APPRAISAL REPORT

APPRAISAL OF
Project ID: 6414-00-25
Parcel Number: 24 & 25
Wisconsin Department of Transportation Property
Business 51, Village of Plover
(STH 54 to Minnesota Avenue)
Portage County, Wisconsin

APPRAISAL EFFECTIVE DATE
January 9, 2018

REPORT DATE
January 26, 2018

CLIENT
Wisconsin Department of Transportation
North Central Region
510 N. Hanson Lake Road Avenue
Rhinelander, WI 54501

APPRAISED BY
Maria Krueger
Statewide Appraiser
Wisconsin Department of Transportation
Division of Transportation Development
1681 Second Avenue South
Wisconsin Rapids, WI 54495

Project ID: 6414-00-25

Parcel #: 24 & 25

Page 1 of 26

Property owner: Wisconsin Department of Transportation by Warranty Deed on October 31, 2013 and Deed by
Corporation on December 16, 2013. Subject is not currently for sale nor have there been any sales in the last 4 years.
Property address or location:
Municipality:
State: Zip:
Northeast quadrant of Bus 51 and Willow St
Village of Plover
WI
54467
Original project no.(s):
Original parcel no.(s):
6414-00-25
24 & 25
Land size:
Rights appraised:
0.998 ac or 43,490 SF
Fee simple;
Permanent easement;
Highway easement;
Access
Site improvements: None
Zoning: B2-General Business District

Highest and best use: Commercial

Subject property marketability based on highest and best use analysis:
General marketable;
Limited marketable;
Non-marketable

Estimated value of surplus property:
$ 130,500

CERTIFICATE OF APPRAISER:
I certify that, to the best of my knowledge and belief:
• 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.
• The findings of this report and opinions therein have not been revealed to anyone other than the client.
• I have no present or prospective interest in the property that is the subject of this report and no personal interest with
respect to the parties involved.
• I have performed no services as an appraiser or in any other capacity regarding the property that is the subject of this
report within the three-year period immediately preceding acceptance of this assignment.
• I have no bias with respect to the subject property or to the parties involved in this assignment.
• My engagement in this assignment is 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 of the client, the amount of the value opinion, the
attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this
appraisal.
• My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the
Uniform Standards of Professional Appraisal Practice (USPAP).
• I have the knowledge and experience to competently complete this appraisal.
• I have made a personal inspection of the property that is the subject of this report.
• No one provided significant real property appraisal assistance to the person(s) signing this certification.
As an agent for the Wisconsin Department of Transportation, I made a personal inspection of the property on
January 9, 2018. I have made a field inspection of the sales relied upon in making this appraisal. The subject and sales
relied upon in making this appraisal are as represented in this appraisal. It is my opinion that as of January 9, 2018, the
total contributory market value of the property/property rights herein described is: $ 130,500.

____________________________________
Maria I. Krueger
WisDOT Statewide Appraiser
Wisconsin Department of Transportation
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January 26, 2018
___________________________
Date
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SCOPE OF WORK:
The scope of work for this assignment includes a personal inspection of the surplus property (subject property), a review of
public record information concerning the subject property, and other properties in the immediate neighborhood, a review of
Wisconsin Department of Transportation right of way maps and construction plans as appropriate, a search for recent
sales of vacant and/or improved properties similar to subject property, and verification and inspection of the sales used.
Property owner, client, and intended user of this appraisal:
Wisconsin Department of Transportation
Purpose or intended use of this appraisal:
This appraisal is intended to establish an initial value (asking price) for the surplus property described below.
Jurisdictional exceptions:

No

Extraordinary assumptions:
Hypothetical conditions:

No
No

Yes
Yes
Yes

Definition of value utilized:
Market value:
The Dictionary of Real Estate Appraisal 6th Edition, published by the Appraisal Institute, defines market value as “The
cash price that a willing buyer and a willing seller would agree upon, given reasonable exposure of the property to the
marketplace, full information as to the potential uses of the property, and no undue compulsion to act. This concept is only
true when the value being achieved is for a separate entity.”
Market value is further defined as the most probable price that a property should bring in a competitive and open market
under all conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming
the price is not affected by undue stimulus. Implicit in this definition are the consummation of a sale as of a specified date
and passing of title from seller to buyer under conditions whereby:
1. Buyer and seller are typically motivated;
2. Both parties are well informed or well advised, and acting in what they consider their best interests;
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.
Exposure time:
Estimated length of time that the property interest being appraised would have been offered on the market prior to the
hypothetical consummation of a sale at market value on the effective date of the appraisal. Comment: Exposure time is a
retrospective opinion based on an analysis of past events assuming a competitive and open market.
The appraiser has developed an opinion of exposure time for the subject property. Following an analysis of market
conditions and discussions with knowledgeable real estate professionals, the appraiser estimates the exposure time for the
subject property to be 12 to 24 months.

Assumptions and limiting conditions:
• The property description provided to the appraiser is assumed to be correct.
• The appraiser is not a surveyor. Any maps or illustrations provided are to familiarize the reader with the property.
Property dimensions are approximate.
• No responsibility is assumed for matters of a legal nature affecting title to the property, nor is any opinion of title
rendered. Property title is assumed to be good and merchantable unless otherwise stated.
• Information provided by others is assumed to be true, correct, and reliable. However, no responsibility for its accuracy
is assumed by the appraiser.
• It is assumed that there are no hidden or unapparent conditions within the property, subsoil, or structures that would
render the property more or less valuable. No responsibility is assumed for such conditions or for arranging for
engineering studies that may be required to discover them.
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•

•
•
•
•
•
•

•

•
•

The appraiser is not qualified to detect hazardous materials within the property. Hazardous materials including, but
not limited to, asbestos, solvents, and other materials may affect the overall value of the property. The value
conclusions in this report are predicated on the assumption that the property is clean. The appraiser reserves the right
to amend this report if hazardous materials are discovered within the property. Buyers with concerns of hazardous
materials should procure a report from a qualified consultant prior to purchase.
Unless otherwise stated in the report, no environmental impact studies were either requested or made in conjunction
with this report. The appraiser reserves the right to alter, amend, revise, or rescind any opinions of value based upon
any subsequent environmental impact studies, research, or investigation.
It is assumed that there is full compliance with applicable federal, state, and local environmental regulations and laws
unless noncompliance is specified, defined and considered in this report.
It is assumed that all applicable zoning and use regulations and restrictions have been complied with, unless nonconformity has been specified, defined, and considered in this report.
The appraiser is not required to give testimony or appear in court because of having made this report unless previous
arrangements or contractual obligations require the same.
Possession of this report or a copy thereof does not carry with it the right of publication. It may not be used for any
purpose by any person other than the intended user without the written consent of the appraiser, and in any event, only
with properly written qualification and only in its entirety. Its use is restricted to consideration of its entire contents.
Neither all nor any part of the contents of this report or a copy thereof shall be conveyed to the public through
advertising, public relations, news, sales, or any other media without written consent and approval of the appraiser.
Nor shall the appraiser, client, firm, license, or professional organization of which the appraiser is a member be
identified without consent of the appraiser.
The liability of the appraiser, employees, and subcontractors is limited to the client only. There is no accountability,
obligation or liability to a third party. If this report is provided to anyone other than the client, the client shall make such
party aware of all limiting conditions and assumptions of the assignment and related discussions. The appraiser is in
no way responsible for any costs incurred to discover or correct any deficiencies of the property.
Acceptance and/or use of this report constitutes acceptance of the foregoing assumptions and limiting conditions.
The three comparable sales that were used from Cindy White, Appraiser from CORRE for a previous appraisal. For
these three sales, the appraisers re-verified the information and updated the site photograph.

Description of subject area and neighborhood: The subject property is located in central Portage County, Wisconsin. The
property is situated in the south-central portion of the Village of Plover, in the vicinity of Stevens Point. The neighborhood
immediately surrounding the subject, and the general area, is zoned Commercial District. Properties surrounding the
subject property are business or commercial.
Description of surplus property: The 0.998 ac or 43,490 SF subject parcel is L-shaped and is located on the northeast
quadrant of Business 51 and Willow Road. The subject property is an unimproved commercial property, mostly level, and
is located in the southern portion of the Village of Plover, slightly north of the USH 51 and Interstate 39 intersection. The
property is allowed a right in right out access point along Business 51/Post Road and full access via alley way along
Willow Drive.
Current zoning: The subject property is zoned General Business (B-2) by the Village of Plover. The subject property is
conveniently located in the Village of Plover area on Business 51. The minimum lot size for B-2 is 20,000 square feet and
a minimum lot width of 100 feet. The area surrounding the subject property is a combination of residential and
commercial uses. The subject property is currently a conforming lot, meeting the B-2 District requirements.
Highest and best use of subject property: The subject property is a 0.998 acre or 43,490 SF parcel that is L-shaped. The
subject site is supportive of commercial development as vacant. The highest and best use of the subject property as
vacant is for commercial use.
Subject property marketability based
on highest and best use analysis:
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Valuation analysis:
The valuation analysis of the subject property has given consideration to all three approaches to value; the sales
comparison approach, the cost approach, and the income capitalization approach. The sales comparison approach is the
only approach applicable to the subject property. The cost approach is not utilized because the subject property is a
vacant tract of land. The income capitalization approach is not considered to be applicable to property similar to the
subject.

Property

Subject

Sale price
Unit sales price per
Sale date
Property rights
Financing terms
Conditions of sale
Time
Adjusted unit sale price

ADJUSTMENT GRID
Sale #1

Sale #2

Sale #3

$67,500
$2.92/SF
12/30/2014
Fee
None
Market
None
$2.92/SF

$32,850
$0.84/SF
08/25/2016
Fee
None
Market
None
$0.84/SF

$250,000
$2.87/SF
10/09/2015
Fee
None
Market
None
$2.87/SF
Village of
Plover

Location

Village of Plover

City of Stevens
Point

-0-

Village of
Plover

Topography

Open and Level

Similar

-0-

Similar

-0-

Similar

-0-

Size/SF

43,490 SF

23,087 SF

-0-

39,204 SF

-0-

87,120 SF

-0-

Utilities

Municipal

Similar

-0-

Similar

-0-

Similar

-0-

Similar

-0-

Similar

-0-

Similar

-0-

Rectangular

-0-

Square

-0-

Rectangular

-0-

Similar

-0-

Similar

-0-

Similar

-0-

Bus 51 & Town
Road
L-Shape

Access
Shape

B2-General
Business District

Zoning
Total adjustments
Indicated value of subject
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ADJUSTMENT EXPLANATIONS
PROPERTY RIGHTS: The property interests conveyed in all three comparable sales was fee simple with no indicated
rights retained by seller: no adjustment is necessary.
FINANCING TERMS: Financing of all three sales was verified as cash to seller; therefore, no adjustment is necessary.
CONDITIONS OF SALE: There are no conditions of sale evident.
MARKET CONDITIONS/DATE OF SALE: No adjustments will be made to the comparable sales because there is
minimal evidence to support an adjustment.
LOCATION: The subject is located in a high traffic area surrounded by commercial properties, which allows for various
potential development in the Village of Plover. Comparable Sale 1 is located in the City of Stevens Point on same
roadway with similar traffic counts and development opportunities, therefore no adjustment was given. Comparable Sales
2 and 3 are both located in similar neighborhoods as the subject, but off a main roadway with less traffic and development
opportunity. The subject is considered superior as the location will rely on drive by traffic versus a planned visit which is a
destination commercial property. Comparable Sale 2 was given an upward qualitative adjustment of 30% and
Comparable Sale 3 is located in a business park; therefore, was given a smaller upward qualitative adjustment of 10%.
TOPOGRAPHY: The subject is open and level. Each of the comparable sales are open and level and are considered
similar; therefore, no adjustment was given.
SIZE: The subject property is 43,490 SF in size. A generally accepted rule (economy of scales) is real estate shows that
larger parcels sell for less per acre than a small parcel. The comparable sales in this market do not reflect this correlation.
No adjustments have been made to the comparable sales for size.
UTILITIES: Each comparable and the subject have municipal services available; therefore, no adjustment was given.
ACCESS: The subject property and comparable sales have independent access and are considered similar; therefore, no
adjustment was given.
SHAPE: The subject property is L-Shaped. The comparable sales are similar shaped that would allow development
opportunities so they are considered similar; therefore, no adjustment was given.
ZONING: The subject property is zoned B2-General Business under the Village’s zoning regulations. The comparable
sales all have zoning which allows for similar uses; therefore, no adjustment was given.
After adjustments, the comparable sales indicate a value for the vacant land of the subject property that ranges from
$1.09 to $3.16 SF. With consideration of all three sales, but with most weight placed on Sale 1 for similarities to its
location which includes traffic count and development opportunities, it is my opinion the unit value of the land is $3.00 SF.
The market value for the land allocation of the subject property is summarized as follows:
Estimated value of surplus property = $ 3.00/sq. ft. X 43,490 sq. ft. = $ 130,470, rounded to $130,500
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ACQUIRING PLAT
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SUBJECT PROPERTY CERTIFIED SURVEY MAP AND LEGAL DESCRIPTION
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SUBJECT PHOTOGRAPHS
Taken by Maria Krueger
January 9, 2018

View looking north at the corner of Post Road/Business 51 and Willow Drive

View looking east at the corner of Post Road/Business 51 and Willow Drive
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SUBJECT PHOTOGRAPHS
Taken by Maria Krueger
January 9, 2018

View looking north at the access located on Willow Drive

View looking south along Post Road/Business 51
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SUBJECT PHOTOGRAPHS
Taken by Maria Krueger
January 9, 2018

View looking east along Post/Business 51 at the northern property line
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Aerial Photo

Subject Property
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Parcel Sketch or Plat Map

Subject Property
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VILLAGE OF PLOVER ZONING

Subject Parcel
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Subject and Comparable Sales Location Map
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Comparable Sale 1
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Comparable Sale 2
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Comparable Sale 3
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QUALIFICATIONS OF APPRAISER
MARIA I. KRUEGER
WISCONSIN DEPARTMENT OF TRANSPORTATION
CLASS/COURSE
Principles of Real Estate Negotiation
Basic Appraisal Principles
Basic Appraisal Procedures
Residential Market Analysis and
Highest & Best Use
Real Estate Acquisition under the
Uniform Act: An Overview
Transitional Lands
Market Analysis, OR, So Your
Comps Aren’t Perfect….Adjust
Principles of Land Acquisition
Ethics and the Right of Way Profession
Principles of Real Estate Engineering
Engineering Plan Devel and Application
Principles of Real Estate Appraisal
Principles of Real Estate Law
Valuation of Detrimental Conditions
Property Taking Through Eminent
Domain in Wisconsin
Appraisal of Landscaping, Ornamental,
And Forest Trees
The Appraisal of Partial Acquisitions
Skills of Expert Testimony
General Appraiser Report Writing
USPAP Certification Class
Unique & Complex Property Appraisals
Sales Adjustment in the Market

INSTITUTION
IRWA
IRWA
Appraisal Institute
IRWA

COURSE DATE
April 2005
May 2005
May 2005
May 2005

NHI

July 2005

WRA
WRA

October 2005
December 2005

IRWA
IRWA
IRWA
IRWA
IRWA
IRWA
WRA
NBI

June 2006
September 2006
December 2006
December 2006
March 2007
November 2007
December 2007
February 2008

IRWA

September 2008

IRWA
IRWA
IRWA
McKissock
Appraisal Educ Academy
Appraisal Educ Academy

September 2008
March 2010
January 2011
February 2013
February 2013
February 2013

WORK EXPERIENCE:
September 1995 – October 2010
Real Estate Specialist, Wisconsin Department of Transportation, North Central Region, Wisconsin Rapids
Wisconsin. Prepare appraisals and right-of-way acquisition for highway improvement projects and assisted in
property management activities.
October 2010 – Present
Real Estate Specialist – Statewide Appraiser
Real Estate Specialist, Wisconsin Department of Transportation, Bureau of Technical Services, Wisconsin Rapids.
Preparation of independent appraisals of all types of property including residential, commercial, industrial,
agricultural and special purpose use, throughout the State of Wisconsin.
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