing measures in place and cautious behavior by consumers who are not only avoiding
public areas, but are curbing spending due to concerns over current/future job security. In general,
our interviews with local and regional brokers are indicating that many other sectors remain in a
holding pattern or are not being significantly impacted as yet.
As was explained previously, the pandemic appears to have had no adverse impact on the
residential sectors as yet. There has been minimal new residential construction in Milton in the last
year; however, this appears to be due largely to a lack of lot availability rather than lack of demand.
Builders are reporting that high construction costs are cutting into profit margins but we are not
seeing significant reduction in residential land values as yet.
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IMMEDIATE LOCATION
The subject is located on the west side of the City of Milton, in somewhat of a mixed-use area, just
south of one of the two Central Business Districts (CBD) located in the city.
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Primary arterials include State Road 59 located 0.3 mile north of the subject and John/Paul Road,
or County Road Y, located 0.3 mile east of the subject. John Paul Road creates the east boundary
of the subject neighborhood. The north boundary is Golden Lane, as uses transition to commercial
beyond Golden Lane. The west boundary is Vincent Street, as uses change to industrial along that
street. The south boundary is also Vincent Street as is curves to the east, intersecting with John
Paul Road.
In general, the subject neighborhood consists of an established, primarily residential use area
including Elm Street, High Street, Sandalwood Court, Capman Street and Golden Lane. The
subject fronts Elm Street which is developed primarily with residential uses including single-family
residences and duplexes. The dwellings appear to range in age from about 30 years to 80 years with
a few exceptions. Lot sizes vary from 0.2 acre to 1.5 acres. Residential uses continue to the east, south
and northeast of Elm Street. The residential uses throughout the neighborhood are similar to those
along Elm Street, although the single-family residences and duplexes along Sandalwood Court are
newer age. There are also a few vacant lots along Sandalwood Court. The neighborhood includes a
small cemetery, a dog park and some open land. A rail line traverses through the neighborhood and
there is another rail line to the north to serve industrial uses in the City.
To the north of the subject neighborhood, across Golden Lane, is the Milton Junction business district.
It is characterized by a series of older, one-two story, masonry, largely mixed-use buildings, typically
with commercial uses on the main level and residential uses on the upper level. The main level uses
generally include retail and service type uses while much of the upper level area consists of residential
apartments, with few exceptions. Most of the main level space is owner-occupied with few vacancies.
There are higher amounts of vacancy associated with the upper level area, largely due to the physical
condition of the respective units.
To the west of the subject neighborhood are industrial-type uses. These include a few small uses
including small shop buildings, Ox Firearms and a self-storage complex, and two larger industrial
facilities; Farm City Elevator (grain elevators) and Evonik Corp, (a light industrial use that
manufactures industrial gases). There is vacant land, a single-family and another self-storage
facility further south along Vincent Street.
Other notable uses nearby include the Milton West Elementary School located 0.3 mile northwest and
two public parks in that same area. Close proximity to schools and parks are desirable for residential
neighborhoods. Milton is a relatively small community making all, including other commercial
districts and employment centers areas generally easily accessible.
In summary, the subject is located in a somewhat subtle, predominantly residential use location
adjacent one of two separate Central Business Districts in the City of Milton, which should continue
to be a reasonably viable commercial and residential location into the foreseeable future.
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PROPERTY DESCRIPTION
Land
The subject property consists of a mostly rectangular shaped parcel of land, containing
approximately 78,408 square feet or 1.80 acres, per the following plat of survey which was
provided to us from the client.

A larger copy of this plat is included in the addendum of this report. Following next is an aerial
view of the approximate land area which we created using the Rock County GIS mapping system.
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v
The subject fronts Elm Street along its east lot with 239.27 feet of frontage, per the property
division map. Elm Street is a two way, two lane, asphalt paved street with concrete curb and gutter.
There is no sidewalk along the subject frontage but there is sidewalk to the south of the subject
and along the east side of Elm Street in the subject area. The street appears to be lightly traveled.
The Wisconsin Department of Transportation traffic count map indicates no reported traffic counts
for Elm Street.
The topography of the land is level along the immediate street frontage but then the land slopes
steeply downward. The topography essentially creates a kettle shape, low in the center and high
along the outer sides. The elevation at the east edge (high area) of the steepest slope is about 864
feet. It declines to about 852 feet at the lowest elevation line shown on the following topography
map.
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The land is clear along the level areas closest to Elm Street but is otherwise wooded.
We have not been provided with a soil analysis for the subject land. The property owner stated that
in his conversations with the City of Milton, he was informed that the land has been a waterway
for drainage and is not buildable. The City of Milton Engineer confirmed that the subject land
naturally collects water due to its “kettle” topography We reviewed the soil types, per the USDA
Soil Survey which indicate that subject primary soil type is Warsaw silt loam (WaC2), 6% to 12%
slopes, eroded. There are two very minor areas of Plano silt loam (PmB), gravelly substratum, 2%
to 6% slopes. Both are considered adequately drained soils. Relative to building construction, there
are some limitations with these soils, mainly due to the slopes. Given the low areas on the subject
land, and the report that the land is a drainage site, there would appear to be additional limitations
to development.
All public utilities are immediately available to the land.
We consulted the Wisconsin Department of Natural Resources (WDNR) Remediation &
Redevelopment Sites map found on the WDNR website and found no indication of contamination
of the subject property. There is indication of past contamination on parcels to the west and
northwest of the subject, but these are noted as closed sites but with some continuing oblations for
two parcels. We did not further review data regarding those sites. Environmental evaluation is
beyond the scope of our expertise and we urge you to consult a qualified engineer should you have
any questions pertaining to this matter. No obvious hazardous materials or conditions were
observed during our viewing.
The subject property is located in Census Tract 31 in the City of Milton, Rock County, Wisconsin.
None of the subject property is located in a flood hazard zone. The flood map location is referenced
by FEMA Map Number 55105C0090E for Rock County, Wisconsin, dated September 16, 2015.
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Legal Characteristics
The south 1.49 acres of the subject property (Parcel V-23-1244) is zoned C-1 (Lowland
Conservancy Overlay District) and R-3 (Residential District Three) by the City of Milton. The C1 zoned area is the area shaded in green on the map below and the R-3 zoned area is the yellow
shaded area. The map shown below was obtained from the City of Milton Map which is included
in the addendum of this report. The red circle denotes the 1.49 acre parcel.

The north 0.31 acres of the subject land which is part of Parcel V-23-1274 is zoned R-3.
Per the zoning map, the C-1 overlay appears to encumbers over 50% of the land. Per the zoning
ordinance, the intent of the C-1 district is to conserve areas which are subject to flood hazard for
open land uses, agricultural uses, recreational uses and other uses which do not require
construction of extensive buildings in lowland areas. Permitted uses are limited to agricultural
uses, forestry, wildlife preserves and management, parks, some recreational uses, open storage
such as parking and a few others. As noted, buildings permitted are generally limited.
The east and far north part of the land is zoned R-3 which permits one and two-family dwellings,
family and adult day care homes, parks/playgrounds and some community buildings. There are
additional uses allowed with conditional use approval which include some institutional uses,
churches, municipal buildings, some home occupations, some professional and medical offices,
nursing homes, and a few other uses.
As stated, the property owner stated that in his conversations with the City of Milton, he was
informed that the land has been a waterway for drainage and is not buildable. The City
Administrator reported that the R-3 zoned land could be built on from a zoning perspective. Our
interviews with other market participants indicate significant additional cost to build on the land
to accommodate the steep slopes. Further, the north strip of land which is parcel of Parcel V-231274 is encumbered by a sewer easement which would limit building in that area.
A list of permitted uses in C-1 and R-3 zoning is found in the addendum.
The subject land meets the minimum lot size and lot width requirements of both zonings.
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As noted, there is a sewer easement running along the north boundary of the subject land. We
assume there are additional basic utility easements are in place which are typical of the market and
have no adverse effect on value. There are no other easements or encroachments that we are aware
of.
Improvements
There are no improvements on the subject property.
STRENGTHS, WEAKNESSES, OPPORTUNITIES AND THREATS (SWOT ANALYSIS)
Strengths and weaknesses are internal characteristics to the subject property, while opportunities
and threats are external factors impacting the subject property.
Strengths
•
Large site with woods which is somewhat rare in urban residential areas.
•
Close proximity to an elementary school, parks, supporting commercial uses.
Weaknesses
•
Steep slopes and possible wet soil conditions which make development extremely
difficult compared to level, upland parcels.
•
A portion of the land is encumbered by a lowland conservancy overlay which limits
potential uses.
•
Close proximity to industrial uses which may be less desirable for a residential use;
however, the larger site size and woods help to create a natural buffer to such.
Opportunities
•
Current strong demand for residential uses in Milton.
Threats
•
Lot availability in other locations of Milton and nearby Janesville that would compete
with the subject.
•
On-going coronavirus pandemic as discussed throughout this report.
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TAX AND ASSESSMENT DATA
The subject property is assessed by the City of Milton under tax parcel number V-23-1244 and V23-1274 as follows.
Parcel #
V-23-1244
V-23-1274
Total

Size
(acres)
1.49
1.07
2.56

2019 Assessed Values
Land
Improvements
$24,500
$0
$35,800
$84,400
$60,300
$84,400

Total
$24,500
$120,200
$144,700

2019
Taxes
$640.68
$2,918.28
$3,558.96

FMV
$27,500
$134,900
$162,400

Parcel V-23-1274 had an additional tax amount in 2020 of $147.39 for refuse collection. Of note,
the subject property includes only a narrow strip of land included in Parcel V-23-1274 and none
of the noted improvements are within the subject portion.
There are no delinquent taxes noted for either of these parcels. Assessed values in the City of
Milton were based upon approximately 89.14% of market value in 2020.
The assessor’s estimate of market value for the subject property is significantly above the market
value we conclude within this appraisal report. Possible reasons for this discrepancy include an
older assessment that does not consider current market conditions, the assessment being based
more on consistency with other similar properties rather than on true market value, or inaccurate
information in the assessor’s files. A sale of the property may trigger a reassessment, which would
likely bring the assessed value closer in line with the concluded market value.
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PART FOUR
ANALYSIS OF DATA AND CONCLUSIONS
HIGHEST AND BEST USE
The term highest and best use, as used in this report, is defined in The Dictionary of Real Estate
Appraisal, 6th edition as: "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.”
This use cannot be speculative, nor can it be contrary to existing regulatory ordinances unless there
is the likelihood that these ordinances can be adjusted to accept the use. Highest and best use
analysis requires consideration of both the highest and best use of the land as though vacant and
available for development, as well as the highest and best use as improved with the existing
improvements. The four criteria aforementioned are now discussed.
Legally Permissible Uses: The local zoning ordinance specifies uses to which the land could be
developed, as well as yard development requirements. The west part of the land is zoned C-1
(Lowland Conservancy Overlay District) which appears to encumber about 50% of the land. The
remaining land is zoned R-3 (Residential District Three) by the City of Milton.
Per the zoning ordinance, the intent of the C-1 district is to conserve areas which are subject to
flood hazard for open land uses, agricultural uses, recreational uses and other uses which do not
require construction of extensive buildings in lowland areas. Permitted uses are limited to
agricultural uses, forestry, wildlife preserves and management, parks, some recreational uses, open
storage such as parking and a few others. As noted, buildings permitted are generally limited.
R-3 zoning permits one and two-family dwellings, family and adult day care homes,
parks/playgrounds and some community buildings. There are additional uses allowed with
conditional use approval which include some institutional uses, churches, municipal buildings,
some home occupations, some professional and medical offices, nursing homes, and a few other
uses.
The subject land meets the minimum lot size and lot width requirements of both zonings. R-3
zoning has a minimum front yard setback requirement of 25 feet.
Physically Possible Uses: The land is located in a mostly residential use area with uses that include
a few duplexes located across Elm Street as well as single-family residences. The residences
appear to fall within an age range of about 30 to 80+ years. The land backs industrial type uses but
the zoning in place and immediate surrounding uses would best support a residential use of the
land.
However, the land has steep slopes on the east side of the land. Along the north lot line, the most
significant slopes appear to be begin at approximately 58 feet west of Elm Street, per the Rock
County GIS mapping system; however, our viewing of the land shows that the slopes begin at the
tree line and the depth of level land before reaching the slope is less, providing a very limited level
building area, further limited by setbacks.
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Per the topography feature on the Rock County GIS mapping system, the elevations declines about
12 feet fairly abruptly. Our viewing corroborates a significant elevation change. The following
aerial is overlain with the land contour lines shown in purple.

The R-3 zoned area extends beyond the level area near the Elm Street but development would
require additional consideration of the steep slopes and significant site work, including fill and
retaining walls to accommodate building construction beyond the level area along the Elm Street
frontage. Considering the 25 foot front yard setback requirement, the building site on the level
portion of the land is very small. Based on the topography and zoning constraints, the land appears
to have severe building limitations.
Financially Feasible Uses: Financial feasibility is largely dependent on the legal and physical
limitations of a site. Based on the topography and limited building options, financially feasible
uses are limited to a recreational use. It is somewhat common for parcels similar to the subject to
be purchased by an adjacent land owner for expansion of their land for added privacy and enhance
yard area.
Maximally Productive Uses: Considering local market demand and land restrictions, it can be
reasonably concluded that the highest market value for the subject land would be generated by
recreational use, possibly in conjunction with a residential use, such as for expansion of yard area
for a contiguous land owner.
Conclusion: Based on the above considerations, we believe the highest and best use of the land,
as though vacant and available for development, is for a recreational use, possibly in conjunction
with a residential use, such as for expansion of yard area for a contiguous land owner.
Most Probable Buyer: The most probable buyer is an owner-user.
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VALUATION PROCESS
The investigation and appraisal give consideration to all of the three commonly accepted methods
of valuation, which are summarized as follows; however, only the sales comparison approach is
utilized since the valuation is for vacant land only.
In the sales comparison approach, properties similar to the subject property that
have been sold recently or for which listing prices or offers are known, are
compared to the subject. Data from generally comparable properties is used, and
comparisons are made to demonstrate a probable price at which the subject property
would sell if offered on the market.
In the income capitalization approach, the potential income of the property is
calculated and deductions are made for vacancy and collection loss and expenses.
The prospective net operating income of the property is then estimated. To support
this estimate, operating statements for the subject property in previous years and
for comparable properties are reviewed. An applicable capitalization method and
appropriate capitalization rates are developed and used in calculations that lead to
an indication of value.
In the cost approach, an estimated reproduction or replacement cost of the building
and site improvements as of the date of appraisal is developed (including an
estimate of entrepreneurial profit or incentive), and an estimate of the losses in
value (depreciation) that have taken place due to wear and tear, design and plan
deficiencies, or external influences is subtracted. An estimate of the value of the
land is then added to this depreciated building cost estimate. The total represents
the value indicated by the cost approach.
Source: Appraisal Institute, The Appraisal of Real Estate, 14th ed. (Chicago: Appraisal Institute), 2013

The subject property consists of vacant land only. The only meaningful valuation approach, the
sales comparison approach, is considered and utilized in this appraisal. There are no improvements
on the land, therefore the cost approach is not applicable. The land is not leased, nor is it common
for land in this area to be leased, therefore the income capitalization approach is also not a
meaningful approach to use.
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SALES COMPARISON APPROACH
Land is valued as though vacant and available for use. Similar land recently sold or offered for
sale is analyzed and comparisons are made for such factors as date of sale, conditions of sale, size,
utility availability, infrastructure in place, topography, zoning, shape and location. Most sales used
were verified with a party to the transaction to further ascertain its validity and the actual recording
document is located in the local courthouse.
Our search for comparable land sales was first focused on sales of similar size parcels with very
limited building potential located in Milton or other nearby urban locations. Our search included
various databases including the multiple listing service, CoStar, our own company database of
sales as well as interviews with area brokers. We found no sales of similar land parcels in urban
locations. We were therefore compelled to extend the search well outside of Rock County and to
include rural areas. We found only one recent sale, Sales 1, which is located in Columbia County
that is considered similar to the subject. We found several sales of non-buildable parcels, but most
are waterfront sites that offer recreational amenities which are much different to the subject and
considered superior. We also found several sales of larger parcels of non-buildable land but these
offer agricultural and/or hunting use which the subject does not. Based on such, we were compelled
to consider sales of smaller buildable, residential parcels in Rock County. These require large
adjustment as will be explained.
Appropriate units of comparison are utilized for direct comparison with the subject property, such
as sale price per square foot, front foot or a lump sum sale. The selected unit of comparison is
based upon typical buyer behavior for the subject market. Sale price per square foot is used.
The following page shows a location map of the land sales considered, followed by a summary of
each comparable property with the accompanying adjustment grid. A summary also follows
regarding the rationale for the land valuation conclusion.
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RESIDENTIAL LAND SALE 1

Property Identification
Record ID
Property Type
Address
Parcel #
Locational Features

N/A
Recreational
N2364 Wendt Road, Town of Columbus, Columbia County, WI
11006-107.A
Rural

Sale Data
Grantor
Grantee
Sale Date
Recording Document
Conditions of Sale
Conveyance
Verification

Susan Cory
Virgil Kasys
August, 2020
930919
Cash to seller; no concessions
Warranty Deed
Stan Jones, United Jones Auction & Realty

Sale Price

$24,750 * see remarks

Land Data
Zoning
Topography
Utilities
Shape
Corner
Street Improvements
Planned Use

A-2 (General Agriculture)
Level-sloping, partially wooded
Telephone and electricity only
Irregular
No
In place
Recreational

Land Size Information
Gross Land Size

3.00 Acres, or 130,680 SF

Indicators
Sale Price/Gross Acre
Sale Price/Gross SF

$7,500
$0.17

Remarks
Level to sloping site with elevation changes from about 880 to 892. The land borders a drainageway to the east
and is located in the flood plain. It is not buildable, per the listing information. The winning bid was $22,500 and
the buyer incurred a 10% auction fee in addition to that for a total price of $24,750. The land was not buildable
based on soil conditions and information the auctioneer had. The buyer planned to use the land recreationally. This
was sold to the highest bidder.
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RESIDENTIAL LAND SALE 2

Property Identification
Record ID
Property Type
Address
Parcel #
Locational Features

N/A
Single-family homesite
Lots 17 and 18 Buten Street, Milton, Rock County, WI
257 0260051
Residential area

Sale Data
Grantor
Grantee
Sale Date
Recording Document
Conditions of Sale
Conveyance
Verification

CHSS Investments, LLC
Michael and Susan Stelter
June, 2018
2106033
Cash to seller; no concessions
Warranty Deed
Jay Spiegel - listing agent

Sale Price

$15,000

Land Data
Zoning
Topography
Utilities
Shape
Corner
Street Improvements
Planned Use

R-2 (Residential District 2)
Mostly level, trees at rear of lot
All up to site
Mostly rectangular
No
In place
Single-family residence

Land Size Information
Gross Land Size

0.42 Acres, or 18,295 SF

Indicators
Sale Price/Gross Acre
Sale Price/Gross SF

$35,719
$0.82

Remarks
Land backs a railroad but there is matures on the land along the rail siding. This listing agent didn’t believe there
was any major objection to the proximity to the railroad. The lot was listed for sale asking $19,900 and the offer
at $15,000 was accepted in just over one week. The listing agent reported that this was the last remaining remnant
of a partnership that was being dissolved. They had listed the lot previously in 2015 for $19,900 with very little
interest. They relisted and the buyers were willing to accept the first reasonable offer. There were no known
atypical soil conditions or other features to impact the sale price. This was an arm’s length sale.
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RESIDENTIAL LAND SALE 3

Property Identification
Record ID
Property Type
Address
Parcel #
Locational Features

N/A
Single-family homesite
310 Plumb Street, Milton, Rock County, WI
V-23-834
Residential area

Sale Data
Grantor
Grantee
Sale Date
Recording Document
Conditions of Sale
Conveyance
Verification

Brandon R. and Kathy A. Crandall
Getchel Properties, LLC
April, 2020
2151947
Cash to seller; no concessions
Warranty Deed
Cindy Wright - listing agent

Sale Price

$22,000

Land Data
Zoning
Topography
Utilities
Shape
Corner
Street Improvements
Planned Use

R-2 (Residential District 2)
Mostly level, few trees
All up to site
Rectangular
No
In place
Single-family residence

Land Size Information
Gross Land Size

0.45 Acres, or 19,462 SF

Indicators
Sale Price/Gross Acre
Sale Price/Gross SF

$48,889
$1.13

Remarks
There is a small shed on the land with no significant contributory value. Per the survey, a portion of the land is
within the street right of way. The land area shown above excludes that area. The seller had purchased the land in
December 2017 for $24,900 with a plan to build a home. The cost of construction was higher than the buyer wanted
and they chose to sell the lot rather than build. It was listed at what was felt to be a fair list price and not priced for
a quick sale, per the listing agent.
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RESIDENTIAL LAND SALE 4

Property Identification
Record ID
Property Type
Address
Parcel #
Locational Features

N/A
Single-family homesite
Lot 1, Dean Street, Edgerton, Rock County, WI
221 18300503
Residential area

Sale Data
Grantor
Grantee
Sale Date
Recording Document
Conditions of Sale
Conveyance
Verification

The Janette Jenson Revocable Trust
Garrett and Morgan Hart
June, 2020
2156319
Cash to seller; no concessions
Trustee’s Deed
EXP Realty, Ferraro Team - listing agency and

Sale Price

$42,500

Land Data
Zoning
Topography
Utilities
Shape
Corner
Street Improvements
Planned Use

R-1 (Single-Family)
Level to sloping, mostly wooded
All up to site
Rectangular
No
In place
Single-family residence

Land Size Information
Gross Land Size

1.39 Acres, or 60,548 SF

Indicators
Sale Price/Gross Acre
Sale Price/Gross SF

$30,576
$0.70

Remarks
Land had been offered for sale for about 209 days asking $49,900. Flag shaped lot with 65 feet of frontage on Dean
Street. There are elevations changes od more than 20 feet on this lot, but there is an adequate building site. The
listing agency representative reported that the land would need clearing for development but she did not think the
slopes had a significant impact on the sale price. We talked with the buyer’s agent but she reported that she was
not able to confirm any information about the land or the sale as there is a pending litigation relating to this parcel.
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RESIDENTIAL LAND SALE 5

Parcel lines are approximate
Property Identification
Record ID
Property Type
Address
Parcel #
Locational Features

N/A
Single-family homesite
Lot 82, Grand Videre Court, Town of Janesville, Rock County, WI
N/A
Residential subdivision

Sale Data
Grantor
Grantee
Sale Date
Recording Document
Conditions of Sale
Conveyance
Verification

Jason and Jenny Bender
Gabrael M. and Amy M. Burke
March, 2020
2150090
Cash to seller; no concessions
Warranty Deed
Jeff Meyers - listing agent

Sale Price

$25,000

Land Data
Zoning
Topography
Utilities
Shape
Corner
Street Improvements
Planned Use

SF-RR (Single-Family Rural Residential),
C-1 (Lowland Conservancy Overlay District)
Level to steeply sloping, mostly wooded
Requires well and septic
Irregular
No
In place
Accessory use for adjacent single-family residence

Land Size Information
Gross Land Size

1.22 Acres, or 53,143 SF

Indicators
Sale Price/Gross Acre
Sale Price/Gross SF

$20,492
$0.47

Remarks
Per listing agent, the steep slopes limit the building envelope to a smaller than typical site for this subdivision, or
a substantial amount of fill would be needed. The land had been listed for sale for very three years asking $25,000
and was eventually bought by an adjacent property owner to expand their lot and construct a shed.
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RESIDENTIAL LAND SALE 6

Parcel lines are approximate
Property Identification
Record ID
Property Type
Address
Parcel #
Locational Features

N/A
Single-family homesite
Lot 81, Grand Videre Court, Town of Janesville, Rock County, WI
016 007001581
Residential subdivision

Sale Data
Grantor
Grantee
Sale Date
Recording Document
Conditions of Sale
Conveyance
Verification

Raymond H. and Audrey E. Gehrig Revocable Trust
Gabrael M. & Amy M. Burke
July, 2020
2160384
Cash to seller; no concessions
Trustee’s Deed
Jeff Meyers – buyer’s agent

Sale Price

$34,000

Land Data
Zoning
Topography
Utilities
Shape
Corner
Street Improvements
Planned Use

SF-RR (Single-Family Rural Residential)
Level to gently sloping, several trees
Requires well and septic
Irregular
Yes
In place
Accessory use for adjacent single-family residence

Land Size Information
Gross Land Size

1.15 Acres, or 50,094 SF

Indicators
Sale Price/Gross Acre
Sale Price/Gross SF

$29,565
$0.68

Remarks
Per buyer’s agent, the buyer owns two other parcels of land to the immediate north.of this parcel and purchased
this land to control the cul-de-sac. This land is level to gently rolling with several trees.
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RESIDENTIAL LAND SALE 7

Property Identification
Record ID
Property Type
Address
Parcel #
Locational Features

N/A
Vacant land
367 Elm Street, Milton, Rock County, WI
V-23-214 (257 027003)
Residential area

Sale Data
Grantor
Grantee
Sale Date
Recording Document
Conditions of Sale
Conveyance
Verification

Kristen and Eric Winkleman
Richard A. Moen
July, 2016
2054694
Cash to seller; no concessions
Warranty Deed
Multiple listing service, public record

Sale Price

$3,500

Land Data
Zoning
Topography
Utilities
Shape
Corner
Street Improvements
Planned Use

R-3 (Residential District 3)
Mostly level and clear
All immediately available
Mostly rectangular
No
In place
Unknow, currently vacant land

Land Size Information
Gross Land Size

0.20 Acres, or 8,712 SF

Indicators
Sale Price/Gross Acre
Sale Price/Gross SF

$17,500
$0.40

Remarks
This is a small parcel but was noted to be approved by the City as buildable at the time of sale. The listing agent
notes on the listing data sheet that a neighboring home encroaches on the land but we could not confirm the extent
of such. Based on aerials, this does not appear significant.
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Land Sales Adjustment Grid
Subject

Sale 1

Address:

Elm Street
Milton, Wisconsin

Proximity:

Sale 4

Sale 5

N2364 Wendt Road
Lots 17 & 18 Buten Street 310 Plumb Street
Town of Columbus, Wisconsin Milton, Wisconsin
Milton, Wisconsin

Lot 1 Dean Street
Edgerton, Wisconsin

Lot 82 Grand Videre Court Lot 81 Grand Videre Court
Janesville, Wisconsin Janesville, Wisconsin

367 North Elm Street
Milton, Wisconsin

N/A

41.3 Miles Northwest

0.6 Mile East

1.4 Miles Southeast

9.4 Miles Northwest

14.3 Miles Southwest

14.3 Miles Southwest

0.1 Mile South

Sale Price:

N/A

$22,500

$15,000

$22,000

$42,500

$25,000

$34,000

$3,500

Sale Price/SF:

N/A

$0.17

$0.82

$1.13

$0.70

$0.47

$0.68

$0.40

Terms of Sale:

Cash to Seller;
No Concessions

Same

Same

Same

Same

Same

Same

Same

Subtotal, Sale Price/SF:

N/A

$0.17

$0.82

$1.13

$0.70

$0.47

$0.68

$0.40

Date of Sale:

1/2021

8/2020

6/2018
6%

4/2020

6/2020

3/2020

7/2020

6/2016
12%

$0.17

$0.87

$1.13

$0.70

$0.47

$0.68

$0.45

Cumulative Adjustment Subtotal: N/A

Sale 2

Sale 3

Sale 6

Sale 7

Locational Features:

Residential area

Rural

Residential area,
backs railroad

Residential area

Residential area

Rural subdivision

Rural subdivision

Residential area

Zoning:

C-1 and R-3

A-2

R-2

R-2

R-1

SF-RR

SF-RR

R-2

Buildable:

Unlikely without extensive cost No

Yes

Yes

Yes

Yes; limited

Yes

Yes

Topography:

Sloping, mostly wooded

Level, some trees

Level, few trees

Level-sloping, woods

Similar

Level, clear

-30%

-30%

-25%

Level-gently sloping,
several trees
-30%

Level to sloping, part woods,
borders creek, in flood plain

-30%

Utilities:

All available

All available

All available

All available

All available

Needs well and septic

Needs well and septic

All available

Shape:

Mostly rectangular

Irregular

Mostly rectangular

Rectangular

Flag-shaped

Irregular

Irregular

Mostly rectangular

Street Improvements:

Paved, in place

Paved, in place

Paved, in place

Paved, in place

Paved, in place

Paved, in place

Paved, in place

Paved, in place

Land Size (SF):

72,466 outside right of way

130,680
30%

18,295
-30%

19,462
-30%

60,548

53,143

50,094

8,712
-30%

Other:

None

None

None

Shed, minor value

None

None

None

None

Net Additive Adjustment:

N/A

30%

-60%

-60%

-25%

0%

-30%

-60%

Adjusted Sale
Price/SF:

N/A

$0.22

$0.35

$0.45

$0.53

$0.47

$0.48

$0.18
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Adjustment Criteria
Adjustments are both cumulative and additive. Possible cumulative adjustments consider
economic elements, such as for date of sale and conditions or terms of sale. These adjustments
analyze current market conditions, cash equivalency of unusual terms, or financing or sales
concessions. Additive adjustments consider physical elements affecting value.
Cumulative Adjustments:
Terms of Sale
All sales were cash to seller, the same assumed in a potential sale of the subject, with no buyer or
seller concessions, hence no adjustments are made.
Date of Sale
This adjustment is intended to measure the result of any market condition changes between the
sale date of the comparable and the effective date of our value conclusion. Sales 2 and 6 both
warrant upward adjustments for their older sale dates. As noted throughout this report, although
the COVID-19 pandemic is causing economic disruptions, there has been no indication that the
pandemic is negatively impacting residential land values as yet in this area and no adjustments are
made.
Additive Adjustments:
Locational Features
The subject Sales 1, 2, 3, 4 and 7 are in reasonably similar locations, with no adjustments
necessary. Sale 1 backs a railroad, but the listing agent reported that this did not have a significant
impact on the price that he was aware of. Sales 5 and 6 are located in a rural subdivision. We did
not adjust for location as these sales are included primarily to support the topography adjustment.
Zoning
The zoning for the subject and the sales permit somewhat similar uses. The zoning for Sales 1, 4,
5, 6 would not permit duplexes even as conditional uses; however, an adjustment is not well
supported.
Buildable
As explained, the likelihood of building on the subject land is low given the C-1 zoning over a
large portion of the land and the steep slope and limited level area within the R-3 zoned area. Sale
1 was deemed unbuildable due to soil conditions. The other sales were all reported to be buildable
lots. We did not adjust, but will consider this in the following topography adjustments as well as
our reconciliation.
Topography
Our search for comparable land sales in a similar urban location revealed no sales with similar
topography features and we were compelled to extend our search to nearby rural areas to find
potential land sales and to consider urban sales with more level lots. The subject has steep slopes
with very little high ground within the developable portion of the land. Sale 1 is sloping and
partially wooded but with less severe slopes. However, its soil conditions deem it non-buildable
and no adjustment for topography is made.

1.49 Acres, Elm Street, Milton, Wisconsin

- 43 -

L. A. Duesterbeck & Associates, Inc.

We found a somewhat similar sale, Sale 5, located in the Grand Videre subdivision. This sale has
a building site but it is small and was purchased by an adjacent land owner for construction of a
shed. We include Sale 5 for comparison purposes. Sale 6 is located adjacent to Sale 5 but has a
more level site with superior building options compared to Sale 5. The appropriate adjustment for
topography is 30%. We have applied this adjustment to Sales 2, 3, 4, 6 and 7. Sale 4 is tempered
slightly since the slopes are more moderate.
Utilities
The subject and Sales 1-4 and 7 had all public utilities, including sewer and water, in place or
immediately available at time of sale. Sales 5 and 6 require private well and septic systems;
however, the availability of public utilities is not expected in rural locations no adjustments are
made.
Shape
The market does not indicate enough of a difference in shape to warrant any adjustment.
Street Improvements
All street improvements of each comparable sale and the subject were in place at the time of sale.
Land Size
A larger parcel will generally sell for a lower unit price than a smaller parcel. We considered paired
sales of recent sales located in the Grand Videre subdivision in the Town of Janesville to help
support size adjustments. We found three sales of somewhat similar topography and 45%
difference in size. The difference in sale price equated to about 16%.
We also considered sales in Arbor Ridge in Janesville to support size adjustments. Lot 19, Arbor
Ridge Way which contains 14,810 square foot sold for $47,000 or $3.17 per square foot. Lot 17,
which contains 22,651 square feet sold for $50,000 or $2.21 per square foot, which is about 30%
lower than the smaller lot sale price per square foot. The lots sold in August and September 2019.
The subject’s size difference compared to Sales 1, 2, 3, and 7 is greater than that of the previous
sales considered. Based on such, we are applying the adjustment at the upper end of the range
indicated, at 30%. Although a larger adjustment would appear logical based on the previous paired
sales, a smaller adjustment tends to be supported by Sale 3. However, because we feel it unwise
to place heavy reliance on Sale 3 since we could not fully verify the sale, we are adjusting
downward 30% to Sales 1, 2 and 3 for size. Sale 7 is substantially smaller than the subject but
there is not enough data to suggest a larger adjustment is needed. As a result, Sale 7 is also adjusted
30%.
Other
Sale 3 includes a shed but of minor contributory value with no adjustment made. There are no
other factors that affected value.
Reconciliation of Sales Comparison Approach
The sales produce a wide range of adjusted sale price per square foot from $0.18 to $0.53, with an
adjusted average price of $0.38 per square foot, and a median of $0.45 per square foot.

1.49 Acres, Elm Street, Milton, Wisconsin

- 44 -

L. A. Duesterbeck & Associates, Inc.

Sale 1 is the only non-buildable land sale and it is heavily weighted despite is further proximity to
the subject and rural location, as the motivations of a buyer are not likely to be significantly
different. The recreational use potential may be greater in a rural area, but we could not find
adequate data to support an adjustment for such.
Sales 2-7 are all buildable sites with Sales 2 and 3 being more typical residential sites in Milton.
Sale 4 is located in nearby Edgerton and was considered due to its larger size and sloping, wooded
topography. Sale 4 has fairly significant elevation changes, but more modest slopes compared to
the subject and what appears to be a larger potential building site area before reaching the areas of
steeper slopes. We included this sale because of its size and recency of sale; however, we were not
able to fully verify the motivations of the buyer or seller and we are therefore not placing
substantial weight on Sale 4.
As explained previously, Sales 5 and 6 are located in a rural subdivision but they are included to
help support adjustment for parcels with steep slopes. Both Sales 5 and 6 were purchased by an
adjacent lot owner (same buyer for both). Sale 5 has steep slopes that limited the building site,
especially in terms of location of the septic system. Sale 6 is a more level parcel. These sales,
considered as paired sales, support a downward adjustment to the level lot of 30%. Although there
may be some difference in market preferences for rural subdivision lots and city lots, this analysis
provides reasonable support for the necessary adjustment to Sales 2, 3, 4, 6 and 7.
Sale 2 is located just outside the subject neighborhood. The land is mostly level but has a shallow
depression along the rear lot line that appears to be for drainage purposes. This sale requires
downward adjustment for its level lot. It is also much smaller in size compared to the subject.
Sale 3 is located further east of the subject neighborhood but is also a remnant lot in an established
neighborhood. It also requires the large topography and size adjustments as this is a more level,
buildable parcel.
Sale 7 is a much older and much smaller sale but was added due to its location fronting Elm Street.
It supports a much lower market value per square foot of land area but the size adjustment is
considered more subjective for this sale, since it is very small size; however, this could be less
desirable as most newer homesites developed in Milton are larger than 8,712 square feet.
We spoke with the listing agent/auctioneer of Sale 1 who was not aware of recent sales similar to
the subject but thought that sales of sites with limited utility in urban areas sell at low prices. We
spoke with several other brokers who reported not knowing of recent sales that would be similar
to the subject and further reporting that sales of small, non-buildable parcels occur infrequently in
rural locations.
Although we considered seven sales, Sale 1 compares most similarly to the subject in overall
utility. Sales 2-7 are buildable sites. Of these Sale 5 is most similar in topography compared to the
subject, but Sales 2, 3 and 7 are most similar in location. We are placing heaviest weight on Sale
1 and with only minor consideration given to the other sales, a market value of $0.25 per square
foot is concluded for the subject land, or:
72,466 square feet @ $0.25/square foot = $18,117, rounded to $18,000.
Indicated market value of the subject property is therefore $18,000.
1.49 Acres, Elm Street, Milton, Wisconsin
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RECONCILIATION AND FINAL OPINION OF MARKET VALUE
The sales comparison approach, the only viable valuation approach since the subject property is
vacant land only, concluded at a market value of $18,000. Therefore, our opinion of market value
of the fee simple interest in the real estate only, as of January 5, 2021, is:
Eighteen Thousand Dollars ($18,000).
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EXPOSURE TIME
Exposure time is the “an opinion, based on supporting market data, of the 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.”
The reasonable exposure time inherent in the market value concept is always presumed to precede
the effective date of the appraisal. (Advisory Opinion 35)
Source: USPAP, 2020-2021 Edition, Effective January 1, 2020, DEFINITIONS

Estimated exposure time of the subject, at our opinion of the market value of the subject, is one
year or less considering a reasonable and diligent effort has been made to market the subject
property. This is based upon historical exposure times of comparable property in the subject
market.
We have based this rationale primarily upon the sales history of comparable sales provided in this
report, which generally were offered for sale prior to their sale date for a period of more or less
time than one year. This amount of time overall is considered a reasonable interval to prudently
market the subject property, accept a reasonable offer after negotiations and proceed toward the
sale closing, which may include environmental studies and other normal contingencies in a
purchase offer.
MARKETING TIME
Marketing time is “an opinion of the amount of time it would likely take to sell a real or personal
property interest at the concluded market value or at a benchmark price during the period
immediately after the effective date of an appraisal.”
Marketing time is a forecast that is made looking forward from the effective date. Marketing time
differs from exposure time, which is always presumed to precede the effective date of the appraisal.
(Advisory Opinion 7)
Source: USPAP, 2020-2021 Edition, Effective January 1, 2020, DEFINITIONS

Estimated marketing time of the subject, at our opinion of the market value of the subject, is 18
months or less considering a reasonable and diligent effort has been made to market the subject
property. This is based upon historical marketing times of comparable property in the subject
market.
We have based this rationale in part upon the sales history of comparable sales provided in this
report, which generally have sold in more or less time than the one year period, but also based on
opinions of market participants as to typical marketing periods for this type of property. Based
upon such, a period of about one year is also considered a reasonable interval to prudently market
the subject property, accept a reasonable offer after negotiations and proceed toward the sale
closing, which may include environmental studies and other normal contingencies in a purchase
offer.

1.49 Acres, Elm Street, Milton, Wisconsin

- 47 -

L. A. Duesterbeck & Associates, Inc.

APPRAISER QUALIFICATIONS FOR LAURI J. MALDONIS

EMPLOYMENT/EXPERIENCE:
Ms. Maldonis has been engaged in the real estate appraisal profession since August 1992 as an associate
appraiser, as a Wisconsin Certified Residential Appraiser since September 1994 and as a Wisconsin
Certified General Appraiser since February 2000. She is employed by L.A. Duesterbeck & Associates, Inc.,
formerly Modern Appraisal Services, Inc., Janesville, Wisconsin. Ms. Maldonis' experience includes a
range of assignments of residential and non-residential properties including industrial properties, various
commercial facilities, various types of vacant land, farms, multi-family and single-family residences in
Rock, Walworth, Dane and Jefferson Counties as well as other numerous other Wisconsin and Northern
Illinois locations. Ms. Maldonis has had experience appraising residential subdivisions, both single-family
and mixed use developments including condominium developments. Ms. Maldonis has also had experience
in appraising special purpose properties such as gas station/convenience store facilities, assisted living
centers, marinas, hotels/motels, schools/colleges and churches.
EDUCATION:
Summa Cum Laude Graduate of University of Wisconsin-Stout.
Bachelor of Science Degree, Hotel/Restaurant Management. 1990.
Successfully completed the following Appraisal Institute Courses:












Courses 110 and 120, Appraisal Principles and Appraisal Procedures, in August 1993
Standards of Professional Appraisal Practice, Part A in February 1994
Courses 310 and 320, Basic Income Capitalization and General Application Procedures and
Techniques, in January-February 1995
Course 510, Advanced Income Capitalization, in December 1995
Course 520, Highest and Best Use Analysis, in March 2001
Course 710, Condemnation Appraising; Basic Principles and Applications, in July 2001
Course 530, Advanced Sales Comparison Approach and Cost Approach, September 2007
Course II540, Report Writing and Valuation Analysis, April 2010
Course 420, Business Practices and Ethics, in December 2010
Course 503GD, Advanced Concepts & Case Studies, September 2011
Course 883, Fundamentals of Separating Real Property, Personal Property, and Intangible Business
Assets, March 2013

Also attended seminars on various topics including USPAP, subdivision analysis, multifamily accelerated
processing, internet strategies for appraisers, apartment appraisal, industrial valuation, small hotel/motel
valuation, leased fee analysis, special purpose properties, condemnation appraisal, appraising convenience
stores, highest and best use analysis and attended various regional market symposiums.
PROFESSIONAL AFFILIATIONS/LICENSE:
Wisconsin Certified General Appraiser, No. 1044
Illinois Certified General Appraiser No. 553.001792
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QUALIFICATIONS FOR TROY J. KRUSER, MAI
EMPLOYMENT/EXPERIENCE:
Mr. Kruser has been active in the appraisal industry since 2003 when he began his career with L.A.
Duesterbeck & Associates. Prior to joining the company he attended the University of WisconsinWhitewater where he graduated with a Bachelor of Business Administration degree with a major in finance
and earned academic honors over his last five semesters. After graduating from college in 2002 he began
his career in banking, developing a background for the financing aspect of real estate. Mr. Kruser is active
in the community being on the Janesville Generations Fund Advisory Board and taking part in various
events including acting as a facilitator for Forward Janesville, fundraising activities, softball, golf and
basketball leagues and has coached various youth sports teams. Since beginning his appraisal career Mr.
Kruser has worked with various forms of complex and non-complex properties, both existing and proposed,
including industrial use properties, single and multi-tenant commercial facilities, single and multifamily
residential properties, agricultural use properties, income producing properties, various use vacant land
properties, numerous going concern appraisals involving gas stations and convenience stores, golf courses,
hotels, bowling alleys and restaurants, contaminated properties, properties of historical significance and
various easements including conservation easements. This includes various complex and high profile
projects throughout Wisconsin. Mr. Kruser has also testified as an expert witness at the circuit court level.
PROFESSIONAL AFFILIATIONS/LICENSE:
Wisconsin Certified General Appraiser, No. 1425
Michigan Certified General Appraiser, No. 1201075319
Designated Member of the Appraisal Institute (MAI)
EDUCATION:
May 2002 Graduate of the University of Wisconsin – Whitewater (School of Business)
Bachelor of Business Administration with a major in Finance
Successfully completed numerous Appraisal Institute courses without fail including:
Appraisal Principles
Appraisal Procedures
Basic Income Capitalization
Appraising Apartments
Valuation of Conservation Easements certificate program
Market Analysis and Highest and Best Use
Advanced Sales Comparison and Cost Approaches
Advanced Income Capitalization
Advanced Concepts and Case Studies
General Appraiser Report Writing and Case Studies
Business Practices and Ethics
National USPAP Course and numerous USPAP Updates
Also attended various seminars on topics including: Managing and Procuring Commercial Appraisal
Reports, State of the U.S. Real Estate Markets, Uniform Appraisal Standards for Federal Land Acquisitions
(Yellow Book), Internet Strategies for Appraisers, data verification, appraiser/bankers compliance, the
Art/Science of Real Estate Feasibility Analysis and Valuation for Financial Reporting Purposes.

1.49 Acres, Elm Street, Milton, Wisconsin

- 49 -

L. A. Duesterbeck & Associates, Inc.

ADDENDUM A
Engagement Letter

L. A. DUESTERBECK & ASSOCIATES, INC.
WOODGATE OFFICE CENTRE  4539 WOODGATE DRIVE, SUITE C  JANESVILLE, WISCONSIN 53546
PHONE 608-743-4233  FAX 608-756-4404

November 24, 2020
Mr. Al Hulick
City Administrator
City of Milton
710 S. Janesville Street
Milton, Wisconsin 53563
AHulick@milton-wi.gov

Dear Mr. Hulick:
The following outlines the proposal for appraisal services that we would provide for the real estate
described.
Subject Property:

1.49 acres located along Elm Street, Milton, Wisconsin, parcel V-23-1244

Appraisal Fee:

$1,500

Completion Date:

January 7, 2021

Payment:

Due upon completion of report

Level of Report:

Appraisal report as outlined in the 2020-2021 edition of USPAP, Standard
2-2
This will consist of the following:
1) Physical viewing of the property by a competent appraiser of L.A.
Duesterbeck and Associates,
2) Investigate local, regional and neighborhood market conditions
affecting the subject market,
3) Determine highest and best use based upon such investigations,
4) Apply the sales comparison approach only to provide an opinion of
market value for the subject property, being vacant land, in its
current “as is” state of condition. Market data included within this
valuation approach will consider a wide search of comparable
property that compares favorably with the subject property in size,
location, shape, recency of sale, and similar highest and best use. All
comparable sales will be well researched, and all applicable sales
will be verified with a party of sale.
5) Provide an opinion of the market value of the fee simple interest as of an
effective date of valuation, usually the day of physical viewing.

Scope of Work:

Intended Use:

Possible purchase

-1-

We will furnish you with one PDF copy of the appraisal report. You may copy the original report on your
own if you wish for additional report copies.
Please be advised that our company is highly competent to appraise real estate comparable to yours. Our
company has been in the appraisal profession for over 45 years, and we maintain one of the largest
regional databases in the market area.
Additionally, and not included within the fee of the scope of services, is any litigation work, which
includes additional consulting, deposition or court testimony relating to this assignment after it is
delivered in hard copy form. The expense for these services will be billed at a flat rate of $300 per hour.
This will include any traveling time to and from our office location.
If you should wish us to proceed with this assignment under the proposed guidelines and scope of work,
please sign the proposal and return it to us.
Thank you for your request and if you should have any questions regarding this matter, please feel free to
contact me at 608-743-4233 ext. 6.
Sincerely,

Lauri J. Maldonis
Wisconsin Certified General Appraiser #1044
LJM/dw
Accepted by*:

Al Hulick

Date:

11/24/2020

Email Address: ______________________________
Phone #: _______________________
ahulick@milton-wi.gov
608-868-6900 x 6

*The person signing for acceptance of this proposal is responsible for timely payment for services.
Property contact: ___________________________ Phone: _________________________

-2-

ADDENDUM B - Subject Property Photos

A. Land From Elm Street Facing West

B. North End of Subject Land From Northeast Corner Facing West

ADDENDUM B - Subject Property Photos

C. View of Low Area of Subject Land

D. View of Easternmost Slope From South End Facing North

ADDENDUM B - Subject Property Photos

E. View From Top of East Slope Facing Southwest

F. View From Top of East Slope Facing West

ADDENDUM B - Subject Property Photos

G. Level Land Between Elm Street and Slope

H. Elm Street Facing North

ADDENDUM B - Subject Property Photos

I. Elm Street Facing South

ADDENDUM C
Permitted Uses under C-1 and R-3 Zoning

DIVISION 18. ‐ LOWLAND CONSERVANCY OVERLAY DISTRICT ONE (C‐1)
Sec. 78‐961. ‐ Purpose and intent.
The purpose of the C-1 district is to provide a means of obtaining the goals and objectives of the
comprehensive plan. The C-1 district is designed to protect public health, safety and general welfare of
the citizens of the community; private and public property from the hazards of floodwater inundation or
high groundwater; and to protect the community from costs which are incurred when development occurs
in lowland areas. The intent of the C-1 district is to conserve areas which are subject to flood hazard for
open land uses, agricultural uses, recreational uses and other uses which do not require construction of
extensive buildings in lowland areas. The C-1 district exists as delineated on the zoning map.

(Code 1968, § 9.43(1); Ord. No. 310, § 26, 7-6-2010)
Sec. 78‐962. ‐ Permitted uses.
The following uses of land are permitted in the C-1 district:
(1)

Agricultural uses to include crop and pasture land when conducted in accordance with the
S.C.S. standards, not including the erection of buildings or structures.

(2)

Harvesting of wild crops, such as wild rice, marsh hay, ferns, moss, berries, tree fruits and tree
seeds.

(3)

Forestry and the management of forests.

(4)

Wildlife preserves.

(5)

The management of wildlife, including waterfowl, fish, and other similar lowland animals, and
nonresidential buildings used solely in conjunction with such activities.

(6)

Hunting, fishing, trapping, piers, docks, and boathouses.

(7)

Public and private parks, picnic areas; and similar uses.

(8)

Hiking trails and bridle paths.

(9)

Preservation of areas of scenic, historic, or scientific value.

(10)

Watershed conservation areas.

(11)

Open storage uses such as parking areas.

(12)

Uses similar and customarily incident to any of the uses listed in this section.

(Code 1968, § 9.43(2))
Sec. 78‐963. ‐ Conditional uses.
The following conditional uses shall be allowed in the C-1 district only after issuance of a conditional
use permit as prescribed by division 3, article II of this chapter:
(1)

Dams, reservoirs, ponds, water storage and primary facilities.

(2)

Commercial outdoor recreation to include miniature golf, amusement parks, drive-in theatres
and racetracks.

(3)

Power plants deriving their power from the flow of water, and transmission lines and other
facilities accessory thereto.

(4)

Utilities such as, but not restricted to, telephone, telegraph, power, or other transmission lines.

(5)

Relocation of any watercourse.

(6)

Removal of topsoil or peat.

(7)

Camping grounds open to the public.

(8)

Golf courses, both public and private.

(9)

Hunting and fishing clubs for permitted and approved conditional uses, provided that the area
will not be adversely affected.

(Code 1968, § 9.43(3))
Sec. 78‐964. ‐ Area requirements.
Area requirements in the C-1 district are as follows:
(1)

Minimum lot area: two acres.

(2)

Minimum frontage on a public road: 50 feet.

(3)

Minimum lot width at the building line: 100 feet.

(4)

Front yard setback: 50 feet.

(5)

Rear yard setback: 25 feet.

(6)

Side yard setback: 15 feet.

(Code 1968, § 9.43(4)(A)—(F))
Sec. 78‐965. ‐ Maximum building height.
The maximum building height in the C-1 district is 35 feet.

(Code 1968, § 9.43(4)(G))
Sec. 78‐966. ‐ Off‐street parking.
Off-street parking in the C-1 district shall be as follows: one space per five seats, one space per 200
square feet of building, or one space per five users at the anticipated maximum usage of the facility.

(Code 1968, § 9.43(4)(H))
Secs. 78‐967—78‐990. ‐ Reserved.

DIVISION 4. ‐ RESIDENTIAL DISTRICT THREE (R‐3)
Sec. 78‐401. ‐ Purpose and intent.
The purpose of the R-3 district is to provide a means of obtaining the residential goals and objectives
of the comprehensive plan. The R-3 district is intended to provide areas which are to be occupied
substantially by single-family and two-family dwellings and attached dwellings. It is also intended to
accommodate existing lots with areas of less than 8,000 square feet to prevent numerous dwellings from
becoming nonconforming.

(Code 1968, § 9.31(1); Ord. No. 310, § 13, 7-6-2010)
Sec. 78‐402. ‐ Permitted uses.
The following uses are permitted in the R-3 district:
(1)
(2)

Single-family and two-family dwellings.
One private attached garage and one unattached structure, either garage or accessory
building, per unit.

(3)

Public parks, playgrounds, and recreational and community center buildings and grounds.

(4)

Family day care homes.

(5)

Adult family homes.

(Code 1968, § 9.31(2); Ord. No. 379, § II, 8-20-2013)
Sec. 78‐403. ‐ Conditional uses.
The following conditional uses shall be allowed in the R-3 district only after issuance of a conditional
use permit as prescribed by division 3, article II of this chapter:
(1)

Churches and all affiliated uses, all graded schools, libraries, water storage facilities and
related structures.

(2)

Municipal buildings; except sewage plants, garbage incinerators, warehouses, garages, shops,
and storage yards.

(3)

Day care centers and nursery schools.

(4)

Home occupation, when such operation is incidental to the residential use of the premises and
does not involve any external alteration that would effect a substantial change in the residential
character of the building.

(5)

Professional offices, when such office is conducted solely by a member or members of the
resident family, entirely within the residence and incidental to the residential use of the
premises.

(6)

Public buildings such as colleges and universities including private music, dancing, business
schools, vocational schools, but not to include sewage plants, garbage incinerators,
warehouses, garages, or storage areas.

(7)

Institutions of a charitable or philanthropic nature. Libraries, museums and community
buildings, private clubs and fraternities, except those whose principal activity is a service
customarily carried on as a business, and except also riding clubs.

(8)

Local public utility facilities, telephone, telegraph and electric transmission lines, buildings or
structures.

(9)

Nursing homes and hospitals when located on collector streets.

(10)
(11)

Funeral homes or undertaking establishment.
Three-family and four-family dwelling units. See division 6, article II of this chapter for
conditional use requirements specific to this use.

(12)

Dental and medical clinics.

(13)

Private detached garages exceeding 800 square feet and/or 18 feet in height.

(14)

Accessory buildings over 200 square feet.

(15)

Temporary model home/offices.

(16)

Law offices.

(17)

Storage or warehousing by a commercial enterprise, in an existing structure, not involving onsite sales to the public, excepting storage of federally regulated hazardous material (i.e.,
fertilizer, gasoline, etc.) and buildings that are currently, or have been within the six months
immediately preceding the application for the conditional use permit, in use as a residence.

(Code 1968, § 9.31(3); Ord. No. 347, § 1, 12-12-2011; Ord. No. 418, § I, 2-17-2016)
Sec. 78‐404. ‐ Area requirements.
Area requirements in the R-3 district are as follows:
(1)

The minimum lot areas are as follows:
a.

Single-family dwelling: 8,500 square feet.

b.

Two-family dwelling: 8,500 square feet.

c.

Three-family dwelling: 10,500 square feet.

d.

Four-family dwelling: 12,500 square feet.

(2)

The minimum frontage on a public road is 50 feet.

(3)

The minimum lot width at building line is 70 feet.

(4)

The front yard setback is 25 feet.

(5)

The rear yard setback is 15 feet. For decks refer to subsection 78-344(6).

(6)

A corner lot setback is 25 feet from all street lines.

(7)

Side yard setbacks are as follows:
a.

Decks: refer to subsection 78-344(8).

b.

Principal building: eight feet minimum, a total of 20 feet on both sides.

c.

For accessory buildings: refer to subsection 78-344(8).

(Code 1968, § 9.31(4)(A)—(G))
Sec. 78‐405. ‐ Maximum building height.
The maximum building heights in the R-3 district are as follows:
(1)

Principal building: 35 feet

(2)

Private garage: 18 feet

(3)

Accessory building: 12 feet

(Code 1968, § 9.31(4)(H))
Sec. 78‐406. ‐ Minimum floor area.
The minimum floor areas in the R-3 district are as follows:
(1)

Single-family: 900 square feet

(2)

Two-family per unit: 700 square feet

(Code 1968, § 9.31(4)(I))
Sec. 78‐407. ‐ Green area.
Usable open space shall be provided on land in the R-3 district used for multifamily dwellings of
three or more units. Usable open space shall comprise at least 30 percent of the gross site area and shall
be used as a recreational, park or environmental amenity for collective enjoyment by occupants of the
development but shall not include public or private streets, parking lots, drives, or drainageways.

(Code 1968, § 9.31(4)(J))
Sec. 78‐408. ‐ Off‐street parking.
Off-street parking in the R-3 district shall be as listed in division 3, article IV of this chapter.

(Code 1968, § 9.31(4)(K))
Secs. 78‐409—78‐430. ‐ Reserved.
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Aerial Photo
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ADDENDUM E
Topographic Map

ADDENDUM F

FEMA Flood Map
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ADDENDUM G
Soil Survey Map
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