JAMES A. GRAASKAMP COLLECTION OF TEACHING MATERIALS
II. CLASSES AT THE UNIVERSITY OF WISCONSIN--MADISON
E. Business 550/705: The Real Estate Process
5. Problem Sets and Workbook: Various Years




Business 550
The Real Estate Process

Project I - Part 2 Name
Due February 23 {(in class)
Section
Grade

Mortgages & Annual Debt Service
(15 points)

From the lab sessions to date you should understand the operation of mortgage
financing in an income producing property. To test this proficiency, you are
asked to carefully review the Project Data Sheet and in the space provided below
determine:

A. the mortgage coefficient for the mortgage debt of $277,600.

B. the mortgage term using the 11% compound interest tables.

C. the portion of annual debt service which is the interest payment,
for the first five years of the mortgage.

YEAR 1 2 3 4 5

MORTGAGE BALANCE

INTEREST RATE

ANNUAL DEBT SERVICE

INTEREST PAYMENT

PRINCIPAL REPAYMENT

The mortgage is used as a means of increasing leverage for the investor and

thus providing a greater return at a specified purchase price or allowing

the investor to purchase the property at a higher purchase price while still
maintaining his desired rate of return. In this case an investor is considering

the purchase of an income producing property which has the following characteristics:

$25,000 net operating income for years 1-5
$30,000 net operating income for years 6-15
$35,000 net operating income for years 16-25
$30,000 net operating income for years 26-30
$300,000 reversion in year 30

The investor will discount returns to equity at 12% and has his choice of using:

1. 100% equity financing
2. .11% interest mortgage with a 20 year term and $20,000 annual debt service
3. .105% interest mortgage with a 25 year term and $17,500 annual debt service
4, .105% interest mortgage with a 20 year term and $19,000 annual debt service
and
.12% chattel mortgage for a 5 year term with a $4,000 annual debt service

Which financing option allows the investor to pay the highest price for the property

and still maintain his 12% rate of return. ' Show calculations for all feur financing
options.




URBAN LAND ECONOMICS

Spring 1974

Project 1I. REAL ESTATE INVESTMENT PROPOSAL FOR A SELECTED SITC

A.

B.

PURPOSE

The purpose of this project is to formulate a proposal for a real estate
investment project situated at the site which you selected. Precsent your
report in a form which would be convincing evidence for a financial in-
stitution or investor. DPresentation is important. The report should be
typed and neat.

A preface to the report should include summary statements concerning:

the proposal use, purpose of the report, findings, date, address, legal
description, and brief physical description. You are encouraged to use

a partner for this project. However, only two people may work as partners.

OUTLINE OF PROCEDURE

1. As a back drop for your investment decision, make a brief but thorough
analysis of the city of Madison. Examine the nature and trend of im-
portant socio-economic and physical indicators. What is (and will be)
the economic climate for an investment on your site? Use the sources
listed below.

2. Make a decision as to the best suited use for your site, briefly
supporting your conclusion from your knowledge of the local market
and your analysis above. The use selected will be a function of the
land uses that surround the site, the land uses that serve the site,
other linkages, and the zoning and other constraints affecting the site
in question. The basic elements of the micro locational analysis can
also be illustrated with the use of maps. Suggested: =zoning map,
transportation map, and land use map. Property data should include
the following:

a. address and legal description

b. relevant transaction data, i.e., important history affecting the
site, dates, volume and page of deed in Register of Deeds Office,
grantor, grantee, stamps, amount of consideration, etc.

c. site: size, topography, etc.

d. 2zoning and deed restriction

e. taxes and special assessments

f. visibility (sight lines to and from site)

g. existing building: size, type, architecture, age and condition

h. special features

i. location: market and neighbor influences

j. usual elements of functional or locational obsolescence

k. 1linkages between site and surrounding uses

1. transportation, traffic, and parking

m. dynamics of above and probable future changes which will affect
the site
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3. Outline a gereral deecription of your concept of a proposed investment
and any necessary improvements as related to land use trends, value trend,
zoning, and critical design element. Indicate the forms of ownership,
organization, etc.

4, Make a statement of your investment objective. That is, your invest-
ment objective is income, long term capital gain, short term specualtion
as related to potential of highest and best use.

5. Estimate the total investment, in dollars, that will be necessary for
a completed project.

a. Substantiate land costs with market information.

b. Estimate the total construction costs of the improvements.

c. Indicate all other cost that may be necessary. Such as title
search, architect's fee, etc.

6. Calculate the income that your project will generate:

a. Local market information should be used to substantiate gross
income, vacancies, and management and operating expenses based on
simple market study.

b, 1Indicate the income pattern for the life of the investment.
Consider city-wide economic factors as well as local factors and
the nature of the propcsed improvement.

c. Indicate the typical expense breakdown for your selected use and
how these expenses are likely to vary over time.

7. Indicate the financial arrangements that are feasible for your project.

8. Place a valuation on your investment proposal using minimod (include
only one minimod run. in the report).

a. State your pertinent assumptions as to the desired return on
equity, economic life, depreciation, income and capital gain
taxes, residual value, mortgage terms, etc., which you have not
supported from the local market.

b. Analyze the minimod output. What do the ratios mean?

C., CONCLUSION AND SUMMARY

1. Summarize your thinking up to this point. Make a decision as to the
desirability and risk of your investment proposal. Would it be a wise
investment?

2. Point out any special problems of your site, zoning, or neighborhood
trends that might change the results. What pertinent assumptions in
your financial analysis could you change to improve or make project
feasible?



3.

Review again your best use. In view of the knowledge gained from this
project, would you propose the same use again?

List those individuals or firms who were particularly helpful to you.
Also list any periodical or other sources of information. (simple
list is adequate).

The overall strategy for completion for this project is to find as much -
relevant information as possible concerning the site and your assumptions
in arriving at a decision. Strong factual data, concise presentation,
logically supported assumptions, and criteral analysis are important
factors in your presentation.



Business 550
Urban Land Economics

Project 1 Spring, 1975

Prepare to hand in for a grade, solutions to the following problems.
Show all work and indicate any assumptions made beyond those pro-
vided in the problems.

Problems 1 and 2 are designed to suggest to the student some basic
tools of financial analysis in real estate investment. These two
problems provide a practical introduction to present value theory
and the use of mortgage funds. Problem 3 includes both of these
concepts, but also causes the student to focus on after-tax income,
accelerated depreciation and income and capital gains taxation as
important facets of real estate investment analysis. For purposes
of these problems, the present value factors may be selected from

the tables of the text. JQ!L;¢Z>

1. The Civic Center commercial property has been analyzed and it
has been determined that its earnings/ from henceforth can be pro-
jected on a step pattern as follows:{ $65,000 annual net income
before income taxes for the second ten years, $90,000 annual net
income before income taxes for the following ten years, after

which time the property would have a residual capital value of
$600,000. An investor wishes to purchase it with 100% equity equity
money at a price that will give him a 13% return before income
taxes. What is the most he should pay for this property?

2. Now assume that the above investor would be willing to borrow
money to finance purchase of the property, but he still wants a

13% return on his equity down payment. The bank offers him a loan
that could be repaid with a debt service of $50,000 per year at

10% for 20 years. An dinsurance company offers to lend him an amount
that could be repaid at a rate of $40,000 per year at 9% for 25
years. Compare the investment under the two financing arrangements:

(a) How much of a loan is the bank willing to make? How much of
an equity investment would the investor be willing to make?
What is the total price offer for the property that would be
justified under the assumptions? What percent of the total
value is the loan?

(b) Answer the same questions for the insurance company financing
proposal.

(c) Decide which method of purchase, all equity, bank loan, in-
surance company loan you would accept, briefly state your reasons.

3. For this problem, assume that an investor is considering paying
$40,000 for an apartment site. You are analyzing his proposed pro-
ject, and are trying to determine if it will be economical for him

to go ahead with the project (that is, will the after-tax productivity
of the project justify the Tand and improvement cost?). In making
your analysis, you incorporate the following assumptions:



First year gross annual income of $43,000 increases by 3% per
year for 10 years.

Vacancy allowance is assumed to be 5% of gross income.

Real estate taxes are $8,500 for the first year and increase
at a rate of 5% per year.

Expenses are $6,000 for the first year and increase at a rate
of 6% per year.

The total cost of the project is $280,000. Improvements are
valued at $240,000. Land is valued at $40,000.

Mortgage debt of $210,000 is available. This debt is to be
amortized at 12% with annual payments of $27,000.

The improvements will be depreciated through the use of the
double declining balance method; the economic 1ife of the
improvements is 40 years.

The project value is expected to grow at 2% per year.

The investor's marginal income is taxed at 50%.

An after-tax return on the equity investment of 13% is sought

Capital gains on the sale of the property are taxed at 25%.

With this information provided, answer the following questions:

f)

What is the total depreciation that the investor will take on
the improvements over a ten year ownership period?

What is the amount of the capital gains tax?
What is the amount of mortgage amortization?

What is the present value of the spendable cash after taxes
plus tax savings on other income generated by the project
over its ten-year life?

What is the present value of the net proceeds from the sale of
the property?

What is the total investment value of the project? (This may
be more or less than the cost of land and improvements).

Note: you will probably find lecture handout materials halpful in

completing these problems.



THE REAL ESTATE PROCESS
Business 550/705

TAKE-HOME QUIZ /
PROBLEM SET #2

Due at the beginning of lecture Name ___
on Monday, March 3, 1986, Disc. Sec. Attend
SUBJECT The eastern portion of the block bounded by Park Street
PROPERTY on the east, Fahrenbrook Court to the north, Brooks Street
to the west, and College Court to the south.
ZONING Mixed between R-5 and C-3 presently, but assume that the
subject property will be rezoned C=2.
LEGAL Lots 1-7 and 13-18 of Block 4 of Outlots 11 and 12 of the
DESCRIPTION University Addition to the Central Homes Addition to the
City of Madison,
DIMENSIONS Irregular -- see dimensions on page‘6.
ATTACHMENTS: 1, Tax Parcel Map - current as of 1-1-83
2, Plat Survey - original plat
2. Problem Worksheets
o %*in your Reading Packet* C2 Zoning Ordinance, et al
KEY 1. Park Street will be the front of the lot, Note: Street
ASSUMPTIONS widening has claimed part of Lots 1, 2, 17, and 18,

2. Assume that the subjecﬁ property is vacant and zoned C=2
while the rest of the block is zoned R-5.

3. Assume that utility easements now exist which require
a 10! setback from all streets (as illustrated on the
worksheets) and which forbid any "use® of the setback
areas (including use as part of the building pad, as
parking space, or as "“useable open space").

L, Assume that the client requires each floor of the
building to be the same size, .

5. Building efficiency factors:

One-story building 95%
Two-story building 91%
Three-story building 87%

6. Each parking place will require 375 sq. ft. (on average)
and all parking will be at grade,

7. Open space, if required, will be allocated # to the
ground area and # to the roof.

‘8. Ignore (f)2.4 under RBR-5 Yard Requirements,

9. All zoning questions/clarifications will be handled in
the T.A.'s Office, DO NOT GO TO THE BUILDING PERMIT OFFICE
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BUSINESS 550/705

THE REAL ESTATE PROCESS
PROBIEM SET #L

SHOW ALL CALCULATIONS! ! ! NAME

A. ONE-STORY RETAIL BUILDING - 14 POINTS

1. Lot Sizes

2, Area Lost to Set-backs:s

3. Buildable Areas

4, Maximum Allowable Floor Areas

5. Calculation of Standard Allocation Unit (SAU):



6. Number of SAUs within Buildable Area:

Total
7.%Building Areas Gross Net

8. Parking Areas

9. Open Space Areas
On ground

On roof
Total

10, Base Area Checks
~ Building
Parking
Open Space

Total

11. Is there a difference between #3 and #10? If so, how much?

12. Illustrate on the attached sheet how you might allocate the
required building, parking, and open space.

Why?



NORTH PARK STREET
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Lot | Lot 9 |Lot 10| Lot

Your illustration should show:

(1) setbacks;
(2) location of building, openspace, and parking; and
(3) dimensions;

and should be drawn with a ruler roughly to scale,



SHOW ALL CALCULATIONS! ! ! NAME

B.

1.

2.

3.

4,

S5e

S.

NET
FgRST FLOOR RETAIL, SECOND FLOOR 950"SQ. FT. TWO-BEEDROOM APARTMENTS
18 POINTS

Lot Sizes

Area Lost to Set-backss

Buildable Areas

Maximum Allowable Floor Areas
Maximum Number of Apartments Allowed by Lot Area Requirements:

Standard Allocation Unit (SAU):s

Number of SAUs within Buildable Area:

Number of Apartments on Lot Based on Number of SAUs on Lot:

Given Constraints #5 and #8, the Largest Number of Apartments
that Can Be Built Iss



Total
10,7Building Areas Gross Net

Apartments
Retail

Total

11, Parking Area: Gross
Apartments
Retail

Total

12, Open Space Area: Gross
On ground

On roof
Total

13. Base Area Check: Gross
Building
Parking
Open Space

Total

14, Is there a difference between #3 and #132? If so, how much? Why?

15. Illustrate on the attached sheet how you might allocate the
required building, parking, and open spaces
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Your illustration should show:
(1) setbacks; _
(2) location of building, openspace, and parking; and
(3) dimensions;

and should be drawn with a ruler roughly to scale.



SHOW ALL CALCULATIONS! ! ! ' NAME

C. TWO FLOORS OF ONE-BEDROOM TOONET SQ. FT. APARTMENTS (ASSUME
APPBOVED AS A CONDITIONAL USE)

10 Lot Size:

2. Area Lost to Set=backs:

3.

4,

5

7.

Buildable Areas

Maximum Allowable Floor Area:
Maximum Number of Apartments Allowed by Lot Area Requirements:

Standard Allocation Unit (SAU):

Number of SAUs within Buildable Area:

Number of Apartments on Lot Based on Number ¢I SAUs on lots

Given Constraints #5 and #8, the Largest Number of Apartments
that Can Be Built Is:



Total
10,”Building Area:s Gross Net

Apartments
Retail

Total

11, Parking Area:s Gross
‘Apartments
Retail

Total

12. Open Space Areas Gross
On ground

On roof
Potal’

13, Base Area Checks Gross
Building
Parking
Open Space

Total

14, Is there a difference between #3 and #13? If so, how much?

15. Illustrate on the attached sheet how you might allocate the
required building, parking, and open spaces

Why?

/

!
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Your illustration should show:

(1) setbvacks;
(2) location of building, openspace, and parking; and
(3) dimensions;

and should be drawn with a ruler roughly to scale.



THE REAL ESTATE PROCESS
Business 550/705

TAKE-HOME QUIZ /
PROBLEM SET #3

Due at the beginning of lecture Name
on Monday, March 17, 1986. Disc. Sec. Attend

GENERAL COMMENTS:

*All interest rates given are nominal annual rates.

*Ignore taxes and transaction costs (for now).

*Calculations are worth most of the possible points, so show all
of the steps necessary to arrive at the correct solution
mamially -- including a clear specification of all interest
factors and their values out to at least five decimal places.

1. Doug and Rose are newlyweds planning to buy a house five years
from now, To accumulate a downpayment, the newlyweds plan to
deposit $300 at the end of each month into a savings account
yielding 7% (use monthly compounding). Bankers predict that
the interest rate on a 30-year, fixed-rate loan will be around
124 five years from now.

(a) If Doug and Rose will be able to pay $800 in monthly debt
service at that time, what's the most they'll be able to
pay for a house? (6 points)

(b) Continuing with part (a), if Doug and Rose deposit a gift
of $2,000 that they just received into the savings account
now (i.e., at time zero), how much will they be able to
pay for a house five years from now? (6 points)

(¢) Continuing with part (b), how much will they be able to pay
for a house five years from now if they increase their
monthly deposit in the savings account to $400 after two
years and to $500 after four years? (8 points)

(Place your solution on the back of this page.)



2.

An investor is contemplating the purchase of an apartment
building in the Chicago suburbs. The seller is asking $1,700,000
for the building. Alternative investment opportunities of
comparable risk are expected to yield 15% (before-tax). The

net operating income (NOI) of the apartment building is projected
to be as follows:

Years 1- 5: $200,000 per year,
Years 6-10: $240,000 per year,
Years 11-15: gggo,ooo per year, and
Years 16-20: 0,000 per year,

At the end of 13 years, however, the investor would sell the
apartment building. The investor is confident that she will
be able to sell the building for a net income multiplier of 8
at that time,

(a) How much is the apartment building worth to the investor
according to a before-tax present value analysis of
expected cash flows? Should the investor buy the bulilding
or not? (7 points)

(b) Suppose that the investor can borrow $1,275,000 at 12% for
20 years (assume annual payments and a mortgage will secure
the loan). How much could the investor now justifiably pay
for the apartment building (again, according to B/T present
value analysis)? Should she buy the building? (11 points)

(Place your solution on the back of this page.)



3.

Compute how much of the annual debt service on a $250,000 loan

at 14,.5% amortized monthly over 20 years is interest and how much
is principal for each of the first three years. Use the "shortcut
method" and do not interpolate -- i,e., use the appropriate

formulas. (12 points)



Due at the beginning of lecture Name

THE REAL ESTATE PROCESS
Business 550/705

TAKE-HOME QUIZ /
PROBLEM SET #4

on Wednesday, April 2, 1986. Disc. Sec. Attend

REMEMBER TO SHOW ALL CALCULATIONS!

1.

2.

Being halfway through the introductory course in real estate you have
agreed to assist a friend in determining whether an apartment building
he is thinking of buying is a good investment., The building will be
going under construction soon and the developer needs an answer by
April 2, 1986, The apartment building will have 100 two-bedroom apart-
ments of 900 net sq. ft. each and the building will be 92% efficient.
Construction cost estimates are $30.00 per gross sq. ft. and land will
cost $45,000 per acre (note: current zoning limits density to 12 units
per acre). Soft costs (i.e., indirect development costs) are estimated
at 20% of the construction budget.

Your experience in the Madison rental market tells you that operating
expenses will run $80.00 per unit per month, a vacancy rate of 5% is
to be expected for this type of property, and Madison's property taxes
are based on a mill rate of $28.45 per thousand of assessed value
(assume that total project cost will equal market value initially)

and an equalization rate of 98%. 1In addition, a replacement reserve
of $300 per unit per year is anticipated.

A local mortgage broker has indicated that interest rates have just
come down and that financing would be available on a 75% loan-to-cost
ratio at 11.5% for 20 years (payments monthly).

Your friend has indicated that a cash-on-cash return (before taxes)
of 8% would be required,

On the attached sheet derive the monthly rental required for feasi-
bility using the front-door approach (be sure to use the appropriate
space~time unit for this type of property). (14 points)

After calculating the required rent using the front-door approach

you made some calls to check current market rents and found that

current rents for this type of apartment are running about $550 per
month. Assuming a default ratio of .80 (holding land costs, soft costs,
and real estate taxes fixed), how will this affect your justified
construction budget and construction cost per square foot? (Use the
back~door approach on the sheet provided and assume that all other
parameters will remain the same.,) (10 points)



3.

b

5.

Compare and contrast the rent levels and construction costs from
parts 1 and 2 (include the actual numbers in your answer) by

briefly explaining what each number represents conceptually. (Be very
careful with your terminology.) (8 points)

Still feeling that there is merit to the project, you have done
further study and have discovered that most apartment buildings

in town are anticipating a 5% increase in rent levels next year ,
combined with a 6% increase in operating expenses and a 7% increase
in real estate taxes (replacement reserve will not change). In
addition, the interest rate is about to be lowered to 10,5%. From
previous experience with this developer you know that he has built
a developer's profit into his quoted land price. Using this new
information and the back-door approach, holding construction and
soft costs constant (i.e., use what was computed in part 1's solutio@
what is the most your friend can afford to offer for the land?

(12 points)

Knowing that the developer will not drop below $42,500 per acre
and that the justified project value (from part 4) is a good
estimate, what would the per square foot construction cost
have to drop to in order for the pro?ect to work? What then
would be the amount of soft costs? Hint: This time use simple
algebra to find the new amount of soft costs.) (6 points)
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THE REAL ESTATE PROCESS

Business 550/705

Due at the beginning
of lecture on Monday,

April 14, 1986,

TAKE-HOME QUIZ /
PROBLEM SET #5

Name

Disc. dec,
Attend

GROSS POTENTIAL INCOME
LESS VACANCY ALLOWANCE

EFFECTIVE GROSS INCOME
LESS RBREAL ESTATE TAXES
LESS EXPENSES

NET OPERATING INCOME

LESS DEPRECIATION
LESS INTEREST

TAXABLE INCOME

PLUS DEPRECIATION
LESS PRINCIPAL PAYMENTS

CASH THROW=OFF
LESS TAXES
CASH FBROM OPERATIONS
WOBKING CAPITAL LOAN
DISTRIBUTABLE CASH AFTER TAXES
TAX SAVINGS ON OTHER INCOME
SPENDABLE CASH AFTER TAXES

PRESENT VALUE FACTOR AT y 4

Yr.1

Yr.2

Yr.3

Yr.b4

PRESENT VALUE OF SCAT

WOBRKING CAPITAL LOAN (CUM BAL)
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TAXES DUE AT TIME OF SALE

HOLDING PERIOD

TAXABLE BASIS

SELLING PRICE

DEPRECIATION TAKEN ON IMPROV,

DEPRECIATION IF STRAIGHT-LINE

TAXPAYER'S INCOME TAX BATE

DETEBMINATION OF TAXES DUE
TOTAL GAIN SUBJECT TO TAX

CAPITAL GAIN:
INCREASE IN PROPERTY VALUE
DEPRECIATION IF STBAIGHT-LINE
TOTAL GAIN TAXED AT CAPITAL GAIN BRATE

ORDINARY INCOME (RECAPTURED):
EXCESS DEPRECIATION

TAXES DUE COMPUTATION:
CAPITAL GAIN TAX = X

Il

ORDINARY INCOME TAX = x
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TOTAL INVESTMENT VALUE

TOTAL P. V. OF SCAT

TOTAL SALES PRICE

LESS TAXES ON SALE OF PROPERTY:
CAPITAL GAIN TAX
OBDINARY INCOME TAX
TOTAL TAXES DUE

LESS MORTGAGE BALANCE

CASH RECEIVED AT TIME OF SALE

PRESENT VALUE FACTOR AT %
PRESENT VALUE OF REVERSION

TOTAL PRESENT VALUE OF EQUITY INVESTMENT
ORIGINAL MORTGAGE BALANCE

TOTAL PROJECT VALUE



THE REAL ESTATE PROCESS
Business 550/705

TAKE-HOME QUIZ /
PROBLEM SET #6

Due at the beginning of lecture Name
on Monday, May 5, 1986. Disc. Sec. Attend

The purpose of this problem set is to make the student aware of MRCAP,
the Department of Real Estate and Urban Land Economics'! computerized
after-tax cash flow analysis model, and to perform a financial ratio
analysis using the data each student received for Problem Set #5.
Examples of how to use CAPFIL (a preliminary MRCAP program) and MRCAP
were handed out in the discussion sections., Be sure to attach the
computer input and output that is requested securely and in a cleanly
edited manner (i.e., use scissors) -- failure to attach or to edit
requested information will result in a substantial penalty.

1. Financial Leverage Analysis:

a., Calculate whether your project has positive or negative
financial leverage in year 1 according to the traditional
measure of financial leverage (i.e., i1s NOI/Total Investment
greater than,equal to,or less than the annualized mortgage
constant?). Use your initial data without extraordinary
expenses in it (note: leave extraordinary expenses out of
the remaining analyses as well).

Data_Input File NOI in Year 1

(tape here)

(tape here)
Initial Cost

(tape here)

Financial Leverage Calculatic

Type of Financial Leverage:

NOTE: See 1.b. before tossin
out the rest of your
l.a. computer output.



1.

Financial Leverage Analysis (Continued):

b.

A more comprehensive definition of financial leverage is the
following: If the modified internal rate of return (line 49
for year 8) increases (decreases) when the mortgage loan amount
is increased, then your project has positive (negative)
financial leverage. (Note: If the MIRR decreases when you
decrease the mortgage loan amount, then your project has
positive leverage.)

Demonstrate this by either increasing or decreasing the amount
of the mortgage loan as needed to maximize the MIRBRR subject to
the following two constraints:

(1) the default ratio in each year cannot exceed 75%, and
(2) you must maintain at least $100,000 in equity.

Briefly discuss what you have done and then explain the impact*
of your modifications on:

(1) the total amount of equity required,
(2) the before-tax cash-on-cash return on equity (compare

the relative change in the numerator and the denominator),
(3) project risk as measured by the default ratio.

Also, be sure that your attached computer output and write-up
prove that you've maximized the project's MIRR subject to the
above two constraints.

(*i.es, how have these figures changed and what does each change
mean?

Data Input File MIBRR from part 1.a,

(tape here)

MIBR from part 1.b.

(tape here)
(tape here)

Default Ratio from part 1.a.

(tape here)

Default Ratio from part 1.b.

(tape here)



1. b. (Continued)

Initial Equity from 1.a. Initial Equity from 1.b,
(tape here) (tape here)

B/T Cash-on-Cash Return on Equity (Year 1) from 1.a,

(tape here)

B/T Cash-on-Cash Return on Equity (Year 1) from 1,b.

(tape here)

Discussion Write-up:



2.

Net Operating Income Analysis:

-

Youfve just found out that HUD will allow you to increase
your first year gross rents by 10 percent and will allow
gross rents to increase by 5.0% annually (instead of the
prior 2.54). In addition, local fiscal troubles have caused
you to revise your estimate of the annual increase in real
estate taxes to 6.0%4. Input these changes to your current
data input file (i.e., that used in 1.b.) and rerun MRCAP.

Briefly explain the impact of these modifications on the
total amount of equity required, the before-tax cash-on-cash
return on equity, the MIRR, and the project risk as measured
by the default ratio.

Data Input File Initial Equity from 2.a.

(tape here)

B/T Cash-on-Cash Return
on Equity from 2.a.

(tape here)

(tape here)
MIRR from 2.a.

(tape here)

Default Ratio from 2.8,

(tape here)

Discussion Write-up:



2.

Net Operating Income Analysis (Continued)

b.

If you assume that market value is a function of net operating
income and that the next buyer will have the same investment
criteria as you, then the 'net income to market value ratio®
should change very little over the eight-year holding period.
If your net income to market value ratio has changed by more
than 0,005 from year 1 to year 8 (using your 2. a. results),

ad just the appropriate variable to bring this ratio in line,
(Note: With respect to the "appropriate! variable, no numbers
above net operating income can be changed nor can basic project
data (i.e., costs and loan termsg) be changed.)

Briefly discuss what you had to do to bring the ratio in line
and explain its impact on the total amount of equity required,
before-tax cash-on-cash return on equity, MIBRR, and project
risk as measured by the default ratio.

Data Input File Initial Equity from 2.b.

(tape here)

B/T Cash-on-Cash Returmn
on Equity from 2.b.

(tape here)

(tape here)
MIRR from 2.b,

(tape here)

Default Ratio from 2.b.

(tape here)

Place your discussion
write-up on the back
of this sheet,

Net Income to Market Value Batio from part 2.a.

(tape here)

Net Income to Market Value Ratio from part 2.b.

(tape here)



THE REAL ESTATE PROCESS
Business 550/705

TAKE-HOME QUIZ / PROBLEM SET #6

Due at the beginning of lecture
on Tuesday, August 5, 1986. Name

1, Enter your Problem Set #5 data inputs into MRGIB's ATCF program.
To simplify the task, forget about your extraordinary expenses
and add operating expenses and real estate tax together before
entering their sum into "Fixed Operating Expenses” (i,e., enter
O's as needed for "Variable Expenses"), For lines that don't
apply, such as Rehabilitation Tax Credit, enter "N" or "O" as is
appropriate,

Print out a paper hardcopy of the "INPUT ASSUMPTIONS FOR --",
"CASH FLOW REPORT FOR --~"; and "SUMMARY OF FINAL SALE OF PROPERTY FOR
(hardcopy of the other reports is optional for your own use),

Using your output, determine whether your project has positive,
neutral, or negative financial leverage according to the traditional
degi?ition (i.e., compare the OAR to the annualized MC using Year 1
data).

Also, extract or compute the following amounts and financial ratios:

(1) the total amount of equity required,

éz; the before-tax cash-on-cash return on equity, and

3) project risk as measured by the default ratio and the debt
cover ratio.

2. A more comprehensive definition of financial leverage is the
following: if the modified intermal rate of return increases
(decreases) when the mortgage loan amount is increased, then the
project has positive (negative) financial leverage. (Note: If the
MIBRR decreases when you decrease the mortgage loan amount, then
the project has positive leverage.)

Change your loan amount and evaluate the impact of the change on
the project!s MIRR to determine whether the project has positive
or negative financial leverage according to this contemporary
definition.

Print out a paper hardcopy of the three reports asked for above in
part 1.

Evaluate and explain the impact of the change in the loan amount
on the following amounts and financial ratios:

(1) the total amount of equity required,

§2; the before-tax cash-on-cash return on equity, and

3) project risk as measured by the default ratio and the debt
cover ratio,
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IZ. Market Attributes

The initial analysis of the physical attributes of the site included a
discussion of the linkages, or connections between the site and other
establishments in its urban environment. This discussion was primarily
an inventory of the connectors, and did not establish the characteristics
of the people with whom the site is linked.

These people, in most instances, will form the market for whatever is
developed on the site. This segment of the report will be devoted to
understanding the characteristics of the people who make up the market
for uses developed on our site. We will look first at the delineation
of trade areas, then at developing profiles of the population in each
area, and finally analyze the supply and nature of competing uses. Our
conclusions regarding the market for and marketability of a given use
will be the result of this analytical procedure.

A. Alternative Uses

Based on the physical attributes of the site, and a preliminary analysis
of the linkages between our site, we will narrow the universe of alter-
native uses still being considered to the following four:

d. Other: your choice of another alternative.

In your feasibility report, select three of the four uses we have
identified and carry through the market attribute analysis as we outline
it here.

B. Trade Area Delineation

On page B-1 of the appendix to this workbook, we have provided a map
which delineates two different trade areas of tributary areas that might
be the source of the people who form the market for a use on our site.
These two trade areas are:

The 3-Tract Area: An area consisting of three census tracts
centered around our site. These tracts are within a short drive
of our site.

The Arterial Trade Area: An area consisting of those census tracts
assumed to be the source of most automobile traffic past the site.
The arterial trade area is distinct from the 3-tract area.




To a certain extent, these areas have been chosen arbitrarily, within the
limitations imposed by the availability and form of the census information.
As a result, each of the different alternative uses that you examine may
require a different combination of the trade areas that we have defined.
As an example, we might expect that a gasoline station would draw most
heavily on the arterial trade area, while a fast food restaurant without
parking might rely most heavily upon the 3-tract area and its immediate
neighborhood.

As part of your analysis, you should identify the trade areas you use,
and describe how you selected those which apply to each use.

C. Population Profiles

Having delineated trade areas, and identified which trade areas apply

to which potential uses and why, we move on to an analysis of the char-
acteristics of the people who live and work in those trade areas. Our
objective is to develop a profile of each readily identifiable sub-group
that exists in the trade area. Our source of information will be pri-
marily the census data found in the appendix.

A profile of a group of people characterizes them according to some or
all of the following:

a. demographic characteristics: age, sex, family status,
marital status

b. income characteristics: income levels--per capital, per
family, per unrelated individual

¢. housing characteristics: renter, owner, type of unit,
rent, age of unit, size of unit

d. employment/education characteristics: education level,
student status, employment status

e. transportation characteristics: trip to work by car, foot, etc.

Careful study of the census information should enable you to identify
sub-groups within the trade areas. You might begin by finding large
demographic groups, such as "single people under 25", then further
characterizing them according to income levels, housing characteristics
and the like.

Try to describe the "typical resident" of the trade area. Note that
where more than one clearly identifiable sub-group exists, you will
have more than one such "typical resident".



The population profile permits us to make some assumptions about
the lifestyle and spending habits of the people in the trade area.
Based on your own experience, you should make some predictions
about the spending habits of at least one sub-group--~those students
living in the 3-tract area.

To summarize: The population profile segment of your report should
include descriptions of the typical residents of the trade areas you
developed for each alternative use. It should indicate whether there
is a match between the profiles of the people in the trade area and

a profile of a typical customer for that alternative use.

D. Supply/Demand/Competition Analysis

The objective of this portion of the market attribute analysis is to
determine if there are enough people willing to spend enough money

at our site to support any of the uses we are still considering for

the site. We will carry out this analysis according to the simplified
methodology outlined below. Your report should include this analysis
for each of the three uses (and their respective trade areas) that you
are contemplating. ;

"l. Estimate Spendable Income

Using per capital income figures, population estimates and a
savings rate, estimate spendable income in the three-tract and
arterial trade areas.

Spendable income estimates have been prepared for you, and are
presented on page B-~16 in the attached appendix.

2. Estimate Available Income by Catagory

Once we know aggregate disposable income, we can estimate how that
income will be spent. For retail goods, estimates of the '"Percentage
of Disposable Income Spent on Retail Goods" have been developed.
Applying these estimates to the spendable income estimated above
produces the results shown on page B~17 in the appendix.

The columns titled "estimated Average Retail Revenue in Mill ions"
show how much money is available to be spent on "Food Stores'" and
other types of retail uses in each of the trade aresas.

Similar figures can be obtained giving the approximate portion of
Income that will be spent on housing. These are presented as
"Annual Budgets' in table B-23 in the appendix.



3. Adjust Available Income
a. Retail Uses

The figures used to estimate available income by retail category
above were for Madison as a whole. It is quite possible that the
students in our 3-tract trade area will spend their disposable
incomes @odest as they are) differently than will the "average
resident'" of the city of Madison.

We would therefore like to adjust the percentage of disposable
income spent on retail goods to reflect our subjective views of
the differences between our potential market and the city as a
whole. These adjustments may be subjective, but they must also

be reasonable. They should be justified by the information about
characteristics and lifestyle that you developed in the population
profile segment of the report.

We are outlining a method here that you might use to make your

adjustments. Look at it critically, and develop your own adjust-
ments! Those selected here are just an example!

CITY TO MARKET SALES ADJUSTMENTS

Item Rate Adjustment Adjusted*® Revised Available Revenue
Rate 3-tract Arterial
(Repeated)
Total retail 65.4% 0 65.4 $63.5M $ 75.4M
Food 12.8 - 9.6 9.05 14,7
Gen. Merch. 14.8 + 16.7 16.2 17.1
Furn. & 2.4 - 1.2 1.2 2.8
Appl.
Auto 10.4 - 5.2 5.0 12.0
Drug 2.0 + 3.9 3.8 2.3
Bldg. Main. 2.5 - 1.25 1.21 2.9
& Hard.
Gas 4.3 - 2.15 2,1 4,95
Apparel 3.2 ++ 6.9 6.7 3.7
Dept. Stores 8.6 + 10.5 10.2 9.9
Eat & Drink 5.1 ++ 7.0 6.8 5.9M



We adjust all retail categories because we assume that sales lost to one
category are transferred to another. We make the adjustments as follows:
Identify those categories where spending is expected to be lower than for

the city. Each ™ " represents a 25% decrease in the ''rate'". Sum the decreases
in percentage points as follows:

Food 3.2
Furniture 1.2
Auto 5.2
Bldg. 1.25
Gas 2.15
Total 13.00

(You should be able to interpret what these adjustments mean in terms of
the population being discussed.)

These decreases will be allocated to the categories assumed to have higher
levels of retail spending by dividing 13.0 by 7 = 1.86. Each "+" will
then mean an upward adjustment of 1.86 percentage points.

b. Residential Uses

Similar ad justments should be made for multifamily housing. The Table on
page B-23 shows several different spending patterns. These patterns

vary according to family status and income level. From this table, you
may obtain an estimate of the percentage of income spent on housing, which
you will probably adjust to reflect the characteristics of the people in
your trade areas. Any such adjustments will necessarily be subjective.

Base on this adjusted "percentage of income spent on housing', and the per
capita and family income figures developed earlier, you should develop an
estimate of how much monthly rent the "typical" resident would be able to
pay. How does this figure compare with rents currently charged by existing
units?

Revenue Lost to Competition
a. Retail Uses

Whatever use is developed on our site will not be able to capture more
than some relatively small fraction of the revenue available trade areas.
How much it will capture is in part a function of how many other similar
stores are competing for those dollars. At this point in your anlaysis,
you should inventory the competition within your trade areas.

The Yellow Pages of the Madison Telephone Book is one good scurce for a
competition inventory. The Madison City Directory, found in the reference
collections of several libraries in Madison, is another source you might
consult.

Our competition analysis will operate on the assumption that the competing
stores are surviving, and that they have the same characteristics of size
and sales volume as those stores shown in table B-18 in the appendix.



Since we know how many competing stores are in our trade area, we can
use the revenue requirements shown in table B-19 to estimate how much
of the available revenue would be lost to these competing stores.

As an example: TIf you were considering a liquor store for your site,
and you identified 3 competing liquor stores in your trade area, you
would be able to estimate that 3 x $438,312 = $1,314,936 was being spent
on liquor at these stores.

b. Residential Uses

You should be able to evaluate revenue lost to competition in a similar
fashion for residential users. Beginning with an inventory of existing
competing residential units, and estimates of average or typical rents

in your area, you should be able to estimate how much money is being spent
for housing in those units.,

An analysis of competing residential uses can provide additional insight
into the supply/demand relationships in the residentail market. The level
of vacancy in the existing units gives some indication of the strength of
demand for the existing supply of housing: a high vacancy rate suggests
that the supply of housing exceeds the demand for it.

Go No-Go Decision

A decision as to whether or not there is a market for a given use can now
be made. By subtracting the amount of revenue lost to competition from

the total amount of revenue available to be spent on a specific type of use,
you can determine if there is enough revenue remaining to support the use
you are testing.

The revenue available for the store or apartments on your site must at
least equal either the required revenue for retail stores shown on the
table on page B-19, or the typical apartment rent prevailing in your area.

If the required revenue is there, you have reached a "GO" condition. If
the required revenue is lacking, you must conclude that your project is
a ""NO-GO".

Checking your Conclusions

You might check the results of your retail analysis by estimating how
many people, spending how much money, will have to walk through the doors
of your establishment on any given day in order for it to realize the
revenue that you are projecting.

If you projected a yearly revenue of $275,000 for a camera shop that would

be open 6 days a week, you are estimating daily sales of $88l. 1If a "typical
camera sale totals $250, you are estimating a little more than 3 such sales
every day, all year long. Does that seem to be a reasonable assumption?

The response will depend upon the nature of the trade areas, the potential
customers and the competition.



E. Merchandising Guidelines

The market attribute analysis should conclude with a discussion of the
competitive standard. Those features of competing sites and uses that

must be included on our site if it is developed in a given use. You
should also speculate on what features might provide your site with a
competitive edge, enabling it to capture a larger share of the available

revenue.

Summary

To review, your Market Attribute Report should cover at least the following

points:

1. Description of 3 alternative uses, and why they remain under consi-
deration at the start of the analysis.

2. Delineation of trade areas for each alternative use.

3. Profiles of the population in the trade areas, with descriptions of,
broad population characteristics, typical residents' and some assump-
tions regarding the lifestyle and purchasing patterns of one major
sub-group--the student population.

4. Supply/Demand & Competition Analyses, as outlined in the previous section,
for each of the three alternative uses.

5. Summary and Conclusions, with specific reference to merchandising

techniques suggested by the market attributes,
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INTRODUCTICON AND PROJECT OVERVIEW

The primary goal of Business 550 is to help you develop an
improved understanding of the real estate process, so that
you have a better appreciation of why our cities look and
work the way they do. One of the major tools we will use
in our efforts to understand the real estate process is the
feasibility project.

The feasibility project is an academic exercise that closely
parallels the process that a practicing feasibility analyst
would use to answer some of the questions posed by his

client. In the interests of maximizing its effectiveness

as a learning tool, we've simplified some parts of the project,
while elaborating other segments. The overall question the
project must answer remains unchanged: what is the most pro-
fitable use to which we can put our study site, recognizing
that our decision must be reached within the context of
physical, legal, political, financial and ethical constraints?

Developing an answer to that question will take most of the semester
and should expose you to many facets of the real estate process. In’
an effort to keep the project scope within limits, each person in the
class will prepare an answer to that question, and present it in seg-
ments during the semester. Reports will be limited in length. These
page limits will require you to exercise all of your organizational

skills, so that your presentation is as complete as possible, while it
omits any extraneous material.

This feasibility workbook has been put together to help guide
you through the feasibility process. The narrative sections
of the workbook discuss the analysis you will be making,

while the appendices provide you with all of the data you will
need. (Those of you who are familiar with this course from
past semesters will notice a change here-~no more treks to

and from the city-county building!) The data have been pro-
vided in the appendices so that you will devote most of your
efforts to thinking about those data and perfecting your
analytical skills. In our analysis of your projects, the

volume of data you've assembled won't count nearly as much as
your discussion of it.
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INITIAL SITE VISIT AND REPORT

One of the very first steps in a feasibility analysis is a
visit to the site. We would like you to make your initial
visit to the site as an interested observer., Walk around
the site (not over it, since its private property!) Study
the site and its neighbors. Look at the streets and transit
systems that serve the site.

After your visit to the site, describe in no more than 3
doublespaced typewritten pages:

1. the physical features of the site

2. the neighborhood

3. the streets and transit systems.
You should be able to complete the assignment using only
your own observations. Don't go to the city~county build-
ing; don't consult the appendices to this workbook (yet!).
The information that you gather in this first site visit
will form the foundation for the analysis of both the

site and market attributes, the next two sections of the
report.



I -

SITE ATTRIBUTES

The search for a range of suitable uses for a given site begins
with a close look at the characteristics of the site itself.
This segment of the feasibility process involves making a
thorough inventory of the characteristics of the site, analyzing
the limitations that these characteristics might impose on
potential uses, and drawing some interim conclusions about
which uses are most appropriate. In our analysis of site
attributes, we will group the site characteristics into four
general categories and we'll look at them in more detail below.

A, Physical Attributes

An inventory of the physical attributes of the site is usually
compiled from a variety of sources. The primary source of
-information about the physical features of the site should be
the initial site visit., It is imperative that you visgit the
site, look at it, and think about the things that you see
there., You may also collect information about the site from
several secondary sources, In this project, most of the
secondary information that you will need has been assembled into
the Appendices. For your reference, these secondary sources
may include the local Register of Deeds, USGS soils maps,
utility companies and the like.

A checklist highlighting the information that should be con-
tained in your inventory of physical attributes is given here:

1. Parcel Size
a. area
be number of lots

2. Parcel Shape
3. number of sides
be. dimensions
c. street: frontage
d. access points

3. Topography
a. average slope of parcel
b. street grade
c. sidewalk grade
e. slope stability
fo. suitability for building



4, Soils
a. soil type(s)
b. depth to water table
c. potential for subsidence
de suitability for building
e. sultability for septic systems

5. Water Resources
a. streams/ponds
b. natural drainage patterns
c. flooding -

6. Adjoining Property's Set-Back Lines
a. front
be. rear
C. side

7. Services/Utilities
a. electricity
b gas
C. water
d. sanitary sewer
e, storm sewer
fe refuse collection

8. Existing Structures
a. number
b. dimensions
cC. age/conditinn

9. Other (at your discretion)

A word of warning that will be repeated from time to time: Consider

as much information as possible, and refine it to reach your conclusions.
Don't put lots of extraneous material in the body of your report; if

it is not immediately pertinent to the point you are trying to make,

then leave it out! 1If you can't bear to leave the information out of
your report altogether, try including it in a well-referenced appendix.

The checklist given above is a reminder of all the facts that
you might want to consider in your evaluation of the physical
features of the site. Feel free to include additional material
if it contributes to the analysis. Don't just list the facts,
though. At some point in the process, you will want to draw
some conclusions about what these things mean; what uses must
we eliminate from consideration based on the constraints imposed
by these characteristics?



B. Legal-Political Attributes:

While the physical features of the site limit our range of
potential uses to some extent, many more constraints are im-
posed by the various legal and political features of the site.
Again, we'll start with an inventory of these features, and
analyze the way in which they will limit the uses to which we
may put the site. Your inventory might include some or all of
these items:

1. Owner's interests (title search)
a. owner, owner's address
b. encumbrances: liens
mortgages
satisfactions
restrictive covenants
easements, etc.

2. Assessed value
a. land, improvements, total
b. mill rate
Ces Special assessments

3. Zoning

a. existing and potential zoning classifications

be permitted and conditional uses

Ce Iintensity restrictions: setback or yard requirements
lot area requirements
height restrictions
floor area ratio
useable open space requirements
parking and loading requiremets

4, Political constraints

We will spend some time here elaborating on the zoning re-
strictions which might apply to the site. We are working in
Madison, and thus are using the city of Madison zoning ordinance.
In most ways, it is a typical ordinance, but you should not
assume that the restrictions it imposes will be the same as

those imposed by ordinances in different municipalities.

The zoning ordinance itself will provide information concerning
permitted use and setback or vard requirements for any given
zoning classification. These portions of the code are reason-
ably straightforward. Less straightforward are the intensity
restrictions. As an aid to visualizing the effects of the in-
tensity restrictions, we will construct "building envelopes",
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by combining all of the intensity restrictions to produce the
largest hypothetical "space envelope" into which any building
must be fitted in order to be legally built on the site.

Before we illustrate the building envelope calculations, we
should reproduce some of the definitions found in the zoning
code. (For more details, please consult the code itself.)

Floor Area Ratio:(FAR): The floor area ratio of the
building..e.on any zoning lot is the floor area of the
building...divided by the area of such zoning lot. The
FAR requirements...shall determine the maximum floor
area allowable for the buildingeeee.

Useable Open Space: Useable open space is that part of
the ground level of a zoning lot, other than in a re-
quired front or corner side yard, which is unoccupied
by principal or accessory buildings, service driveways,
off-street parking spaces...and is unobstructed to the
SKYeeoo

Each separate district has its own floor area ratio and use-
able open space requirements. The open space requirements
are typically expressed in terms of required open space per
dwelling unit, varying with the size of the dwelling unit.

Lot Area Requirements: In any given residential district,
lot area shall be provided in accordance with certain
requirements., To illustrate, R6 requirements are shown:

Tvpe of Dwelling Unit Minimum Lot Area/Dwelling Unit
Efficiency 300 square feet
One-bedroom 450 square feet
Two-bedroom 600 square feet

Plus an additional 150 gquare feet of lot area
for each additional bedroom in excess of 2 in a
dwelling unit.

You are encouraged to consult the copies of the city of Mad-
ison zoning ordinance on reserve in the Business School Li-
brary before 'proceeding with the building envelope calculation
sample problem below.

Sample Problem: Given the following information, what is the
largest apartment building we are permitted to build, if we
build only one-bedroom apartments in a 2-story building? What
will that building look like?

Lot Dimensions: 110 feet wide by 155 feet deep
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Zoning Code Restrictions:

Zoning District: C2

Set-Back Requirements: side yards: 5 feet
back yard: 10 feet
front yard: 20 feet

Lot Area Requirement: 1000 sg. ft. of lot for each
one-bedroom apartment

C2 FAR = 3

Parking Requirement: 1/2 parking space must be pro=
vided for each one-bedroom apartment

Open Space Requirement: 160 sqg.ft. of useable open
space required for each one-bed-
room apartment

The information given above really isn't quite enough to.an—
swer the question. We must make some additional assumptionse.
We will assume that:

-parking and useable open space may not occupy setback

arease.

-useable open space will be provided on the ground--not

-the

as roof gardens or balconies.

gross leasable areas for the "typical" apartment is:

-efficiency apt: 350 sq. ft.

-1-bedroom apt: 450 sq. ft.

-2-bedroom apt: 600 sq. ft,

-more than two bedrooms: 600 sq. ft. plus 100 sq. ft. for each bed-
room in excess of 2.

-the building efficiency ratio is 86%. This means that

of the total building area, only 86% is income-generating,

rentable space. The rest is "lost" to hallways, storage
areas and the like,

-a& parking stall will occupy 300 square feet on the

ground. This includes the driveway and turning areas
as well.

These assumptions are primarily industry standards; they are
not prescribed by the zoning ordinance. We have also assumed
that we will build only tow stories, while the zoning ordinance
would permit three. This assumption was made to simplify the
example. For completeness, we should calculate the maximum
building size under the three-story option as well.

We have broken the building envelope calculation into several

steps:

1e Lot Area:

155 ft. x 110 ft. = 17,050 sq. ft.



Rear

Area Lost to Setbacks:

Side yard: 155 ft. x 5 ft. x 2 = 1,550 sq. ft.
Front yard: (110 ft. - 10 ft.) x 20 ft. = 2,000 sq. ft.
Rear yard: (110 ft. - 10 ft.) x 10 ft. = 1,000 sq. ft.

Total area lost to setbacks: 1,550 sg. ft.
2,000 sq. fte.
1,000 sqg. ft.

[ 1=’ 2,550 sq. ft.
0
]
2, Front
o'
3 v

Ce— €Hd6u—TE;;T-+
Buildable Area:

Lot Area - Area Lost to Setback
17,050 sq. fte - 4,550 sqg. ft.
12,500 sg. fte.

Buildable area

mowon

Maximum Allowable Floor Area: (Based on FAR)

FAR
3

floor area/ lot area
floor area/17,050 sq. ft.

Maximum allowable floor area = 3 x 17,050 sq. ft. = 51,150 sqg.

Maximum Number of One-bedroom Apartments: (Based on lot area

requirements)s: .

<t

17,050 sq. ft.g;71,ooo sq. ft./one-bedroom apartment =
17 one-be&ftoom apartments.

Standard Allocation Unit:

Construct a Standard Allocation Unit (SAU) based on building
height assumptions, parking and open space requirements,
building efficiency ratio and industry standards. The

SAU summarizes all those requirements, permitting us to
maximize the building floor area subject to constraints.

Each SAU consists of 2 one-bedroom apartments, and the
parking and open space associated with those apartments.
Calculate the gross surface area (or basal area) of the
SAU,

ft.
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)

Standard Allocation Unit:

S Ekg(? &Eff’hilfiﬂohs -85 =

0SS
2?‘_2_ ‘58[ T g

wz /W
T tT

55( + 200 tleo +l0 = l2_C>(
2%, saft S sqfk geoss e basal aces.

Number of SAU's on Lot:

Number of SAU's on Lot Buildable Areas Square Feet/SAU

12,500 sg. ft./1201 sqg. ft.
10.41 ¥ 10

wonu

Bullding Characteristics:

Translate the number of SAU's on the lot into building
characteristics, and CHECK your calculations.

a. Number of apartments on lot:

10 SAU x 2 apartments/SAU = 20 apartments on lot.

CHECK against the maximum number or apartments per-
mitted based on the lot area requirements in step
5. Since the maximum number of apartments allowed
by the lot area requirements is 17, we may build no
more than that, regardless of our calculations in
this step.

b. Gross Building Floor Area:

17 apartments x 581 sg. ft. (gross)/apartment =
9877 sq. ft.

CHECK against the maximum allowable floor area cal-
culated in step 4. We are well under the 51,150 sqg. ft.
maximum calculated there.

c. Number of Stories:

2--assumed at start of calculations.
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e. Basal Building Area: (ie. Lot area covered by building)

17 apartments + 2 stories = 8,5, ie. 9 apartment on
ground floor.

9 apartments x 581 sq. fte. gross/apartment = 5229 sq. ft.
basal bldg. area

f. Parking Spaces:

17 apartments x .5 parking spaces/apartment = 8.5 ie., 9 stalls
required by zoning code.

9 spaces x 300 sq. ft./space = 2700 sq. ft. of parking

g. 0Open Space:
17 apartments x 160 sqg. ft./apartment = 2720 sg. ft. open space.

CHECK:

Basal Building Area: 54229 sqg. fte.
Parking Area: 2,700

Open Space: 2,720

Total 10,649 sg. fte.

Total must be less than or equal to the buildable area
calculated above. Why is the total less than the 12,500
square feet of buildable area we calculated?

The building envelope calculations can be conveniently sum-
marized in a schematic as shown here,

/_/ / 5’

] VA4
Z‘loo
'o;if;q f%”’ t1psi g
a s
_ 467 | 20
‘ anea_ open sp:c‘g
o)

2700 s%.#. Parking

Side
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The building envelope calculations should be shown for two or
three building types that would be permitted by both the
physical characteristics of the site and the zoning con-
straints. If you later determine that a use for which you did
not show building envelope calcuations is indeed viable,

you may add those calculations to this section of the final
report, or you may introduce them as a "specific building
envelope" in a later section of the final report.

Political restrictions on land use must be considered here

as well., Local sentiment towards developers and their de-
velopments may be either a help or a hindrance, partic-
ularly if such things as zoning changes would be requiaed
before a project could proceed. Neighborhood associations, .
the city council and various quasi-political bodies such as
school boards may all have some say in how development or re-
development takes place. You should give some consideration
of these factors in your analysis as well.

In addition to the building envelope calculations, you should
incorporate a narrative summary of the legal and political
constraints imposed on the site in your report.

C

)(. Dynamic Attributes:

We began our analysis of the site's attributes with the very
tangible physical features such as soil type, water table and
lot size. We moved away from these tangible characteristics
when we examined the legal-political features of the site,
and now as we look at the dynamic attributes of the site,we
move completely into the realm of the intangible. Dynamic
attributes are those features of the site which exist as
subjective perceptions of the observer or the user of the
site.

We are primarily interested in those dynamic attributes which
affect the decision-making behaviour of the site's user or
observer. An "observer" is really any person or group which
interacts with the site and its improvements; an observer
might be a regulatory agency, or a customer of a business
located on the site.

To a certain degree, the developer of a project retains

some control over the dynamic attributes associated with the
site. In this step of the feasibility process, we are at-
tempting to inventory the existing dynamic attributes, so
that we can take advantage of those which are positive and
de-emphasize or change those which are negative.



An inventory of dynamic attributes may include some or all
of the items listed here:

1., visual perceptions: views of the site
views of the approach to the site
views from the site

2. auditory perceptions: sound levels, quality

3. olfactory perceptions: prevailing winds
pollution levels

4, psychological perceptions: prestige and status
historical values
personal security
stress of access

Your analysis of the dynamic attributes should attempt to
identify as many of them as possible, and to discuss the

extent to which these attributes may limit the potential

uses of the site.

D. Linkages

With our analysis of linkages, we move out into the surround-
ing neighborhood and the larger community wich form the con-
text of the site. We seek an understanding of the relation-
ships that exist between the site and its urban environment,
and we'll use the concept of "linkage" as a model to explain
some of these relationships.

A linkage can be thought of as a relationship between estab-
lishments. An establishment is the basic unit of land use,
consisting of individuals or groups occupying recognizable
places of business, residence, government or assembly. This
relationship generally involves the movement of goods or
people between the linked establishments. (Ratcliff, Real
Estate Analysis, pp. 65-66.) We will look first at the phy-
sical manifestations of linkages by looking at the connect-
ors or conduits that permit movement of goods and people
between the site and various other establishments throughout
the urban area. An inventory of the connections between the
site and the rest of the world might include:

1le Transportation Systems
d. streets, sidewalks, bike lanes
b. local mass transit systems
Ce rail lines
d. air transport service



2. Utility Systems
3. electricity
b. gas
c. water
de. sewer
e. phone

3. Municipal Services
a. police
be fire
c. refuse collection

It isn't enough to list those connectors which facilitate the
movement of goods and people to and from the site. We must
also make some estimate of the quality or strength of those
linkages., The strength of a linkage 1s a function of several
factors; the first of these is the cost of moving people or
goods. These costs are measured in terms of the time it takes
to move people or goods, the aggravation that might be in-
volved and of course, the out-of-pocket moving costs. Link-
age strength is also a function of the frequency of the con-
nection, and the importance of the linked establishment to
the establishment on the site.

Since evaluating linkage strength requires a knowledge of the
establishments at eaither end of the linkage, we must make
some assumptions at this stage of the feasibility analysis.
Right now, we want some measure of the general adequacy of
the linkages for these general types of land use.

Data sources for the linkage analysis are your observations

of the site and its surroundings, as well as various public
agencies such as the city's Traffic Engineering Department.
Most of the information you will need for the linkage analysis
has been included in the appendices. We will examine the
linked establishments in much greater detail in the Market
Attribute section of the feasibility analysis.

E. Compatibility Matrices:

B3y now, we have collected a large amount of information
about our site. The goal of all this is to get some ideas
about the restrictions placed upon any development proposed
for the site. At this time it would be appropriate to sum-
marize what we have learned, and use this information to
produce an objective measure of the suitability of the site
for certain general types of land uses.
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The compatibility matrix is a method of ranking the important
features of the site in terms of their suitability for alter-
native land use types. Perhaps the best way to explain the
compatibility matrix is to provide an illustration. The matrix
shown here is an abbreviated onej yours can and should be more
complete. (Part of your job is to select those features which
are most important.)

There are several ranking schemes that you could use to
complete this matrix. You might use a 1 to 5 scale, with

1 meaning that the site features was unsuitable for the pro-
posed use, and 5 meaning that the site feature was completely
compatible with the proposed use. If you wished a slightly
simpler scheme, a check mark could indicate suitability for
the proposed use and a blank space could indicate unsuit-
ability. This matrix has been completed with hypothetical
rankings using the first ranking scheme suggested.

Proposed Use

Low Rise Low Rise Low Rise

@ | Commercial Residential Office

f Lot Size ' 2 4 3
Zoﬁing 1 - 5 3
Traffic Volume 5 2 _ 4
Neighboring Uses 2 5 . © 2
Total 10 16 12

Qur goal is to obtain a ranking of the proposed uses accord-
ing to the information assembled to this point. Your report
should indicate why you ranked each of the factors the way
you did. The matrix is a summary device, but it can't stand
alone. It must be accompanied by a narrative explanantion.
In the case of our sample matrix above, we must explain the
significance of the total scores. According to the totals,
the site in question looks best suited to low rise residen-
tial development, )
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SITE ATTRIBUTE ASSUMPTIONS:

1.

Assume: The site is vacant. There are no demolition or other
site preparation costs, such as those incurred to remove under-
ground gas tanks.

Assume: There are no unpaid special assessments on the parcel.

Assume: Water, electricity, natural gas, storm and sanitary sewer
serve the site. These services are adequate for any proposed use.
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EIGHMY REPLAT
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6,7,8,9,10,11,12,13,14, BLOCK 6. EIGHMY-RAMSAY J
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SCALE 30= |”

RECORDED NOV.23.1927 Mc DODSE, SURVEYOR

NOV. 22,1927
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MC.C.000SE, BEING DULY SWORN, DEPOSES AND SAYS THAT Y THE ORDER AND UNDER THEDIRECTION OF ALVA EIGHMY, HE HAS SURVEYED AND MAPPED THE FOLLOWING DESCRIBED LAND, SITUATED IN THE
CITY OF MADISON, DANE COUNTY ,WISCONSIN,VIZ'~ LOTS 6,7,8,9,10, BLOCK 5, AND LOTS 1,2,3,4,5,6,7,8,9,10,11,12,13,14, BLOCK 6, EIGHMY RAMSAY GO'S. ADDITION TO THE CITY OF MADISON ,NOW OF REGORD. THAT THE PLAT HERE SHOWN
IS A CORRECT REPRESENTATION OF THE EXTERIOR BOUNDARIES OF THE LAND SURVEYED AND OF THE DIVISIONS THEREOF MADE AND TNAT IN MAKING SAID SURVEY 41D SUBDIVISIONS AND IN MAPPING THE SAME , HE HAS FULLY COMPLIED
WITH THE PROVISIONS OF CHAPTER 236, REVISED STATUTES OF WISCONSIN AND ACTS AMENDATORY THEREOF. ALL CORNERS HAVE BEEN MARKED WITH TUBULAR IRON STAKES. THE PLAT 1S DRAWNTO A SCALE OF SO° TO ONE INCH.

Mc.C.DODGE, SURVEYOR.

Repoodution of Gopy of Ossgimal Plat
Fumished by Done County Title Company
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LAND CONTRACT -Individual and Corporate
. THIS SPACE RESEAVED FOM PAECORDING DATA

1575519 ] Offica of Ragister of Qcods |
T '_ 7 Dane County, Wi )

Qecaived for Record

{97& cbl'?*' ?55-§

:ndrecordedinvol.

DOCUMENT RO STATE BAR OF WISCONSIN- FORM 11 ' -‘_ Zo

CONTRACT, by sad between __S8CK D. Taylor

herein cstled Vendor. whether one or moce,

and Gordon C. DeVries

herein called Purchaser. whether one or more,
WITNESSETH: That the Vendor, in consideration of the payments to be made and the |-

covenants and agreements by the Purchaser to be performed, as hereinafter set forth,

hereby sells and agrees to convey unto the Purchaser, upon the prompt and full perform- RETURN TO .
ance hy the Purchaser of the covenants and agreements of this contract to be by the Croak Law Offices

Purchaser performed, the (oltowing described real estate in.__Dane ;;égsg:noags gg;\slgn 53716
County, State of Wisconsin: 2

Tax Key ¢ ____
Lots Fifteen (15), Sixteen (16), Seventeen This 15 OT homestead praperty.
(17) and Eighteen (18), Block Two (2) of Eighmy Replat
of Lots Six, Seven, Eight, Nine and Ten (6, 7, 8, 9 and 18), Block Five (5),
and Lots One to Fourteen (1 to 1l4) inclusive, Block Six (63, Eighmy-Ramsay
Company's Addition to the City of Madison.

Real estate taxes for the year 1978 will be prorated between the :
parties as of July 1, 1978 when the tax bill is received in January, 1979.

-q

s
. together with all buildings. improvements, fixtures and appurtenances, now or nereatter erected thereon, including ail screen and storm
doors and windows, attached misrors, fixtures, shades, attached {loor covering, hot water heater, furnace, oil tank and lLight fixtures

23 which shall be a part of the real estate.

Purchase price to include two stoves and two refrigerators presently
on the premises.

The Purchaser, in consideration of the covenants and agreements herein made by the Vendor, sgees to purchase the above
described premises. and to pay therefor to the Vendor at ____ﬂadiSQJL,__‘\I_iS_C_ODSiIL .
the sum of SeVenty Five Thousand ($75,000,00)==-wo=cu=—ocococnesemsmvosnms Doilan,

o)}
-3
~

in manner following: $ 7 Y 500 '} 00 at the execution hereof, the receipt whereof is hereby acknowledged, and the balance
of § 6 7,, 500.00 . together with interest on such portions thereof as shall remain from time to time unpaid. at the rate
of _Ni_Dg__ per cent per annum, until paid in fuil, as follows: Said principal and interest shall be payable in _E.Qﬂmi__
._ instaliments of not less than $610.00 per month | beginmingonthe first
";'_ day of _ July .19 78 peovided the entire purchase money and interest shall be fully paid within

~ Twenty €20) years from the date hereof.
z

Purchaser further agrecs, unless excused by Vendor, to pay monthly payments sufficient reasonably to snticipate the payment of
taxes, special assessments, lire and extended coverage premiwums and such other tnsurance premiums 83 Vendor may require, and Pur-
chaser agrees 1o make such payments to the Vendor and hereby suthorizes Vendor to apply the same in payment of such items.

i Said payments shail be applied first to interest on the unpsid balance at the rate herein specified and then to principsl. Any
amount may be prepaid without premium or fee upon principal st any time, and interest shall be calculated at all times on the unpad
balance on the daily rate basis at 17360 of the annual rate.

In the event of any prepayment, this contract shall not be treated a3 1n defsult with respect to psyment so fong as the unpaid
balance of principal, and interest (and in such case accruing interest from month to month shall be treated as unpaid principal) s lrss
than the amouat that said wndebtedness would have been had the monthly payments been made as fust specifsed above, provided that
monthlg payments shall be continued in the event of credit of any proceeds of insuance or condemnation, the condemned premises
being thercafter excluded hetefrom.

T Pyt rceermt 1 o Pyt ey = bt Umer vt 0= H et =wefti? the TrHle 0§ SHAWT By M0 SHEMAC C HTI 1T<ars MT T Mmer T SIBmmee
trerer fo: ! = atve A'erdgrmrpre o dotrver the abtstract Trrie M AT e Pt Ity T e P TITInmer N orIfe futi ot irss e prive
o b el 07 <t bl e ve —tvmen p e = Five—0rC h2e CTegIT e o0 DUy T oYt Ti-irterTrDmt MaTtors of sty v trrrt e avurance.

(ORIThe Vendor shall furnish the Purchaser thuty days prior to the date of ultimate closing, and the Purchaser shall accept as a
suffi went showiny of 1itle, esther (1) @ title nsurence cammitment far an ownee's policy of title insurance in the sum of the purchase
price, the Putchuorr to e named us the avgured, to be written by 8 tstle tnsurane o company, And guuennteeing the Veadar's title @
the condition called for by this agreement, or (2) 8 merchaniable abstract showing the Vendos's title an the conditinn callrd fue by
this agreement  If an abstract 1s furniched, the Purchases shall notifly the Vendur. 1n writing, of any objevtions to title withan ten (10)

davs aftee recept of such abstract, and the Vendor shall then have s reasonable ime within which to rectify the title or furmish a title
policy as abuve dexcribed.

The Purchaser shall be entitled to take possession of 2a1d premises on . ... Ju_]_'Ll . 107 8 tncase
posscssion 1s to be obtained by the Vendor, he shall have 8 reasonable time after such date in which to remove aay ocrupant. The
Purchaser shall be entitled to remain in possession as long as he performs all covenants and agreements herein mentioned on his part
to be performed and no longer.
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The Purchaser covenants and agrees ss [(ollows: , VoL 955 FACE 402

1. To pey before they become dulinquent all taxes and assessments, now or hereufter asscssed or levied against and on the real
estate described in this contract and to deliver to the Vendor reccipts evidencing due payment thereof,

2. To keep said premises insured for (ise and extended coverage for at least the sum of $ 2 00.00 . , ta pay the
premiums thereon when duc, and to comply with colnsurence provisions. if any, in iasurance companies spproved by the Vendor with
loss psyable to the Vendor as interest may appear, and all policies covering said premises shull be deposited with end held by the Vendor.

3. To keep the premises in good condition and repair,

4. To keep the premises free from liens superior to the lien of this contract, or the rights of the Vendor in the premises.

5. Nat to commit waste nor suffer waste to be commutted.

6. Not to do eny act which shall impair the value thercof.

In case any such taxes or assessments reman unpaid sfter they become delinquent, or in case of failure to keep the premises so
insured, the approved policies deposited, or the insurance premums paid, or to keep the same in good condition and repair, free from
liens and waste, the Vendor may cure such defsults, snd all sums so paid shall immediately be repeid to the Vendor and shall, uniess
30 repaid, be sdded to and deemed part of the puchase price, snd bear intercst at the rate aforesard.

The Vendor hereby sizevs that in case the aforessid purchase price with the interest and other moneys shall be fully paid and al!
the conditiuns herein provided shall be fully performed at the times and in the monner above specified, he will on demand, thereufter

ceuse to be executed and delivered to the Purchaser, a8 good and sufficient Warranty Dueed, in fee simple, of the premises above de-
scnibed, free and Cleur of all legel liens and encumbrances, except any liens or eacumbrunces created by the act or default of the Puse

chaser, and except:

The Purchaser hereby covenants and agrees that time shall be deemed to be of the essence of this contract and in case of default
w1 the payment of any principul or interest when the same shull become due, or tn the performunce of any of the conditions, covenants,
or promises by the Purchaser herein to be kept or performed, and such default shall continue for 8 period of ___ days, then the
Vendor may, at his option, declare the contract at an end. all rights of the Purchaser under this agrecment cuncelled, aad the amounts
paid by the Purchaser hereunder forfeited, the same to remain the Vendor’s property as rental of ssid premises and as liquidated dam-
ages for the fuiluce completely to {ulful this agreement, and the Vendor shall forthwith and without notice have the right of re-entry, or,
at the option of the Vendor and without notice to the Purchaser, notice being hereby expressly waived, the whole amount of unpaid
principal shall be deemed Lo have become due and payable, in case such option shall be exercised, the unpaid principsl 4nd interest
together with all sums which may be or have been paid by the Vendor as herein authorized with interest on such disbursements at the
rute aforesaid shall be collectible in & suit «t law, or by foreclosure of this contract in the same manner as tf the whole of sa:d unpuid
principal had been due at the time when any such defsult occurred, and the indebtedness shall embrace, with su1d unpaid principal and
interest, all the sums so disbursed with 1nterest as aforesaid.

In case of legal proceedings 1n enforcement of any remedy hereunder, whether abated or not, e!l expenses, including reasonable
attorney’s (ces, shall be added to the principul, become due as incurred, and 1n case of judgment shall be included therern.

Upon the commencement or during the pendency of any action of foreclosure of this contract, the court may appotnt a recetver of
the premises, including homestead interest, and may empower the receiver to collect the rents, 1ssues, and profits of said premises
during the pendency of such sction, snd may order such rents, 1ssues, and profits when sucollected, to be heid and applied as the court
shall, from time to time, direct. .

All terms, conditions, covenants, warranties and promises herein shall be binding upon and tnure to the benelit of the heurs, legsl
representatives, successors end assagns of the vendor and the purchaser: If not an owner of the property the spuuse of the vendor for
a valusbie considuration joins herein to release homesiead nights 1n the subject property and sgrees to join in the exvcutton of the
deed 10 be made 1n fulfillment hereof.

Executed at Piadiﬁ_on_,_[li& con_sin,__ this _Sth_ day of June . 19.18_.

SIGNED AND SEALED IN PRESENCE OF

ordon C. DeVries

(SEAL)

(SEAL)

AUTHENTICATION
Jack D, Taylor and Gordon C. DeVries

Stgnatures of

authenticated thas Sth day of June

_Philip/J. [froak_

Title: Member State Bur of Wisconsin or Other Party
Authorized under Sec. 706 06 vaz. . ..

STATE OF WISCONSIN

County. } b
Personally came before me, this day of L 19 L,

the above named _____

to me known to be the person who executed the foregoing instrument and acknowledged the same.

This instrument was drafted by

Attorney Philip J. Croak

Notary Public County, Wis.

The use of witnesses is optional. My Commission (Expires) (1s)

Names of persons signing th any capacity should
be typed or printed below their signatures.

FURNISHED BY

A
l Dane County
'TuleCompanv '
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LAND CONTRACT SUPPLEMENT

As and for a supplement and part of the Land Contract
between Jack D, Taylor, seller, and Gordon C. DeVries, purchaser,
dated June §, 1%78, the purchaser agrees as follows: -

1. That the purchaser will continue to operatcvthe

business, during the term of this Land Contract, as a service

station.

-

¢ 2. That no alteration or destruction of the apartments
on the premises shall be made without written consent of the
gseller, except that the purchaser may convert the first floor
apartment to his proposed business use. |,

3. That in the event the purchaser defaults on his
payments for a period of sixty (60) days, the seller shall have
a right of immediate possession without the necessity of a
foreonloanre actlion.

e Pupohaner agress thiat {0 the avent of dafanit in
praymenta caing on the Land Contpmnl e wilil] yamtogra (e [1ent
floor apartment to its present condition.

5. That purchaser shall carry sufficient public

liability insurance to cover the use of the premises.

Dated this 5th day of June, 1978,

4(
Jack D.,Taylor ,;
vt 999 w403 i /

Oifize of Register of Decds ]
Dane County,

. Whsconsin  §
Recorded _..,..... Jrise ¢ 19%

[
A 2L ook LM
Horold K. Hill, Register

- moriwesn e,
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ZONING CODB 2w, $6G, 28,09

8.09 IAL D
R General Requirements.

o a ermitt ses. Permitted uses of land or buildings, as here-

.~ in listed, shall be restricted to the districts indicated and
.~ under the conditions specified. No building ‘or tract of land
. . Shall be devoted to any use other than a use permitted herein

. . in the zoning district in which such building, structure or
.. tract of land shall be located, with the following exceptions:

" 1. Uses lawfully established on the effective date of this
..~ ordinance; and S A .
2. Conditional uses allowed in accordance with the pro-
R visions of 28.09(1)(b) hereunder.

.. Uses lawfully established on the effective date of this ordi-
.nance and rendered nonconforming by the provisions. thereof,
shall be subject to those regulations of Section 28.05

... governing nonconforming uses,

(b) Conditional Uses. Conditional uses, as herein listed, may be
allowed 1n the districts indicated, subject to the issuance of
.conditional use permits in accordance with the provisions of .
Section 28.12(10). )

.(c) Lot Area Requirements. Lot areas shall be provided in accor-

.. dance with the regulations herein indicated. In addition, the
following regulations shall be ccmplied with:

1. No residential use shall be .established or hereafter
maintained on a lot recorded after the effective date of
this ordinance, which is of less area than prescribed
herein for such use in the zoning district in which it is
to be located.

—> 2. For any lot of record which is less than fifty (50) feet

. , in width or less than six thousand (6,000) square feet in
area on the effective date of this ‘ordinance and located
in any commercial district, the lot area requirements as
established in the R4 district shall apply.

3. No existing residential building shall be converted so as
to conflict with or further conflict with the lot area
per dwelling unit requirements of the district in which
such building is located. _

(d) Height Reg%latim. Maximun height regulations as set forth
in t istrict shall apply to all buildings or structures
in such district. _

(e) Floor Area Ratio. Maximm floor area ratio as set forth in
the C2, C3 and C4 districts shall apply to all buildings or
structures in such districts. However, in the C2 and C3 dis-
tricts located within the central area, the maximum floor area
ratio shall be not more than 4.0, or not more than 5.0 when
such districts adjoin the C4 district and are within two
hundred (200) feet of such C4 district and are continuous as a
commercial district.

28 - 91 Rev. 10/15/79



‘ec. 28.09(1)(£) ZONING CODE

£

(g)

Yard Requirements. Yards shall be provided in accordance with the
regulations herein indicated and shall be unobstructed from the
goound level to the sky, except as allowed in Section 28.04(6)(e).
All additions to a principal building, such as attached garages,
shall comply with the yard requirements of the principal building.
Usable Qgﬂ §§ace Rgguirenents. Usable open space shall be provided
o ea ot, cdzvoted in wnole or in part to any residential use, as
set forth in each zconing district. Such usable open space provided
on the ground level shall be in a compact area of no less than two
hundred (200) square feet and having no dimension less than ten (10)
feet and having no slope grade greater than ten percent (10%). In
calculating the usable open space requirements in the Cl, C2 and C3
districts, there may be credited, up to a maximum of fifty percent
(50%) of the required open space area, the area of any balconies
having a minimm dimension of four feet six inches (4'6"), and on
the roof, any open space area having a minimum dimension of fifteen
(15) feet and being free of any obstructions and improved and
available for safe and convenient use to all occupants of the buil-
ding, and in the C4 district, there may be credited to the required
open space area, the area of up to one hundred percent (100%) of the
required open space area in any of the abovementioned balconies and
open space on the roof. Also in the C4 district, interior activity
spaces such as swimming pools, fitness roomms, etc., which may be
used by all residents of the building, may be credited to the
required open space. (Am. by Ord. 6052, 11-29-77)

(R. by Ord. 5831, 5-6-77)

Off-Street Parking And Loading. In the Cl, C2 and C3 districts,
otf-street parking and 1cading facilities shall be provided in
accordance with applicable .regulations herein set forth in Sectien
28.11, provided however,! in the central area, there shall be no
specific requirements for—off-street parking./ In the C4 district,
there shall be no specific requirements for off-street parking and
loading facilities.

(2) Cl Limit.d Commercial District.

(a)

Statement Of Purpose. The Cl limited commercial district is estab-
lished to accommodate the shopping needs of residents residing in
adjacent residential areas. Within this district, which is located
in close proximity to residential areas, are permitted those uses
which are necessary to satisfy the daily or frequent shopping needs
of the neighborhood consumer. Such uses include the retailing of
convenience goods and the furnishing of certain persomal services.
Also permitted within this district are certain types of offices.
Within this district, a limitation is imposed on the size of estab-
lishments to prevent the generation of large volumes of vehicular
and pedestrian traffic.

Rev. 10/15/79 28 - 92
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ZONING CODB Sec. 28.09(2)(b)

(b) General Regulations. Uses permitted in the Cl1 district are subject to
ollowing conditions:

1. Business uses are not permitted on any floor above the ground floor
except in those buildings where dwelling units and lodging rooms are
not established.

2. All business establishments shall be retail or service establishunts
which deal directly with the customers. All goods produced on the
premises shall be sold at retail on the premises where produced un-
less approved as a conditional use. (Am. by Ord. 6113, 1-26-78)

3. All ‘btusiness, servicing or processing, except for off-street
parking, off-street loading, display of merchandise such as garden,
lawmn and recreational supplies and equipment for sale aspproved as a
conditional use by the Plan Commission, shall be conductad within
completely enclosed buildings. (Am. by Ord. 4310, 8-29-73)

4. Bstablishments of the 'drive-in" t are not permitted, except in
the case of automobile service statioms.

5. Business establishments are restricted to a maximm gross floor area
of ten thousand (10,000) square feet each, exclusive of any floor
area devoted to off-street parking or loading facilities, except
that food stores, containing two (2) or more uses, and offices as
herein permitted below, may have a maximum floor area of not more
tg:hgn’,t;'enty-three thousand (23,000) square feet. (Am. by Ord. 5125,

-3-75

6. Parking of trucks as an accessory use, when used in the conduct of a
permitted business listed hereinafter, shall be limited to vehicles
of not over one and one-half (1 1/2) tons capacity when located
ﬁthin one hundred fifty (150) feet of a residence district boundary

ne.
(c) Permitted Uses. The following uses are permitted in the C1 district:
1. Accessory uses, including but not limited to the following:
a. Signs as regulated in this section.
b. Temporary buildings for construction purposes, for a period not
to exceed the duration of such constructiom.

2. Art and school supply stores.

3. Barbershops.

4. Beauty parlors.

5. Bedding sales but not including furniture stores, provided that the
zoning lot shall either be located on a heavy traffic route system
or on a collector street with a right-of-way width not less than
eighty (80) feet, and further provided that in no case shall the
total floor area exceed three thousand (3,000) square feet.

6. Bicycle sales, rental and repair establishlments.

7. Book, magazine and stationery stores.

8. Candy and ice cream stores.

9. Churches.

11. Drugstores.

12. Dry cleaning and laundry establishments employing not more than
eight (8) persons.

13. Dwelling units and lodging units located above ground floor not
exceeding fifty percent (50%) of the total building floor area. (R.
§ Recr. by Ord. 4499, 3-6-74)

14. Fire stations.

28 - 93 Rev. 10/15/79
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Sec. 28.09(2)(c)1s. ZONING CODE
15. Florist shops and conservatories employing not more than five (5)
persons.

16. Food stores--grocery stores, meat stores, fish markets, bakeries

, employing not more than eight (8) persons, and delicatessens.

17. Gift shops.

18. Hardware stores.

19. Hobby shops.

20. Libraries, municipally owned and operated.

21. Liquor stores, packaged goods only.

22. %cal, dental and optical clinics, including accessory labora-
tories.

23. Nursery schools.

24. Offices for professional persons, for insurance or real estate
organizations, and for nonprofit civic, fraternal, governmental
research, labor, political, religious and service organizations or
associations.

25. Outpatient housing facilities.

26. Paint and wallpaper store, provided it is located in a shopping
center containing eight (8) or more retail businesses. -

27. Parks and playgrounds. .

28. Pet shops, including boarding of dogs, cats and other household pets
when conducted as an incidental use and in an enclosed building.

29. Photography studios, including the development of films and pictures
when conducted as part of the retail business on the premises.

30. Post offices.

31. Recreational buildings and community centers, not operated for

profit.
32. I{.estz_;ugantsa except adult entertainment taverns. (Am. by Ord. 6101, .
-6-78 .
33. Schools--elementary, junior high or high. : S e e

34. Shoe and hat repair stores.

35. Toy shops.

36. Variety stores.

37. Wearing apparel shops.

38. sks and financial institutions including drive-up service windows
provided that the zoning lot shall be part of a contiguous Com-
mercial Zoned District with an area larger than five (S) acres; pro-
vided that the zoning lot shall have direct vehicular access to
either the heavy traffic route system or a collector street via a
driveway approach where the Traffic Pngineer has determined traffic
problems will not be created in the street and further provided that
in no case shall the total floor area exceed five thousand (5,000)
square feet. (Cr. by Ord. 4456, 2-1-74)

39. Community living arrangements provided:

a. That the loss of any state license or permit by a commumnity
living arrangement be an autamatic revocation of that
facility's use permit.

b. That the applicant disclose in writing the capacity of the
comnunity living arrangement.

c. let the comnunity living arrangement be located above ground

oor,

(Sec. 28.09(2)(c)39. Cr. by Ord. 5636, 11-3-76)

Rev. 10/15/79 28 - 94
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ZONING CODE Sec. 28.09(2)(c)40.
40. Camera and photographic supply stores. (Cr. by Ord. 5638, 11-3-76)
41. Reserved For Future Use.
42. Travel bureaus and transportation ticket offices, provided that the

43'
44.
45.

46.

zoning lot is located on a heavy traffic route system or on a col-
lector street with a right-of-way width not less than eighty (80)
feet, and further provided that in no case shall the total floor area
exceed one thousand five hundred (1,500) square feet. (Cr. by Ord.
6076, 1-6-78)

Art galleries. (Cr. by Ord. 6111, 1-26-78)

Reserved For Future Use.

Sporting goods stores, including the sale of live bait, provided that
in no case shall the total floor area exceed three thousand (3,000)
square feet, and further provided that hours of operation be limited
to the hours between 7:00 a.m. and 9:00 p.m. unless approved as a.
conditional use. (Cr. by Ord. 6261, 5-24-78)

Small home appliances, sales and service, not including stoves,
refrigerators, freezers, washers or dryers, provided that the zoning
lot shall either be located on a heavy traffic route system or on a
collector street with a right-of-way width not less than eighty (80).
feet, and further provided that in no case shall the total floor area
exceed ghree thousand (3,000) square feet. (Cr. by Ord. 6866,
12-28-79

(d) Conditional Uses. The following conditional uses may be allowed in the Cl

district subject to the provisions of Section 28.12(10):

1.

Automobile laundries, provided:

a. That the zoning lot shall be located within a Cl district which,
as one district or in combination with other commercial or
manufacturing districts, extends continuously for at least five
hundred (500) feet on one side of a street.

b. That the hours of operation shall be limited to the hours be-
tween 7:00 a.m. and 9:00 p.m.

Automobile service stations for the retail sale and dispensing of
fuel, lubricants, tires, batteries, accessories and supplies, in-
cluding installation and minor services customarily incidental
thereto, and facilities for chassis and gear 1lubrication and for
washing of motor vehicles only if enclosed in a building, provided
that the provisions set forth in 1l.a. above shall apply.

Structures in which dwelling units occupy more than fifty percent

(50%) ;)f the total building floor area. (R. § Recr. by Ord. 4498,

3-6-74

Greenhouses and nurseries, provided that such establishments shall be

located on a major highway and further provided that adequate

screening shall be provided on the premises.

Hotels and motels, provided that the zoning lot shall be not less

than one (1) acre.

Outdoor eating areas of restaurants. (Am. by Ord. 5198, 10-31-75)

Parking facilities, open and accessory, for the storage of private

passenger automobiles only, when located elsewhere than on the same

zoning lot as the principal use served, subject to the applicable

provisions of Section 28.11.

Parking facilities, accessory and located outside of the central

area, subject to the applicable provisions of Section 28.11.

a. Accessory off-street parking facilities for a residential buil-
ding where the proposed total number of spaces will exceed that

28 - 95 Rev. 1/15/80
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Sec. 28.09(2)(d)8.b. ZONING CODB

required by this ordinance for such use or for an equivalent new use
by more than fifty percent (50%) or four (4) spaces, whichever
number is greater.

b. Accessory off-street parking facilities for any building, other than

- @ residential building, where the proposed total number of spaces
will exceed that required by this ordinance for such use or for an
equivalent new use by more than one hundred percent (100%) or fif-
teen (15) spaces, whichever number is greater.

9. Parking facilities, accessory and located within the central area, where
the number of parking spaces in such facilities exceeds the requirement
set forth in Section 28.11(3)(b) for similar uses.

10. Parking lots, garages and structures, nonaccessory and publicly owned and
operated, for the storage of private passenger automobiles only, subject
to the applicable provisions of Section 28.11.

11. Printing and publishing establishments, including newspaper, letter
press, business cards, mimeographing and other similar job printing
service, provided that there shall be not more than five (5) employees,
and further provided that the hours of operation shall be limited to the
hours between 7:00 a.m. and 9:00 p.m.

12. Public service signs.

13. Public utility and public service uses as follows:

a. - Electric substations.

b.  Gas regulator stations, mixing stations and gate stations.

c. Radio and television towers.

d. Railroad rights-of-way, but not including railroad yards and shops,
freight and service buildings, or rights-of-way for switch, lead,
spur or team tracks.

e. Sewerage system iift stations.

f. Telephone exchanges,  microwave relay towers and telephone trans-
mission equipment buildings.

g. Water pumping stations and water reservoirs. ,

14. Radio and television studios and stations, provided that the zoning -lot
shall be not less than one and one-half (1 1/2) acres.

15. Temporary parking lots for a total period not to exceed three (3) years,
provided such lot complies with the provisions of Section 10.08(6)(d),
driveway and parking facility ordinance.

16. Undertaking establishments and funeral parlors, provided that the zoning
lot shall be not less than one (1) acre and further provided that where
such zoning lot abuts a church site, the combined areas of both zoning
lots shall be not less than one and one-half (1 1/2) acres regardless of
the zoning district of the church site.

17. Banks and financial institutions including drive-up service windows pro-
vided that the zoning lot shall have direct vehicular access to either
the heavy traffic routes system or a collector street via a driveway
approach where the Traffic Bngineer has determined traffic problems will
not be created in the street and further provided that in no case shall
the total floor area exceed five thousand (5,000) square feet. (Cr. by
Oord. 4457, 2-1-74)

18. Furniture stores provided that the zoning lot shall either be located on
an arterial street or on a collector street with a right-of-way not less
than eighty (80) feet and further provided that in no case shall the
total floor area exceed five thousand (5,000) square feet. (Cr. by Ord.
4647, 8-2-74)
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- 19. . Business offices, machine sales and services establishments provided
that the zoning lot shall be located on an arterial street with a
right-of-way not less than eighty (80) feet and further provided

- that in no case shall the total floor area exceed five thousand
20. Parking facilities, nonaccessory and publicly or privately owned and
operated for parking of private passenger autamobiles only, subject
- to the provisions of Section 28.11 and limited to those areas paved
as of January 1, 1977, or those owned by the City Parking Utility as

of January 1, 1977. (Cr. by Ord. 5946, 8-15-77)

- 21. Upholstery shops, provided that the zoning lot shall be located  on
an arterial highway or collector street and further provided that
in no case shall the total floor area exceed five thousand (5,000)

. square feet. (Cr. by Ord. 5801, 3-28-77) _

. 22, Artisan workshops, including production for sale off the premises,

provided that the Plan Commission shall find:
a. That the specific activities proposed, at that location, are
. . consistent with the recaommendations of the adopted Land Use
Plan for the City; and
b. That the specific activities proposed will comply with the
provisions of Section 28.04(17), with particular consideration
given to the potential effects of heat producing equipment,
ower driven tools, and operations involving pounding or
Eamnering; and
c. That the specific activities and hours of operation proposed
will create no traffic or other impact detrimental to the pur-
poses of the zoning district or the use and enjoyment of sur-
rounding properties.
(Sec. 28.09(2)(d)22. Cr. by Ord. 6113, 1-26-78)
23. Live bait stores, where hours of operation exceed those permitted
under Section 28.09(2)(c). (Cr. by Ord. 6261, 5-24-78)
(e) Lot Area Requirements. In the Cl1 district, lot areas shall be provided
in accordance vwith the following requirements:
1. Dwelling units.

Minimum Lot Area Type of

Per Dwelling Unit Dwelling Unit
700 square Feet EEHCxE ency

1,000 square feet One bedroom

1,300 square feet Two bedroam

Plus an additional three hundred (300) square feet of lot area for
each additional bedroam in excess of two (2) in a dwelling unit.
2. Lodging roams--minimum lot area of four hundred (400) square feet
per lodging room, -
(£) Beight Regulations. In the Cl district, no building or structure shall
exceed three (3] stories nor forty (40) feet in height., -
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(g)

(h)

Yard Requirements. In the C1 district, minimum yards shall be pro-

vided as follows:
1. A yard shall be provided where the extension of a front or side
lot line abutting a street coincides with a front lot line of

an adjacent lot located in a residence district. Such yard -

shall be equal in depth to the minimm front yard required by
this ordinance on such adjacent residential lot. Such yard
shall be provided along such front or side lot line abutting a
street for a distance of at least fifty (50) feet, including
the width of any intervening alley, fram such residential lot.

2. A yard shall be provided where a side lot line coincides with
an alley right-of-way line or a side or rear lot line in an ad-
jacent residence district. Such yard along such side lot liue
shall be equal in dimension to the minimum side yard which
would be required under this ordinance for a residential use
opposite such alley right-of-way line or on the adjacent resi-
dential lot.

3. A yard shall be provided where a rear lot line coincides with
an alley right-of-way line or a side lot line or rear lot line
in an adjacent district. Such yard along such such rear 1lot
line shall be twenty (20) feet in depth for buildings not ex-
ceeding one story in height, and thirty (30) feet for buildings
exceeding one (H story in height.

4. For residential uses, there WM-M rear
yards as established in the i regulations.- For
residential uses 1located above the ground floor, such yards
shall begin at a level no higher than the level of the finished
floor of the lowest residential unit. - .

Usable Open Space Requirements. In the Cl district,- there shall be

provided a usable open space of not less than one hundred sixty

(160) square feet for each lodging roam, efficiency unit or ome

bedroom wnit, plus an additional one hundred sixty (160) square feet

for each additional bedroom in excess of one in a dwelling umit.

o Ord - "77
3) LC2 General Ccrmercial Distric
a atemen rpose. C2 general cammercial district is estab-

(b)

1ished to accommodate the shopping needs of a much larger consumer
population and area of residency than that served by the C1 limited
commercial district. Within this district, which is 1located in
relative proximity to residential areas and to major thoroughfares,
is permitted a wider range of uses than in the C1 limited commercial
district. Uses permitted in this district include not only the
retailing of convenience goods and the furnishing of certain person-
al services, but also the retailing of durable and fashion goods and
the fumishing of other types of services. Also permitted are all
types of office uses. Within this district, there is no limitation
on the size of establishments as provided in the Cl1 limited com-
mercial district.
General Regulations. Uses permitted in the C2 district are subject
to the following conditions:
1. All goods produced on the premises shall be sold at retail on
the premises where produced unless approved as a conditional
use. (Am. by Ord. 5982, 9-30-77)
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2. All business, servicing or processing, except for off-street parking,

- off-street loading, display and sale of farm produce and nursery
stock, display of merchandise such as garden, lawn and recreation
supplies and equipment for sale to the public, establishments of the
drive-in type and outdoor eating areas of restaurants approved as a
conditional use by the Plan Commission, shall be conducted within
completely enclosed buildings. (Am. by Ord. 7019, 6-27-80)

3. Parking of trucks as an accessory use, when used in the conduct of a
permitted business listed hereinafter, shall be limited to vehicles
of not over ane and one-half (1 1/2) tons capacity when located
within one hundred fifty (150) feet of a residence district boundary
line.

(c) Permitted Uses. The following uses are permitted in the C2 district:

1. Accessory uses.

2. Any use permitted in the Cl district.

3. Amusement establishments, including archery ranges, bowling alleys,
dance halls, golf driving ranges, gymnasiums, pool halls, swimming
pools, skating rinks and other similar indoor amusement facilities.

4. Antique shops.

5. Art galleries and museums.

6. Auction rooms.

7. Automobile accessory stores.

8. Banks and financial institutions.

9. Blueprinting and photostating establishments.

10. Business machine sales and service establishments.

11. (R. by Ord. 5638, 11-3-76)

12. Carpet and rug stores.

13. Catering establishments.

14. China and glassware stores.

15. Clothing and costume rental stores.

16. Coin and philatelic stores.

17. Convalescent homes and nursing homes, provided that the zoning lot
shall be not less than one-half (1/2) acre and further provided that
the side and rear yards as established in the RS district are pro-
vided. Provided also that the intended use abuts on one side either:
a. A residential zoning district; or
b. A substantially permanent residential building in the com-

mercial district.

18. Department stores.

19. Dry goods stores.

20. Employment agencies.

2]1. Exterminating shops.

22. Floor covering stores (linoleum and tile).

23. Florist shops and conservatories with no limitation on number of
employees.

24. Fraternal, philanthropic and eleemosynary uses.

25. Furniture stores.

26. gurrier shops, including the incidental storage and conditioning of
urs.

27. Hospitals and sanitariums.

28. Hotels and motels.

29. Household appliance stores, including radio and television sales and
service.

28 - 99 Rev. 7/15/9%0
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X. Interior decorating shops, including upholstering and making of
draperies, slipcovers and other similar articles when conducted as
part of the retail operation and secondary to the principal use.

31. Jewelry stores, including watch repair.

32. Laboratories--research, development and testing.

33. Leather goods and luggage stores.

34. Loan offices.

3S. Locksmith shops.

36. Meat markets, including sale of meat and meat products to
restaurants, hotels, clubs and other similar establishments when
such sale is conducted as part of the retail business on the
premises.

37. Musical instrument sales and repair.

38. Offices, business and professional.

39. Office supply stores.

40. Optical sales.

41. Orthopedic and medical appliance and supply stores.

42. Paint and wallpaper stores.

43. Phonograph, record and sheet music stores.

44, (R. by Ord. 7006, 6-6-80)

45, Picture framing.

46. Printing, publishing and bookbinding establishments.

47. Radio and television studios and stations.

48. Recording studios.

49. Schools--music, dance, business or trade.

50. Secondhand stores and rummage shops.

S51. Sewing machine sales and service, household appliances only.

52. Sporting goods stores.

53. Tailor shops.

S4. Thverni, except adult entertainment taverns. (Am. by Ord. 6101,
1-6-78

55. Taxidermists.

56. Telegraph offices.

57. Theaters, indoor.

58. Ticket agencies, amusement.

59. Tobacco shops.

60. Travel bureaus and transportation ticket offices.

61. Typewriter and adding machine sales and service establishments.

62. Undertaking establishments and fumeral parlors.

63. Upholstery shops.

64. Water softener sales and service.

65. Film developing and processing. (Cr. by Ord. 6226, 5-3-78)

66. Wholesale magazine distribution agencies, provided the hours of
operation are limited to 7:00 a.m. to 7:00 p.m., and further pro-
vided that none of the magazines handled by such agencies fall with-
in the definition of materials handled by an adult book store as
defined in Sec. 28.03(2). (Cr. by Ord. 6876, 1-17-90)

67. Outdoor display and sale of farm produce and nursery stock. (Cr. by

Ord. 7020, 6-27-80)

(d) Conditional Uses. The following conditional uses may be allowed in the

C2 district subject to the provisions of Section 28.12(10).

1'

2.

Any use allowed as a conditional use in the Cl district unless per-
mitted in (c) above.
(R. by Ord. 5831, 5-6-77)
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3. Automobile laundries, provided that the Plan Commission shall first ob-
tain a report and recommendations fram-the Traffic Enginser on traffic
matters. ' : .

4. Boat showroams, including accessory sales, and repairs of boats, motors,
parts and equipment, provided that the Plan Coxmission shall find: .

-8 That uate off-strest parking exists on the site. . .

b. That all repair of boats, motors, parts and equipment, and all sales
and storage of boats, motors, parts and equipzent, shall be con-
ducted displayed within conpletely enclosed buildings. :

. € That any such use shall be located not less than onse hundred twenty
(120) feet from any residence district boundary line.

5. Contractors. or construction offices and shops and display:roocas, such as
. building, cement, electrical, heating, ventilating and air conditicning,
- masonry, painting, plumbing, refrigeration and roofing, provided that all
" parking a;:her than autcmobiles), loading, display of merchandise and

parking or storage of equipment and supplies shall be conducted within

completely enclosed buildings. , ‘
6. Garages for repair and servicing of motor vehicles of not over one and

" one-half (1 1/2) tons capacity, but not including body repairs, painting
or motor rebuilding, providing that the Plan Ccamission shall find:

a. That adequate off-sti.ct parking exists on ths site for vehicles
awaiting repairs, servicing or pickup.

b. " That all other business and servicing shall be conducted within
completely enclosed buildings.

c. That no permanent or temporary storage of wrecked vehicles or rental
vehicles shall occur on the premises unless cacpletely screenod from
view or within an enclosed building.

7. Storage and warehousing establistments, provided such gross floor ares
shall not exceed ten thousand (10,000) square feet, and further provided
that the Plan Commission shall first obtain a report and recamendations
from the Traffic Engineer on traffic matters.

8. Plammed development-hospital facility, provided that the total site area
shall be not less than one and one-half (1 1/2) acres and further pro-
vided that the site may consist of two (2) or more zoning lots separated

only by a public right-of-way where authorized by tis Plan Ccmission.
9. Drive-in establishments.

10. Bus terminals and bus turnaround areas, provided direct vehicular access

is to a major traffic route and further provided ths location is not in
conflict with adopted plans.

11. Small machine shop, provided that no individual machine used in the shop
exceeds one thousand two hundred (1,200) pounds, that no welding, forging
or casting is conducted on site, that there shall be not more than five
(5) shop employess, that the hours of operation shall be limited to the
hours between 7:00 a.m. and 9:00 p.m., end that finished products shall
not exceed twenty-five (25) pounds in weight.
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12. Business cammmity parking lot for operable passenger autamobiles of per-
sons employed full time within the immediate neighborhood, provided:

a. That such parking lot shall be located outside the central area.

b. That no building shall be located on such lot.

c. That at least eighty percent (80%) of ths parking spaces located on
such lot shall be leased on a monthly basis to perscns ezployed full
time in buildings within one thousand (1,000) feet walking distance
from such parking lot. .

d. That the site shall not abut residentially zoned property.

e. That the Traffic Bngineer shall, prior to the approval of such lot,
submit a report and recommendations regarding traffic and parking
needs and conditions within the area.

f£. That suwch lot contains a setback area which will be planted and
landscaped and which conforms to screening regulations.

13. Trailer rental, for use with private passenger motor vehicles. (Cr. by

Ord. 4755, 10-24-74)

14, Automobile rental agencies provided direct vehicular access is to the

heavy traffic route system. (Cr. by Ord. 5092, 7-29-75)

15. Sales of motorcycles, provided that the Plan Ccemmission shall find:
a. That adequate off-street parking exists for motorcycles and auto-

mobiles.

b. That all sales and service be conducted within completely enclosed
buildings.

c. That screening, landscaping, lighting and signs are appropriate to
the location.

(Sec. 28.09(3)(d)15. Cr. by Ord. 5515, 6-25-76)

16. Autaomobile sales establishments in abandoned autcmobile service station

sites Tﬁzovided that the Plan Cormission shall find:

a. t there is adequate screening and landscaping, including between
the site and residential uses.

b. That no permanent or temporary storage of vehicles in disrepair
shall occur on the premises unless within a completely enclosed
building.

c. That the site fronts on either a street designated as an arterial
sireet or on a frontage road adjacent to a designated arterial
street.

d. That illumination of the site does not adversely affect adjacent
properties.

e. That signs shall conform to the size limitation of the RS resi-
dential district if the site is opposite or adjoining residential
property.

£. g‘haos the hours of operation shall be 1limited to 8:00 a.m. to
:00 pom.

(Sec. 28.09(3)(d)16. Cr. by Ord. 5533, 7-13-76)
", Adult entertainment establishments, subject to the following conditions:

a. All exterior windows in any premises occupied by such establishment
shall be blackened to the extent necessary to make them opaque.

b. No such establishment shall be located within five hundred (500)
lineal feet of a church, or a private or public elementary,
secondary or vocational school, or a public park, or within five
hundred (500) lineal feet of any residence district.
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ZONING CODE Sec. 28.09(3)(d)17.c.

¢. Such establishment may have only one (1) nonflashing business sign,
which sign may only indicate the name of the business and identify
it as an adult entertainment establishment.

(Sec. 28.09(3)(d)17. Cr. by Ord. 5711, 12-28-76)

18.

19.

(Cr.
21.

(Cr.

Attendant or metered automobile parking facilities solely for the short
term (3 hours or less) use of patrons and other visitors of retail,
service, office, cultural and recreational uses in the vicinity of the
State Street Mall and Capitol Concourse provided:

a.  That such lot is within three hundred (300) feet of the limits of
the C4 Central Commercial District, and

b. . That such lot contains a setback area which will be planted and
landscaped and which conforms to screening regulations, and

c. That the Traffic Engineer shall, prior to the approval of such
facility, submit a report and recommendation regarding traffic and
parking conditions within the area, and

d. That such 1lot, at its 1location, does not defeat the adopted
objectives and policies of the City nor the purposes of the zoning
district, and

e. That no residential building shall be located on such lot.

(Sec. 28.09(3)(d)18. Cr. by Ord. 5%5, 7-7-77)

Bakeries with more than eight (8) employees or selling at other than

retail provided:

a. That adequate off-street parking and loading exists on the site.

b. That the hours of operation shall be established after con-
sideration of the occupants of adjacent properties.

by Ord. 5982, 9-30-77)

Model homes or garage displays. (Cr. by Ord. 6971, 4-30-80)

Physical culture and health services, reducing salons, masseurs and

public baths, subject to the following conditions:

a. The identity, including officers and agent of any corporation and
all partners in a partnership, of the owner of the building and any
lessee of the portion of the building so used shall be filed with
the Zoning Administrator. A copy of any lease involved shall be
filed with the Zoning Administrator. Changes in any of the above
information shall be reported within ten (10) days of the change to
the Zoning Administrator.

b. The person seeking the conditional use permit shall provide, in
writing, a full and detailed description of the proposed business as
part of the application and shall update such description as changes
occur.

c. The intimate parts, as that term is defined in Sec. 939.22(19), Wis.
Stats., of employees shall be covered with opaque material at all
times.

d. For public baths only, no employee shall be present with any patron
in any hot tub, sauna, steam room or whirlpool except in an
emergency. The occupant shall permit inspection of facilities by
the City Health Division during regular business hours.

e, The occupant shall not permit the violation of any law relating to
commercial sexual activity.

f. Failure of compliance with any of these conditions or operation of
the business in a manner other than as most recently described may
be grounds for revocation of the conditional use permit.

by Ord. 7006, 6-6-80)
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Sec. 28.09(3)(e) ZONING QODE

(e)
(£)
(g)

(h)
(i)

lot Area Requirements. In the C2 district, the lot area require-

ments of the Cl district shall apply.

Floor Area Ratio. In the C2 district, the floor area ratio shall

not exceed 5.0. '

Yard Requirements. In the C2 district, minimum yards shall be pro-

vided as tollows:

1. A yard shall be provided where the extension of a front or side
lot line abutting a street coincides with a front lot line of
an adjacent lot located in a residence district. Such yard
shall be equal in depth to the minimum front yard required by
this ordinance on such adjacent residential 1lot. Such yard
shall be provided along such front or side lot abutting a
street for a distance of at least twenty-five (25) feet, in-
cluding the width of any intervening alley, from such resi-
dential lot.

2. A yard shall be provided where a side lot line coincides with
an alley right-of-way line or a side or rear lot line in an ad-
jacent residence district. Such yard along such side lot line
shall be equal in dimension to the minimm side yard which
would be required under this ordinance for a residential use
opposite such alley right-of-way line or on the adjacent resi-
dential lot.

3. A yard shall be provided where a rear lot line coincides with
an alley right-of-way line or a side lot line or rear lot line
in an -ddjacent district; Such yard along such rear lot line
shall ih depth for buildings not exceeding one

story 1In height, and thirty (30) feet for buildings exceeding
one story in height.

4. For residential uses, ther 11 be ’pfovi*ded\sgg and rear_
yards as established in the/RS district regulationsy ) For resi-
dential uses located abovﬁirﬁﬁa"ﬂ"éb“ﬁ“’sudr"fards shall
begin at a level no higher than the level of the finished floor
of the lowest residential unit.

Usable Open Space Requirements. In the C2 district, the usable open

space requirements of the Cl district shall apply.

(R. by Ord. 5831, 5-6-77)

—> END Cc2

——> R4 |LOT AREA REQUIREMENTS

(d) Lot Area Requirements. In the R4 district, there shall be provided not

Tess than two thousand (2,000) square feet of lot area per dwelling

unit.

However, where the average number of bedrooms per dwelling unit in

the building exceeds two (2), an additional five hundred (500) square
feet of lot area shall be provided for each bedroom in excess of an
average of two (2) bedrooms per dwelling umit.
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ZONING CODE Res IDEVUTAL Sec. 28.11(3)(1)1.a.
RBQUIRED OFF-STREET PARKING FACILITIES
Number Of Required Parking Spices
Per Lodging Room Or Dwelling Unit

re " TWo Three Or
Zoning Lodging | Efficiency | Bedroom | Bedroom| More Bed-
Districts Room Unit Unit Unit room Unit
Canservancy,
Agriculture, '
R1, R2, R3, 1.00 1.00 1.25 1,25 1.25
R4, R4A, R4
RS, C1, C2, .50 .75 1{00" 1.00 1.00
CS 4‘ .
R6 «33 1Y .75 1.00 1.00

GEUELAL OFF-STREET PK6E. REQUIRE MENTS

NoOUL LN
« e o e o s o

Bowling Alleys:
Churches:

5 spaces/lane

1 per 10 seats
Amusement establishments:
Commercial office:
Hotels:
Motels:

1 space for each sleeping room

Retail and medical/dental offices:

parking equal to 10% of capacity
1 space for each 300 square feet
1 space for every 3 sleeping rooms

1 space for each 300 square feet

of gross floor area.
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RESIDENTIAL DISTRICTS

RL LOW DENSITY (less than 8 units/ocre}
RLM LOW-MEDIUM DENSITY (8-15units/acre)
RM  MEDIUM DENSITY (1625 units/acre)

RMH MEDIUM-HIGH DENSITY (26-40units/acre)
Ry HIGH DENSITY(41-60Qunits/acre)

COMMERC|A. DiSTRICTS

Cn  NEIGHBORHOOD COMMERCIAL

CC COMMUNITY COMMERCIAL

CR REGIONAL COMMERZGIAL

CH HIGHWAY COMMERCIAL

Ccx MIXED-USE DISTRICT (suffix “x")

\ INDUSTRIAL DISTRICTS
Sl SPECIAL INSTITUTIONAL DISTRISTS

=X MIXED HOUSING TYPES DISTRICT A.tn 3suttix Jarter which indicates the recom-

-5 SINGLE-JN!IT DISTRICT in oddition, tne rasi Jentidi districts are labele
-M  MULTI-UNIT HOUSING DISTRICT | mendad mixturd of nousing fypes.

dansity suftixes may od ised wita the
ND NEIGHSORHOOD DESIGN DISTRICTS neighcornoud dasign dis!‘ri':ts.

P PARKS, RECREATION, OPEN SPACE, CONSERVANCY,

OTHER SYMBOLS USED ON MAPS

Svetesdqrec —

' —— —— URBAN SERVICE _INE
& OTHER PARKS AND RECRZATION FACILITIES
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—LAND USE PLAN for MADISON, WISCONSIN

Major Assumptions and Recommendations

ASSUMPTIONS

1. Energy costs will continue to increase.

2. Increased cost of construction will lead people to consider re-
habilitation of existing structures or building smaller new homes
to meet their shelter needs.

3. People in the Madison area will become more aware and place more
emphasis on modes of transpowntation and patterns of land use that
are more energy efficient.

4, People may not have as much extra money as they do today and will
look for ways to trim their housing and transportation budgets.

MAJOR RECOMMENDATIONS

1. Transportation

a. Expand mass transit service and usage, in part by concen-
trating major commercial and office development in the Central
Business District and developing higher residential densities
close to major transit routes.

b. Encourage a “park and ride" program to enable people to park
their cars at the city's edge and take express busses to the
downtown area.

c. Develop convenience shopping and local activity centers within
walking distance of people's homes.

d. Discourage low-occupancy automobile commuter traffic in the
downtown area.

e. Divert non-local automobile traffic from residential areas.

2. [nner-city residential areas

a. Prepare detailed neighborhood plans designed to preserve and
enhance the existing neighborhood character, provide a variety
of housing opportunities, create a stable investment climate,
and clarify procedures for obtaining city approval for new
development.

b. Implement the neighborhood conservation program to coordinate
housing and building code enforcement, rehabilitation loans
and grants, and integrate transportation and land use plans.

c. Encourage higher density residential development above retail
establishments on the State Street Mall and Capitol Concourse.

d. Encourage the reuse of underutilized railroad property for
high density residential use.

e. Encourage construction of Jlarger dwelling units.

f. Establish criteria to preserve environmental and historical
sites, and ensure that new development is compatible with
neighborhood and community objectives, and that new develop-
ment adds to the visual appearance, safety, and recreational
space of the neighborhood. .

T~z



Residential areas that are being newly developed

Neighborhood development plans for undeveloped areas would insure a
variety of housing types, street system which discourages non-
local traffic and provides for mass transit service, the creation
of a walkway and bike-path system, preservation of environmentally
or historically significant sites, adequate public and private
recreational space, neighborhoods would be designed so as to
minimize urban sprawl, and to encourage innovative methods of
treating storm water run-off, minimize the percentage of land use
for streets, etc.

Commercial areas

a. Concentrate major commercial facilities in the Central Business
District, and near the Hilldale, East Towne, and West Towne
shopping centers.

b. Prohibit the development of additional ribbon-strip commercial
facilities.

c. Permit single convenience shopping facilities within resi-
dential neighborhoods.

d. Continue to revitalize the Central Business District.

e. Establish standards for the size, traffic and pedestrian
circulation, noise, lighting and screening of different types
of commercial areas.

Industrial uses

a. Encourage new industries compatible with the city's environ-
mental and economic and social objectives.

b.  Support the development of industrial parks.

Institutional uses

a. Require major institutions to coordinate their planning with
that of the city.

b. Create a new zoning classification for institutions to insure
that a change of use would require ity approval.

Solar Energy Systems

Encourage the use of solar energy systems.

Establish certain regulations which would provide for the construc-
tion of solar energy systems, including any provisions for solar
access to collectors.

c. Encourage the development of land subdivisions which would provide
for solar access by orienting streets in an East-West direction and
the long axis of lots in a North-South direction, by establishing
building setback lines, by establishing solar access easements, &nd
by other methods insuring solar access to collectors.

A



B. NOTES ON THE PLAN MAP

Generally, the statement of purpose districts shown on the Plan
Map support and are consistent with the objectives and policies
recommended in the Plan Report. In some cases, however, the
recommended statement of purpose districts shown on the Plan Map
do not reflect a land use pattern consistent with the land use and
development policies in the Plan Report. This occasional dif-
ference between stated land use policies and the recommendations
made on the Plan Maps is primarily a consequence of the need to
recognize certain established uses.

There are several sections of the city where established land uses
exist that are in conflict with many of the recommended land use
policies, including large apartment complexes located far from
either activity centers or transit routes, office buildings located
in the center of residential areas, large low-density residential
neighborhoods with virtually no multi-unit or higher density
housing opportunities available, and industrial uses right next to
homes. There are also vacant lands which, because of the pattern
established by prior development, can only reasonably be used for
activities which ideally ought to occur some place else. And there -
are occasional parcels of land so poorly located that they are not
really good locations for urban use.

If the Land Use Plan is to be a useful guide to daily decision-
making rather than idealized picture of "what might have been,"” the
specific land use policies recommended for each geographic area
should have at least some possibility of being implemented. There-
fore, the recommended land uses shown on the Plan Map indicate a
change in use only if there is a reasonable possibility of the
change occurring during the planning period.

Additional comments on particular recommendations are contained in
the following notes, which are keyed to the numbers in parenthesis
on the maps.

9. It is recommended that intensive commercial and high density residential
- uses be developed along Regent Street, and that commercial ground floor
uses have residences built above them on Regent and Monroe Streets.

This recommendation, coupled with the higher densities proposed in
notes 8 and 13, should reduce the pressure for new higher resi-
dential density development in the Regent, Monroe and Vilas Park

neighborhoods.

Mixed-Use District

This designation (indicated with a suffix "x") identifies
certain areas located close to relatively high density
residential neighborhoods where a mixture of residential
and commercial uses within one structure should be en~
couraged under Planned Unit Development (PUD) controls.
The commercial uses and residential densities appropriate
in a mixed-use district will depend upon the objectives
being sought in the area and the characteristics of
adjacent commercial and residential districts.
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Functional Classification

Functional classification is the process by whick street and

roadways are grouped into classes according to the character of service
they are intended to provide, ranging from a high degree of travel
mobitity (arterials) to land access functions (local roads). Expressed
snother way, the basic principle of functional classification is that
streets and roadways have two prime purposes: (1) to move vehicles

and (2) to serve access to adjacent land. The Highway Functionsl
Classification System serves as a framework for planning land uses which
are compatible with certain highway classes.

The movement of vehicles for the rigure 1
mobility function is accomplished

by those streets commonly classified

as arterials. The land access $YSTEM
function is performed by those

streets cosmonly referred to as

locals. A compromise function is - ARTERIAL
carried out by a third classifica-

tion of streets~-collectors:

streets which serve the conflicting -
demands of both local and through covecton
tratfic since they principally -
provide the connection between the

other classifications. (These

three uses of highvays are from 10caL

the basic classification scheme

as most widqly accepted by

transportation planners--Yigure 1.)

Another measure used in determining the functional classification of the
highway system is the level of service it provides. The level of service
describes the speed and other highway operating characteristics which a
given volume of traffic can be accommodated on a highway facility or system.
The level of service increases in proportion to increases in safe operating
speeds and other related operating characteristics, e.g., the amount of
access control. Because the level of service defines the degree of mobility,
it ranges from a high level to a low level between the arterial and local
street systems. The location and level of service of each facility as

part of a functional system must be consistent with the other parts of

that system. Similarly, the characteristics of each system as part of

the total network will affect the spacing and level of service of all

other systems.

Arterials

The traffic mobility highways classified as arterials are those which
provide rapid movement of
concentrated volumes of traffic over
relatively long distances.

Arterials are in general those streets which provide .the more direct
and unrestricted routing between large activity centers. Since arterials

provide for movement between rather than within activity areas,

should be located in widely spaced corridors and in arcas of con
travel desires. arterials should have high capacity design, access

they
centrated

control cosmensurate with traffic volume or operational requirements and
directness in continuity of routing. Since such routes can be expected
to carry am ever-increasing proportion of long distance travel, they

should be given primary concern in any highway planning effort and
provision should be made for both protection and expansion of their

capacities to move traffic rapidly and safely.

Arterials have been subclassified into the following three categories
baged on the size of or the amount of activity in the area which they

serve:

Principal Arterial--Serves the major intra-metropolitan

corridors connecting major communities within an urbanized -~

area and provides the highest level of urban mobility

within a contimwus system under a high degree of access

coatrol.

Primary Arterial--Serves inter-community trips within the

urban area and provides a high level of urban wobility with
little variatjon in operating conditions forming a continuous

system within the urban area.

Standard Arterial--Serves long trips within an urban area,

provides good mobility and is continuous when combined with

the principal and primary system.

Collectors

Collectors are dual purpose highways which are subclassified into two

groups:

Connector--Serves intermediate to long trips within an

urban area, providing service to traffic generators which

for some reason are mot adequately served by an arterial

and as a semi-arterial provides fair mobility with considerable
variations in the level of service.

Distributor--Collects and distributes traffic to and from
local streets and adjacent lands within an urban neighborhood
area and forms a generally continuous pattern when combined
with arterial and collector systems while providing low level
sobility for medium length trips.

—

—

locals

The local or land service streets are the most easily classified. These

streets are designed for low speeds and volumes and are to provide access
from lov generation land acti

vities to the collector and arterial system.
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