
Plan Commission 
MEETING AGENDA 

 

 

 

January 9, 2023 - 6:00 PM 
Council Chambers 

3805 S. Casper Drive 
 

 

 

AMENDED: 1/6/2023 

AGENDA 
 
1. PUBLIC HEARING(S) 
  A. (1) KW CU-2202565 Krystal Sanders with Nexius on behalf of AT&T Mobility – 

12900 W. National Avenue – Conditional Use Approval to construct a new 
mobile service facility. (PUBLIC HEARING 6:00 PM) 

2. PRIVILEGE OF THE FLOOR 
3. CALL TO ORDER, PLEDGE OF ALLEGIANCE 
4. ROLL CALL; DECLARATION OF QUORUM; PUBLIC NOTICE 
5. APPROVAL OF MINUTES 
  A. December 5, 2022 Plan Commission Minutes 
6. PLAN COMMISSION SECRETARY'S REPORT 
7. CONTINUED BUSINESS 
8. NEW BUSINESS 
  A. Recommend Common Council approval of the Quit Claim Deed and the 

Donation Agreement for the property located at 15321 W. National Avenue 
associated with the Moorland Road Project 2722-07-22. 

9. PENDING 
  A. (7) KH RZ-2202324 Ryan Janssen with Ryan's Buying LLC - 4908 S. Calhoun 

Road (Tax Key #: 1258.999) - Rezone from A-2, C-1 & C-2 to R-1/R-2, C-1 & C-
2. (PUBLIC HEARING 6:00 PM) 

  B. (2) NJ LD-2202321 Dave Herback with Oshkosh AAP, LLC on behalf of 
SilverStar Car Wash - 15300 W. National Avenue (Tax Key #: 1207-997-002) - 
1-Lot Certified Survey Map. 

  C. (2) NJ UA-2202320 SilverStar Carwash - 15300 W. National Avenue (Tax Key #: 
1207-977-002) - Use, Site and Architectural Approval for a carwash. 

10. COMMUNICATIONS 
  A. Staff Open Office Hours 
11. ADJOURN 
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Supplemental Information: 
• The meeting agenda and agenda packet are available online at www.NewBerlin.org. The minutes are 

published online and are approved at the next regularly scheduled meeting. 
• It is possible that action will be taken on any of the items on the agenda and that the agenda may be 

discussed in any order. 
• You may provide comments to the City Clerk via email at CitizenComments@NewBerlin.org. 

Comments will be forwarded to the Mayor and members of the governing body. Emailed comments 
are not read during the meeting. 

• The City of New Berlin strives to host inclusive, accessible meetings that enable all individuals to 
engage and participate fully. Any person who has a qualifying disability under the Americans with 
Disabilities Act that requires that the meeting be accessible, please contact City Clerk Rubina R. 
Medina at (262) 786-8610 or via email at CityClerk@NewBerlinWI.gov at least 48 hours before the 
scheduled meeting time. Efforts will be made to accommodate the needs of disabled individuals 
through appropriate aids and/or services. 

• It is also possible that members of and possibly a quorum of other governmental bodies of the 
municipality may be in attendance at the above-stated meeting to gather information; no action will be 
taken by any governmental body at the above-stated meeting other than the governmental body 
specifically referred to in the above notice. 
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File #: CU-2202565 
PC Date: 01/09/2023 

KW 

P:\DCD\Projects\CU\CU-2202565 AT&T Cell Tower\SRP CU-2202565 2023_01_09 - PH.doc 

STAFF REPORT 
EXECUTIVE SUMMARY

APPLICANT/PROJECT: Krystal Sanders with Nexius on behalf of AT&T Mobility / 125’ 
AT&T Monopole 

LOCATION: 12900 W. National Avenue (Tax Key #: 1200-906) 

REQUEST: Conditional Use Permit for AT&T Mobility to construct a new 
mobile service facility, located at 12900 W. National Avenue. 

D.R.C. RECOMMENDATION: Public hearing, no action. 

DETAILS IN ATTACHED STAFF REPORT 

1

Page 3 of 113



P:\DCD\Projects\CU\CU-2202565 AT&T Cell Tower\SRP CU-2202565 2023_01_09 - PH.doc 

CITY OF NEW BERLIN 
DEPARTMENT OF COMMUNITY DEVELOPMENT 

PLAN COMMISSION STAFF REPORT 
Meeting of January 9, 2023 

Krystal Sanders with Nexius on behalf of AT&T Mobility 
12900 W. National Avenue 

DATE STAFF REPORT: December 13, 2022 

APPLICANT / OWNER(S): Krystal Sanders with Nexius on behalf of AT&T Mobility / FJL Enterprises, LLC 

REQUEST / DESCRIPTION OF PROJECT: Conditional Use Permit for AT&T Mobility to construct a new 
mobile service facility at 12900 W. National Avenue. 

DATE OF APPLICATION / DATE FILED WITH CITY CLERK: 11/4/2022 

DATE OF COMPLETENESS DETERMINATION: 11/8/2022 
Application Check List Enclosed: N 

PRE-APPLICATION CONFERENCE HELD: Yes 
Dates of Meetings: 7/27/2022 & Numerous Emails 
Site Visit: 12/14/2022 

CONCEPTUAL PLAN: N/A 

SIZE OF DEVELOPMENT / PARCEL(S):  
Parcel Size: 1.27 Acres 
Development Area: 2,500 Square Feet (50’x50’) 

CURRENT ZONING: B-2 (General Retail Sales and Service District) 

CURRENT LAND USE: Commercial (OnTime Promo and Apparel) 

PROPOSED ZONING: N/A 

PROPOSED LAND USE: Mobile service facility 

PROPOSED LOT SIZE (S): N/A 

PROPOSED DENSITY: N/A 

ADJACENT ZONING AND LAND USE: 
North: Zoning:  R-5  Land Use:  Single-Family Residential 
South: Zoning:  B-1  Land Use:  Commercial (Aurora Health Care) 
East: Zoning:  O-1/Rd-1 Land Use:  Office & Two-Family Residential (Vacant) 
West: Zoning:  B-2/Rd-1 Land Use:  Commercial (New Berlin Liquors) & Two-Family 

Residential 

CONFORMANCE WITH COMPREHENSIVE PLAN AND MUNICIPAL CODE: Yes, below is a review of the 
social, economic and physical factors outlined in the various sections of the Plan: 
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Chapter 15: Neighborhood E – National Avenue East Corridor: Yes, this submittal meets the 
intent of this Chapter. 
 
Planning Context / Vision / Development Policies: 

Vision: 
 National Avenue should be an exemplary model of a suburban commercial corridor. 

Vehicular and pedestrian traffic should coexist in a safe and efficient manner through 
prominent pedestrian facilities and managed vehicular access. 

Development Policies: 
 Create flexible but predictable compatibility standards for new construction and 

redevelopment related to site planning, building design and materials, landscaping 
(including maintenance provisions), access, signage, and other features creating potential 
land use impacts. Emphasize building and parking orientation, with more uniform setbacks 
and at least some parking encouraged on the side or to the rear of buildings. 

Land use: 
 Future Land Use Map: Suburban Commercial 

 
ZONING CODE (CHAPTER 275): Yes, this request is consistent with Section 275-41C(16) of the 
Zoning Code.  

 
DEVELOPMENT CODE (CHAPTER 235): N/A 

 
PUBLIC HEARING REQUIRED: Yes, required for a Conditional Use. Will be held on 1/9/2023. 
 
CONDITIONAL USE REQUIRED: Yes 
 
USE / SITE /ARCHITECTURAL REVIEW: 
Conditional Use Approval Required: Yes 
Site Plan Required: Yes 
Architectural Review Required: No 
 
PROPOSED ARCHITECTURE: The applicant is looking to construct a new mobile support facility 
consisting of a 125’ monopole tower with a 9’ lighting rod.  
 
UNIQUE SITE CHARACTERISTICS: 
Environmental Corridor: No 
Wetlands on Property: No 
Conservancy Districts (C-1, C-2): No 
NRCS Map Classification: Not Inventoried. 
Floodplain: No 
Topography / Geologic: The site is relatively flat. 
 
ALTERNATIVE TRANSPORTATION PLAN: No improvements identified. 
 
PARK & OPEN SPACE PLAN: No improvements identified. 
 
NATURAL RESOURCES PROTECTION: 
Limits of Disturbance (LOD): Shown on plans. 
Woodland, Tree, and Vegetation Protection: N/A 
Wildlife Habitat Protection: N/A 
Wildlife Management Plan: N/A 
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ENVIRONMENTAL IMPACT: A tree inventory was conducted by American Tree Experts and determined 
that there are no quality trees, within the leased area, requiring replacement. However, the applicant is 
proposing 10 new arborvitae to help screen and buffer the tower. 
 
STORM WATER MANAGEMENT / DRAINAGE PLAN:  Applicant is required to adhere to all City of New 
Berlin codes, ordinances and plans regarding storm water conveyance and maintenance and/or as 
identified by the Department of Community Development. 
 
SANITARY SEWER PROVISION: 
Within Current Sewer Service Area: Yes 
Sewershed Capacity Available: N/A 
Adequate Linkage: N/A 
Onsite System Required: No 
 
WATER USAGE CALCULATION: N/A 
 
TRAFFIC IMPACT: No impact. 
 
SCHOOL DISTRICT IMPACT: No impact. 
 
PREVIOUS ACTION:  
9/11/2017 Re-Occupancy issued for Ry Properties 
8/24/2019 Re-Occupancy issued for OnTime Promo & Apparel 
 
CONSISTENCY WITH PREVIOUS ACTION: Yes 
 
FINDINGS: 

1. Planning: 
a. Applicant (Nexius/AT&T Mobility) is proposing to construct a 134' mobile support facility 

(125' monopole with 9' lightning rod). 
 
 

b. This is one of several applications that DCD has received since the State Statutes were 
modified via the State’s 2013 budget bill which was 2013 Wisconsin Act 20. This legislation 
has severely limited the City’s authority to regulate new cellular communications towers and 
has preempted our authority regarding cellular communications towers.  

c. Per Section 275-27C. Approval criteria: “The Plan Commission of the City of New Berlin 
will grant approval of conditional use permits only if it finds that the proposed use 
complies with all relevant regulations set forth in this chapter, including, but not limited to, 
§ 275-41, Use-specific regulations, and Article VIII, General Development Regulations. 
Per § 66.1001(2m)(b), Wis. Stats., it is recommended that a conditional use be 
consistent with the City's Comprehensive Plan, but it is not required.”  In addition to the 
staff responses below, please see the Applicant’s submittal packet attached.    

(1) Approval of a conditional use. Recommendations and decisions on conditional uses 
should be based on consideration of the following criteria: 

(a) Whether the proposed use corrects an error or meets the challenge of some 
changing condition, trend, or fact; 

(b) Whether the proposed use is consistent with the health, safety, or general 
welfare of the general public; 

(c) Whether the proposed use will protect the natural environment, including, but 
not limited to air, water, stormwater management, wildlife, and vegetation. 
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(d) Public hearing testimony that is based upon facts and/or observed conditions 
can be considered substantial evidence. 

(e) The purpose and intent of the various sections of this chapter, as well as the 
permitted uses, along with the Comprehensive Plan, shall be considered in 
determining whether a particular conditional use is compatible with 
surrounding properties. 

(f) With regard to the Agricultural (A-1 and A-2) and Rural Conservation Single-
Family Residential (R-1/R-2) zoning districts, any conditional use must be 
compatible with the rustic and rural lifestyle of these districts. 

(g) The uses, values, and enjoyment of other City property and the neighborhood 
for purposes already permitted shall not be substantially impaired or 
diminished by the establishment, maintenance or operation of the conditional 
use. 

(2) Changes to the use. In acting on a conditional use, the Plan Commission/CDA shall 
consider the stated purpose of the proposed use and shall approve the petition only 
if it finds that the applicant has provided substantial evidence as that term is 
defined in Wis. Stats. § 62.23(7) that the use will meet the following criteria for 
approval: 

(a)  Adequate public facilities and services (including sewage and waste disposal, 
water, gas, electricity, schools, police and fire protection, and roads and 
transportation, as applicable) will be available to serve the subject property 
while maintaining adequate levels of service to existing development; 

Yes, the proposed request is compliant. 
(b) Provision of public facilities to accommodate development will not place an 

unreasonable burden on the ability of the City to provide them; 

Yes, the proposed request is compliant.  
(c) The proposed development has taken into account impacts on surrounding 

properties or the natural environment, including traffic, air, water, noise, 
stormwater management, soils, wildlife, and vegetation; 

Yes, the proposed request is compliant. 
(d) The land is suitable for development and will not cause unreasonable soil 

erosion or have an unreasonable adverse effect on rare or irreplaceable 
natural areas; and 

Yes, the proposed request is compliant. 
(e) The proposed use will not be used to legitimize a nonconforming use or 

structure 
Yes, the proposed request is compliant. 

d. Per Zoning Code Section 275-41C(16)(e)[1][n] “A conditional use status shall not be granted 
for communication towers unless the tower is located so that there is sufficient radius of 
clear land around the tower that its collapse shall be completely contained on the property, 
subject to the following. If an applicant provides the City with an engineering certification 
showing that a mobile service support structure, or an existing structure, is designed to 
collapse within a smaller area than the setback or fall zone area required in a zoning 
ordinance, that zoning ordinance does not apply to such a structure unless the Plan 
Commission provides the applicant with substantial evidence that the engineering 
certification is flawed.”   
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e. The applicant adhere to Zoning Code Section 275-41C(16) Mobile tower siting regulations:
i. Mobile tower facilities shall be regulated as set forth in this section, subject to 2013

Wisconsin Act 20, which amended Section 66.0404, Wis. Stats.  These standards
shall also be interpreted and enforced in a manner consistent with the
Telecommunications Act of 1996.

ii. This legislation has severely limited the City’s authority to regulate new cellular
communications towers and has preempted our authority regarding cellular
communications towers.

f. A letter dated May 19, 2022 is on file from Josh Gosiak, P.E. regarding the tower fall zone.
g. A structural report will be required to be on file, prior to issuance of the Zoning Permit.

D.R.C RECOMMENDATION:     Public hearing, no action. SEE EXECUTIVE SUMMARY.

ATTACHMENTS: 
Location Map 
Plan of Operation 
Plans 
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The information and depictions herein have been produced using data available through photogrametric means by the City of New Berlin.  The informations and depictions herein
are for informational purposes and the City of New Berlin specifically disclaims accuracy in this reproduction and specifically admonishes and advises that any and all depiction,
measurements, distances depicted herein and as to which specific or precise accuracy is required should be determined by procurement of certified maps, surveys, plats, Flood

Insurance Studies, or other official means.

City of New Berlin
Department of Community Development 
3805 S Casper Dr.
New Berlin WI 53151
(262) 797-2445
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CU-2202565
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12900 W. National Avenue

Map Printed: 12/14/2022 12:47:41 PM
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AT&T
MOBILITY

·
·
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·

Call before you dig.
below.Know what's

R

TO OBTAIN LOCATION OF PARTICIPANTS
UNDERGROUND FACILITIES BEFORE
YOU DIG IN WISCONSIN, CALL LOCAL

STATE ONE CALL

TOLL FREE: 1-800-242-8511 OR
www.diggershotline.com

WISCONSIN STATUTE
REQUIRES MIN OF 2

WORKING DAYS NOTICE
BEFORE YOU EXCAVATE

·

930 NATIONAL PARKWAY
SCHAUMBURG, IL 60173

DANIEL KALINA
 SITE ACQUISITION SPECIALIST

 PHONE: 630-946-7741
DANIEL.KALINA@NEXIUS.COM

JOHN M. BANKS
ARCHITECT

JOHN M.
BANKS

8719-005
SOUTH ELGIN

NISNOCSIW

IL
A R C H I T E C T

·
·
·

T1

PROJECT : NSB
SITE # : WI0107
FA # : 15695493
PTN # : 3352A11JLM
PACE # : MRCHI064885
JURISDICTION : WAUKESHA COUNTY

SITE NAME : NEW BERLIN FLAGPOLE RELO
ADDRESS : 12900 W NATIONAL AVE

NEW BERLIN, WI 53151
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930 NATIONAL PARKWAY
SCHAUMBURG, IL 60173

DANIEL KALINA
 SITE ACQUISITION SPECIALIST

 PHONE: 630-946-7741
DANIEL.KALINA@NEXIUS.COM

JOHN M. BANKS
ARCHITECT

JOHN M.
BANKS

8719-005
SOUTH ELGIN
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DANIEL KALINA
 SITE ACQUISITION SPECIALIST
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930 NATIONAL PARKWAY
SCHAUMBURG, IL 60173

DANIEL KALINA
 SITE ACQUISITION SPECIALIST

 PHONE: 630-946-7741
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PARTS LIST

4-1/2" O.D.
ANTENNA MOUNTING PIPES
(ORDERED SEPARATELY)

ITEM QTY PART NO.
1
2
3
4
5
6
7
7
8
8

12
24
24
72
24
72
12
12
12
12

SHCM-W
SHCM-T
G12FW
G12LW
G1202

G12NUT
X-UB1212
X-UB1300
G12R-12
G12R-24

PART DESCRIPTION
CHAIN MOUNT WELDMENT

CHAIN MOUNT TIGHTENER BRACKET
1/2" HDG USS FLATWASHER

1/2" HDG LOCKWASHER
1/2'' x 2" HDG HEX BOLT GR5
1/2'' HDG HEAVY 2H HEX NUT

1/2" X 2-1/2" X 4-1/2" X 2" U-BOLT (HDG.)
1/2" X 3" X 5" X 2" U-BOLT (HDG.)
1/2" x 12" THREADED ROD (HDG.)
1/2" x 24" THREADED ROD (HDG.)

3 in

2 in

LENGTH UNIT WT.
14.59
1.84
0.03
0.01
0.18
0.07
0.73
0.73
0.55
1.34

NET WT.
175.09
44.18
0.82
1.00
4.22
5.15
8.78
8.78
6.59

16.06
TOTAL WT. # 270.41

A

7

3

4

6

1

X2

X2

X2

2

5

4

6

8

4

6
X2

X2

DETAIL A

X2

X2

TOLERANCE NOTES DESCRIPTION

TOLERANCES ON DIMENSIONS, UNLESS OTHERWISE NOTED ARE:
SAWED, SHEARED AND GAS CUT EDGES (± 0.030")
DRILLED AND GAS CUT HOLES (± 0.030") - NO CONING OF HOLES
LASER CUT EDGES AND HOLES (± 0.010") - NO CONING OF HOLES
BENDS ARE ± 1/2 DEGREE
ALL OTHER MACHINING (± 0.030")
ALL OTHER ASSEMBLY (± 0.060")
PROPRIETARY NOTE:
THE DATA AND TECHNIQUES CONTAINED IN THIS DRAWING ARE PROPRIETARY INFORMATION OF VALMONT
INDUSTRIES AND CONSIDERED A TRADE SECRET. ANY USE OR DISCLOSURE WITHOUT THE CONSENT OF
VALMONT INDUSTRIES IS STRICTLY PROHIBITED.

6 SIDED MONOPOLE MOUNT
FOR ROUND OR POLYGON POLES

17-1/2" TO 56" DIA.
valmont

CPD NO.

CLASS SUB

81 01

DRAWN BY

CEK 4/14/2014
DRAWING USAGE

CUSTOMER
CHECKED BY

ENG. APPROVAL

BMC 4/16/2014

PART NO.

DWG. NO.
6CHMT

6CHMT

Engineering
Support Team:

1-888-753-7446

Locations:
New York, NY
Atlanta, GA
Los Angeles, CA
Plymouth, IN
Salem, OR
Dallas, TX

PAG
E

1 O
F 1

PARTS LIST
2

1

4

5

6 X3

X2

ITEM QTY
1
2
3
4
5
6
7
8
9

2
2
2
8

20
28
4
8
8

PART DESCRIPTION
MOUNTING ARM
CLAMP PLATE

SWIVEL MOUNT
3/8"-16 UNC X 8" GALV. THREADED ROD

3/8" GALV LOCK WASHER
3/8"-16 UNC GALV HEX NUT

3/8" X 5" GALV BOLT
3/8" SS FLAT WASHER
3/8" SS LOCK WASHER

LENGTH UNIT WT.
8.99
2.35
6.65
0.25
0.01
0.02
0.18
0.01
0.01

NET WT.
17.97
4.69

13.30
2.00
0.13
0.52
0.71
0.06
0.05

TOTAL WT. # 39.43

3

6       5      7

2-3/8" TO 4-1/2" ROUND LEGS
OR

UP TO 3" ANGLE LEGS

FLIP BRACKET
IN ORDER TO
MOUNT TO SMALLER
DIAMETER RODS

3/8" HARDWARE

1 3/16"
MIN.

8       9

14 13/16"
MAX.

TOLERANCE NOTES
TOLERANCES ON DIMENSIONS, UNLESS OTHERWISE NOTED ARE:

SAWED, SHEARED AND GAS CUT EDGES (± 0.030")
DRILLED AND GAS CUT HOLES (± 0.030") - NO CONING OF HOLES
LASER CUT EDGES AND HOLES (± 0.010") - NO CONING OF HOLES
BENDS ARE ± 1/2 DEGREE
ALL OTHER MACHINING (± 0.030")
ALL OTHER ASSEMBLY (± 0.060")
PROPRIETARY NOTE:
THE DATA AND TECHNIQUES CONTAINED IN THIS DRAWING ARE PROPRIETARY INFORMATION OF VALMONT
INDUSTRIES AND CONSIDERED A TRADE SECRET. ANY USE OR DISCLOSURE WITHOUT THE CONSENT OF
VALMONT INDUSTRIES IS STRICTLY PROHIBITED.

DESCRIPTION

RRU
DUAL SWIVEL MOUNT

valmont

CPD NO.

CLASS SUB

81 01

DRAWN BY

CEK 1/12/2015
DRAWING USAGE

SHOP
CHECKED BY

ENG. APPROVAL

BMC 2/3/2015

PART NO.

DWG. NO.
RRUDSM

RRUDSM

Engineering
Support Team:

1-888-753-7446

Locations:
New York, NY
Atlanta, GA
Los Angeles, CA
Plymouth, IN
Salem, OR
Dallas, TX

PAG
E
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F 1
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A5.2
930 NATIONAL PARKWAY
SCHAUMBURG, IL 60173

DANIEL KALINA
 SITE ACQUISITION SPECIALIST

 PHONE: 630-946-7741
DANIEL.KALINA@NEXIUS.COM

JOHN M. BANKS
ARCHITECT

JOHN M.
BANKS

8719-005
SOUTH ELGIN

NISNOCSIW

IL
A R C H I T E C T

N.T.S.

SCALE

N.T.S.

SCALE

PARTS LIST
ITEM QTY

1
2
3
4
5
6
7
8
9

3
3
3
3

12
12
12
6
3

10
10
11
12
13
14
15
16
17
18

2-3/8" TO 2-7/8"
ANTENNA MOUNTING PIPES

(ORDERED SEPARATELY)

12
12
6
48
24
12
48

186
204
204

PART NO.
X-LPP-CW

X-LPP-SA12
X-RM3HD

X-LPP-W12
X-LPP-PC

X-SCX3-FR
X-LPP-A7
X-LPP-H
P30150
G58R-48
G58R-24
G58R-8

X-UB5300
X-UB5258
X-UB5304
G58214
G58FW
G58LW

G58NUT

PART DESCRIPTION
LOW PROFILE PLATFORM CORNER WELDMENT

SIDE ARM WELDMENT FOR 12' LOW PROFILE PLATFORMS
WELDMENT FOR 3-SIDED HEAVY DUTY RING MOUNT

WALKWAY FOR 12' LOW PROFILE PLATFORM
FACE PIPE CONNECTION BRACKET FORTRESS PLATFORM

FORTRESS CROSSOVER PLATE
CORNER WELDMENT ATTACHMENT ANGLE

HINGE FOR LOW PROFILE PLATFORM WALKWAY
2-7/8'' X 150" (2-1/2" SCH. 40) GALVANIZED PIPE

5/8" x 48" THREADED ROD (HDG.)
5/8" x 24" THREADED ROD (HDG.)
5/8" x 8" THREADED ROD (HDG.)

5/8" X 3" X 5-1/4" X 2-1/2" U-BOLT (HDG.)
5/8" X 2-5/8" X 4-1/2" X 2" U-BOLT (HDG.)
5/8" X 3" X 4-1/4" X 2-1/2" U-BOLT (HDG.)

5/8" x 2-1/4" HDG HEX BOLT GR5
5/8" HDG USS FLATWASHER

5/8" HDG LOCKWASHER
5/8'' HDG HEAVY 2H HEX NUT

1/8 in

2 1/2 in

150 in
48 in
24 in

LENGTH UNIT WT.
198.75
119.21
84.42
86.48
7.01
6.61
1.27
2.78

76.94
0.40
0.40
0.70
1.15
1.00
0.98
0.29
0.07
0.03
0.13

NET WT.
596.26
357.63
253.25
259.44
84.11
79.37
15.25
16.66
230.81

4.79
4.79
4.18

55.17
24.00
11.70
13.99
13.11
5.32

26.50
TOTAL WT. #       2122.03

TOLERANCE NOTES DESCRIPTION

TOLERANCES ON DIMENSIONS, UNLESS OTHERWISE NOTED ARE:
SAWED, SHEARED AND GAS CUT EDGES (± 0.030")
DRILLED AND GAS CUT HOLES (± 0.030") - NO CONING OF HOLES
LASER CUT EDGES AND HOLES (± 0.010") - NO CONING OF HOLES
BENDS ARE ± 1/2 DEGREE
ALL OTHER MACHINING (± 0.030")
ALL OTHER ASSEMBLY (± 0.060")
PROPRIETARY NOTE:
THE DATA AND TECHNIQUES CONTAINED IN THIS DRAWING ARE PROPRIETARY INFORMATION OF VALMONT
INDUSTRIES AND CONSIDERED A TRADE SECRET. ANY USE OR DISCLOSURE WITHOUT THE CONSENT OF
VALMONT INDUSTRIES IS STRICTLY PROHIBITED.

12' FORTRESS™
TRI-PLATFORM MOUNT

WITH WALKWAYS
valmont

CPD NO.

CLASS SUB

81 02

DRAWN BY

CEK 8/8/2017
DRAWING USAGE

CUSTOMER
CHECKED BY

ENG. APPROVAL

BMC 8/30/2017

PART NO.

DWG. NO.
F3P-12W

F3P-12W

Engineering
Support Team:

1-888-753-7446

Locations:
New York, NY
Atlanta, GA
Los Angeles, CA
Plymouth, IN
Salem, OR
Dallas, TX

PARTS LIST
ITEM QTY

1
2
3
4
5
6
7
8

3
12
3

24
54

108
108
108

2-3/8" TO 2-7/8"
ANTENNA MOUNTING PIPES

(ORDERED SEPARATELY)
1

3

5

6

7

8

B

X2

X2

X2

PART NO. PART DESCRIPTION
X-F3PHRW CORNER WELDMENT FOR 3-SIDED FORTRESS PLATFORM HADNRAIL KITS
X-SCX3-FR

P2150
FORTRESS CROSSOVER PLATE

X-UB5300
X-UB5258

G58FW
G58LW

G58NUT

2-3/8" O.D. X 150" SCH 40 GALVANIZED PIPE
5/8" X 3" X 5-1/4" X 2-1/2" U-BOLT (HDG.)
5/8" X 2-5/8" X 4-1/2" X 2" U-BOLT (HDG.)

5/8" HDG USS FLATWASHER
5/8" HDG LOCKWASHER

5/8'' HDG HEAVY 2H HEX NUT

150 in

1/8 in

LENGTH UNIT WT.
27.72
6.61
45.77
1.15
1.00
0.07
0.03
0.13

NET WT.
83.15
79.37

137.31
27.59
54.01
7.61
2.82

14.03
TOTAL WT. #        405.87

A

2
DETAIL A

4

6

7

8

OR 5

X2

X2

X2

5

6

7

8

X2

X2

X2

DETAIL B

TOLERANCE NOTES DESCRIPTION

TOLERANCES ON DIMENSIONS, UNLESS OTHERWISE NOTED ARE:
SAWED, SHEARED AND GAS CUT EDGES (± 0.030")
DRILLED AND GAS CUT HOLES (± 0.030") - NO CONING OF HOLES
LASER CUT EDGES AND HOLES (± 0.010") - NO CONING OF HOLES
BENDS ARE ± 1/2 DEGREE
ALL OTHER MACHINING (± 0.030")
ALL OTHER ASSEMBLY (± 0.060")
PROPRIETARY NOTE:
THE DATA AND TECHNIQUES CONTAINED IN THIS DRAWING ARE PROPRIETARY INFORMATION OF VALMONT
INDUSTRIES AND CONSIDERED A TRADE SECRET. ANY USE OR DISCLOSURE WITHOUT THE CONSENT OF
VALMONT INDUSTRIES IS STRICTLY PROHIBITED.

HANDRAIL KIT FOR
12' FORTRESS™ PLATFORM

valmont

CPD NO.

CLASS SUB

81 02

DRAWN BY

CEK 8/29/2017
DRAWING USAGE

CUSTOMER
CHECKED BY

ENG. APPROVAL

BMC 9/14/2017

PART NO.

DWG. NO.
F3P-HRK12

F3P-HRK12

Engineering
Support Team:

1-888-753-7446

Locations:
New York, NY
Atlanta, GA
Los Angeles, CA
Plymouth, IN
Salem, OR
Dallas, TX
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930 NATIONAL PARKWAY
SCHAUMBURG, IL 60173

DANIEL KALINA
 SITE ACQUISITION SPECIALIST

 PHONE: 630-946-7741
DANIEL.KALINA@NEXIUS.COM

JOHN M. BANKS
ARCHITECT

JOHN M.
BANKS

8719-005
SOUTH ELGIN

NISNOCSIW

IL
A R C H I T E C T

A6

NOT USED ACCESS DRIVE DETAIL

TYPICAL COMPOUND GRAVEL DETAILALTERNATE COMPOUND GRAVEL DETAIL NOT USEDNOT USED
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930 NATIONAL PARKWAY
SCHAUMBURG, IL 60173

DANIEL KALINA
 SITE ACQUISITION SPECIALIST

 PHONE: 630-946-7741
DANIEL.KALINA@NEXIUS.COM

JOHN M. BANKS
ARCHITECT

JOHN M.
BANKS

8719-005
SOUTH ELGIN

NISNOCSIW

IL
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930 NATIONAL PARKWAY
SCHAUMBURG, IL 60173

DANIEL KALINA
 SITE ACQUISITION SPECIALIST

 PHONE: 630-946-7741
DANIEL.KALINA@NEXIUS.COM

JOHN M. BANKS
ARCHITECT

JOHN M.
BANKS

8719-005
SOUTH ELGIN

NISNOCSIW

IL
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A8

AT&T EQUIPMENT LAYOUT 1
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A9
930 NATIONAL PARKWAY
SCHAUMBURG, IL 60173

DANIEL KALINA
 SITE ACQUISITION SPECIALIST

 PHONE: 630-946-7741
DANIEL.KALINA@NEXIUS.COM

JOHN M. BANKS
ARCHITECT

JOHN M.
BANKS

8719-005
SOUTH ELGIN

NISNOCSIW

IL
A R C H I T E C T

1N.T.S.

SCALE2N.T.S.

SCALE EMERSON 512 POWER PLANTFLX21  DETAILS

DIESEL GENERATOR KOHLER DETAIL 4N.T.S.

SCALE
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A10
930 NATIONAL PARKWAY
SCHAUMBURG, IL 60173

DANIEL KALINA
 SITE ACQUISITION SPECIALIST

 PHONE: 630-946-7741
DANIEL.KALINA@NEXIUS.COM

JOHN M. BANKS
ARCHITECT

JOHN M.
BANKS

8719-005
SOUTH ELGIN

NISNOCSIW

IL
A R C H I T E C T

AT&T EQUIPMENT LAYOUT 1N.T.S.

SCALE
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930 NATIONAL PARKWAY
SCHAUMBURG, IL 60173

DANIEL KALINA
 SITE ACQUISITION SPECIALIST

 PHONE: 630-946-7741
DANIEL.KALINA@NEXIUS.COM

JOHN M. BANKS
ARCHITECT

JOHN M.
BANKS

8719-005
SOUTH ELGIN

NISNOCSIW

IL
A R C H I T E C T

A11

ARBORVITAE,TECHNY

COMMON NAME

10

NO.

8'-0" O.C.

PLANTING 
METHOD

THUJA OCCIDENTALIS
"TECHNY" 8'

BOTANITAL NAME PLANTING 
SIZE

4' 8 MIN.

DESIGN SIZE
SPREAD HEIGHT

" "
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930 NATIONAL PARKWAY
SCHAUMBURG, IL 60173

DANIEL KALINA
 SITE ACQUISITION SPECIALIST

 PHONE: 630-946-7741
DANIEL.KALINA@NEXIUS.COM

JOHN M. BANKS
ARCHITECT

JOHN M.
BANKS

8719-005
SOUTH ELGIN

NISNOCSIW

IL
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OHU OHU OHU

UGP UGP UGP

OHP OHP OHP

E E E E E

F F F F F F F

N.T.S.

SCALE

N.T.S.

SCALE

E1
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930 NATIONAL PARKWAY
SCHAUMBURG, IL 60173

DANIEL KALINA
 SITE ACQUISITION SPECIALIST

 PHONE: 630-946-7741
DANIEL.KALINA@NEXIUS.COM

JOHN M. BANKS
ARCHITECT

JOHN M.
BANKS

8719-005
SOUTH ELGIN

NISNOCSIW

IL
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N.T.S.

SCALE

N.T.S.

SCALE
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930 NATIONAL PARKWAY
SCHAUMBURG, IL 60173

DANIEL KALINA
 SITE ACQUISITION SPECIALIST

 PHONE: 630-946-7741
DANIEL.KALINA@NEXIUS.COM

JOHN M. BANKS
ARCHITECT

JOHN M.
BANKS

8719-005
SOUTH ELGIN

NISNOCSIW

IL
A R C H I T E C T

E3

N.T.S.

SCALE

N.T.S.

SCALE

GROUNDING LEGEND

N.T.S.

SCALE

N.T.S.

SCALE
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930 NATIONAL PARKWAY
SCHAUMBURG, IL 60173

DANIEL KALINA
 SITE ACQUISITION SPECIALIST

 PHONE: 630-946-7741
DANIEL.KALINA@NEXIUS.COM

JOHN M. BANKS
ARCHITECT

JOHN M.
BANKS

8719-005
SOUTH ELGIN

NISNOCSIW

IL
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N.T.S.

SCALE

N.T.S.

SCALE

N.T.S.

SCALE
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930 NATIONAL PARKWAY
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DANIEL KALINA
 SITE ACQUISITION SPECIALIST
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JOHN M. BANKS
ARCHITECT

JOHN M.
BANKS

8719-005
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N.T.S.

SCALE

N.T.S.

SCALE

N.T.S.

SCALE

N.T.S.

SCALE

N.T.S.

SCALE
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930 NATIONAL PARKWAY
SCHAUMBURG, IL 60173

DANIEL KALINA
 SITE ACQUISITION SPECIALIST

 PHONE: 630-946-7741
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JOHN M. BANKS
ARCHITECT

JOHN M.
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N.T.S.

SCALE

N.T.S.

SCALE

N.T.S.

SCALE
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SCALE
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930 NATIONAL PARKWAY
SCHAUMBURG, IL 60173

DANIEL KALINA
 SITE ACQUISITION SPECIALIST

 PHONE: 630-946-7741
DANIEL.KALINA@NEXIUS.COM

JOHN M. BANKS
ARCHITECT

JOHN M.
BANKS

8719-005
SOUTH ELGIN

NISNOCSIW

IL
A R C H I T E C T

Beyond This Point you are
entering a controlled area where RF
emissions may exceed  the FCC
Occupational Exposure Limits.

Obey all posted signs and site guidelines
for working in a RF environment.

      Ref: 47CFR  1.1307(b)

Beyond This Point you are
entering a controlled area where RF
emissions may exceed  the FCC
General Population Exposure Limits.

Follow all posted signs and site guidelines
for working in a RF environment.

      Ref: 47CFR  1.1307(b)

CAUTIONNOTICE

INFORMATION

AT&T operates telecommunications antennas at this location. Remain at
least 3 feet away from any antenna and obey all posted signs.

Contact the owner(s) of the antenna(s)  before working  closer than 3 feet
from the antenna.

Contact AT&T at ______________ prior to performing any
maintenance or repairs  near AT&T antennas. This is
Site#____________

Contact the management office if this door/hatch/gate is found unlocked.

En esta propiedad se ubican antenas de telecomunicationes operadas por AT&T.
Favor mantener una distancia de no menos de 3 pies y obedecer todos los avisos.

Comuniquese con el propictario o los propicatarios de las antenas antes de
trabajar o caminar a una distancia de menos de 3 pies de la antena.

Comuniquese con AT&T _______antes de realizar cualquier mantenimiento o
reparaciones cerca de la antenas de AT&T.

Esta es la estacion base numero_______

Favor comunicarse con la oficina de la administracion del edificio si esta puerta o
compuerta se encuentra sin candado.

ACTIVE ANTENNAS ARE MOUNTED

STAY BACK A MINIMUM
OF 3 FEET

FROM THESE ANTENNAS

Contact AT&T at ________ and follow their
instructions prior to performing any maintenance or
repairs closer than 3 feet from the antennas.

This is AT&T site# _____________

ON THE OUTSIDE OF THIS BUILDING

BEHIND THIS PANEL

ON THIS STRUCTURE

INFORMATION

INFORMACION

S
T
A
Y

B
A
C
K

3

F
E
E
T

F
R
O
M

A
N
T
E
N
N
A

WARNING!

FAILURE TO OBEY ALL POSTED SIGNS AND SITE
GUIDELINES FOR WORKING IN A RADIO
FREQUENCY ENVIRONMENT COULD RESULT IN
SERIOUS INJURY. CONTACT CURRENT MAY
EXCEED LIMITS PRESCRIBED IN ANSI/EEE
C95.1-1992 FOR CONTROLLED ENVIRONMENTS.

DANGER DO NOT TOUCH TOWER!

SERIOUS "RF" BURN HAZARD!

MAINTAIN AN ADEQUATE
CLEARANCE BETWEEN TOWER

SUPPORTS AND GUY WIRES

0 23 4 012 01

SIGNAGE
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TAX KEY: 1200909
OWNER NAME: MIKI DJILAS

TAX KEY: 1200908
OWNER NAME: SEAN S &

ROSE TSANG

TAX KEY: 1200910
OWNER NAME: DONALD P &

DAGMAR ACKERMAN

TAX KEY: 1200902
OWNER NAME: ANTONIO &

CATALINA ANGELICA
MARTINEZ DE ROMAN

TAX KEY: 1200903001
OWNER NAME: STUMMVOLL
RUDOLPH J FAMILY TRUST

TAX KEY: 1200905
OWNER NAME: NFS2 LLC

O
E

O
E

SURVEYED BY:

SHEET NUMBER:

SHEET TITLE:

SITE NUMBER:

SITE SURVEY
REV. DATE DESCRIPTION

SITE INFORMATION:

ISSUED AS FINALA

SITE INFORMATION:

3/25/22

SITE SURVEY
THIS DOES NOT REPRESENT A
BOUNDARY SURVEY OF THE

PARENT PARCEL

REISSUED AS FINALB 4/27/22

Consultants
XCEL

B-1

N

SITE SURVEY

VICINITY MAP

FAA COORDINATE POINT TEMPORARY BENCHMARK*

WI0107

DRAWN BY: KJM
CHECKED BY: BCH
SURVEY DATE: 3-10-22
PLAT DATE: 9-7-2022

SITE NAME
MRCHI064885

12900 W NATIONAL AVENUE
NEW BERLIN, WI 53151

WAUKESHA COUNTY

TAX PARCEL NUMBER:
NBC 1200906

PROPERTY OWNER:
FJL ENTERPRISES LLC

12900 W NATIONAL AVENUE
NEW BERLIN, WI 53151

PREPARED FOR:

PREPARED FOR:

604 FOX GLEN
BARRINGTON, IL 60010

TELEPHONE: 847.277.0070
FAX : 847.277.0080

ae@westchesterservices.com

GENERAL NOTES

GLOBAL POSITIONING SYSTEMS NOTE

N

TITLE
PROPERTY

LEASE
AREA

LEGEND
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BEING PART OF THE THAT CERTAIN PROPERTY, HEREON REFEREED TO AS PARENT PROPERTY, AS DESCRIBED IN WARRANTY DEED RECORDED OCTOBER 18, 2019, AS INSTRUMENT NUMBER 4429510 IN THE WAUKESHA COUNTY RECORDERS OFFICE, LYING WITHIN THE WEST HALF (W1/2) OF THE SOUTHEAST QUARTER (SE1/4) OF SECTION 12, IN TOWNSHIP 6 NORTH, RANGE 20 EAST, IN THE CITY OF NEW BERLIN, WAUKESHA COUNTY, WISCONSIN, FURTHER DESCRIBED AS FOLLOWS: COMMENCING AT THE SOUTHWEST CORNER OF SAID SOUTHEAST QUARTER OF SECTION 12; THENCE N89°38'45”E, ALONG THE SOUTH LINE OF SAID E, ALONG THE SOUTH LINE OF SAID SOUTHEAST QUARTER OF SECTION 12, A DISTANCE OF 1025.00 FEET TO THE SOUTHEAST CORNER OF THE PARENT PROPERTY; THENCE ALONG THE EASTERLY LINES OF THE PARENT PROPERTY THE FOLLOWING 3 COURSES: THENCE N01°11'44”E, A E, A DISTANCE OF 230.11 FEET; THENCE N89°38'45”E, A DISTANCE OF 80.00 FEET; THENCE N00°53'08”E, A DISTANCE OF 111.74 E, A DISTANCE OF 80.00 FEET; THENCE N00°53'08”E, A DISTANCE OF 111.74 E, A DISTANCE OF 111.74 FEET; THENCE DEPARTING SAID EASTERLY LINE OF THE PARENT PROPERTY, N90°00'00”W, A DISTANCE OF 15.99 FEET TO THE W, A DISTANCE OF 15.99 FEET TO THE POINT OF BEGINNING (POB "A"); THENCE CONTINUING N90°00'00”W, A DISTANCE OF 50.00 FEET; THENCE N00°00'00”E, A W, A DISTANCE OF 50.00 FEET; THENCE N00°00'00”E, A E, A DISTANCE OF 50.00 FEET; THENCE N90°00'00”E, A DISTANCE OF 50.00 FEET; THENCE S00°00'00”E, A DISTANCE OF 50.00 E, A DISTANCE OF 50.00 FEET; THENCE S00°00'00”E, A DISTANCE OF 50.00 E, A DISTANCE OF 50.00 FEET TO THE POINT OF BEGINNING. CONTAINING 2,500 SQUARE FEET OF LAND.
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THAT PART OF THE WEST 1/2 OF THE SOUTHEAST 1/4 OF SECTION 12, IN TOWNSHIP 6 NORTH, RANGE 20 EAST, IN THE CITY OF NEW BERLIN, WAUKESHA COUNTY, WISCONSIN, BOUNDED AND DESCRIBED AS FOLLOWS: COMMENCING AT A POINT IN THE SOUTH LINE AND 905.00 FEET EAST OF THE SOUTHWEST CORNER OF SAID 1/4 SECTION; THENCE EAST ALONG THE SOUTH LINE OF SAID 1/4 SECTION, 120.00 FEET TO A POINT; THENCE NORTH ON A LINE WHICH IS PARALLEL TO THE WEST LINE OF SAID 1/4 SECTION, 230.00 FEET TO A POINT; THENCE EAST ON A LINE WHICH IS PARALLEL TO THE SOUTH LINE OF SAID 1/4 SECTION, 80.00 FEET TO A POINT; THENCE NORTH ON A LINE WHICH IS PARALLEL TO THE WEST LINE OF SAID 1/4 SECTION, 200.00 FEET TO A POINT THENCE WEST ON A LINE WHICH IS PARALLEL TO THE SOUTH LINE OF SAID 1/4 SECTION, 100.00 FEET TO A POINT THENCE SOUTH ON A LINE WHICH IS PARALLEL TO THE WEST LINE OF SAID 1/4 SECTION, 120.00 FEET TO A POINT THENCE WEST ON A LINE WHICH IS PARALLEL TO THE SOUTH LINE OF SAID 1/4 SECTION, 100.00 FEET TO A POINT THENCE SOUTH ON A LINE WHICH IS PARALLEL TO THE WEST LINE OF SAID 1/4 SECTION, 310.00 FEET TO THE PLACE OF BEGINNING. EXCEPTING THEREFROM THAT PART CONVEYED TO WAUKESHA COUNTY TRANSPORTATION DEPARTMENT BY WARRANTY DEED RECORDED IN REEL 1282, IMAGE 1023, AS DOCUMENT NO. 1637852.
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THIS SURVEY DOES NOT CONSTITUTE A TITLE SEARCH BY XCEL CONSULTANTS, INC. AND AS SUCH WE ARE NOT RESPONSIBLE FOR THE INVESTIGATION OR INDEPENDENT SEARCH FOR EASEMENT OF RECORD, ENCUMBRANCES, RESTRICTIVE COVENANTS, OWNERSHIP TITLE EVIDENCE, UNRECORDED EASEMENT, AUGMENTING EASEMENT, IMPLIES OR PRESCRIPTIVE EASEMENTS, OR ANY OTHER FACTS THAT AN ACCURATE AND CURRENT TITLE SEARCH MAY DISCLOSE. INFORMATION REGARDING THESE MATTERS WERE GAINED FROM U.S. TITLE SOLUTIONS, FILE NUMBER UST70503, DATED FEBRUARY 22, 2022, PREPARED FOR FJL ENTERPRISES LLC. SURVEY MATTERS OR EASEMENTS LISTED IN SCHEDULE 'B': 3. COVENANTS AND RESTRICTIONS NONE FOUND WITHIN PERIOD SEARCHED. 4. EASEMENTS AND RIGHTS OF WAY NONE FOUND WITHIN PERIOD SEARCHED.
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BEING PART OF THE THAT CERTAIN PROPERTY, HEREON REFEREED TO AS PARENT PROPERTY, AS DESCRIBED IN WARRANTY DEED RECORDED OCTOBER 18, 2019, AS INSTRUMENT NUMBER 4429510 IN THE WAUKESHA COUNTY RECORDERS OFFICE, LYING WITHIN THE WEST HALF (W1/2) OF THE SOUTHEAST QUARTER (SE1/4) OF SECTION 12, IN TOWNSHIP 6 NORTH, RANGE 20 EAST, IN THE CITY OF NEW BERLIN, WAUKESHA COUNTY, WISCONSIN, FURTHER DESCRIBED AS FOLLOWS: COMMENCING AT THE SOUTHWEST CORNER OF SAID SOUTHEAST QUARTER OF SECTION 12; THENCE N89°38'45”E, ALONG THE SOUTH LINE OF SAID E, ALONG THE SOUTH LINE OF SAID SOUTHEAST QUARTER OF SECTION 12, A DISTANCE OF 1025.00 FEET TO THE SOUTHEAST CORNER OF THE PARENT PROPERTY; THENCE N01°11'44”E, ALONG THE EASTERLY LINES OF THE PARENT PROPERTY, A DISTANCE OF 60.02 FEET TO THE E, ALONG THE EASTERLY LINES OF THE PARENT PROPERTY, A DISTANCE OF 60.02 FEET TO THE NORTHERLY RIGHT OF WAY OF W NATIONAL AVENUE AND THE POINT OF BEGINNING (POB "B"); THENCE CONTINUING ALONG THE EASTERLY LINES OF THE PARENT PROPERTY THE FOLLOWING 3 COURSES; THENCE N01°11'44”E, A DISTANCE OF 170.09 E, A DISTANCE OF 170.09 FEET; THENCE N89°38'45”E, A DISTANCE OF 80.00 FEET; THENCE N00°53'08”E, A DISTANCE OF 111.74 FEET; THENCE E, A DISTANCE OF 80.00 FEET; THENCE N00°53'08”E, A DISTANCE OF 111.74 FEET; THENCE E, A DISTANCE OF 111.74 FEET; THENCE DEPARTING SAID EASTERLY LINE OF THE PARENT PROPERTY, N90°00'00”W, A DISTANCE OF 23.99 FEET; THENCE S00°00'00”E, W, A DISTANCE OF 23.99 FEET; THENCE S00°00'00”E, E, A DISTANCE OF 8.00 FEET; THENCE N90°00'00”E, A DISTANCE OF 15.86 FEET TO A POINT 8 FOOT WEST AND PARALLEL TO E, A DISTANCE OF 15.86 FEET TO A POINT 8 FOOT WEST AND PARALLEL TO THE EASTERLY LINE OF THE PARENT PROPERTY; THENCE ALONG SAID PARALLEL LINE THE FOLLOWING 3 COURSES; THENCE S00°53'08”W, A DISTANCE OF 95.78 FEET; THENCE S89°38'45”W, A DISTANCE OF 79.96 FEET; THENCE S01°11'44”W, A W, A DISTANCE OF 95.78 FEET; THENCE S89°38'45”W, A DISTANCE OF 79.96 FEET; THENCE S01°11'44”W, A W, A DISTANCE OF 79.96 FEET; THENCE S01°11'44”W, A W, A DISTANCE OF 170.09 FEET TO A POINT 8.00 FEET NORTH AND PARALLEL TO THE NORTHERLY RIGHT OF WAY OF WEST NATIONAL AVENUE; THENCE ALONG SAID PARALLEL S89°38'45”W, DISTANCE OF 23.41 FEET; THENCE S00°21'15”E, A DISTANCE W, DISTANCE OF 23.41 FEET; THENCE S00°21'15”E, A DISTANCE E, A DISTANCE OF 8.00 FEET TO THE NORTHERLY RIGHT OF WAY OF WEST NATIONAL AVENUE; THENCE N89°38'45”E, ALONG THE NORTHERLY E, ALONG THE NORTHERLY RIGHT OF WAY OF WEST NATIONAL AVENUE, A DISTANCE OF 31.20 FEET TO THE POINT OF BEGINNING. CONTAINING 3,208 SQUARE FEET OF LAND
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BEING PART OF THE THAT CERTAIN PROPERTY, HEREON REFEREED TO AS PARENT PROPERTY, AS DESCRIBED IN WARRANTY DEED RECORDED OCTOBER 18, 2019, AS INSTRUMENT NUMBER 4429510 IN THE WAUKESHA COUNTY RECORDERS OFFICE, LYING WITHIN THE WEST HALF (W1/2) OF THE SOUTHEAST QUARTER (SE1/4) OF SECTION 12, IN TOWNSHIP 6 NORTH, RANGE 20 EAST, IN THE CITY OF NEW BERLIN, WAUKESHA COUNTY, WISCONSIN, FURTHER DESCRIBED AS FOLLOWS: COMMENCING AT THE SOUTHWEST CORNER OF SAID SOUTHEAST QUARTER OF SECTION 12; THENCE N89°38'45”E, ALONG THE SOUTH LINE OF SAID E, ALONG THE SOUTH LINE OF SAID SOUTHEAST QUARTER OF SECTION 12, A DISTANCE OF 1025.00 FEET TO THE SOUTHEAST CORNER OF THE PARENT PROPERTY; THENCE ALONG THE EASTERLY LINES OF THE PARENT PROPERTY THE FOLLOWING 3 COURSES: THENCE N01°11'44”E, A E, A DISTANCE OF 230.11 FEET; THENCE N89°38'45”E, A DISTANCE OF 80.00 FEET; THENCE N00°53'08”E, A DISTANCE OF 111.74 E, A DISTANCE OF 80.00 FEET; THENCE N00°53'08”E, A DISTANCE OF 111.74 E, A DISTANCE OF 111.74 FEET; THENCE DEPARTING SAID EASTERLY LINE OF THE PARENT PROPERTY, N90°00'00”W, A DISTANCE OF 34.99 FEET TO THE W, A DISTANCE OF 34.99 FEET TO THE POINT OF BEGINNING (POB “C”): THENCE S00°00'00”E, A DISTANCE OF 53.80 FEET; THENCE N90°00'00”W, A DISTANCE OF C”): THENCE S00°00'00”E, A DISTANCE OF 53.80 FEET; THENCE N90°00'00”W, A DISTANCE OF ): THENCE S00°00'00”E, A DISTANCE OF 53.80 FEET; THENCE N90°00'00”W, A DISTANCE OF E, A DISTANCE OF 53.80 FEET; THENCE N90°00'00”W, A DISTANCE OF W, A DISTANCE OF 124.68 FEET; THENCE S01°55'14”W, A DISTANCE OF 229.10 TO THE NORTHERLY RIGHT OF WAY OF WEST NATIONAL AVENUE; W, A DISTANCE OF 229.10 TO THE NORTHERLY RIGHT OF WAY OF WEST NATIONAL AVENUE; THENCE S89°38'45”W, A DISTANCE OF 12.01 FEET; THENCE N01°55'14”E, A DISTANCE OF 241.18 FEET; THENCE N90°00'00”E, A W, A DISTANCE OF 12.01 FEET; THENCE N01°55'14”E, A DISTANCE OF 241.18 FEET; THENCE N90°00'00”E, A E, A DISTANCE OF 241.18 FEET; THENCE N90°00'00”E, A E, A DISTANCE OF 124.29 FEET; THENCE N00°00'00”E, A DISTANCE OF 41.80 FEET; THENCE N90°00'00”E, A DISTANCE OF 12.00 E, A DISTANCE OF 41.80 FEET; THENCE N90°00'00”E, A DISTANCE OF 12.00 E, A DISTANCE OF 12.00 FEET TO THE POINT OF BEGINNING. CONTAINING 4,889 OF LAND. 
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STAFF REPORT 

8.A. 

  
   
To:   
    
From:   
    
Date: January 9, 2023 
    
Subject: Recommend Common Council approval of the Quit Claim Deed and the 

Donation Agreement for the property located at 15321 W. National Avenue 
associated with the Moorland Road Project 2722-07-22. 

     
 
DESCRIPTION:   Moorland Road Land Acquisition – 15321 W. National Ave. 
Property 
 
REQUEST:   Approval of the Quit Claim Deed and Donation Agreement for the 
property located at 15321 W. National Avenue associated with the 
Moorland Road Project 2722-07-22 
 
RECOMMENDATION:   Recommend Common Council approval of the Quit Claim Deed and 
the Donation Agreement for the property located at 15321 W. 
National Avenue associated with the Moorland Road Project 2722- 
07-22.  
   
ATTACHMENTS: 1. PAC ITEM PC 01-23 2023_0109 reduce 
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Agenda Item #: PC-01-23 
PC Date: 1/9/23 

TMS 

STAFF REPORT 
EXECUTIVE SUMMARY 

 
APPLICANT: Waukesha County DPW 
 
PROJECT: Moorland Road Land Acquisition – 15321 W. National Ave. 

Property 
 
LOCATION: Moorland Road (CTH O) from Beloit Road (CTH I) to National 

Avenue (CTH ES) 
 
REQUEST: Approval of the Quit Claim Deed and Donation Agreement for the 

property located at 15321 W. National Avenue associated with the 
Moorland Road Project 2722-07-22 

 
D.C.D. RECOMMENDATION: Recommend Common Council approval of the Quit Claim Deed and 

the Donation Agreement for the property located at 15321 W. 
National Avenue associated with the Moorland Road Project 2722-
07-22. 

 
 
1. The City of New Berlin owns the property located at 15321 W. National Avenue and utilizes it for 

the New Berlin Activity and Recreation Center. 
 
2. Waukesha County will be reconstructing Moorland Road from Beloit Road to National Avenue 

and parts of National Ave associated with the Moorland Road and National Avenue intersection 
in 2023 under project number 2722-07-22. 

 
3. Waukesha County is seeking to acquire 0.014 acres of land (or 1.5 feet along the entire frontage) 

to maintain a consistent right-of-way width along National Avenue and 0.018 acres of Temporary 
Limited Easement (TLE) for construction purposes.  A Quit Claim Deed would need to be 
executed and recorded with the Register of Deeds for Parcel 88 (Tax Key NBC 1207.965.003). 

 
4. Southern Wisconsin Appraisal completed an Appraisal report for the property and valued the 

taking at $6,600.  This appraisal was reviewed and deemed in order by the City Assessor.  
Waukesha County is requesting that the City donate the land to the County (ie. no compensation). 

 
 
Attachment: 
Quit Claim Deed 
Donation Agreement 
Real Estate Appraisal Report 

1
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Southem Wisconsin Appraisal
A DIVISION OF G A BOCK AND ASSOCIATES

-a
July 5.2022

City Of New Berlin
Attn: Tammy Simonson, City Engineer
PO Box 510921
New Berlin WI 53 15 I -0921

Parcel: E8 Project 2722-07-22
Property Address: 15321 W National Avenue

Dear Property Owner:

As you know. the Waukesha County Dept. of Public Works wants to make improvements for Moorland
Rd-CTH O that will aflect your property. The U.S. Constitution allows govemments to do this as long as

they (1) follow a legally established procedure and (2) pay ajust compensation. Usually, part ofthat
compensation is for loss of real eslate. We are independent real estate appraisers, hired by Waukesha

County to make an impartial valuation ofthe property affected by this project.

The first step we as appraisers will take is to visit the real estate. We need to know where the land is, what
(ifany) buildings or improvements are included, and how the proposed acquisition will affect your
remaining property. To help us envision these changes, we asked Waukesha County to stake the precise

area in which they are interested. Please leave the stakes in place until we visit so that we and you can

better see how your property will be affected.

Wisconsin law requires that you, as the property owner, be invited to join the appraisers during their
inspection. The appraisers will4! be able to discuss value or compensation with you at that time
because they're just beginning their work. They can, however, explain what the stakes mean and help to
outline the process for you. Meeting with them also gives you a chance to explain any special concems
you have.

Our appraisers are scheduled to inspect the exteriors of properties for this project on Monday, July 11s

or Wednesday, July l3m. You are lgllIgqgiIgd to meet with them. If you do want an appointment,
please telephone our office at (262) 886-2450. Our office is staffed only during business hours, but you

can leave a message 24 hours a day. Please be sure to refer to the property address and parcel number
at the top ofthis tetter and tell us how we can get in touch with you during the day. Ifyou would like a
relative or other representative to meet the appraisers in your place, let our office know who your

representative is and how he or she can be reached. lf we do not hear from you, the appraisers will view

the affected area without disturbing you.

Ifyou have any questions, please feel fiee to call.

Sincerel

Gene A. Bock, SRA, ASA, CRA
Wisconsin Certified General Appraiser #3 I I -010
Senior Appraiser, Southern Wisconsin Appraisal

1055 PRAIRIE DR. SUITE C RACINE, Wt 53,(b
PHONE: 2624862450

F Ax: 2624a6.6145
2
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Southern Wisconsin Appraisal
A DIVISION OF G A BOCK AND ASSOCIATES

.'-

November 15,2022
Ms. Tammy Simonson
City Engineer
City of New Berlin
3805 S Casper Drive
New Berlin. WI 53151

Re: CTH O Rehabilitation Project
Waukesha County
Project ID 2722-07-22
Parcel No. 88

Dear Ms. Simonson:

The Waukesha County Department of Public Works is currently acquiring right of way for the

CTH O Rehabilitation Project in the City of New Berlin. The City owns a parcel along the
project that will be impacted by this work.

This prope(y is a vacant lot commonly known 15321 W National Avenue, City of New Berlin,
Wisconsin. An area of 0.014-acre is required by Waukesha County and will entail all fee simple
rights to this land. This 0.014-acre area is to become part of the new road right ofway.

The necessary acquisition also involves 0.018-acre that is to be used as a temporary construction

easement, alsb called a TLE or Temporary Limited Easement. This temporary limited easement is

for construction purposes only and will not be everlasting.

The county does not have eminent domain authority over the city as stated in Chapter 32.03 of
the state statutes; therefore, this transaction is not subject to the right ofway acquisition
requirements ofthe statutes and must be a mutual agleement between the city and county. Since

this is not covered under Chapter 32 of the statutes (county has no power of eminent domain

over the city), we wilt not offer the city reimbursement for an owner's appraisal report should
you wish to obtain an additional appraisal. we will, however, consider additional appraisals or

other issues in the negotiation for this easement.

A copy ofan appraisal report prepared for the County has been enclosed. This report explains the

itemi to be acquired in detail. We encourage you to read the report in its entirety and to call with
any questions you may have. Also enclosed is a copy ofthe right ofway plat, which outlines the

acquisition area.

The County has established an approved offering price of$6,600 for the needed 0.044-acre fee

acquisition area and 0.018-acre TLE area. This offer is based upon the enclosed Appraisal Report

and is based on the fair market value of your

1055 PRAIRIE DR. SUITE C RACINE, WI 53406

PHONE: 262-886245O
FAX: 262-88G61,15

3
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CTHO-Parcel 88
November 15,2022
Page 2

The City of New Berlin is entitled to just compensation for the acquisition by Waukesha County.
Based on the mutual benefit of this project, we are requesting that the City consider donating the
easement to the County. A Donation Form is enclosed with this letter for your use, along with a

Quit Claim Deed. Please sign the Donation Form (ifacceptable) and sign and notarize the Quit
Claim Deed. We are enclosing a postage paid envelope for your use in refuming the documents.

Should you have any questions, please feel free to contact us at our office at 262-886-2450 or via
e-mail at merikate@sabock.com or anne@sabock.com. We look forward to working with you

and hope to hear from you soon.

Sincerely,

77h{2il"** %''/< s -.i
-4,-2c.?Lt

MeriKatherine Bock
Project Negotiator
Southem Wisconsin Appraisal

Enc

Anne Bock
Project Negotiator
Southem Wisconsin Appraisal

4
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DONATION - RECOMMENDATION AND APPROVAL
Ch.32 Ws. Stats.
Waukesha County Oepa(r]rent of Public Works Reu 7i24i2ore *coaur

Owner

The City of New Berlin

lnterest Required
Land in Fee (Fee Acquisition)

Temporary Limited Easement (TLE)

Narrative: Subject Parcel is a 4.005-acres parcel with street address of 15321 W National Avenue. The parcel is now vacant
and had been part of the larger Walmart Store parcel. lt abuts the Burchardt's Sporting Goods parcel with its western lot line
shared with the Burchardt's parcel. Subject parcel is to be developed as an indoor recreation center by the City. An appraisal
identifying the property and the interests being sought by the County (Fee Acquisition and Temporary Limited Easement)
prepared by Gene Bock (dated October 6, 2022) is being provided to the City of New Berlin as a part of this donation request.

Allocation
Fee Acquisition: 0.014-acre valued at $5,180
Temporary Limited Easement: O.01&acre, valued at $1.35O
Total Value of Part Being Acquired: 56,530
Total Value (Rounded): $6,600

Fee & TLE areas to be donated to County for mutual benefit ot both parties No Com pensation

The undersigned owner(s) of the above lands declare intent to dedicate said lands (fee & TLE). Having been fully informed of
the right to receive just compensation based upon an appraisal, the undersigned further state that the decision to dedicate said
easement was made without any undue influence or coercive action of any nature, and that the right to just compensation is
hereby waived.

The inskument of conveyance will be executed upon presentation by Waukesha County, their agents, or representatives

The City of New Berlin
L4unicipality Name

Date

Print name and title

APPROVED FOR

Waukesha County
Municipality name

Approval signature Date

Allison Bussler Director of Public Works
Print name and titie

Acres/Sq. Ft. Required
0.014-acre

0.018-acre

eqeato 2722-07-22
CTHO- Moorland Rd

county: Waukesha Parcel No.: 88

Approval signature

5
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QUIT CLAIM DEED

Exempt from fee [s. 77.25(2r) VVis. Stats.]
RE1562 12t2021

THIS DEED, made by CITY OF NEW BERLIN, a Wisconsin
municipal corporation GRANTOR, quit claims the property described
below to Waukesha County, GRANTEE, for the sum of Zero and
00/100 Dollars ($0.00).

Other persons having an interest of record in the property

LEGAL DESCRIPTION IS ATTACHED AND MADE A PART OF THIS
DOCUMENT BY REFERENCE.

Any person named in this deed may make an appeal from the amount
of compensation within six months after the date of recording of this
deed as set forth in s. 32.05(2a) Wisconsin Statutes. For the purpose
of any such appeal, the amount of compensation stated on the deed
shall be treated as the award, and the date the deed is recorded shall
be treated as the date of taking and the date of evaluation.

This is reseNed for record data
Retum to

thern Wisconsin Appraisal
1 055 Prairie Drive, Suite C
Racine, Wl 53406

arcel ldentiflcation Number/Tax Key Number

NBC 1207965003

Signature

CIry OF NEW BERLIN,
a Wisconsin municipal corporation

Date

Print Name

Signature Date

Print Name
Signature Date Date

State of Wisconsin

Waukesha
SS

Signature Date County
On the above date, this instrument was ac.knowiedged before me by the
named person(s).

The signerwas: Physically in my presence. OR

_ ln my presence involving the use of communication technology.
Signature

Print Name

Prinl Name

Print Name Signature, Notary Public, State of wisconsin

Signature Print Name, Notary Public, State of Wisconsin

oJ98G€08

Oate

Parcel No
88

Print Name and Title Date Commission Expires

1ilIlfl I lflilil il]ilil]ililtilililIil til

Project lD
2722-07-22

This instrument was drafted by
Waukesha County

This is not homestead property.

)

)

)

Date

6
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Project lD 2722-07-22
Parcel 88
City of New Berlin
NBC 1207.965.003
lnterests: FEE, TLE

Fee Title in and all that part of Parcel 1 of Certified Survey Map 1 2050, being a part of the Northwest 1/4 of the Southwest
1/4 of Section 14, Town 6 North, Range 20 East, in the City of New Berlin, Waukesha County, State of Wisconsin more
particularly described as follows:

The Northwesterly 1.5 feet of Parcel 1 of Certified Survey Map 12050.

Said description contains 607 square feet or 0.014 acres more or less of new right ofway.

Also, a Temporary Limited Easement for the public purpose and right to construct a highway project including the
placement oi removal of soil, grading of roadway slopes, driveway reconstruction, and the creation of fill or cut slopes in

ihe temporary limited easement area to match the new roadway grade, as well as the right of ingress and egress as long

as required for the construction of the highway project, including the right to operate the necessary equipment thereon,

and the right to preserve, protect, remove or plant thereon any vegetation that the highway authorities may deem

necessary or desirable. Said easement is more particularly described as follows:

All that part of Parcel 1 of Certified Survey Map '12050, being a part of the Northwest 1/4 of the Southwest 1/4 of Section

14, Town 6 North, Range 20 East, in the City of New Berlin, Waukesha County, State of Wisconsin more particularly

described as follows:

Commencing at the westerly most corner of said Parcel 1 of Certified Survey Map 1 2050; thence South 45"'14'09" East

along the so-uthwesterly line of said Parcel 1 , 1 .50 feet to the point of beginning; thence North 44"45'51" East, 40.00 feet;

then;e South 15"03'51; West, 46.05 feet to a point on the southwesterly line of said Parcel 1; thence North 45"14'09'

West along said southwesterly line, 22.82 feet lo the point of beginning.

Said description contains 456 square feet or 0.010 acres more or less.

Also, all that part of Parcel 1 of Certified Survey Map 12050, being a part of the Northwest 1/4 of the Southwest 1/4 of

Section 14, Town 6 North, Range 20 East, in the City of New Berlin, Waukesha County, State of Wisconsin more

particularly described as follows:
bomr"n"ing at the northerly most corner of said Parcel 1 of Certified Survey Map 12050; thence_South 45'14'09' East

along the so-uthwesterly line of Wall Street, 1.50 feet to the point of beginning; thence continuing South 45'14'09" East

aton! said southwesteity line, 18.50 feet; thence South 69"35'05" West, 44.07 feet thence North 44"45'51" East' 40.00

feet to the point of beginning.

Said description contains 370 square feet or 0.008 acres more or less.

The above temporary limited easement is to terminate upon the completion of this proiect or on the day the

highway is open to the traveling public, whichever is later.

7
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Project lD 2722-07-22
Parcel 88
City of New Berlin
NBC 1207.965.003
lnterests: FEE, TLE

Fee Title in and all that part of Parcel 1 of Certified Survey Map 12050, being a part of the Northwest '114

of the Southwest 1/4 of Section '14, Town 6 North, Range 20 East, in the City of New Berlin, Waukesha
County, State of Wisconsin more particularly described as follows:

The Northwesterly 1.5 feet of Parcel 1 of Certified Survey Map 12050.

Said description contains 607 square feet or 0.014 acres more or less of new right of way.

Also, a Temporary Limited Easement for the public purpose and right to construct a highway project

including the placement or removal of soil, grading of roadway slopes, driveway reconstruction, and the

creation of fill or cut slopes in the temporary limited easement area to match the new roadway grade, as

well as the right of ingress and egress as long as required for the construction of the highway project,

including the right to operate the necessary equipment thereon, and the right to preserve, protect, remove

or plant thereon any vegetation that the highway authorities may deem necessary or desirable. Said

easement is more particularly described as follows:

All that part of Parcel 1 of Certified Survey Map 12050, being a part of the Northwest 114 of lhe Southwest

1/4 of Section 14, Town 6 North, Range 20 East, in the City of New Berlin, Waukesha County, State of

Wisconsin more particularly described as follows:

Commencing at the westerly most corner of said Parcel 1 of Certified Survey Map 12050; thence South

45.14'09' Eist along the southwesterly line of said Parcel 1, 1.50 feet to the point of beginning; thence

North 44.45'51" East, 4O.OO feet; thence South 1 5'03'5'1" West, 46.05 feet to a point on the southwesterly

line of said parcel 1 ; thence North 45'14'09' West along said southwesteAy line, 22.82 feet to the point of

beginning.

Said description contains 456 square feet or 0.0'10 acres more or less.

Also, all that part of Parcel '1 of Certified Survey Map 1 2050, being a part of the Northwest 1/4 of the

Southwest 1/4 of Section 14, Town 6 North, Range 20 East, in the City of New Berlin, Waukesha County,

State of Wisconsin more particularly described as follows:

Commencing at the northerly most corner of said Parcel 1 of Certified Survey Map 12050; thence South

45"14'09' Eist along the southwesterly line of Wall Street, 1 .50 feet to the point of beginning; thence

continuing South 45;'14'09" East along said southwesterly line, 18.50 feet; thence South 69"35'05" West'

44.07 feeT thence North 44" 45'51" East, 40.00 feet to the polnt of beginning'

Said description contains 370 square feet or 0.008 acres more or less'

The above temporary limited easement is to terminate upon the completion of this project or on

the day the highway is open to the traveling public, whichever is later'
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Southem Wisconsin Appraisal

a,4./a GA Bock & Associales. Inc

1055 Prairie Drive - Suite C

Racine wl 534063971

Phone:262.886.2450

Fax: 262.886.61 45

Southem Wisconsin Appraisal
October 6, 2022

Ms. Karen Braun
Waukesha County Dept. of Public Works
515 West Moreland Blvd
Waukesha, WI 53 187

Re: Abbre,-iated Standard - Appraisal Report
Parcel No. 88, (The City ofNew Berlin, a Wisconsin municipal corporation)
15321 W National Avenue, New Berlin, WI
Project l. D.2722-07-22 (Moorland Road Rehabilitation)

Dear Ms. Braun

ln accordance with your request, this firm appraised the real estate located in the City ofNew Berlin,
Waukesha County, Wisconsin, identified above. The appraisal is intended to assist you (Waukesha

Couoty Dept. of Public Works) with negotiations regarding acquisition of a portion of the property in
conjunction with a planned road improvement project. In keeping with your instructions, the

appraisal complies with the Uniform Relocation and Real Property Acquisition Policies Act of 1970

and follows the minimal guidelines set by Uniform Appraisal Standards for Federal Land

Acquisitions.

A careful inspection of the exterior ofthe subject property was made on several occasions during the

past several months. The final viewing was on August 28,2022. Th€ attached report contains the

appraiser's estimate ofcompensation due the owner as well as a summary ofthe major factors

considered when developing this estimate. Please note the limiting conditions and special

assumptions under which this value estimate is made. They are found within the report.

Based on my analysis, it is my professional opinion that the amount ofcompensation due the owner

of the subject property as of August 28, 2022 is:

Six Thousand Six Hundred Dollars
$6,600

Should you require additional information or have any questions, please call.

Sincerely,

Gene A. Bock, SRA, CRA
Senior Appraiser, Southem Wisconsin Appraisal
Wisconsin Certified General Appraiser No. 3 I l -010

Enc.

Providing l{iscorcin with over
45 Years of Professional Service
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General Information

Property Owner:

Property Address:

Owner's Address:

Contact:

Lot Size:

Present Use:

Zorung:

Highest & Best Use - Before:

Highest & Best Use - After:

Conclusions

The City of New Berlin

15321 W National Avenue, City of New Berlin, WI 53151

3805 Casper Dr, New berlin, WI 53151

Tammy Simonson, City Engineer (262-786-8610)

4.005-acre (net area)

Commercial Use (Shopping Center Outlot)

B-l: Shopping Center

Commercial Use

Commercial Use

Waukesha County Dept. of Public Works

Parcel No. 88

2722-07-22

0.014-acre being acquired

0.018-acre (24-month term) being acquired

None being acquired

None being acquired

None present

None being acquired

None being acquired

S 1,481,900 (Land Only)

$ l.476.700 (Land Only)

$5.200

$ 1.350

$6,550

$6,600 (Rounded)

Before Value:

After Value:

Loss in Market Value:

Plus: Value TLE:

Total Loss or Damages:

Total Compensation (Damages)

+ Note *: In determining compensation, the appraisers have considered all compensable items allowed under
Wisconsin Statute Chapter 32.09(6)(a-g). Also, the appraisers have not included any iterns located within the

existing street right ofway as such items are non-compensable. The value reported is based on clear title of
the real property (land and improvernents). Also, as this is an appraisal of real property (real estate) no

consideration was given to personal property, business value, or intangible items that may, or may not, be

aflected.

ProjedI.D.2722-07 -ZZ

Moorland Road ICTH O) Rehabilitation
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Summary Of Salient Facts & Conclusions

Area & Interests To Be Acquired

Acquiring Agency:

Parcel Number of Subject:

Project ID:

Fee Acquisition:

Temporary Limited Easement

Permanent Limited Easement:

Access fughts:

Existing tught of Way (R/W):

Improvements:

Landscaping:
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Certificate Of The Appraisal

. To the best ofmy knowledge and belief, the statements contained in the appraisal report are true and the information
upon which the opinions expressed herein are based are correct, subject to the limiting conditions herein set forth.

. This appraisal has been made in conformity with appropriate Wisconsin statutes, regulations, policies, and procedures
applicable to the appraisal of right of way. To the best ofmy knowledge, no portion of the value assigned to this
property consists of items that are non-compensable under Wisconsin laws.

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

. I have no present or prospective interest in the property that is the subject of this report, and I have no personal

interest or bias with respect to the subject of this report or to the parties involved with this assignment.

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

. Any decrease or increase in the market value of the real property prior to the date ol valuation caused by the public
improvement for which this property is to be acquired, or by the likelihood that this property would be acquired for
such improvement, other than that due to physical deterioration within the reasonable control of the owner, was
disregarded in determining compensation for this property.

. My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the

"Relocation Assistance and Real Property Acquisition Policy Act of 1970" and is intended to be consistent with the
Uniform Standards ofProfessional Appraisal Practice (USPAP) by use ofthe Supplanental Standards Rule and the
Jurisdictional Exception Rule of USPAP, where applicable.

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

. I have not considered or included in this appraisal any relocation assistance benefits.

. No one provided significant real property appraisal assistance in the making ofthis report, other than the person
signing this certification.

On July 5, 2022, I invited the owner's representative, Tammy Simonson, City Engineer (262-786-8610), in writing and
attempted via phone, to accompany me on an inspection of the property. My invitation was declined as the owner's
representative did not respond to the appraiser's invitation. I had the opportunity to view the exterior ofthe property on
several occasions during the past several months. These inspections were made without the owner's representative being
present. The initial inspection was made on July 13, 2022 with the final inspection being August 28, 2022.Ihave made a

personal inspection ofthe property as well as made a field inspection ofand verified the sales relied upon in making this
appraisal. The subject and sales relied upon in making this appraisal are as represented in this appraisal. It is my opinion
that as of August 28, 2022, the total amount of compensation due to the owner for property and property rights acquired
herein described is Six Thousand Six Hundred Dollars ($6,600).

October 6,2022

Gene A. Bock, SRA. CRA
Senior Appraiser, Southern Wisconsin Appraisal
Wisconsin Certihed General Appraiser No. 3 I I -010

P r oje cL I.D. 27 22 - 07 - 22
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Na:ativeApprraisal Report

ldentification of the Subject Propefi

Subject's Five (5) Year Sales History

Doc. No. Grantor Sales Date Sales Price

4504050

Unknown

Burghardtia LLC

Unlnown

City of New Berlin

Burghardtia LLC

8/12/2020

3/13/2020

$1.196.000

$3.260,000

The subject properry was acquired by the City ofNew Berlin on August 12, 2020 for $1,196,000. lt
could not be determined ifthis weas an ann's length transaction. This parcel had been pan ofa larger
parent parcel that was once occupied by a Walmart Store, a big-box store with building of 107,000-sq ft.
This building had been vacant since in 2015. It remained vacant and was sold under foreclosure to
Burghardtia LLC (a/k/a Burchardt's Sporting Goods) on March 13, 2020 for $3,260,000. This sale was

not an arm's length transaction and not an indication ofmarket value. Prior to selling a portion ofthe
parent parcel to the City, Burghardtia LLC split the parcel under CSM 12050. The subject of this report
(subject parcel) was created as a part of this split, now Parcel I ofCSM 12050 (Tax Key NBC 1207-

965-003). The City in partnership with the Burchardt's Sporting Goods plan to make this parcel into an

indoor recreation center known as New Berlin Activity and Recreation Center with aftached retail space

owned and occupied by Burchardt's Sporting Goods. Construction is currently underway.

Summary of Area and lnterest Being Acquired

LAND 0.014-acre being acquired Fee Acquisition

None being acquired Permanent Easement

0.01 8-acre being acquired Temporary Easement

None being acquired Existing fught of Way (No Value)

IMPROVEMENTS None being acquired

LANDSCAPING None being acquired

OTHER No other iterns being acquired

The subject is Parcel No. 88 of Pmject Plat No. 272247-22, Plal Sheet 4.12, approved by Waukesha Comty on Febnrary 20,

2022. A copy ofthis plat sheet can be found in the addendum ofthis repo( Note: As p€r Wisconsin Statites no compensalion

can or was givetr for the existing nght of way or items within the exisdng right ofway. Atry items located within the existing

right of way can and should be removed al o*,ner's expense

Proiecf l.D.2722-07 -22
Moorland Road (CTH o) Rehabilitation

Page 3

Parcel No.88
Owner: The City ofNew Berlin

Property Address:

Property Owner:

Owner's Contact:

Owner Address:

Tax Parcel Number(s):

Property Description:

15321 W National Avenue, New Berlin, WI 53092

The City of New Berlin

Tammy Simonson, City Engineer (262-786-8610)

3805 Casper Dr, New berlin, WI 53151

NBC 1207-965-003

A 4.005-acre outlot to a neighborhood shopping center.

Grantee
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Acquiring Agency:
Date of Final lnspection:
Date of Value:
Date of Report:
Estimated Compensation:

Waukesha County Dept. of Public Works (County)

August 28, 2022

August 28, 2022

October 6, 2022

$6,600

Highway Project Description

Waukesha County (project sponsor) in cooperation with the Wisconsin Department of Transportation
(WisDOT), is proposing the rehabilitation of Moorland Road (County O) from Beloit Road (County I) to
National Avenue (County ES) in the City of New Berlin, Wisconsin. This project is federally (80%) and
tocally (20%) funded. Construction ofthe project is currently scheduled to start in the Spring of2023
and be completed by the conclusion of Summer 2024.

Currently, this section of Moorland Road is a suburban principal arterial with a posted speed limit of40
mph. Daily traffic volumes on Moorland Road range from 28,900 vehicles per day to 31,600 vehicles
per day with higher traffic volumes on the south and north ends ofthe project. It is roughly 28,400 per
day at the subject. National Avenue daily traffic volumes range from 14,600 vehicles per day to 15,700
vehicles per day. Moorland Road and National Avenue are on the National Highway System (NHS).
The NHS highways are critical to the nation's economy, defense, and mobility providing a primary
network for movement ofgoods and services through the nation. The NHS supplements the national
interstate system.

From the south project limits just north of Beloit Road to the Target/Froedtert Medical Center driveway,
Moorland Road has three travel lanes in each direction including two I l-foot-wide lanes and a l4-foot-
wide lane. Moorland Road consists of two l2-foorwide travel lanes and a lO-foot-wide parking and
auxiliary lane in each direction from the Target/Froedtert Medical Center driveway to the north project
limits near Churchview Drive. Within the project limits, National Avenue has two l2-foot-wide travel
lanes and a 10-foot-wide parking/auxiliary lane in each direction. There are currently no bicycle lanes or
bicycle accommodations on Moorland Road. The existing lO-foot-wide parking/auxiliary lanes is not
wide enough to be considered a bicycle accommodation. Sidewalks are present on both sides of
Moorland Road between Beloit Road and the Target/Froedtert Medical Center driveway and between
Howard Avenue and the north project limits near Churchview Drive. Land use adjacent to this section of
Moorland Road is primarily residential with commercial centers at the north and south ends of the
project at the Moorland Road/Beloit Road and Moorland Road,National Avenue intersections. The
existing right of way varies from I l0 to 170 Get on Moorland Road and from I l0 to 145 feet on
National Avenue.

Moorland Road consists ofconcrete pavement constructed in the late 1970s. The pavement on this
section of Moorland Road was last rehabilitated in 2006. That project included patching, a dowel bar
retrofit, and a continuous diamond grinding ofthe pavement. Currently, the pavement is in poor
condition with substantial deterioration ofthejoints, cracked slabs, and numerous patches that create a
rough driving surface. With initial construction in the late 1970s and the most recent rehabilitation
completed in 2006, this section of Moorland Road is nearing the end of its service life.

The addition of sidewalk along one or both sides of Moorland Road where it does not currently exist
was considered as part of this project. Due to a lack of support by the City of New Berlin, a decision was

Projecrl.D.2722-07-22
Moorland Road (CTH Ol Rehabilitation

Parcel No. 88
Owner: The CityofNew Berlin
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made to not add new sidewalk along the project corridor except where there is a gap bet*een existing
sidewalk on the east side of Moorland Road between National Avenue and Howard Avenue.

Construction is scheduled for Spring of 2023 with minor work in Summer of 2024. CTH O will be open

throughout the construction project with I lane of traffic in each direction. Access to residences and

commercial properties along the project corridor will be maintained during the project construction.

The proposed project is considered an improvement for the area and a general benefit for all area
property owners and residents. This work and project will not be a specific benefit to any one property
or property owner. The cost of this project is to be shared between the federal govemment and
Waukesha County.

General lnformation

Property Rights Appraised: The basis of property rights being appraised as well as the basis ofthe
rights being acquired are the fee simple interest ofthe subject property. The fee simple estate as

presented in the Fifteenth Edition ofThe Appraisal ofReal Estate as published by the Appraisal lnstitute
is defined as:

A fee simple estate implies absolute ownership unencumbered by any other interest or estate,

subject only to the limitations imposed by the govemmental powers of taxation, eminent domain,
police power, and escheat.

The subject has been appraised under the assumption that its title is free and clear ofall liens
encroachments or cloud-on{itle. All legal restrictions to and on the property will be taken into
consideration as to how they influence the use ofthe property in the determination of its market value. It
further assumes that the property is not tenant occupied. Iftenant occupied, no consideration was offered
for any tenant rights that may or may not exist. Should there be a business or going-concem within the

boundary ofthe subject property, this report does not consider, nor does it value any going-concern that
may be present.

The Fifteenth Edition of sal of Real Estate identifies a going-concern value as "the value

created by a proven property operation. It includes the incremental value associated with the business

concem, which is distinct from the value of the real estate only. Going-concem value includes an

intangible enhancement ofthe value ofan operating business enterprise which is produced by the

assemblage ofthe [and, building, labor, equipment, and marketing operation. This process leads to an

economically viable business that is expected to continue. Going-concern value refers to the total value

of a property, including both real property and intangible personal property anributed to business value."

As this is an appraisal of real estate only, no consideration was given to any personal property or going
concem. Again, should there be a business or going-concem within the boundary ofthe subject property,
this report does not consider, nor does it value any going-concem that may be present.

Scope of the Appraisal: This appraisal has been prepared to offer an estimate of the loss in market
value that may occur to the subject property because ofa planned roadway improvement project and

acquisition for the rehabilitation of Moorland Road. This project involves the rehabilitation ofthe
existing Moorland Road and replacing it with a new and modern road surf'ace. This is being done to
improve traffic safety as well as to improve traffic flow in this area. This appraiser has been asked to
provide an independent analysis ofthe likely loss in market value (damage) that may occur to the

P r oie ct l.D. 27 22- 07 - 22
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subject property known as 15321 W National Avenue, in the City of New Berlin, Waukesha County,
Wisconsin. The appraiser has been requested to follow both State and Federal guidelines in his
determination ofthe likely loss in market value to the subject property. Federal Rules require that loss
and damages be determined by the difference in the value ofthe property both before and after the
project has been completed. The State Rule also determines loss as the value ofthe part taken (part
acquired). State policy considers the loss in value to be whichever is greater, the loss calculated by the
Federal Rule or the State Rule.

The appraiser has considered and utilized both the State and Federal Rules in estimating the subject's
likely loss resulting from the proposed acquisition. Both the value ofthe part taken (State Rule) and the
before & after analysis (Federal Rule) have been included within this report.

This appraisal report has been prepared in accordance with the Uniform Standards ofProfessional
Appraisal Practice (USPAP) as adopted by the Appraisal Foundation. This appraisal was
completed under the Uniform Standards ofProfessional Appraisal Practice (USPAP) definition of
"credible." "Credible," as defined by USPAP 2016-2017 Edition, PageU-2, is defined as "w'orthy
of belief." Credible assignment results require support, by relevant evidence and logic, to the degree
necessary for the intended use. An appraisal report contains outline descriptions of the data, reasoning,
and analyses used to arrive at the value conclusion. It presents summary discussions of the data,
reasoning and analyses that were used in the appraisal process to develop the opinion ofvalue. Some
supporting documentation may not be included within this report. However, supporting documentation
that is not provided within the report concerning the data, reasoning, and analyses has been retained in
the appraisal work-file. The depth ofdiscussion contained in this report is specific to the needs ofthe
client and for the intended use stated in this report. The appraiser is not responsible for unauthorized use
of this report.

The scope of this assignment also includes an investigation ofthe market area to discover factors
affecting property value, a search of the market area for sales ofcomparable property, an analysis and
determination ofthe highest and best use ofthe subject, an inspection ofthe subject to determine the
physical characteristics ofthe area to be acquired and any improvements that are being acquired or
affected. It also requires the appraiser to review and investigate legal restrictions such as zoning laws,
existing easements, as well as other possible limitations placed on the subject. To provide for a credible
assignment result, as required by the Uniform Standards ofProfessional Appraisal Practice (USPAP), all
restrictions set by law, zoning, and/or restrictions set by existing easements that restrict or influence the
subject's use have been considered in the valuation ofthe subject.

The appraiser has been requested that this appraisal be made in conformity with appropriate Wisconsin
statutes, regulations, policies, and procedures applicable to the appraisal real estate to be purchased for
public use. Also, to fulhll the USPAP requirement of providing credible assignment results, and as
required by WisDOT appraisal standards and guidelines, the appraiser has not included, nor has the
knowledge that any portion ofthe value assigned to the subject property nor any portion ofthe
appraiser's estimated loss in value. or damages, include items that are non-compensable under
Wisconsin laws and guidelines. Compensation should be based on items, buildings, improvements, or
land that is actually taken by acquisition. Non-compensable items are often considered as changes that
are created by the municipalities "duly authorized exercise of its police powers." I The appraiser must
recognize that his analysis, especially ifrelying fully on the before and after analysis may, and often

' State Stutues Section 32.09(6)

Prolec1cI.D. 27 22-07 -2.2
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does, include non-compensable damage items. Wisconsin DOT standards and guidelines instruct that the
appraiser's final damages calculation can only include compensable damages and cannot include any
non-compensable damage components. While state policy requies that compensation to owners be

"just," there are numerous items for which a property owner cannot be legally compensated. As stated in
the WisDOT Real Estate Program Manual (REPM) updated March 2020, identifies a few common
examples of non-compensable items that include: "sentimental value, loss ofanticipated future profits,
inconvenience, changes in traffic direction or density, and circuity oftravel where reasonable access is

maintained" Other non-compensable damages that cannot be considered by the appraiser are changes or
items reflecting the municipalities use of its police powers. The use ofpolice powers is non-
compensable and should not be considered by the appraiser nor included within the appraiser's analysis
or damages.

The appraiser also examined and viewed the survey stakes/markings that were placed by the acquinng
agency's survey crew. These markings were set to mark or outline the area of the proposed acquisition.
The appraiser also reviewed page 4. I 2 of the proposed project plat, viewed the title work, the schedule
oflands and interest required, the preliminary construction plans, the project description and other data
provided by the project engineers and the acquiring agency. The size ofthe subject lot was supplied by
the acquiring agency and verified with public records. It is assumed to be correct. The size ofthe
proposed acquisition was provided by the acquiring agency and is also assumed to be correct. As the
appraiser is not a surveyor or engineer, neither was independently confirmed by the appraiser.

The appraiser contacted the local assessor lor basic information about the subject and relied on a county
plat map to identify the subject before the acquisition. He also investigated sales and uses of improved
sites and ofvacant land in the area. These investigations included, but were not limited to, the local
MLS service, county records, state assessment records, interviews with sellers and buyers ofland,
review ofrental data, and public information obtained from the county courthouse, newspapers, as well
as several govemmental websites. The appraiser made a curbside inspection ofeach ofthe comparable
parcels used in this report. The appraiser primarily used the land's unit value (value per acre) and the
"Part ofthe Whole" as the primary valuation method to value the real estate in the proposed acquisition.
The value estimate derived is based on the information outlined in this report and on sales activity in the
area.

As is typical for appraisals of this type, the appraiser placed greatest emphasis on that portion ofthe
subject that is being affected by the proposed acquisition and how the acquisition inlluences the

property's use and value. ln doing so, a cursory viewing ofthe total property was made. The subject
property, an outlot ofa neighborhood shopping center, appears to have a small portion of a larger
commercial building located within its boundary. This building is situated at the far rear ofthe subject
parcel. These improvements are very well removed from the acquisition area and very well removed

from the proposed project. They will not be influenced or affected by the acquisition or construction of
this project. As they are not to be directly affected by the proposed acquisition the appraiser has not
made a viewing ofthe interior ofthese structures. Also, as the proposed acquisition does not include, nor
will it influence the subject's buildings, the improvements are not being valued in this appraisal. For this
appraisal, the property is being appraised under the hypothetical condition that the subject is a vacant
outlot, without any buildings. As the subject's improvements are not being valued, this appraisal is

slightly limited in its scope and work undertaken by the appraiser. As the subject's structures are not to
be damaged or affected by the proposed acquisition, the lack of estimating their value does not diminish
the reliability ofthe appraiser's findings.

Project|D.2722-07 -22 Parcel No. 88
Moorland Road (CTH O) Rehabilitation Owner: The City of New Berlin
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Coronavirus Pandemic: [n January 2020, the United States and much of the World became aware of
a deadly viral infection that had claimed thousands oflives in central China. This virus has been
identified as the 2019 Coronavirus (now known as COVID-19). It produces a respiratory illness that
most people recover from without special treatment; however, it has been found to be highly contagious
and deadly to many people, especially those with underlying medical conditions. Injust a few short
weeks of its initial spread, the World Health Organization announced the COVID-19 outbreak as a
worldwide pandemic. The United States was not immune, nor protected, from this deadly disease. In
early March, President Trump announced "Stay at Home" guidelines to encourage citizens to remain
home and to avoid public contact and transmission ofthe disease. Similar "stay at home orders" were
issued by govemors across the county. In April 2020, the national unemployment rate jumped from
4.4o/o to 14.7o/o with Wisconsin jumping from 3.lo/o to 13.6%o, due mainly to the impact of COVID-19,
stay-at home orders, and the closure ofmany businesses. Unemployment numbers have improved since
the start of the COVID-I9 pandemic, and the numbers from October 2020 show that with 6.9%
nationally and 5.7o/o in Wisconsin. As ofthe writing of this report, the Coronavirus coDtinues to create
an unprecedented disruption in the worldwide and U.S. economy. It did have an immediate negative
impact on the national and local economy as well as many area Real Estate sectors. Many believe that
this negative impact, although likely to improve, may recover swiftly once the vaccine for the
Coronavirus is distributed to the masses. Early 2021 three predominant and very elfective vaccines
became available to US citizens. It appears that employment and the economy have begun to rebound in
the United States, and that once the vaccines are widely distributed and governmental restrictions lifted,
and employment/economy can retum to normality. Currently, there has not been a noticeable decline in
the local real estate market, but again, time has not yet allowed sufficient data to identifo the effects of
this unprecedented Iocal and national situation. Considering the strengths ofthe local economy and the

Projedl.D.2722-07 -22
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As requested by the acquiring agency, this Abbreviated Standard Appraisal Report is presented as a

summary ofthe appraiser's findings. This format may be more concise than other report formats but is
considered appropriate considering the minor nature ofthe proposed acquisition. Because the owner and
acquiring agency each are familiar with the subject and because the acquisition will not significantly
affect the property, a complete description ofthe property and improvements has not been included.
Also, as directed by the acquiring agency, the summaries ofthe appraiser's data presented may be more
concise than typical.

The appraiser would also note that as this appraisal assignment falls under the guidelines ofan eminent
domain appraisal. the appraiser's scope ofwork is also influenced by federal and state statutes, codes and
judicial precedent related to the acquisition ofprivate real estate lor a public purpose. State and Federal
guidelines, as well as state law (Section 32.09 Wisconsin Statutes) states that the appraiser cannot consider
any increase or decrease in the subject's fair market value that is caused by the likelihood ofthe public
improvement project for which the subject's real property is being acquired, is completed, and may
influence market conditions and/or area values. As such, the appraiser must value the subject property
without any knowledge ofthe proposed highway improvement project or the likely influences that may
be created by the introduction of this project upon the subject property or upon the subject's market
value. The appraiser cannot take into consideration any influence that the proposed project may create
other than direct damages or losses to the property resulting from the acquisition oflands or property
rights. This universal rule is known as the "Project [nfluence Rule" and must be strictly followed during
any eminent domain appraisal assignment to obtain reliable results. The appraiser took careful steps
within this appraisal not to consider any positive or negative influences on the subject that may be due to
the proposed municipal improvement project prior to work actually commencing.
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area's real estate market, it appears that any slowing or declines have swiftly corrected and appear to
have only been short term.

lntended Use of the Appraisal: The purpose of this appraisal is to assist the County and WisDOT in
estimating the amount ofcompensation due the owner for the acquisition ofreal property and property
rights as indicated above in accordance with the provisions of Section 32.09 Wisconsin Statutes, which
states that compensation shall be based on fair market value. The appraisal is intended for use by
employees and/or agents ofthe Waukesha County Dept. ofPublic Works (County) in negotiations and
subsequent acquisition of the real estate specifically identified in this report.

Fair Market Value: State and federal guidelines indicate that the estimate of damages to the subject
property be based on the subject's market value as ofthe date ofvalue. It also considered the subject to be

valued in its current or "as is" condition and features. As such. market values considered the fee simple title
ofthe property and all restrictions placed on it. Market Value is dehned as:

The most probable price which a property should bring in a competitive and open market under all
conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and
assuming the price is not affected by undue stimulus. lmplicit in this definition is the consummation of a

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

l. Buyer and seller are typically motivated;

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

interest;

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

4. Payment is made in terms of cash in United States dollars or in terms of financial arrangements
comparable thereto;

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.

Parcel No.88
Owner: The City ofNew Berlin

Page 9

The County and WisDOT are the intended users olthis appraisal report. Also, under state law, the
property owner will be given a copy of this appraisal report. The owner is cautioned to read the report in
its entirety. Although the owner will receive a copy of the report, the owner is not considered an
intended user ofthe report and should address any questions or concems to the acquiring agency's
negotiation agent. The possession of a copy ofthe report does not confer client or intended user stattrs

upon the holder, and no use other than that described above is authorized by the appraiser. As an
example, this report is not intended to be used for mortgage financing nor to secure a [oan.

Classification of Appraisal Report Type: The Uniform Standards of Prolessional Appraisal Practice
defines fwo distinct appraisal-reporting formats. These vary as to their level ofdetail. The current
appraisal analysis is presented as a Narrative Appraisal Report. It is considered by USPAP to be an

appraisal report suitable for multiple readers. The acquiring agency, as well as the Federal Highway
Administration, considers this appraisal report to be an Abbreviated Standard Appraisal Report. In this
format, all significant data is reported in tabular or abbreviated narrative format. As both the property
owner and the acquiring agency are both familiar with the subject property, this appraisal format appears

to be well suited for use in the instant case.

Prcjed |.D.2722-07 -ZZ
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Source: l2 C.F.R. Part 34.42(9); 55 Federal Register 34696, August 24, 1990, as amended at 57
Federal Register 12202, Apil 9, 1992 59 Federal Register 29499, June 7, 1994; Appraisal
Institute, The Dictionary of Real Estate Apprarsai, Sixth Edition, (Chicago, 2010) Page 75.

Because this is an eminent domain appraisal made under the jurisdictional exception to USPAP, the above
definition is also influanced by fbderal and state statutes. As stated in the Scope ofthe Appraisal, the
valuation ofthe subject is dependent on the "Project Influence Rule." Because this appraisal falls under the
guidelines ofan aninent domain appraisal made under thejurisdictional exception to USPAP, the above
definition is also influenced by federal and state statutes, codes andjudicial precedent related to the
acquisition ofprivate real estate for a public purpose. As such, the market value definition is amended per
the provisions ofthese laws that stipulate that "any increase or decrease in fair market value ofreal
property prior to the date ofevaluation caused by the public improvement for which the property is
acquired, orby the likelihood that the property would be acEtiredfor such improvement, other than
physical deterioration within reasonable control of the property owner, may nol be taken inlo account ln
determining just compensation for the property." The appraiser must value the subject property. in its
before condition, without any knowledge ofthe proposed municipal improvement project. The appraiser
cannot take into consideration any positive or negative influence that the proposed intersection project
may have on the subject's before value (before project value). Similar restrictions take precedence in the
determination ofthe after value, such as the appraiser cannot consider items or actions that are non-
compensable.

Jurisdictional Exception: This appraisal has been made in compliance with the policies and
procedures ofthe Federal Highway Administration, the Wisconsin Departrnent of Transportation
(WisDOT), the Uniform Relocation and Real Property Acquisitions Policies Act of 1970, as amended;
49 Code ofFederal Regulations (CFR) Part 24.103 and Wisconsin Statute 32.09. The appraisal was also
completed under the jurisdictional exception rule of the Uniform Standards ofProfessional Appraisal
Practice (USPAP). As requested by WisDOT, this appraisal has been transmitted as an Abbreviated
Standard appraisal report. This format has been approved by and follows the guidelines set by Federal
Highway Administration and the Wisconsin Department of Transportation.

Under the Jurisdictional Exception rule of USPAP, and as required under Wisconsin Statute 32.09(5)(b),
the definition ofmarket value has been modified to include the fact that "any increase or decrease in fair
market value ofreal property prior to the date ofevaluation caused by the public improvement for which
the property is acquired, or by the likelihood that the property would be acquired for such improvement,
other than physical deterioration within the reasonable control ofthe property owneL may not be taken
into account in determining just compensation for the property." In doing so, this will not diminish the
owner's estimated compensation and may. indeed, stightly increase it.

Also, to meet the requirements of Chapter 32 of State Statues, the subject's before and after condition
and valuations are based on the hypothetical condition that the start and end date ofproject construction
are indistinguishable and impossible to tell apart.

Exposure Time: The concept of market value assumes the hypothetical sale of a property given
reasonable exposure on the market. Further, the exposure time is presumed to precede the effective date
of the appraisal. Exposure time is defined in Uniform Standards o[ Professional Appraisal Practice
('USPAP') Statement on "Reasonable Exposure Time in Market Value Estimates" (Appraisal Standards
No. 6) as:

koject |.D.2722-07 -22
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The estimated length of time the propeny 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
ofthe appraisal; a retrospective estimate based upon an analysis ofpast events assuming a
competitive and open market. Exposure time is different for various types ofreal estate and
under various market conditions. It is noted that the overall concept of reasonable exposure
encompasses not only adequate, sufficient, and reasonable time but also adequate, sufficient, and
reasonable effort. The best estimate ofexposure time is a function ofprice, time, use, and current
market conditions for the cost and availability offunds. This is seen as an integral part ofthe
appraisal process and the estimate of market value.

In estimating the length of time the property would have been offered on the market prior to the
hypothetical consummation of a sale at market value on the effective date of this appraisal, the appraiser
considers information gathered on comparable sales and historical and current market conditions. As it
can be seen from many ofthe sales used in this report, as well as other sales from within the area, the

area's market has been slow with extended marketing times. These times vary greatly during the past
several years and a property often remains on the market for one to two years before selling. However,
recently the market has been improving. Marketing times have declined, and sales activity has been
improving since early 2015. The market is expected to continue to improve and with this continued
improvement, marketing times will decline. The market value conclusion ofthe subject property is based

upon a market exposure time of 150-days to 375-days, or less, assuming a reasonable and diligent effort has

been made to market the property at the indicated market value. It also assumes that the market's
improvements will continue and that no major changes in the economy will occur that would affect the
market exposure time negatively.

The appraiser has based this rationale primarily upon sales from within the market area as well as those
stated within this report. Although the comparable sales provided in this report were considered in
determining the subject's marketing time, they were not the only market activity analyzed. The appraiser

also reviewed real estate investrnent publications, local newspaper articles, reviewed sales marketing times
posted by the local MLS system, as well as interviewed typical buyers, sellers, and private investors in the
subject's general marketplace. After analyzing these factors. it is the appraiser's opinion that the subject's
value conclusion, as stated in this report, is based on a market exposure time of 15O-days to 375-days, or
less. This amount of time is considered a reasonable interval to prudently market the subject property,
accept a reasonable offer after negotiations, and proceed toward the sale, which may include other normal
contingencies typical in most offers.

Extraordinary Assumptions: In forming this opinion of value it was necessary to make assumptions
that can neither be proven nor disproved with information currently available to the appraiser. Such
suppositions are allowed under USPAP providing they are clearly labeled as extraordinary assumptions.

According to the Uniform Standards of Professional Appraisal Practice 2016/2017 Edition, "ar
extraordinary assumption is an assumption, directly related to a special assignmenl, as of the elfective
date of the assignment results, which, iffound to be .false, could aller lhe appraiser's opinions or
conclusions" -
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The client may wish to consult the appropriate experts to confirm these assumptions as the value
estimates could be adversely affected ifone or more is in error. For example, should the site be found to
be contaminated or contain soil contaminants, the value ofthe properry would likely be adversely
affected.
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The major extraordinary assumptions made in this appraisal include

The appraiser is aware ofno soil absorption, contamination, or bearing tests made on the subject
lot. It is assumed that the site has no adverse soil conditions or contaminants that would
adversely influence the marketability and value ofthe property. The property is assumed to have

no atypical or adverse environmental soil conditions. It is further assumed that all improvements
that may be located on the site can be efficiently and inexpensively demolished within current
market standards

A briefreview of area land sales would suggest that there has not been any, or only modest,
changes in the area's real estate market during the first six months after the introduction of
Coronavirus into the subject area (March I l, 2020). Prior to March 2020, the area's real estate

market had been active with short marketing times and appreciating values. However, market
conditions have deteriorated since March 2020. As significant data is not yet available to
determine the precise impact ofCovid-19 on the area's real estate market, this appraisal has been

completed under the assumption that the local market has stabilized and has not experienced any
decline and that the market has continued, and is expected to maintah, its strong market
conditions and appreciating values.

The acquiring agency did supply the subject's current lot size to the appraiser. The acquiring
agency has indicated that the subject lot contains 4.005-acre (excluding any existing road right of
way). The appraiser would note that CSM 12050 indicates a slightly larger size for the subject at
4.029-acre. For this report, it is assumed that the reported size of4.005-acre, reported by the
County, is correct. The lot size of4.005-acre (174,458-sq ft) is assumed to be the true and correct
net size of the subject lot.

The subject lot is a corner parcel that fronts on W National Avenue as well as on two secondary
street that appeius to be private interior development streets. The subject has no direct access

from National Avenue. The subject lot is assumed to be an outlot of a larger retail development
with secondary street access and shared access from that larger development. It is assumed that a
written access agreement exists, and it assures continued and adequate access to the subject
parcel for commercial use via this private road as well as across the larger parent development.

At the time of this appraisal, the rehabilitation work of Moorland Road (CTH O), as well as the
associated roads and intersections along this project, are expected to take roughly l7-months to
complete. Currently the County is considering a project construction date that is to start early
Spring 2023, say April l, 2023 and is to be finished by end of summer 2024, say August 31,
2024. Actual construction is estimated to take l7-months or less. For this appraisal, the actual
term of construction is assumed to be l7-months.

The proposed project involves the acquisition ofthe temporary use ofa small portion ofthe
subject lot. This area is known as a Temporary Limited Easement (TLE). Any TLE area that is
located on the subject lot is to be used temporarily and primarily during construction ofthis
project. As the County's use of the land within the proposed TLE area is only temporary, title to
the land will always remain with the owner. Even though no permanent rights to the TLE lands
are to be exchanged, the owner is due compensation for the County's temporary use ofthe TLE
area.

The project includes a proposed TLE area that is to be encumbered, assumably, from the date of
the appraiser's final inspection ofthe subject property (August 28, 2022) to August 31, 2024.
Therefore, for the purpose of this appraisal the full term ofthe proposed TLE is 24-months

(l)

(2)

(3)

(4)

(s)

(6)

(7)
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(August 28, 2022 to August 31,2024, rounded). The County will have the right to use the lands

located within the TLE area during the term of construction as welI as before construction
begins, assumedly from the date ofthe appraiser's final inspection ofthe property on August 28,

2022. For this appraisal, the full term ofuse of the TLE area is assumed to be 24-months and will
terminate on or before August 31, 2024.

(8) The project engineer has informed the appraiser that construction in the immediate area ofthe
subject property is expected to be completed within a much shorter time frame than the full 24-
month term ofthe TLE. The project engineer also stated that there is to be very limited use, if
any, prior to April l, 2023. For this appraisal, it is assumed that the primary use ofthe lands

within the proposed TLE area will be during the actual construction of the road. Also, it is
assumed that only minimal use will take place prior to April l, 2023. As the County will have the

right to use the TLE area and limit the owner's use during the term ofthe TLE, the owner's loss

in use is considered compensable.

Again, it should be noted that the extraordinary assumptions are used to clarify information that was

unclear or unknown at the time of the completion of this report. Should any ofthese assumptions later

be found to be inaccurate, the concluded estimate ofthe subject's market value and/or the appraiser's
estimate ofdamages (loss) could possibly change. The appraiser reserves the right to review and modify
this report should any ofthe extraordinary assumptions offered above be found to be in error. Errors
could result in an increased valuation or possibly reduce the estimated damage amount. It is unlikely that
any changes would result in a significant change or influence in the conclusions reported in this
appraisal.

Hypothetical Conditions: In forming an opinion of value it is sometimes necessary to complete an

appraisal assignment under an assumption that is known to be erroneous. Such suppositions are allowed
under USPAP providing they are clearly labeled and are needed for the purpose ofanalysis or required

for legal purposes.

As defined by the Appraisal Institute hlpothetical conditions are:

"That which is contrary to whot exists but is supposedfor the purpose ofanalysis. Hypothetical
conditions assume conditions contrary to known facts about physical, legal, or economic

characteristics of the subject property; or about conditions external to the property, such as

morket conditions or trends; or about the integrity ofdata used in an analysis." l

As hypothetical conditions often lead to misunderstandings or mislead the reader, they are seldom

considered to be applicable. However, to follow State and Federal Guidelines the appraiser must
consider the subject's "after condition" under the hypothetical condition that the proposed project has

been completed. In addition, State and Federal Guidelines (49 CFR Part 241.03(b)) further requires the

appraiser to disregard any decrease or increase in the market value of the property that has been caused

directly by the project prior to the date ofvalue. In following this directive, this appraisal uses the
hypothetical condition (in the "before condition") that the proposed public improvements do not exist.

and have not been proposed, and have not yet been started. The proposed public improvement project is

2 Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute),
2010. (USPAP. 2010-201 I ed.)

Pr oject l.D. 27 22- 07 -22
Moorland Road (CTH o) Rehabilitation

Page 13

Parcel No. BB

Owner: The City ofNew Berlin

26

Page 66 of 113



In accordance with Wisconsin Statute 32.09, the subject is appraised in the "after condition'' under the
hlpothetical condition that construction for the proposed public project is complete as ofthe effective
date ofthis appraisal. As the highway construction, has obviously not yet begun, the appraiser needs to
make the hypothetical condition to value the property in its after condition under the assumption that the
roadwork has been completed. The use ofthis hypothetical condition may have also influenced the
appraiser's results and most likely has increased the appraiser's estimate ofdamages.

Also, as required by state law and federal guidelines, the appraiser has not considered any changes or
items that are non-compensable. Although some non-compensable items and/or changes may reflect a

change in value, state law (Section 32.09 Wisconsin Statutes) prohibits the appraiser from considering
such changes in his analysis and appraisal. Therefore, non-compensable changes or non-compensable
items acquired are assumed to be ofno value as a hypothetical condition of this report.

Subject Property Analysis

Whole or Larger Parcel - The concept of /a rger parcel or whole parcel is an analyical principle
unique to eminent domain valuation and is an essential step in determining the property to be appraised
and therefore, essential to the determination of damages.

The "larger parcel" is defined in the Dictionary ofReal Estate Appraisal Third Edition as follows

In Condemnation, that tract or tracls of land which are under the beneficial control of a single
individual, or entity and have the same, or an integrated, highest and best use. Elements for
consideration by the appraiser in making a determination in this regard are contiguity, or
proximity, as it bears on the highest and best use of the property, unity ofownership, and unity of
highest and best use.

Proje d. l.D. 27 22-07 -22
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a condition extemal to the subject property, and as the before value does not recognize the existence of
this proposed project, contrary to known fact, this hypothetical condition is required. The use of this
hlpothetical condition may have a positive influence on the appraisal results and likely increase the
appraiser's estimate of damages.

The subject parcel appears to be an outlot to a larger shopping center development. It is currently owned
by the City ofNew Berlin and appears to contain a small portion of a larger existing structure once
occupied by Walmart. A small portion of this large 107,000-sq ft old Walmart building encroaches onto
the rear portion ofthe subject lot. It appears that his encroaching building gas been vacant for quite
some time and likely holds no value and would need to be razed or fully remodeled to become suitable
for use. It very likely has no contributory value. The portion ofthe building that encroaches onto the rear
ofthe site, is very well removed from the acquisition area, and represents only a very small portion of
the total land area. For this appraisal, the subject is being valued under the hypothetical condition that it
is a vacant lot without any improvements or buildings. Utilizing this hypothetical condition will not
negatively impact the results ofthe appraiser's estimate ofloss or damage to the property.

State Statute requires that the subject's before and after values to be based on the hypothetical condition
that the start and end date ofproject (construction) are simultaneous, indistinguishable, and impossible
to tell apart. This hypothetical condition is the basis ofthe Before & After Valuation (Federal Rule) and
is required to be followed by the appraiser.

Page 14
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The Uniform Appraisal Standards for Federal Land Acquisitions indicated the following about the larger
parce[:

It should be noted, however, that since unity ofuse is one of the elementsfor an integratetl unil,
it would not necessaily follow that a continuous body of land in the same o*'nership constitutes
a unitfor valuation dthe highest and best usefor various parts are di,ferent. Failure to vahrc the
property as an integrated unil should, however, always be explained and supported.

ln determining the larger parcel to be appraised, the appraiser must consider three main factors in
his analysis. These primary factors are as follows:

Unity of Title: This is generally referred to as the equal legal control over the ownership and
future use of the lands or tracts in question.

Contigttotts Location (Unily of Localion): In general, separate parcels or tracts can be
considered as parts of the larger parcel if they are neighboring parcels and only reasonably
physically separated so that they are or can be used as one.

Unity of Use: Unity ofuse typically is not restricted to parcels that are not reasonably separated.
The appraiser must determine if it is reasonably probable that separated parcels or tracts
would sell as one integrated single entity even when reasonably separated. When it can be
shown that parcels would be sold separately as individual tracts and not as one larger parcel
then each parcel should be considered as a separate larger parcel.

The local assessor's office has indicated that the owner ofthe subject parcel does not own any adjacent
or additional tax parcels within the immediate area ofthe parcel being appraised. As such, it appears that
the owner's lands that are being considered as the subject property, or the whole or larger parcel

appraised, is the 4.005-acre property known as 15321 W National Avenue, in the City ofNew Berlin,
Waukesha County, Wisconsin. Therefore, the subject parcel is one parcel that contains 4.005-acre. There
are several plat maps and aerial photographs located within the addendum that depict the subject's
whole or larger parcel (subject property). For simplicity, it will be referred to in this report as the subject
property.

Subject ldentification: The whole or larger parcel being appraised (subject property) has been

identified by a legal description. A copy of this legal description can be found in the addenda ofthis
report. It identifies the subject property before the acquisition (Before Condition). This legal was
provided by the County and is presumed to be correct. The subject is also known as, and identified as,

15321 W National Avenue, in the City of New Berlin, Waukesha County, Wisconsin. The subject is
further identified as the Cify of New Berlin tax key number NBC 1207-965-003 as well as Parcel No. 88

of the Waukesha County Dept. of Public Works project plat nt;;mber 2722-07 -22.

Subject's Assessment Data: The subject property is identified by the City of New Berlin as tax key
number NBC 1207-965-003. As the subject is owned by the City, it is not assessed nor is it taxed.

Subject Property Analysis: The subject property is a good-sized commercial parcel of4.005-acre. It
appears to be an outlot to a larger commercial development situated in the southeastern comer ofthe
intersection ofW National Avenue with S Moorland Road. The subject lot is located on the south side of
National Avenue, roughly one block east of S Moorland Road. The subject parcel is a comer lot that sits

on the south site of National Avenue and abuts an interior secondary street known as Wall Street. Wall
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Street extends south off National Avenue, along the subject's eastem lot line, for roughly one block. It
provides access to the subject, the larger shopping center development, as well as a mixture ofnearby
commercial uses. The subject is an elongated and sloped lot that is irregular in its shape. Its irregular
shape and sloped topography will detract from its utility, appeal, and value. It sits at the southwestern
corner of the intersection of W National Avenue with Wall Street. An entry drive, with median, that
enters the larger development abuts the subject along its western lot [ine.

The subject appears to be a part olan older retail development known as Moorland Square Shopping
Center. It appears to be an outlot of this larger development. Until recently, the subject had been part of
a larger parcel that was previously occupied by Walmart Store, a big-box store with a building of
107,000-sq ft. This building had been vacant since in 2015 and remains vacant as ofthe appraiser's
initial inspection. This larger parcel sold under foreclosure to Burghardtia LLC (a/k/a Burchardt's
Sporting Goods) on March 13,2020 for $3,260,000. The parcel was then split under CSM 12050. The
subject parcel was created as a part of this split, now Parcel I ofCSM 12050 (Tax Key NBC 1207 -965-

003). The City purchased the parcel shortly after the lot was created via this split. The lot also includes a

small portion of the older Walmart Store building that encroaches onto the property near its rear
(southem lot line). Burchardt's Sporting Goods retain the remainder ofthe larger parent parcel and is in
the process of rebuilding the older big-box structure to house a Burchardt's Sporting Goods Store. The
City, in partnership with Burchardt's, plans to develop the City parcel into an indoor recreation center
that is to be known as the New Berlin Activity and Recreation Center. It is to be attached to the retail
space owned and occupied by Burchardt's Sporting Goods. Construction is cunently underway on these

two parcels. Below is a photo showing the construction that is taking place on the subject and the
abutting Burchardt's Sporting Goods Store.

(Photo facing west from l4r Wall Street. Taken July 13,2022)
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The subject appears to share access as well as some parking with Burchardt's as well as with the larger
Moorland Square development. It should be noted that a portion of the older Walmart building is indeed
located within the e rear portion ofthe subject. It is estimated that roughly 25,0OO-square feet olthe
older Walmart building sits within the boundary of the subject parcel. This 25,000-sq it area is to be
rebuilt into the New Berlin Activity and Recreation Center. However, as stated earlier, the subject is

being appraised under the hypothetical condition that it is a vacant lot without any buildings.

The subject lot is a sloped parcel that sits below the grade of National Avenue, yet at grade with the
Moorland Square development. The lot slopes steadily from north to south, away from National Avenue.
Drainage appears to be from north to south. National Avenue forms the subject's lront (northern) lot line
with Wall Street forming the eastem lot line. A private entrance driveway to Moorland Square border
the subject along a portion of its western lot line. The lot has no direct access from National Avenue.
Access to the subject is from Wall Street with what appear to be shared access from the private
development driveway to the east as well as shared access from the abutting Moorland Square
development. A good part ofthe subject is paved and used as common parking for the Moorland Square
and Burchardt's development. The subject has good and reasonable access for most uses. The subject is
one of multiple commercial uses located in this development that provides and shares ingress and egress

to a number of lots and uses within the Moorland Square development. To the most part, the subject
appears to be a paved parking lot that is shared in its use with the larger Moorland Square development
and improved outlots of this development. It is well suited for a wide variety of commercial or business

use.

As is rypical for this area, the subject parcel does have sanitary sewer and municipal water. Both are

available to the subject. There is a small amount of landscaping located on the subject site, mainly near
National Avenue. There are some scattered pine trees as well as a lock-block retaining wall located
along the subject's National Avenue frontage. This retaining wall is topped with a metal fence. There are

also several parking lot light poles, with lights, located around the perimeter ofthe parcel. Again, most
ofthe parcel is paved for parking with most ofthe perimeter being grass covered.

Both W National Avenue and nearby S Moorland Road are busy connecting highways. From just north
ofnearby Beloit Road to the TargeVFroedtert Medical Center driveways, Moorland Road has three
travel lanes in each direction including two I l-foot-wide lanes and a l4-foot-wide lane. North ofthe
Target/Froedtert Medical Center driveway to Churchview Drive the road consists of two l2-foolwide
travel lanes and a l0-foot-wide parking/auxiliary lane in each direction. From Churchview Drive to
National Avenue, Moorland Road has two l2-foot-wide travel lanes and a l0-foot-wide parking and/or
auxiliary lane in each direction. Again, as the subject parcel is located along the National Avenue a short
distance east of Moorland Road. Along its length, Moorland Road is a four-lane busy arterial highway
with grass median. It carries an average daily traffic count of28,900 vehicles per day to 31,600 vehicles
per day with higher traffic volumes on the south end near the TargeVFroedtert Medical Center
driveways where it is reported to be 35,700 vehicles per day. Just south of National Avenue, Moorland
Road has a daily traffic count of3l,l00 vehicles per day. In the area ofthe subject, National Avenue is a
four-lane roadway with median. Here it is reported to have a traffic count ofroughly 15,500 per day.
Traffic volumes are anticipated to increase, along with the expected increase in population ofthe City of
New Berlin and surrounding area. The subject's location along this busy arterial street adds to its
commercial use, its appeal and value. Photos ofthe subject's improvements can be lound in the

addendum section to this report.

Following is an aeriaUsketch obtained from the Coogle Earth website that shows the general
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Aerial/Sketch - Befor€ the Acquisition

mis sketch is not to scale and shows approximate lot line locations. Again, il should be noted that the subject is
being vahed under the hypothetical condition that it is o vaco t lot without building(s).

Zoning: As indicated earlier, the subject property is located within the City of New Berlin. The City of
New Berlin maintains and administers its own zoning code to regulate land use, development, and to
enhance safety within the area. This code has been updated and revised several times since its inception.
The appraiser was informed that the subject is located within the B- I , Shopping Center District of the
City of New Berlin.

The B-1, Shopping Center District is intended to be used by a broad range ofretail sales and service
uses. The district is also intended to provide for the orderly and aftractive development and grouping in
appropriate and convenient locations for small lot general business activities. It is requiring and
promotes ample on-site parking with the use of landscape planting screens in areas adjacent to non-
business uses, such as residential uses or other incompatible uses. It is intended to maintain and blend
with the character ofadjacent land uses and be harmonious in nature.

In general interior lots shall contain a minimum of40,000 square feet. Those lots intending to be used
for neighborhood shopping centers require a minimum of3-acres and lots to be improved with
community shopping centers requiring a minimum of l0-acres. All lots are required to be not less than
200 feet in width at the building set back line. All improvements must be set back at least 5O-feet from
front streets. Rear yard and side yard setbacks of25 feet are required in the B-l district. Maximum
building area shall not occupy more than 50% ofthe total lot area with buildings and hard surfaces
(parking, paving, drives, and walks) not covering more than 75% of the total lot area. Buildings cannot
be over 35 feet in height. A permit is required to erect, locate, move, or alter any commercial sign or to
alter or improve any buildings. On-site parking and buffer landscaping is also required in the B-l zoning
district.
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The subject parcel has also been granted a Planned Unit Development (PUD) Overlay to its current
zoning. Projects, buildings, subdivisions, land divisions, or any development may be granted a PUD
Overlay District by the City. The PUD Overlay District identifies a specific project, building,
subdivision, or land division that would be granted development authority under one combined
application to the Zoning Department. In doing so, portions ofa development may be granted additional
zoning authority for specific uses. However, these uses still are to fallow the underlying zoning district
unless specifically identified for a zoning change. In most cases the underlying zoning remains the base

zoning with control of requirements for development. The PUD district allows one plan and one

application for approval by zoning officials. All PUD districts are reviewed individually by City
Planning and Zoning and approved on an individual basis. The subject's PUD does not appear to have

altered its zoning or its allowable uses. The subject's PUD overlay district is intended to allow the
subject as well as several abutting parcels, primarily to the east, to be developed in conjunction with the
City Center Development and development of the New Berlin Downtown area. Again, the underlying B-l district
takes precedence for zoning controls and approved uses for the subject.

The appraise would note that the planned development ofthe subject property in conjunction with Burchardt's

Sporting Goods as the New Berlin Activity and Recreation Center is allowed under the PUD overlay. It is
also considered to be a light commercial use of the property that is allowed under the B-l zoning code.

A[[ parking areas are required to be paved and clearly marked and striped. Parking stalls are required to
be a minimum ofnine feet wide and l9-feet long. These sizes can very slightly for angular parking
stalls. There is a minimum ofone stall per every 300 square feet ofgross building area plus one stall for
every worker employed. The B-l zoning district also requires that all parking stalls be setback at least l0
feet from abutting roads. Also required are landscaping buffers that are to be located around the parking
areas and in commercial front yard setbacks.

Based on the appraiser's exterior inspection. and without a current survey. it appears that the subject
site, its development as a recreation center, does meet the requirements of the B-l zoning district as well
as the PUD Overlay district. The commercial or retail development and use of the property would also

fallow and be allowed under current zoning. Therefore, the site is a legal conforming parcel under the B-
I zoning district. The conforming status ofthe subject will not change because ofthe proposed
acquisition.

Highest & Best Use: Real estate is always valued at its Highest and Best Use, and as suctl the Highest
and Best Use ofthe subject parcel needs to be determined. In determining the subject's highest and best use

the appraiser needs to take into consideration the desirability ofthe site's current use and whether that use

should be continued. According to the Eleventh Edition of the Appraisal of Rea[ Estate, published by the
Appraisal Institute, highest and best use may be defined as:

"The reasonably probable and legal use ofvacant land or an improved property that is
physically possible, appropriately supported, financially feasible, and that results in the highest
value. "

In cases where a site has existing improvements, the highest and best use may be different from the
existing use. However, the existing or interim use will continue until the property value is less than the
value ofthe vacant land including razing costs. When a propeny's highest and best use can reasonably
be expected to change, in the near future, the site's current use is an interim one. The site's value would
be that ofthe anticipated use. The anticipated use should be the most profitable among the alternatives
that are legally permissible, physically possible, and economically feasible.
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Implied within the definition of Highest and Best Use is the recognition that specific use to community.
environment or to community development goals are considered in addition to wealth maximization of
individual property owners. Also implied is that the determination ofhighest and best use results from
the appraiser's judgment and analltical skill, and therefore represents an opinion not a fact to be found.
In appraisal practice, the concept ofhighest and best use represents the premise upon which value is
based. In all instances the conclusion ofhighest and best use must meet the following criteria:

l. Is the use physically possible on the site?
2. Is the use legally permissible or reasonably possible?
3. Is the use economically and financially feasible under existing and projected market

conditions?
4. Is the use estimated to be the most profitable among the altematives that are legally

permissible, physically possible, and economically feasible?

Highest and Best Use Conclusion: Based on the appraiser's considerations of the factors listed above, it
is the appraiser's opinion that the Highest and Best Use ofthe property is to be developed and built on
for commercial use. As the parcel, a 4.005-acre lot, is in a strong commercial area with a mixture of
commercial uses and as it is located on a busy street with strong exposure, the site is well positioned and
well suited for commercial development. The current zoning ofthe lot would allow for a wide variety of
commercial uses to be placed on this parcel. The legal, physical, and general characteristics ofthe lot all
support commercial development. Such a use would also be harmonious with the existing uses within
the area and likely welt received by market participants. It is the appraiser's opinion that the subject's
highest and best use is for commercial development and use. The appraiser would also note that the
planned recreation center in conjunction with a retail sporting goods store is considered to be a
commercial use and would follow the highest and best use opinion stated above.

It should be noted that the highest and best use ofthe property will not change because ofthe proposed
acquisition or project.

Proposed Acquisition

Description of the Acquisition: The County did provide a complete (metes and bounds) written legal
description ofthe proposed acquisition for the appraiser's use. The proposed acquisition is known as

Parcel No. 88 on page 4.l2 ofthe County's Project Plat No. 2722-07 -22. A copy ofthe plat showing the
proposed acquisition can be found in the addenda of this report. The appraisal is based on this
intbrmation and on the appraiser's observation of survey stakes placed by agents ofthe acquiring agency
to mark the proposed acquisition.

P r o ie ct. l,D. 27 22 - 07 - 22
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There will be a small and permanent acquisition of land or property rights from the subject parcel. There
will be no access rights acquired and no restrictions acquired to placed restrictions on the subject's
access. No air rights are to be acquired. There will be no change in the subject's zoning or loss of its
status with zoning (i.e., legal, or legal non-conforming statr.rs will be retained). There will be no severed
lands created by the proposed project nor any severance damage to the owner's remaining property.
There will be no fencing lost because ofthe proposed project and there will be no need for the owner to
install any fencing to separate the remaining prope(y from the project area. In general, the County
proposes to acquire the following rights from the subject property.
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o The County proposes a Fee Purchase ofa very small and narrow strip of land that contain a total of
0.014-acre or roughly 607-sq ft. This area is shown as a striped areas on the acquisition plat in the
addenda to this report. This strip lies immediately adjacent and runs parallel to the existing right of
way ofW National Avenue. It is to be 1.5-feet wide and run along the full length oithe subject's
National Avenue frontage. Title and all rights to this strip of land will be acquired by the acquiring
agency and will be transferred from the owner to the County. This area is to become part ofthe road
right of way. There are no improvements, structures, or buildings located in this area. The fee

acquisition area appears located between the subject's fronting lock-block retaining wall and the

National Avenue public sidewalk. Most, ifnot all, ofthe fee acquisition appears to be paved as part
of this public sidewalk.

Proie(f. l.D. 27 22-07 -22
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o The County proposes to acquire the temporary use, also known as a Temporary Limited Easement
(TLE), over two small triangular shaped areas that contain a total of0.018-acre (roughly 826-sq ft).
This small strip is shown as the lightly dotted area on the acquisition plat located in the addenda. The
proposed TLE area are similar sized triangular shaped areas, one located in the northeastern comer
of the lot with the other being in the northwest comer of the lot. Each abuts National Avenue as well
as the abutting development entry drive or Wall Street. The TLE areas are grass covered and do not
contain any buildings. or structures. A very small portion ofthe eastern end ofthe subject's lock-
block retaining wall and its handrail encroaches slightly into the eastem TLE. However, the project
engineer has informed the appraiser that this wall and railing will remain in-place and be unaffected
by the construction that is to take place within this area.

The TLE area is needed to allow the acquiring agency the right to temporarily enter a small portion
ofthe subject lot to complete their work on the rehabilitation ofthe abutting roadway (National
Avenue) as well as the abutting public sidewalk, curbing and gutter. The TLE will be used primarily
to make repairs to the subject's lawn area should it be damaged during construction. The TLE will
also offer the acquiring agency the right to enter the TLE area to restore any damages that may occur
to the subject's driveway, the adjacent public sidewalk, lawn area, and/or any damage that may
occur to the subject's lock-block retaining wall that lies adjacent to the public sidewalk. The
acquiring agency will also have the right to enter this area, plant or remove vegetation, operate

necessary equipment on, the right ofingress and egress, and to have its employees enter and work
within this strip ofland. There are no planting, trees, or landscaping located in the TLE area.

The TLE area is to be restored to substantially the same condition after construction has completed
as before construction began, however, any landscaping that is removed will not be replaced by the
County. There will be a very minor degree ofinfluence, or change, to this land resulting from the
acquiring agency's short and temporary use ofthe area. As such, the TLE will temporarily reduce

the owner's ability to use the lands in the TLE area during the term ofthe TLE. As stated earlier, the
TLE will be used by the acquiring agency for a limited period and only during the time of
construction of this project. Full ownership ofthe area covered by the temporary easement will
remain with the owner. The acquiring agency will terminate its use once construction of this project
is completed.

Located within the TLE is a portion of the subject's lawn area. Should the lawn be damaged within
the TLE area, it will be repaired/restored, in kind, as a part ofthe project and at no cost to the owner.
The project engineer has informed the appraiser that the portion ofthe lock-block retaining wall and

its handrail will remain unaffected by construction.
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Effects ofthe Acquisition: The size ofthe subject lot will be reduced very slightly in its size (by 607-
sq ft) because ofthe proposed fee acquisition. However, the utility, marketability, and appeal ofthe
subject parcel will not be signiticantly altered. The property's compliance with zoning will not change
because of the acquisition nor will its highest and best use. No buildings, structures, signs, curbing, or
paved parking will be affected. The traveling lanes of traffic on the newly constructed highway may
move slightly closer to the subject's National Avenue lot line, but this will be minimal. There will be no
loss in the subject's market value resulting from the minor change in the location or configuration of the
newly built National Avenue, Moorland Road, nor the abufting intersection of National Avenue with its
intersection with the private interior streeVdriveway.

There may be some sma[[ change in the grade ofthe lands in the TLE area; however, because this
change will be minimal, it will create no damage to the remainder. No permanent damages will result to
the site because ofthe temporary use ofthe land in the temporary limited easement (TLE). The County
will re-grade, re-pave, or re-seed the TLE area once construction is finished as part ofthe project so that
the area does not appear denuded. No landscaping is to be damaged or removed from the parcel because
of construction.

lnspection Date: The appraiser contacted the owner by mail, inviting the owner to accompany the
appraiser on the inspection ofthe property. The owner did not respond to this invitation. The appraiser
had the oppomrnity to view the exterior of the property on several occasions during the past several
months. The final inspection ofthe property was on August 28,2022, without the owner being present

Valuation Process

Estimating market value involves a systematic process in which a problem is defined, and data
classified, analyzed, and interpreted. The process generally involves thee traditional approaches to
value. Each relates in a different way to the actions ofa typical buyer. Each has its own requirements,
strengths, applications, and limitations. As the subject is being valued under the hypothetical condition
that it is a vacant lot, and as land is the sole portion of the property that is being acquired, full
consideration was made on the valuation ofthe subject land.

The three traditional approaches used in the valuation ofreal estate are:

a Cost Approach is based on the premises that a buyer will not pay more for something than it
would cost to replace it with an item. This approach works well for parcels with newer buildings.
It is not considered to be applicable, and should not be used, to value vacant land. As the subject
is a vacant tract ofland, the cost approach to value was not considered to be applicable and was
not used in this appraisal.

a Income Capitalization or Income Approach is based on a property's abitity to produce an
income, (usually by leasing it to another party). In this analysis the appraiser evaluates potential
income flow and capitalizes it to an estimate ofpresent worth. [t requires the collection ofdata to
ascertain economic or market rent, vacancy rates, expenses, and capitalization rates for similar
properties. This approach assumes that the property could easily become available for lease
and/or sold to an investor. The data to be used would be obtained from actual market transactions
of similar space as ofthe effective date valuation. This information is generally obtained from
participants in the transactions, brokers, public records, or from documents pertinent to the
transaction. This approach works well for multi-family strucrures or commercial real estate but is
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typically not considered to be dependable in the valuation ofvacant land. As the subject is a
vacant lot this approach is not applicable and was not used in this report.

t Sales Comparison Approach (also known as the market analysis) determines a property's value
by comparing it with similar properties that have recently sold or those that are currently offered
for sale. The sales comparison approach utilized recent comparable sales of similar facilities.
This data is obtained from buyer, sellers, real estate agents, public records, data gathering
services, and other appraisers. In addition, a survey of market trends was determined by
discussions with real estate owners, brokers, and leasing agents active in the subject property
tlpe and marketing area. Sales are verified by both examinations ofrecords and interviews with
participants in the sale. These sales would then be compared with the subject and adjustments
made for differences. Once reasonably adjusted for variance with the subject this information
was utilized to reconcile a value indication from the market as of the effective date ofvalue. This
approach is typically the best indication to value vacant land (tots) as well as improved parcels
with buildings (homes, garages). In this appraisal, this approach was the only approach used to
value the subject.

When multiple approaches are used, the value indicated by each olthe three approaches must be
correlated into a single estimate of the property's worth. A simple mathematical average is not used.
Instead, the appraiser must weigh the relative strengths and weaknesses ofeach approach as it relates to
the subject and balance each with his knowledge ofthe market. ln this appraisal, the sales comparison
approach was the only approach used and it was used to value the subject.

Valuation of Loss to Real Estate (State Rule)

As indicated earlier, the determination ofthe owner's compensation requires consideration be given to
the following factors:

Per proper appraisal procedures, the appraiser has valued the subject site (land) by comparing the subject
site directly with similar pieces ofproperty that recently sold (sales comparison analysis). This approach
is used to value the part acquired as well as to establish the lot's market value in it's before and after
conditions. It would also be used to value the separate entify, should that analysis apply. Because the
proposed acquisition does not change the highest and best use of the subject and as the property is being
appraised under the hypothetical condition that the subject is a vacant parcel without any buildings or
structures, the cost and income approaches to value have not been included within this report and they
are not applicable. The omission ofthe cost and income approaches do not affect the reliability ofthe
land value estimate in this case.

Pr oiec. l.D. 27 22-07 -22
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A. The loss or damage to a property can be measured by the difference between the market value of
the property before the acquisition and the market value after the acquisition has been completed.

B. The value of the lands located within the acquisition (lands being acquired) also known as the
value ofthe part taken.

C. The loss in value to a property resulting from an acquisition is considered as a separate entity and
is estimated by the market value ofthe entity ifindeed, it can be sold and operated on its own.

In many instances, these values are all equal but in most, they differ. State requirements indicate that the
higher value is the loss to the owner as well as the owner's compensation.
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Separate Entity: The appraiser has been asked to consider evaluating the area ofthe proposed
acquisition as a separate entity. However, in the appraiser's opinion, the proposed fee acquisition is too
small and narrow, at only 1.5-feet in width, to hold utility. As such, it is not considered to be marketable
as an individual parcel. Its only possible use would be in conjunction with the abutting property, the
subject lot. As the area ofacquisition has no distinct and separate use other than to the subject, the
separate entity analysis was nol considered applicable and was nol used.

Land Valuation (Sales Comparison Approach)

The subject lot (land) is the primary segment ofthe subject that is to be affected by the proposed
acquisition, as such; great consideration was given to valuing the subject's site in determining the
subject's loss created by the proposed acquisition. The appraiser has relied solely on the sales

comparison approach in determining the market value ofthe subject lot. As is typical in the valuation of
land, the income and cost analysis were determined not to be applicable and were not used.

Land Valuation: The appraiser utilized the sales comparison approach to value the subject lot (whole
or larger parce[). To do so the appraiser identified a number ofsales of suburban styled vacant
commercial lots located in the City ofNew Berlin, Franklin, Brookfield, and the surrounding area.

These comparable properties were selected from the general area ofthe subject and from the market
from which the subject would be sold if the subject were placed on the market. The primary selection
criteria considered was their location, lot size, commercial use, and proximity to urban amenities as well
as other commercial uses. Features such as amount of wetland (ifany), lot configuration, and date of
sale were also found to be the primary factors considered important in the market. It should be noted that
no land sales were knowingly excluded from the analysis that would contribute to a final estimate of
value different from that presented in the appraisal.

A summary description of each of the comparable sales used in this analysis follows. A more detailed
description may be found in the addenda of this repon.

COMPARABLE tAND sAtE5 SUMMARY TABLE

No. Location Sale Date Price Acre Size Price/Acre

1, 10923 W La pham St L2/2018 s1,600,000 3.364 5475,624
12540 Leon Road 12/2078 s1,s00,000 3.530 5424,929

3 14132 Main Street 07 /2Ot8 s3,000,000 5.800 s5t7,24r
4. Golf Parkway 06/2078 s7,600,000 12.s00 5608,000

Land Sale - I is the December 201 8 sale of a fully improved commercial lot on the south side of
W Lapham Street, just west of l08th Street. This parcel is located on West Lapham Streetjust
offthe southwestem comer of the intersection with South 108th Street. A Kwik Trip gas station
was built on this parcel. It is situated one parcel west ofthe Coast Car Wash located at the
comer. This parcel is situated in a strong commercial area. It has heavy trafhc along W Lapham
Street and S l08th Street. WisDOT reports traffic count on l08th Street at this to be 39,000
vehicles per day. This lot is a rectangular shaped parcel with 310-feet ofdepth and roughly 478-
feet of street frontage. It is very well suited for commercial use. This 3.364-acre parcel sold in
December 2018 for $1,600,000 or 5475,624 per acre ($10.92lsq ft).
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Land Sale - 2 is the late 2018 sale of a 3.530-acre sile that is locatedjust east ofI-45 and west of
N l24th Street in Menominee falls. This parcel is located just off the comer of Leon Road with
North l24th Street with frontage along l24th Street. Traffic count on N l24th Street is
14,000/day. It is an outlot ofa larger woodman's Food Store development. Across N l24th Street
is a Sam's Club. This parcel has access from an interior roadway that is part of the Woodsman's
development but not l24th Street. This 3.530-acre parcel sold in December 201 8 for $ 1,000,000.
A new Aldi grocery store now occupies the site. In addition to the sales price, the buyer had to
pay Woodsman's $500,000 for the release of a grocery store restriction making the total price
paid for this parcel $1,500,000 or $424,929 per acre or $9.76 per sq ft. The site is fu y usable
with a shared retention pond off-site to the south.

Land Sale - 3 is the mid-2018 sale of a large 5.S0-acre lot that is located along the north side of
Main Street (STH 100) between Lilly Road and Fountain Blvd. It is located just east of lnterstate

4l (l-41) in a strong commercial area in Menominee Falls. This parcel was purchased for the

construction ofa large car dealerships. Two dealerships now occupy the site (two buildings),
Buick-GMC and Volkswagen. There is no access from fronting STH 100 (Main Street) with a

daily traffic count of20,900 vehicles per day. Access is offthe two side streets with two
driveways offeach street. This parcel sold for 53,000,000 in July 2018 or 5517,241 per acre or
$ I I .87 per sq ft of land area.

Land Sale - 4 is the June 2018 sale ofan interior development lot that is situated just southwest

ofthe very busy intersection ofCalhoun Road with Bluemound Road. This lot isjust north of I-
94 and is partly visible from the busy highway. It is in a new business park that is known as The

Corridor that sits between I-94 and Bluemound Road. This development is swiftly developing
with a mixture ofretail establishments, hotels, and medical facilities. This lot is locatedjust north
ofl-94 on the south side of Golf Parkway. It is near several new hotels as well as a medical

facility. It is enhanced by its location near I-94 and the very busy Bluemound Road area. This lot
is a rectangular shaped lot lies mostly level and that contains 12.50-acres. It is fully improved
with sewer, water, curb, and gutter. The rear portion, as well as a small area in the central part of
the lot, is in a wetland/floodplain area due to a nearby creek. The buyer hopes to utilize part of
this area as a drainage pond. The selling agent indicated that the floodplain did detract from the

usable area ofthe lot and diminished the lots value. The lot contains 12.50-acre and is well suited

for many commercial uses. It was purchased in June 201 8 by a Milwaukee based development

hrm who intends to build a fitness/recreatior/spa on this site. The sale price was $7,600,000 or
$13.96 per sq ft ofland area. Again, the very strong visibility of this parcel from the abutting I-
94 Highway ( 137,00/vehicles per day) adds greatly to its appeal and value even though it does

not have direct access from the busy highway.

The sales were then compared to the subject for differences in features and characteristics. The

differences were used to establish the subject's site value. To do so, percentage adjustments have been

made for differences between the sales and the subject site. These adjustments reflect the comparable
properties inferiority or superiority to the subject property. Amenities or features without adjustments

are essentially equal to the subject property and/or not having a measurable impact, and therefore an

adjustment would not be applicable. The adjustments were made as percentage adjustments that were

extracted tiom market. Minor differences reflect minimal adjustments with substantial adjustment being

257o or more. This analysis provides a reasonable and market supportable value estimate lbr the subject.

The adjustments and differences found between the subject and the comparable properties used are

outlined in the Sales Comparison Analysis that follows:
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Comments on Land Value: The appraiser found that the unit ofcomparison most recognized by the
market is the price per acre. In this appraisal, and analysis, comparisons are based on this standard. As it
can be seen from the chart above, the sales differed slightly in features and amenities. Adjustments for
differences between the subject and the sales were made to offer an indication ofthe subject's unit
value. Adjustments for differences were based on both qualitative and quantitative analysis completed
by the appraiser. Such analysis included paired-sales analysis, simple linear regression analysis, as well
as information obtained from area Brokers and the local MLS system. A summary olthe major
adjustments required follows:

Market Conditions (Time): From a review ofarea land sales, it was determined that the market had been

relatively stagnant prior to 2013, but had experience an improving market in both residential and

commercial sales activity since 2015. Not only has the days on market been reduced, asking and sales

prices have also increased, all suggesting increasing values. The area has seen good demand, primarily
due to the improvement in the area's economy and historically low interest rates. Market conditions are

expected to continue improving within the subject neighborhood. A brief review ofarea land sales

would suggest that the area's real estate market has been active with appreciating values. To reflect the

area's upward changes in market conditions (appreciation). all sales used in this analysis were adjusted

upward at the rate of roughly 3Yo to 5Yo pet year from their date of sale.

Srze: Analysis showed larger sites sell at a lower unit value than smaller sites. However, many of the

comparable properties varied only slightly in size when compared to the subject. The market did not

recognize the small differences in the size between the subject and Land Sales No. l, 2, and 3 as

significant, and no adjustments were wananted to these properties. Land Sale No. 4, however, is

considerably larger than the subject. It was adjusted upward to reflect this difference.

Shape (Configuration): T"I7e subject lot is an uncommonly irregular shaped parcel that is inferior in its

shape and configuration when compared to the sales. As the market considers lots of standard shape to

have greater utility, a value difference is seen with the standard configurations being preferable. A
downward adjustment was made to each land sale to reflect the subject's slightly inferior configuration.

Topography'. The market generally shows a slight preference for level sites over low lying or sloped

sites as construction costs on level or gently rolling terrain is typical more uniform and predictable. As

the subject sits well below the grade of National Avenue and as it is a sloped parcel, it is inferior to each

ofthe Land Sales. Each was adjusted downward to reflect his fact. Land Sale No. 4 has some lowlands

that have low utility. The adjustment to this parcel was slightly less than the others to address this

condition.

Corner Sites: It was determined that the market pays a premium for commercial sites that are located on

corners. These sites have greater visibility and are generally preferable for commercial development.

Comer lots commonly provide greater access and visibility than interior lots and are preferable. Fronting

on multiple roads or being located at intersecting streets is also considered preferable by market

participants. The subject is a comer lot with secondary roadway with limited use. It is inferior to Land

Sales No. 3 and 4, yet superior to Land Sales No. I and 2 as they are interior lots. An appropriate

adjustment was made to each to reflect differences.

Traffic Count & Itisibitity: All the sales are from the subject's general market area, and are influenced by

similar economic and neighborhood factors as the subject. Also, all are located on relatively busy streets

much like the subject, most with similar appeal, but differing traffic counts. The market prefers

Proieitl.D.2722-07 -22 ParcelNo BS
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commercial sites that face busy streets as they generally have greater visibility and are generally located
among other commercial uses (harmonious uses) to capture greater commercial activity. The subject's
location along busy National Avenue is slightly superior to that ofLand Sale No. 2. As such, a modest
upward adjustment reflects this diffbrence. Land Sale No. I and 3 are both located on a streets with
higher traffic count and greater visibility, Each was adjusted downward to reflect their differences. Land
Sale No. 4 abuts the Interstate Highway with very strong visibility from that very busy highway. Its

visibility and location are superior to that ofthe subject and a sizable downward adjustment was needed

to reflect this difference.

Conclusion of Land Value.'Again, all the sales are commercial parcels that, like the subject, are in
strong commercial areas among commercial development and uses. All are good indications ofthe
subject's unit value. After adjusting for differences, the sales indicated a unit value for the subject lot
that ranged from $268,000 per acre (rounded) to $377,500 per acre (rounded). The average unit value
was found to be $341,500 per acre (rounded) with a median value of$360,200 per acre (rounded). The
average and median values would suggest a unit value for the subject site that is slightly below $360,000
per acre. Of the four sales used, only one offered an indicated unit value that fell below $349,400 per
acre. This would suggest a unit value for the subject lot that is above the average and median values and
within the upper portion of the indicated value range set by the adjusted sales.

Considering the sales activity in the area and the data shown in the analysis above, it is the appraiser's
opinion that the base unit value ofthe subject lot is above the average and slightly below the top ofthe
range, say $370,000 per acre. Based on the unit value of$370,000 per acre, the market value ofthe
subject lot was found to be $1,481,900 (4.005-acre x $370,000 per acre, rounded). This calculation and
the unit value range set by the sales can be found in the following table:

Subject Lofs Market Value
Minimum

Median
Average

Maximum
lndicated Unit Va lue
Lot Size

lndicated Lot Va lue

Est Ma rket Va lue

5268,003

S360,170
5347,47O

S377,s38
s370,000

4.005

s 1,481,8s0

s 1,481,900

Per Acre

Per Acre

Per Acre

Per Acre

Per Acre

Ac re

Based on this analysis, it is the opinion ofthe appraiser that, prior to the proposed acquisition, the
subject lot had a market value of S 1,48 1,900. Again, this equates to S3 70,000 per acre or roughly $8.50
per sq ft.

Statement of Value - Before the Acquisition: As stated earlier, the subject is being valued as a
vacant lot that does not have improvements (buildings, parking nor landscaping). As a vacant lot, the
sales comparison approach to value is the only applicable approach to be considered in the valuation of
the subject. The appraiser used the sales comparison analysis (value per acre) identified above to
calculate the market value ofthe subject lot at $1,481,900 (4.005-acre x 5370,000 per acre, rounded). As
the subject is vacant land, the sales comparison analysis is an excellent indication ofthe subject's
current market value. The appraiser concludes the subject's market value. before the proposed
acquisition, to be $ 1,481 ,900.

Parcel No.88
Owner: The City ofNew Berlin
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Value of the PartAcquired (State Rule)

The appraiser primarily used the land value per acre discussed earlier and the "Part ofthe Whole"
valuation method to value the real estate included in the proposed acquisition (part taken). The value of
the real estate included in the proposed acquisition was then used to calculate the subject's value in the
after condition (After Value). In this technique, the appraiser considered the unit value ofland in a
proposed acquisition to be equal and proportional to the unit value ofthe whole site before acquisition.
This process is recommended for appraisal problems such as the instant case (partial acquisition) as it
maintains the balance between the values ofthe "part taken" in relation to the total or "whole property"
value. That is to say, the summation of the parts must equal the value ofthe property as a whole.

Value of the Fee Purchase: As a part of the whole, the price per acre ofthe land in the proposed
0.014-acre fee acquisition is equal and proportional to the value per acre ofthe site as a whole, before
the acquisition. In the after condition, the market indicates no further adjustments to the site's unit value.
It is therefore the opinion ofthe appraiser that the 0.014-acre ofland the County wishes to acquire in fee

also holds a unit value of$370,000 per acre. The value ofthe fee acquisition was determined to be

$5,180 (0.014-acre x $370,000 per acre, rounded). The subject property will be diminished in its market
value by $5,180 because ofthe 0.012-acre fee acquisition.

Value ofthe TLE: This project requires the County to make use of a small area that contains 0.018-
acre. The County's use of this area will not necessitate an actual purchase of land but will require the

County to acquire the rights to temporarily use the land within the proposed TLE area, or say rent this
area for a short term. The County's use of this land is an encumbrance that will allow the County to
work within the TLE area during the time of project construction. This encumbrance will begin,
assumably, on the date ofthe appraiser's final physical inspection ofthe property (August 28, 2022) and

will end, assumedly, when the road is open to the public and construction has completed, say August 31,

2024. Based on discussions with the project engineer, actual construction is scheduled to begin on April
1,2023 with construction expected to be completed before August 31,2024, or say within l7-months.
However, the total term ofthe proposed TLE is estimated to be 24-months and starts on the day ofthe
appraiser's last inspection ofthe property (August 28, 2022).

The County's use ofthe 0.018-acre ofland that is located within the proposed TLE area will not
necessitate an actual acquisition ofland but represents an encumbrance that will allow the County full
use of this land and will eliminate the owner's use during construction term of this project. In effect, the

County will be renting the lands located within the TLE area during the TLE term of 24-months. This
payment will be a one-time lump sum payment which represents the value of the TLE.

The owner will not be able to plant, landscape, or utilize the TLE area until the project has been

completed. The TLE will require the County to acquire (rent) the rights to temporarily use the land

located within the proposed TLE area. However, full ownership of this area will always remain with the

owner. The appraiser would also note that the work that is to be completed within the TLE area is to be

minor and have a very minimal impact on the lands located within the TLE area and very little impact
on the subject property. It is being undertaken for the mutual benefit of the property owner and the

acquiring agency.

To estimate an annual rate of retum, the appraiser considered a basic safe investment rate, or
safe rate, which would be expected to compensate the owner for the use ofthe lands located in
the TLE. This basic safe investment rate was found to be 2.5o/o, the average annual yield

Project l.D. 27 22-07 -22
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The annual rate ofretum calculated by the appraisers lor the proposed 0.018-acre TLE area is outlined
in the following table:

Annual Rate of Return for TLE Area

Safe Rate (AA Municipal Bonds)*

Plus: Avg US lnflation r'
Plus: Risk Adjustment ***

Est. Annual Rental Rate

Annual Rate {Rounded)

z.5v
83e
L.W,

LL.8e/"

LL.75%

' As rcported by FMSEonds, lnc (10-h Yield)

" As repofted by US Bureou Lobot Stotistics (Aug 2022)

"' Estimoted by Approiset lor Toxes & Added Risk

Based on this analysis, the appropriate annual rate of retum for the subject's proposed 24-months (2-
years) TLE is ll.75o/o per year (rounded).

As a part of the whole, the price per acre ofthe land in the proposed TLE is equal and proportional to
the value per acre ofthe site as a whole. It is therefore the opinion of the appraiser that the land the
County wishes to use as a TLE also holds a unit value of$370,000 per acre. The land located within the
0.01S-acre TLE is estimated to have a fee or full market value of$6,660 ($370,000 per acre x 0.018-
acre, rounded). AIall.75o/o annual rental oftheTLE area was determined to be$782.55 per year
($370,000 per acre x 0.01 S-acre x ll.75o/o per lear, rounded) for each year over the next 2-years.

As the payment for the use of the TLE will be paid to the owner as a one-time lump sum payment, rather
than annual installments, the annual rental payment was then discounted to reflect the single payment of
the use of the TLE over the TLE term of24-months. This discount factor was calculated via a financial
calculator as well as use of Discount Factor Tables such as those included within the Ellwood Tables
published by the Appraisal Instin:te. The discount rate used was based on the I 1.75% annual rate of
retum for the proposed TLE term of24-months. This discount factor for the lump sum payment ofthe
24-months use of the proposed TLE area was determined to be I .69562. This indicates that the one-time
payment will be 1.69562 times the annual rental payment for the 24-month proposed TLE. The
calculation showing the value (one-time payment) of the TLE follows:

Prcjedl.D.2722-07 -22
Moorland Road (CTH O) Rehabilitation

ParcelNo. EB

Owner: The City ofNew Berlin

reported for AA rated Municipal Bonds during the past 6-months by FMSBonds, lnc.
FMSBonds, Inc. is an investment firm that has specialized in Municipal Bond Market since
1978. The safe rate of 2.5o/o appears reasonable for the basis ofthe subject's TLE value or rental
amount. To this was added an expected inflation rate to adjust the safe rate for anticipated
inflation during the time of the TLE. The U.S. Department of Labor has reported that the
average national rate ofinflation as ofbeginning ofAugust 2022 was 8.3%. This rate is
expected to remain stable for a short time and decline during the next one to fwo years.
Therefore, 8.3olo was added to the basic safe rate of 2.5% to reflect inflation. The appraiser has

also added another component to reflect the likely risk related to real estate ownership and the
encumbrance placed on the owner's lands because ofthe County's use ofthe TLE area. As the
TLE is a very minor encumbrance (very minor impact), is intended for the mutual benefit ofthe
property owner and the County, and as it is very small in size, this additional risk adjustment is
estimated to be minimal, say I .0% to I .25o/o. An additional rate of I .0% was also added to the
basis safe rate to reflect the owner's risk from the Counw's intended use ofthe TLE area.
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Value of TLE

TLE Size (Acre)

Price / Acre

Land's Value

Annual fute 
7

AnnualRent

Dscount Factor 
7

TLEValue

Loss (tuid)

0.018

s370.000

$6,660

11.750/.

$782.55
't.69562

$1,327

$1,350

Allocation of Damag6:

In determining ofthe market value of the partial acquisition, the appraisers have considered all

compensable items allowed under Wisconsin Statute Chapter 32.09(6Xa-g). The appraisers have also

considered a separate entity analysis and have concluded that the fair market value ofthe property
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Based on this analysis, the one-time lump sum rental payment for the County's use of the TLE was

determined to be $1,350. This represents the appraiser's estimated value ofthe proposed 0.018-acre

TLE. The amount of $ 1,350 appears appropriate for the limited and short-term use ofthe TLE area

during the construction ol this project.

Owner's lnconvenience: The owner may have concems over the potentia[ inconvenience that may

occur to the property owner or the nearby tenants of the larger development during the time ofstreet
construction. The project manager has informed the appraiser that access to the site and larger

development will be always allowed during construction of the new highway. As a result, access will not

be denied and will remain adequate for the property and its users. Although there may be some

inconvenience during actual construction, the appraiser would further note that inconvenience is not

compensable under current state [aw. Compensable damages are based on the market value of the

property to a typical buyer and not on inconveniences to any one individual. Therefore, the appraiser

cannot consider inconvenience as an item ofdamages in the instant case.

Severance Damages.'The dictionary of Real Estate Appraisal Sixth Edition published by the

Appraisal Institute defines Severance Damages as follows: "ln a partial taking, a decline in the market

value ofthe remainder that arises as a result ofthe taking and/or the construction ofthe proposed

improvement". The Wisconsin Real Estate Program manual published by the State of Wisconsin

Department of Transportation defines Severance Damages as "The diminution ofthe market value ofthe
remaining area because of a partial acquisition of property or property rights". After considering the

subject's highest and best use, area sales, and the proposed acquisition. there will be no severance

damages created because ofthe proposed acquisition or project.

Special Benefits.' As indicated earlier, Moorland Road will be rebuilt as it is cunortly nearing the end of
its service life. Replacing and impmving this roadway will enhance safety in the area and will be a general

benefit to all residence and business in the area. It may slightly enhance the general appeal and appearance of
the subject property once completed, but likely will not increase the subject's market value. It is the

appraiser's opinion that no special benefits will accrue to the subject because ofthe proposed roadway

improvement project. In additiorf the appraiser considers the project, and much of its resulting work and

changes, to be a general benefit to the property and surrounding area.
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acquired, as ofthe date ofvaluation, is not greater than the deduction of the after value from the before
value. As such, the separate entity analysis was deemed non-applicable.

The following chart summarizes the items acquired as well as the market value of part acquired. It offers
an indication ofthe subject's loss because ofthe proposed project as well as an estimate ofthe
compensation due to the owner.

Allocation of "Part Acquired"
(State Rule)

Item Acquired Area Size

Land (Fee) 0.0 l4-acre being acquired $s,180

Land (PLE) None being acquired s0

Land (TLE) $ r,350

Land (Right of Way) None being acquired (no value) SO

Landscaping None being acquired s0

Fencing None being acquired $0

Paving None being acquired $0

Other No other items b€ing acquired s0

Value ofPart Acquired (Damages) $6,530

TOTAL DAMAGES (Rounded) $6,600

The damages are totaled and then rounded to avoid the appearance ofover precision. Based on this
analysis, the value ofthe part taken and the amount ofdamages due the owner is estimated to be $6,600.
Based on the State Rule, summarized above, it is the professional opinion of the appraiser that, as of
August 28, 2022, the owner is due $6,600 in compensation for the proposed acquisition.

Before and AfterAnalysis (Federal Rule)

After Value: The appraiser is required to establish the subject's After Value (value assuming the
acquisition and project have concluded). There is no change ofhighest and best use resulting from the
proposed acquisition or project. Since the subject's site is only slightly smaller in the after condition due
to the 0.014-acre fee acquisition, there is no market evidence to supporl a change in its unit value (price
per acre) once the acquisition has been completed. After the acquisition and project have been
completed, the lot will contain 3.991-acre and will retain its unit value of$370,000 per acre. This unit
value is identical to before the project began. There will be very minor losses to the property's value
because of the fee acquisition ofland. The loss in market value resulting from the 0.014-acre fee
acquisition is a direct loss to the remaining property.

The appraiser has utilized the same sales (Land Sales) as well as the same process that was used to
estimate the subject's Before Value in estimating its After Value in its after condition. The following
chart summarizes the appraiser's findings ofthe subject's market value after the acquisition has taken
place.
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Calculation of Afte r Value

After Lot Size (Ac)

Unit Value (S/Ac)

La nd After (Rnd)

Plus:8ldgs

Afte r va lue

Afte r Va lue (Rnd)

3.991

s370.000

5L,476,700

59

sr,476,7oo

57,47 6,7 00

As of August 28,2022, and assuming the proposed project has been completed, the subject property will
have a market value of $1,476,700.

Before and After Value Calculation: Wisconsin eminent domain law statutes specifo that damages
are the difference between the market value ofthe subject before and the market value ofthe remainder
after the acquisition. The appraiser has previously valued the subject before and after the acquisition. In
this type ofcomparison, the compensation due the owner for loss ofreal estate is then calculated by
subtracting the value after from the value before the acquisition. To this difference is added the value of
any temporary interests acquired (TLE). This is seen in the following table:

Before & After Calculation
Before Value
Less.' Mer Value
Loss in Value:

Plus: Value TLE (lf Any):

Est. Compensation Due

Total (Rnd)

s1,481,900

s1.475.700

Ss,2oo

S1.350

s5,ss0

s6,600

Based on the Federal Rule, summarized in the analysis above and as ofAugust 28, 2022, the owner is
due Six Thousand Six Hundred Dollars ($6,600) in compensation for the proposed acquisition
(S1,481,900 less $1,476,700, plus value ofthe 0.018-acre TLE, rounded).

Conclusion of Estimated Compensation

In determining of the market value ofthe acquisition, the appraisers have considered all compensable
items allowed under Wisconsin Statute Chapter 32.09(6)(a-g). The appraisers have completed a separate

entity analysis ofthe acquisition area and conclude that the fair market value ofthe property acquired, as

ofthe date ofvaluation, is not greater than the deduction of the after value from the before value. The
separate entity analysis was deemed not to be applicable. As seen in the analysis completed above, the
estimated loss in market value to the subject property (value of the partial acquisition) was determined to
be 56,600. It is the professional opinion ofthe appraiser that the compensation due the owner ofthe
subject property (Parcel No. 88 ofProject No. 2722-0'7 -22), as ofAugust 28, 2022 is:

Six Thousand Six Hundred Dollars
($6,600).

Prcjedl.D.2722-07-22
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Summary and Conclusion

Date of Final Inspection:

Date of Value:

Date of Report:

Interest Appraised:

Value - Before Acquisition:
Less Value - After Acquisition (Remainder):

Loss in Fair Market Value:

Plus: Value of TLE (0.018-acre):

Total Difference and Losses:

Total Loss or Est. Compensation:

Augst 28, 2022

August 28, 2022

October 6,2022

Fee Simple

$ 1,481,900

$ 1.476.700

$s.200

$1.350

$6,5s0

$6,600 (Rounded)

Proie ct. |.D. 27 22-07 -22
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USPAP Certificate of the Appraiser

I certify that, to the best ofmy knowledge and beliel

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

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

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

I have performed no services, as an appraiser or in any other capacity regarding the property that is the
subject of this report within the three-year period immediately preceding acceptance ofthis assignment.

I have no bias with respect to the property that is the subject ofthis report or to the parties involved with
this assignment.

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

. My compensation for completing this assignment is not contingent upon the development or reporting of
a predetermined value or direction in value that favors the cause ofthe 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.

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

o I have made a personal inspection ofthe exterior of the property that is the subject ofthis report.

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

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

o As of the date of this report, Gene A. Bock has completed the requirements ofthe continuing education
program of the Appraisal Institute.

It is my opinion that as of August 28, 2022, the total damages due to the ownerfor items acquired herein
described is SLt Thousand SLr Hundred Dollars ($6,600).

Octobq 6,2022

Gene A. Bock, SRA, CRA
Senior Appraiser, Southern Wisconsin Appraisal
Wisconsin Certified General Appraiser No. 3l l-010
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Limiting Conditions

The certification ofthe appraiser and estimates ofvalue contained in this report are subject to the following
conditions and to such other specific and limiting conditions as were set forth by the appraiser in the report:

l. This is a summary report intended to comply with the general reporting requirements set forth under Standard
Rule 2-2(b) ofthe Uniform Standard of Appraisal Practice. As a summary, this report contains a brief
synopsis ofthe data, opinions and reasoning used by the appraiser in estimating value; additional information
is retained in the appraiser's file.

2. This report is intended only for use by Waukesha County Dept. of Public Works and WisDOT in their
n€gotiation and subsequent acquisition ofportions olthe subject specifically identified in this report. The
depth of information contained in this report is specific to the needs ofthe County and to the use stated. The
appraiser is not responsible for unauthorized use ofthis report.

3. This is a Narrative Appraisal Report made under the j urisdictional exception (goyenmental provision) ofthe
Uniform Standards ofProfessional Appraisal Practice. The appraiser considered neithsr the income nor cost

approaches to value. The value ofthe land in the proposed acquisition was based solely on a direct
comparison with sales of similar properties.

4. The size of the proposed acquisition was provided by the County. The appraiser assumes it to be correct but
cannot independently conflrrm it.

5. The appraiser assumes no responsibility for legal or title considerations. Title to the property is assumed to be
good and marketable unless otherwise stated in this report.

6. Responsible ownership and competent property management are assumed unless otherwise stated in this
report.

7. Any sketch in the report may show approximate dimensions and is included to assist the reader in visualizing
the prope6y. The appraiser has made no survey ofthe property. All engineering by the acquiring agency is

assumed to be accurate.

8. Any distribution of the valuation in the report between land and improvernents applies only under the existing
program ofutilization. The separate valuations for land and buildings must not be used in conjunction with
any other appraisal and are invalid if so used.

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

10. lnformation, estimates, and opinions fumished to the appraiser and contained in the report were obtained from
sources considered dependable and believed to be true and correcl. However, no responsibility for the
accuracy ofsuch items fumished the appraiser can be assumed by the appraiser.

I 1. The bylaws and regulations of the professional appraisal organizations with which the appraiser is affiliated
govern disclosure ofthe contents ofthis report.

12. Unless otherwise indicated in the appraisal repon, it is assumed that any affected mechanical components of
th€ subject property, including well and septic system (if present), are in operating condition and adequately
serve the subject property. This is nol a home inspection report, and the appraiser did not conduct the detailed
investigation needed to determine problems or deficiencies with major components.

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

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

Project l.D. 27 22-07 -22
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t5. It is assumed that all required licenses, certificates ofoccupancy, or other legislative or administrative
authority from any local, state, or national govemmental or private entity or organization have been or can be

obtained or renewed for any use on which the value estimates contained in this report are based.

t 6. It is assumed that the utilization of the land and improvements is within the boundaries or property lines of
the property described and that there is no encroachment or trespass unless otherwis€ stated in this report.

17. The appraiser is not qualified to detect hazardous waste and/or toxic materials. However, ifany indication of
possible hazardous substance or toxic waste was noted by or has been presented to this appraiser, the

ippraiser has pictured it and noted it in the subsequent report. Any comment by the appraiser that might

suggest the possibility ofthe presence of such substances should not be taken as confirmation of the presence

of-h-azardoui waste and/or toxic materials. Such determination would require investigation by a qualified

expeTt in the field ofenvironmental assessment. The presence of substances such as asbestos. urea-

formaldehyde foam insulation or other potentially hazardous materials may affect the value of the property.

Unless otherwise stated in this report, the appraiser's value estimate is predicated on the assumption that there

is no such material on or in the pioperty that would cause a loss in value. No responsibility is assumed for any

environmental conditions or foiany expertise or engineering knowledge required discovering them The

appraiser's descriptions and resulting comments are the result of the routine observations made during the

appraisal process.

18. Unless otherwise stated in this report, the subject is appraised without conducting a specifrc compliance

survey to determine if it is or is not in conformance with the requirements of the Americans with Disabilities

ect (iOe). The presence ofarchitectural and communications barriers that are strucfural in nature that would

restrict access by disabled individuals may adversely affect the property's value, marketability, or utility.

19. Neither all nor any part ofthe contents ofthis report shall be conveyed to any person or entity tkough

advertising, solicitation materials, public relations, news, sales, or other media without the written consent

and approial of the authors. This includes, but is not limited to, valuation conclusions, the identity of the

upp.air". o, th" uppraiser's firm, any reference to the Appraisal Institute. American Society of Appraisers, or

oih.. p.of"r.ionui uppraisal organization with which the appraiser is affiliated, or to the SRA or other

professional appraisal desigrrations held by the appraiser. Further, the appraiser or firm assumes no

obligations, liability, or accountability to any third party. Ifthis report is placed in the hands of anyone but the

clieit, the client shall convey this report in lis enti.ity (including addenda) and shall make such party aware of
all the assumptions and limiting conditions of the assignment'

20. Possession ofthis report, or a copy thereof, does not carry with it the right ofpublication. It may not be used

for any purpose by any pe.son oiher than the party to whom it is addressed without the written consent of the

upp.ui."i. Ii such writien consent has been obiained, the report may be used only in its entirety (including

aidencla). This report is the intellectual property ofSouthem Wisconsin Appraisal and no other. Southem

Wisconsin Appraisal retains its exclusivi rights to this work and their work. Unaulhorized reproduction or use

of all or portGs of this report are strictly prohibited without consent of Southem Wisconsin Appraisal.

erol"rtt.i.zzzz-ol-zz Parcel No BB

Moorland Road (CTH o) Rehabilitation owner: The City ofNew Berlin

Page 37
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Plat Before Acquisition

Aerial Photograph

Legal Description Before Acquisition

Subject Photographs Before Acquisition

Legal Description of Acquisition

Acquisition Plat

Photos of Acquisition

Invite Letter

Comparable Sales Map

Comparable Sales

Appraiser Qualifications

Note: All subject photographs were tdken by Gene A. Bock. Digital photographs were taken with
a Canon EOS Digital Rebel camera with 35 to gO mm zoom lens or a Canon power Shot Digital
camera with 4.6- 17.3 mm zoom lens; 35mm photographs were taken with a Nikon N |0-SFR with
35 to 80mm zoom lew.
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PLAT BEFORE ACQUISITION
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AERIAL PHOTOGRAPH
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LEGAL DESCRIPTION BEFORE ACQUISITION

Parc.I 1o! certificd Survry tlo. offic. of fhe Registar of Dccdr for tlaukeaha

of Ccrtilicd Survcy lilaps, at Page i29-115, a!co$ty, Iirclnain, on Augvsr

Docrctrt tto. l90Ul0, bcilg a

13,

o! Prrccl, I of Ccrtlfi.d Survly lh9 [0.
So{$ftlt I/l of Scction 11, in loyrEhip
Co{fi,y, risconrio.

a rcdivision
1/{ of ti!
iaukesha

Prcject 2'722-0'1-22
CTH O Moorland Rd
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SUBJECT PHOTOGRAPHS BEFORE ACQUISITION
Taken by Gene A Bock
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LEGAL DESCRIPTION OF THE ACQUISITION

Parcel 88
City of New Berlin
NBC 1207.965.003
lnterests: FEE, TLE

Fee Title in and all that part of Parcel 1 of Certified Survey Map '12050, being a
part of the Northwest 114 of lhe Southwest 1/4 of Section 14, Town 6 North,
Range 20 East, in the City of New Berlin, Waukesha County, State of Wisconsin
more particularly described as follows:

The Northwesterly '1 .5 feet of Parcel 1 of Certified Survey Map 12050.

Said description contains 607 square feet or 0.014 acres more or less of new right
of way.

Also, a Temporary Limited Easement for the public purpose and right to
construct a highway project including the placement or removal of soil, grading of
roadway slopes, driveway reconstruction, and the creation of fill or cut slopes in

the temporary limited easement area to match the new roadway grade, as well
as the right of ingress and egress as long as required for the construction of the
highway project, including the right to operate the necessary equipment thereon,
and the right to preserve, protect, remove or plant thereon any vegetation that
the highway authorities may deem necessary or desirable. Said easement is
more particularly described as follows:

All that part of Parcel 1 of Certified Survey Map 12050, being a part of the
Northwest 1/4 of the Southwest 1/4 of Section 14, Town 6 North, Range 20 East,
in the City of New Berlin, Waukesha County, State of Wisconsin more particularly
described as follows:

Commencing at the westerly most corner of said Parcel 1 of Certified Survey Map
1 2050; thence South 45'14'09" East along the southwesterly line of said Parcel 1 ,

1 .50 feet to the point of beginning; thence North 44'45'51" East, 40.00 feet; thence
South 1 5'03'51" West, 46.05 feet to a point on the southwesterly line of said Parcel
1 ; thence North 45" 14'09" West along said southwesterly line, 22.82 feet to the
point of beginning.

Said description contains 456 square feet or 0.010 acres more or less.

Prcject: 2122-07-22
CTH O Moorland Rd
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LEGAL DESCRIPTION OF THE ACQUISITION

Also, all that part of Parcel 'l of Certified Survey Map 12050, being a part of the
Northwest 1/4 of the Southwest 1/4 of Section 14, Town 6 North, Range 20 East,
in the City of New Berlin, Waukesha County, State of Wisconsin more particularly
described as follows:
Commencing at the northerly most corner of said Parcel 1 of Certified Survey Map
12050; thence South 45'14'09" East along the southwesterly line of Wall Street,
1.50 feet to the point of beginning; thence continuing South 45" 14'09' East along
said southwesterly line, 18.50 feet; thence Soulh 69'35'05' West, 44.07 feet;
thence North 44"45'51" East, 40.00 feet to the point of beginning.

Said description contains 370 square feet or 0.008 acres more or less.

The above temporary limited easement is to terminate upon the completion
of this project or on the day the highway is open to the traveling public,
whichever is later.

Prcjecti 2'122-07-22
CTH O Moorland Rd
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ACQUISITION PHOTOGRAPHS
Taken by Gene A Bock

FEE Acquisition Facing West along National Ave (Fencing/Wall to be Unaffected)
-r

TLE Area in Northeast comer of lot Facing Northwest

Prc)ect]. 2'722-0'7 -22
CTH O Moorland Rd
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ACQUISITION PHOTOGRAPHS
Taken by Gene A Bock

TLE Area in Northwest comer of lot Facing Northeast

Prcject 2122-01-22
CTH O Moorland Rd
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Prooertv Identilication
Record ID
Property Type
Property Name
Address
Location
Tax ID
Sale ID
lnt€nded Use
Legal
Market Tlae

Sale Data
Grantor
Grantee
Sale Date
Deed BooVPage
Recorded Plat
Property Rights
Conditions of Sale
Financing
Sale History
Verification

Land Data
Zoning
Topography
Utilities
Dimensions

COMPARABLE SALES

Land Sale lt{o.5271

5271
Commercial, Comrnercial Land
Kwik Trip
10923 W Lapham St, West Allis, Milwaukee Co. Wis. 53214
SW of l08th St & W Lapham
448-9979-0t4
coM 21842
Car Wash/Gas Station
Lot 2 ofCSM 9070, recorded 10/4/2018 as Doc. 10817185
Urban

$ 1,600,000
$ 1,600,000

C-3, Community Commercial, CommerciaVBusiness
Level
Sewer,l ater/Gas/Elect
478' x 310'

Prcject 2'722-0'7 -22
CTH O Moorland Rd

Page A- 13

Parcel: 88

Coast Carwash West Allis, LLC
Kwik Trip, Inc.
December 2018
Doc 10833075
W Deed
Fee Simple
Arm's Length
Cash to Seller
No other sale in previous 3-years
Karen Johnson/Broker; October 22,2021; Other sources: Deeds,
Assessor, Articles, Confirmed by Gene Bock

Sale Price
Cash EquiYalent
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Shape
Landscaping
Flood Info
View
Curb/Gutter
Corner/Interior
Depth

Land Size Information
Gross Land Size
ftseable Land Size
Front Footage

Indicators
Sale Price/Gross Acre
Sale Price/Gross SF
Sale Price/Useable Acre
Sale Price/Useable SF
Sale Price/Front Foot

Land Sale No. 5271 (Cont.)

Rectangular
Not Wooded
No Wetlands.No Flood Lands
Very Busy Street
Curb/Gutter
Interior
310

3.364 Acres or 146,536 SF

3.364 Acres or 146,536 SF, 100.00%
478 ft Total Frontage: 478 ft West Lapham St;

s47 5,624
$ 10.92

$475,624
$10.92
$3,347

Remarks
Thi. i. tl,. D""".ber 2018 sale ofa fully improved commercial lot on the south side ofW
Lapham Street,just west of 108th Street. This parcel is located on west Lapham streetjust off
th; southwestem comer of the intersection with South l08th Street. A Kwik Trip gas station was

built on this parcel. It is situated one parcel west ofthe Coast Car Wash located at the comer.

This parcel is situated in a strong commercial area. It has heary traffic along W Lapham Street

and S toAth Street. WisDOT reports traffic count on l08th Street at this to be 39,000 vehicles per

day. This lot is a rectangular shaped parcel with 310-feet of depth and roughly 478-feet of street

frontage. It is very well suited for commercial use. This 3.364-acre parcel sold in December 2018

for $ I .600 000 or $475 ol+ acte s10.92l

Prcject: 2722-0'7-22
CTH O Moorland Rd
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Propertl Identification
Record ID
Property Type
Property Name
Address

Location
Tax ID
Sale ID
Intended Use
Legal
Market T1'pe

Sale Data
Grantor
Grantee
Sale Date
Deed Book/Page
Recorded Plat
Property Rights
Conditions of Sale
Financing
Sale History
Verification

Sale Price
Upward Adjustment
Adjusted Price

Land Sale No. 5291

5291

Commercial, Commercial Land
Aldi Foods-Menomonee Falls
12540 Leon Road, Menomonee Falls, Waukesha County,
Wisconsin
NW comer Leon Road and North l24th Street
MNFV-004-8985-003
coM 21844
Aldi Foods
Lot 3 CSM 10725, Doc.3702149
Suburban

Woodman's Food Market, Inc.
Jelivann Waukesha, LLC
Decernber 03, 2018
Doc. No: 4373585
Special Warranty Dee
Fee Simple
Arms t"ength
Cash to Seller
No other sale in past 3-years
Buyer/B. Backus; Other sources: Deeds/News Article/Assessor,
Confirmed by Gene Bock

$ l,000,000
$500,000 To Release Restriction
$ 1,500,000

Project: 2122-01 -22
CTH O Moorland Rd
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Land Data
Zoning
Topography
Utilities
Dimensions
Shape
Landscaping
Flood Info
View
Curb/Gutter
Cornerflnterior
Depth

Land Size Information
Gross Land Size
Useable Land Size

Front Footage

Indicators
Sale Price/Gross Acre
Sale Price/Gross SF

Sale Price/Useable Acre
Sale Price/Useable SF

Sale Price/Front Foot

Land Sale No. 5291 (Cont.)

I-1, lndustry w/OC5; Commercial Overlay, Industrial Park

Level
All Available
318' x 473' (Approx.)
Rectangular
Not Wooded
No Flood/Wetlands
Busy Hwy 14,000/Day (along N l24th S0
Curb/Gutter
Interior lot/Just off Comer
473

3.530 Acres or 153,767 SF

3.530 Acres or 153,767 SF, 100'00%

637 ft Total Frontage: 318 ft N l24th Street; 319 ft Private St;

$283,286 Actual or $424,929 Adjusted

$6.50 Actual or $9.76 Adjusted

$283,286 Actual or $424,929 Adjusted

$6.50 Actual or $9.76 Adjusted

$1,570 Actual or $2,355 Adjusted

Remarks
This is the late 2018 sale of a 3.530-acre site that is locatedjust east ofI-45 and west ofN l24th

Street in Menominee falls This parcel is locatedjust offthe corner of Leon Road with North

124th Street with frontage along I24th Street. Traffic count on N l24th Street is 14,000/day' It

is an outlot of a larger woodman's Food Store development. Across N l24th Street is a Sam's

Club. This parcel has access from an interior roadway that is part of the Woodsman's

development but not l24th Street. This 3.530 -acre parcel sold in December 2018 for $ l,000,000.

A new Atdi grocery store now occupies the site. [n addition to the sales price, the buyer had to

pay Woodsman's $500,000 for the release of a grocery store restnction making the total pnce

paid for this parcel $1,500,000 or M24,929 per acre or $9'76 per sq ft' The site is fully usable

with a shared retention off-site to the south.

koject: 2722-07-22
CTH O Moorland Rd
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Prooertv tification
Record ID
Property Type
Property Name
Address
Location
Tax ID
Sale ID
Intended Use
Legal

Sale Data
Grantor
Grantee
Sale Date
Deed Book/Page
Recorded Plat
Property Rights
Conditions of Sale
Financing
Sale History
Verification

Sale Price

Land Data
Zoning
Topographl'
f tilities
Dimensions
Shape
Landscaping
Flood Info

Land Sale No. 5292

5292
Commercial, Commercial Land
Main St Car Dealership
14132 Main St, Menomonee Falls, Waukesha Co., WI 53051
Nonh side of Main Street at Lilly Rd
MNFV-0008-989
coM 21845
Car Dealership
Lot 2 ofCSM 8152

Ernie Von Schledom Pontiac-Buick
Falls Real Estate, LLC
July 13,2018
Doc No.4351727
Warranty Deed
Fee Simple
Arms Length
Conv Mtg
No other sale in past 3-yrs
Buyers Representative,M Horkowicz; Other sources: Deeds/
News Article/Assessor, Confirmed by Gene Bock

$3,000,000

C- l, Planned Development, Commercial/PuD
Level
All Available
572' x 4817400' (Approx.)
Rectangular
Not Wooded
No Wetlands/Floodplain

Page A-17

Parcel: 88
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View
Curb/Gutter
Corner/Interior
Depth

Indicators
Sale Price/Gross Acre
Sale Price/Gross SF
Sale Price/Useable Acre
Sale Price/Useable SF
Sale Price/Front Foot

5.800 Acres or 252,648 SF

5.800 Acres or 252,648 SF , 100.00%
1,454 ft Total Frontage: 572 ft Main/STH 100;482 ft Lilly Rd;

400 ft Fountain Blvd;

$5 r 7,241

$l r.87
$s17,241
$11.87
$2,063

Remarks
tt i, i. tt . rnia-zo I 8 sale of a large 5.80-acre lot that is located along the north side of Main

Street (STH 100) befween Lilly Road and Fountain Blvd. lt is locatedjust east of lnterstate 41 (l-

4l ) in a strong commercial area in Menominee Falls. This parcel was purchased for the

construction ofa large car dealerships. Two dealerships now occupy the site (two buildings),

Buick-GMC and Volkswagen. There is no access from fronting STH 100 (Main street) with a

daily faffic count of20,900 vehicles per day. Access is off the two side stre€ts with two

driviways off each street. This parcel sold for $3,000,000 in July 2018 or $517,241 per acre or

$ I 1.87 per s ft ofland area

Prcject: 2722-07-22
CTH O Moorland Rd
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Land Size Information
Gross Land Size
Useable Land Size
Front Footage

Land Sale No 5292 (Cont.)

Busy 4Jine Blvd Street (2090/Day on STH 100)

Curb/Gutter & Median
Dbl Comer
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Propertv Identification
Record ID
Sale ID No
Propert] Type
Property' Name
Address
Location
Tax ID
lntended Use
Legal Description

Sale Data
Grantor
Grantee
Sale Date
Recorded Deed
Property Rights
Condition of Sale
Financing
Sale History
Verification

Sale Price

Land Data
Zoning
Topography
Utilitics
Shape
Landscaping

Land Sale 4847

4847
Com 2 l8-28
Commercial, Commercial Land
Golf Parkway
Golf Parkway, Brookfield, Waukesha, WI 53005
Across from the intersection of Golf Pkwy with Discovery Dr
BR Cl120975014
Commercial
Lot 3, CSM I l7l7

Deer Creek Development Partners LLC
LTF Real Estate Company Inc
June 06,2018
Doc: 4343670
Fee Simple
Arm's Length
Cash,/Cash to Seller
No other sale in past 5 years
Lynn Ludke, Seller Agent, Assessor, Deeds
By Gene Bock July 2019

$7,600,000

PDD, Planned Development-Commercial
Level
Municipal Water/Sewer
Rectangular
Not Wooded

Project: 2722-07 -22
CTH O Moorland Rd
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Land Size Info rnratiort
Gross Land Size
Useable Land Size
Front Footage

I ndicators
Price/Gross Acre
Price/Gross SF
Price/Useable Acres
Price/Useable Sq Ft
Price/Front Foot

Land Sale 4E47 cont.

Est l5% - 20% Floodplain
Standard
Curb/Gutter
lnterior

12.500 Acres or 5,14.500 SF
12.500 Acres or 5,14.500 SF
Feet

$608,000
$ 13.96
$608,000
s r 3.96

Remarks
This is the June 2018 sale ofan interior development lot that is situatedjust southwest ofthe very

busy intersection of Calhoun Road with Bluemound Road. This lot is just north of l-94 and is

partly visible from the busy highway. It is in a new business park that is known as The Corridor

ihut .it. b"t*."n I-94 and Bluemound Road. This development is swiftly developing with a

mixture of retail establishments, hotels, and medical facilities. This lot is located just north of I-

94 on the south side of Golf Parkway. It is located near several new hotels as well as a medical

facility. It is enhanced by its location near l-94 and the very busy Bluemound Road area. This lot

is a rectangular shaped lot lies mostly level and that contains 12.50-acres. It is fully improved with

,"*"., *J"., curb, and gufter. The rear portion, as well as a small area in the central part ofthe

lot, is in a wettand/floodplain area due to a nearby creek. The buyer hopes to utilize part of this

area as a drainage pond. ihe selling agent indicated that the floodplain did detract from the usable

area of the tot and diminished the lots value. The lot contains 12.50-acre and is well suited for

many commercial uses. It was purchased in June 2018 by a Milwaukee based development firm

who intends to build a fitness/ricreation/spa on this site. The sale price was $7,600,000 or $ I 3-96

per sq ft of land area.

Prcject: 2722-07-22
CTH O Moorland Rd
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QUALIFICATIONS OF THE APPRATSER

GENE A. BOCK
1055 Prairie Drive. Ste C
Racine. Wisconsin 53406

(262) 886-2450
gene@gabock.com

PROFESSIONAL AFFILI,AT'IONS

Appraisal Institute (since 1980)
Designstion: Senior Residential Appraiser (SRA)
Appraisal Institute, MAI Candidate
Continuing Education: Certified through December 31, 2020
Activities: Past President, Vice President, and Director ofRacine Chapter

American Society ofAppraisers (since 1982)
Designation: Senior Nlember (ASA)

National Association of Review Appraisers and Mortgage Underwriters (since l980)
Designstion: Certified Review Apprsiser (CRA)
NARA,/MU Approved Appraiser #55089

Employee Relocation Council
Designation: Certified Relocstion Professional (CRP) (1995-2007)

State of Wisconsin Certifications
Certificd Generd Appraiser #3ll-010 (November 1992)

Assessor lI Level (1980-2002)
Energy Efficiency Inspector (1984-2005)

State of Illinois Cenifi cations
Certified cenerd Appraiser #553.0021 l6 (May 201 I )

Real Estate Organizations
Racine Board of Realtors
Kenosha Board of Realtors
Multiple Listing Service of Metro Milwaukee
Multiple Listing Service of Racine
Multiple Listing Service of Kenosha
Lake Area Multiple Listing Service (Walwonh)
National Association of Realtors
Wisconsin Realtors Association
National Association of Realtors Appraiser Section

An appointed member ofthe Racine county Land commission, a committee formed to conduct hearings
regarding eminent domain issues.

Eminent Domsin Services: Mr. Bock is approved by the Wisconsin Department of Transportation
(wisDor) as a Real Estate Appraiser, a Review Appraiser, and Negotiator for wisDor and Local public
Agency (LPA) prqects. He is approved to complete appraisals on all property types, including complex
appraisal problems, railroads, panial acquisitions, easemenrs, total acquisirions, wetland acquisitioni, and
also provides court testimony. Mr. Bock has been working with WisDOT, as well as Wisconsin
Department ofJustice, since 1984. He has completed municipal acquisition appraisal assignments, as well
as owner's appraisals, in most counties in wisconsin. He is also an approved eminent domain appraiser by
the lllinois Department of Transportation (IDor), the Depanment ofNatural Resources (DNR) and the 

'
wisconsin Bureau ofAeronautics (BoA). Mr. Bock specializes in condemnation appraisals and has spent
the last 2s-years working primarily within the eminent domain discipline.
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COLLEGE EDUCATION

Graduated from the University of Wisconsin-River Falls in February 1975, with a Bachelor ofScience
Degree in Scientific Land Management. Studies emphasized land use, soil science, and economics.

Activities included Alpha Gamma Rho Fraternity, concert choir and Alpha Zeta Honorary Fratemity.

POSI.COLLEGE

Appraisal Institute: Uniform Standards ofProfessional Appraisal Practice - Parts A & B
(Major Courses) Understanding Limited Appraisals - Residential Case Studies in Real Estate Valuation

Narrative Report writing & Valuation Analysis
Courses 101, t02, 201, and R-2 exam FNMA Appraisal Issues

Narrative Report Seminar New URAR Form & Procedures

Computer Application Seminar Creative Financing Seminar

Subdivision Analysis Cash Equivalency Seminar
(Roughlv 2S-hours ofcourse work has been completed every two years.)

University of
Wisconsin:

Residential Design and Construction
Appraiser's Testimony in Court
Real Estate Finance and Appraisals
Comprehensive & Advanced Lotus l -2-3

TEACHING E(PERTISE
(t994t994)

Taught courses in Real Estate Appraisal for Gateway Technical lnstitute, Racine and Kenosha Campuses.

MILTIARY SERTIICE
Served in the Wisconsin Air National Guard, Milwaukee, Wisconsin, (1971 to 1977) as an Administrative

Specialist with the rank ofStaffsergeant. Awarded The Milwaukee Joumal Achievement Award (1974)

for meritorious service.

EMPLOYMENT D(PERIENCE

Febmarv 1976 to SeDtember 1978

Worked as an independent fee appraiser for a private firm located in Racine, Wisconsin. Received training

and performed reai estate appraisals in Racine area. In March 1979 received Real Estate Broker's License,

but hold license inactive.

Ausust 1986 to Present

Senior Appraiser of southem wisconsin Appraisal, Racine, wisconsin. specializing in Eminent Domain

Appraisai Work. Has completed acquisition appraisal assignments across Wisconsin for acquisition

agencies as well as owners. Also, has completed numerous assignments for the DNR and municipalities

working with the Bureau ofAeronautics. Major clients include lending insritutions and municipalities in

southem Wisconsin and northem Illinois and national transfer companies. Specialize in

condemnation/acquisition appraisals, ERC and partial acquisition valuations. Technologically proficient -
thirty years experience with computer-assisted analysis including automated valuation models, regrcssion

analysis, in-house and on-line databases, income & capitalization analysis.

Januarv 1984 to Auqust 1986

ChiefAppraiser for Pioneer Savings and Loan Association, a local lender with oflices in Racine, Kenosh4

and Waiworth counties. Performed appraisals and appraisal review for mortgage lending. Assignments

included single family and multi-family homes, commercial and industrial propelties. Duties included

managemeni of appraisal department and review ofappraisals performed by staff and fee appraisers'

Seotember 1978 to Januarv 1984

Performed realestate appraisals in southeastem Wisconsin as a partner in United Appraisal Service,

Racine, Wisconsin. Performed residential, commercial and nanative appraisals for mortgage lending and

eminent domain. Testified in court for local municipalities and various clients.
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MEMORANDUM

TO: Plan Commission

FROM: Kristen Hogan, Principal Planner

DATE: January 9, 2023

SUBJECT: Park and Open Space Plan Update – Office Hours

This memo is to notify the Plan Commission that the Department of Community Development 
has established a series of Staff Open Office Hours to allow for interested residents and/or 
businesses to meet with DCD staff to review proposed updates, ask questions, provide 
comments or express concerns regarding the Park and Open Space Plan.

Staff Open Office Hours

Tuesday January 10, 2023
5pm to 6pm

Location: Conference Room A/B

Tuesday January 24, 2023
5pm to 6pm

Location: Conference Room A/B

Next Steps:
• Public Hearing held before the Plan Commission (February 6, 2023)
• Plan Commission adopt the 2023 Park and Open Space Plan via Resolution
• Common Council adopt the 2023 Park and Open Space Plan via Ordinance
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	1. PUBLIC HEARING(S)
	A. (1) KW CU-2202565 Krystal Sanders with Nexius on b
	PAC CU-2202565 2023_01_09 - PH


	2. PRIVILEGE OF THE FLOOR
	3. CALL TO ORDER, PLEDGE OF ALLEGIANCE
	4. ROLL CALL; DECLARATION OF QUORUM; PUBLIC NOTICE
	5. APPROVAL OF MINUTES
	A. December 5, 2022 Plan Commission Minutes

	6. PLAN COMMISSION SECRETARY'S REPORT
	7. CONTINUED BUSINESS
	8. NEW BUSINESS
	A. Recommend Common Council approval of the Quit Clai
	Staff Report
	PAC ITEM PC 01-23 2023_0109 reduce


	9. PENDING
	A. (7) KH RZ-2202324 Ryan Janssen with Ryan's Buying 
	B. (2) NJ LD-2202321 Dave Herback with Oshkosh AAP, L
	C. (2) NJ UA-2202320 SilverStar Carwash - 15300 W. Na

	10. COMMUNICATIONS
	A. Staff Open Office Hours
	Open Office Hours 1.9.23


	11. ADJOURN



