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5520 Lacy Road
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CITY OF FITCHBURG
CITIZENS BOARD OF REVIEW AGENDA

WEDNESDAY, AUGUST 26, 2015

FITCHBURG CITY HALL
Meeting Room - 2nd Floor

5520 Lacy Road, Fitchburg, WI 53711
9:00 a.m.

NOTICE IS HEREBY GIVEN that the Citizens Board of Review will meet at 9:00 a.m. on
Wednesday, August 26, 2015 in the Meeting Room at Fitchburg City Hall, 5520 Lacy Road to
consider and act on the following:

1. CALL TO ORDER

2. ROLL CALL

3. APPOINTMENT OF CHAIRPERSON OF THE BOARD OF REVIEW

4. APPROVAL OF MINUTES – June 4, 2014
May 15, 2015
June 29, 2015

5. NEW BUSINESS
A. Statement of Public Notice by Clerk
B. Recognition of Certified Members in Attendance
C. Receive Assessment Roll and Sworn Statements from the Clerk
D. Swear in Assessor, Residential Appraiser, and Commercial Appraiser
E. Read into Record any Omitted Property
F. Review Notices of Intent to File Objection
G. Schedule (or approve schedule made by Clerk) Times to Hear Objections
H. Hear, Deliberate and Determine each Objection

6. ADJOURNMENT

NOTE: It is possible that members of and possibly a quorum of members of other government bodies of the municipality may be in attendance at the above stated meeting to gather information.  No
action will be taken by any governmental body at the above stated meeting other than the governmental body specifically refer red to above in this notice.  Please note that, upon reasonable notice,
efforts will be made to accommodate the needs of disabled individuals through appropriate aids and services.  For additional information or to request this service, contact Fitchburg City Hall, 5520
Lacy Rd., Fitchburg, WI 53711   608-270-4200.
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DRAFT MINUTES 

CITY OF FITCHBURG 

CITIZENS BOARD OF REVIEW AGENDA 

 FITCHBURG CITY HALL Meeting Room - 2
nd

 Floor 

5520 Lacy Road, Fitchburg, WI 53711 

June 4, 2014 9:00 a.m. 
 

1. CALL TO ORDER: The Meeting was called to order at 9:04 a.m. by Chairperson 
Laura Varriale. 

 
2. ROLL CALL- Members present: Dan Crowley, Laura Portz, Laura Varriale, Michael 

Couillard, Absent with excuse: Jason Williams, Erika Ryerson. Alternates not 
required to attend: Matt Pulda, Craig Stevenson. Others: Thomas Slack, Greg Stein, 
Michael Procknow, City Assessor, Dell Zwieg, Commercial Appraiser, Linda Cory, 
City Clerk. 

 
3. APPROVAL OF MINUTES – September 4, 2013- Motion by Couillard, 2

nd
 by 

Crowley to approve. Roll call vote: All ayes. Motion carried.  
       
4. NEW BUSINESS 

A.  Statement of Public Notice by Clerk-The agenda for this meeting of the Board of 
Review (June 4, 2014) was posted in three locations on May 29, 2014. It was 
also posted on the City’s Website. The legal notice was published on April 29, 
2014 in the Wisconsin State Journal and then posted in three locations and 
placed on the front door of City Hall.  
 

B.  Recognition of Certified Members in Attendance-The members present today 
      that meet the 2 year certification training requirement of §73.03 (55) in 
      attendance is Dan Crowley, Laura Varriale, Michael Couillard and Laura Portz.  
      Other members that have completed the training include: Matthew Pulda. 

 
     The affidavit with the Department of Revenue was filed on May 3, 2014.  
  
C. Receive Assessment Roll and Sworn Statements from the Clerk- 
 Assessor Procknow presented the assessment rolls that had been received by 

the City Clerk. The affidavit of receipt had been signed and dated June 3, 2014. 
 
D   Swear in Assessor, Residential Appraiser, and Commercial Appraiser 

Prior to an objection being heard. Each objector was administered the oath 
before the Board heard testimony in each objection.  
 



 
E.  Read into Record any Omitted Property- None 
       
F.   Review Notices of Intent to File Objection-The Committee received the 
       schedule that included four scheduled objections. Each member reviewed the   

 electronic packet on their computer desktop. 
 
G.   Schedule (or approve schedule made by Clerk) Times to Hear Objections 

       Motion by Portz, 2
nd

 by Crowley to approve schedule as presented. Roll call 

vote: All Ayes. Motion carried.  
 

 

9:15 

a.m. 

 

Realty Income Corp – AMC 

Theatres 

4500 College Boulevard, Suite 130 

Overland Park, KS  66211 

 

X 
 0609-071-0225-4 

0609-071-0150-4 

0609-071-1005-8(includes 

0609-071-0910-4) 

0609-071-0075-6 

 

 

10:00 

a.m. 

 

Reinhart Attorneys At Law – Target 

c/o Don Millis 

P.O. Box 2018 

Madison, WI  53701-2018 

 

X 
 0609-072-8690-2 

 

10:30 

a.m. 

 

Reinhart Attorneys At Law – 

Walgreens 

c/o Don Millis 

P.O. Box 2018 

Madison, WI  53701-2018 

 

 

X 

 0609-091-8002-3 

 
H.   Hear, Deliberate and Determine each Objection 

Realty Income Corporation AMC Showplace Theatres Inc (tenant) 920 Main Street Kansas 
City Missouri 64105 
Physical Property Address:  None Assigned 
Parcel Number: 0609-071-0075-6  Legal Description: CSM 09099 Assessed 
$505,000 
 
Physical Property Address: None Assigned 
Parcel Number: 0609-071-0225-4  Legal Description: CSM 09099 Assessed 
$960,000 
 
Physical Property Address: 6101 Mckee Road 
Parcel Number: 0609-071-0150-4  Legal Description: CSM 09099 Assessed 
$515,000 
 
Physical Property Address: 6091 McKee Road 
Parcel Number: 0609-071-1005-8  Legal Description: CSM 09099 Assessed 
$13,420,000  ( parcel includes 0609-071-1005-8 

 
   The Objection form indicated value of $7,300,000 for all 5 parcels. The current assessment 

all parcels is $15,400,000. Thomas Slack, President Property Tax Services, Inc., Agent 
appointed to represent Realty Income Corporation c/o American Multi-Cinema, Inc. was 
present. He explained his analysis and gave background on the 18 screen theatre within 
his opinion a 12 screen market. $7,300,000 is the value that he feels the assessment 
should be.  



 
 
Chair Varriale read the parcel numbers and values into the record. Slack provided a radius 
ring analysis (Exhibit 1) and summarized.  The analysis had a feasibility analysis that 
provided a breakdown of attendance and screen replacement cost estimate of $8,254,049. 
An annual attendance of 33,000 per screen was listed. The analysis included the cost 
approach $8,840,000, the Income Approach $7,280,000, an Operating Cost Comparison, 
Rent as % of Total Revenue, Randhurst Cost Management analysis of 5/19/2011 and four 
Movie Theatre Retail Sales Listings. 
 
He responded to questions on sales attendance with % down for the year. National 
average is $44,010, this theatre sees $33,000. He discussed Cost Approach and needing 
to build new would require $11.8 million. He felt if on the market that the $15.4 would not 
be paid by prospective buyer.  
 
Objector discussion on leased facility in the Income Approach. Slack reviewed Market Data 
and base rent data $83,390 with this being 67% higher than average.  
 
Board of Review Members asked questions on if Mr. Slack was an Attorney, he stated he 
was a General Certified Appraiser however is acting as an Agent for AMC Theatres not an 
Appraiser. Discussion on Circuit Court upholding value at $15,400,000 for 2010,11,12,13. 
 
He responded to questions on Appraisal value, Sun Prairie’s lease information, rent per 
square foot, owner of real estate, replacement cost, revenues, income approach analysis, 
whether he had viewed the actual leases of other theatres, 5 mile ring analysis population. 
 
Dell Zwieg, City of Fitchburg Commercial Appraiser noted he is a Certified Appraiser Level 
II in the State of Wisconsin and provide the City’s Testimony. 
 
He stated in accordance with the Wisconsin Assessment Property Guide and the Marshall 
Swift Professional Assessment Manual he provided the information on how the 
assessment was determined. He provided a handout for the Board to follow along with. 
 
Cost Approach to Value provides a total depreciated cost $12,276,217, with land value 
$3,685,000 Total value $15,961,217 rounded $15,961,000 total value square foot $175.67. 
He provided an adjustment comparison of three properties: 
2920 FitchRona, 6317 McKee Road, 5301 Verona Rd.  
 
Income Approach to value: 83,592 Rentable Square footage, triple net lease with an overall 
capitalization rate of 8%, value estimate $15,840,000 or $189 value per square foot.  
Questions and discussion on basis of rent and the “fee simple value rule”.  
 
Board took a five minute recess at 10:35 a.m.  
Board deliberations included: discussion on long-term lease where the Assessor had made 
actual inspections, this is a special purpose property with the rule of best evidence 
supports the value of both the Cost & Income Approach. Discussion on Cost Approach 
allows to compare if buying or replacing property. Additional clarification on obsoleting 
factor used.  

 

             Motion by Couillard, 2
nd

 by Crowley to uphold Assessor’s Value of five parcels at 

$15,400.000. Roll call vote: All Ayes. Motion carried.  
 

 



Target Corporation Property Tax Department T 0809 PO Box 9456 Minneapolis MN 55440-
9456 Physical Property Address: 6321 McKee Road 
Parcel Number: 0609-072-8690-2 Legal Description: CSM 11969 
Assessed Value: $15,880,000   Objection Form indicates value of $12,800,000 
 
Gregory Stein, CPA Reinhart Boerner Van Deuren S.C, Agent representing Target 
Corporation was present and sworn in. He provided two exhibits: one entitled Property Tax 
Worksheet, and the 2

nd
 was seven pages from Loop Net Commercial Real Estate 

Comparable. The Property Valuation indicates $72.50 price per comparable square 
footage.  
 
He responded to questions on comparable sales and calculation for adjustments. He 
responded that he is neither an Appraiser nor Assessor and confirmed this was a 
placeholder due to the litigation pending. Additional questions were directed regarding the 
50% adjustment and sales data.  
 
Dell Zwieg, City of Fitchburg Commercial Appraiser noted he is a Certified Appraiser Level 
II in the State of Wisconsin and provide his testimony to both an Income and Cost 
Approach. Cost Approach to Value sheet was done in two parts due to supermarket 
analysis and the retail analysis. Target is a Super Center and has both grocery and retail. 
The replacement depreciated cost using the Marshall Swift Valuation Service for 
depreciation resulted in values of $6,955,963 for Retail and $3,443,950 for Supermarket. 
Once Depreciation, Economic Obsolescence, and paving were applied the total 
depreciation cost rounded result was $10,885,000 and land value $5,465,000 with a total 
value of $16,350,000 for $93.97 square foot.   
 
He included an adjustment grid that included comparable parcels located at 2920 
Fitchrona, 6317 Mckee Rd, 5301 Verona Rd. Each property had a square footage value 
adjustment $8.20, $8.93, and $7.93 respectively with the subject property at $8.25 square 
foot. All are zoned Business Highway. Income earned annually is $1,322,400 with net 
operating income of $1,295,952. He used listings as comparable and adjusted for size & 
land to building ratio this provided a value of $99.10 for the mean average and $93.02 for 
the mean resulting in $91.00 square foot.  
 
Zwieg confirmed all approaches when reconciled supported assessment. He indicated that 
due to newness of construction he used both approaches.  
 
Board discussion on listings and supportive detail provided by Zwieg.  Discussion by Board 
on uniformity clause, exhibits being noted in record as supporting documents.  
 

Motion by Crowley, 2
nd

 by Couillard to uphold Assessor Value of $15,880,000. For Target 

Corporation. Roll call vote: All Ayes. Motion carried.  
 
Walgreen Co., 104 Wilmont Road, MS #1435, Deerfield WI 60015  
Physical Property Address: 2931 S. Fish Hatchery Road 
Parcel Number: 0609-091-8002-3  Legal Description: CSM08635 
Assessed Value: $3,350,00.00 The objection form indicated a value of $2,000,000. 
 
Gregory Stein, CPA Reinhart Boerner Van Deuren S.C, Agent representing Walgreen 
Corporation (sworn in at beginning of his testimony), provided a handout. He explained the 
Income Approach that he used for valuation and summarized his handout. Discussion on 
Gross Potential Rent at $15.00 per square foot, gross income of $198,146 that he rounded 
once the capitalization rate was applied to $2,000,000.  
 



Procknow asked Stein if due to Walgreens litigation case that the appeal submitted is a 
placeholder for Walgreens to allow them to further appeal this year’s assessment. Stein 
confirmed that this objection was filed for this reason. 
  
Dell Zwieg, City of Fitchburg Commercial Appraiser presented his testimony. He provided 
an Income Approach to Value, a Cost Approach and supporting Adjustment Grid. The final 
values for the Income Approach rounded $3,360,000 with a $242 per square foot value 
(13,905). The Cost Approach with a depreciated cost $2,232,000 improvements, 
$1,130,000 land for a total $3,362,000 value by square foot of $242.30.  
 
All of the comparisons he used on the grid were Walgreen Stores located within Wisconsin 
(Monona, Madison, Waukesha). Due to the ongoing litigation with Walgreens across the 
State and recent appeals extensive sales information was available. The three comparable 
are owned by the same company. The sales file average mean square footage is $316 with 
the mean at $334.   
 
The Income Approach handout was reviewed. The summary of the rent per square foot at 
$18.50, and a total annual rent of $257,242 with a capitalization rate of 7.50%.  
 
Zwieg confirmed that all three approaches used supported the $3,350,000 value.  
Stein asked if the sales data provided would include all long term lease sales.  
 
Board deliberations included discussion on objection indicated $2,000,000 and the Income 
Approach/Cost Approach/Sales Comparison all substantiated the assessment.  
 

Motion by Crawley, 2
nd

 by Portz to uphold the Assessor Value of $3,350,000.  

Roll call vote: All Ayes. Motion carried.    ` 
 
Each Objector was provided the Notice of Board of Review Determination with the Further 
Appeal Procedures as required by Wisconsin Statute.  
 
5. ADJOURNMENT 
 

Motion by Crowley, 2
nd

 by Portz to adjourn “Sine Die”. Roll call vote: All Ayes. Motion 

carried. Time: 11:58 a.m.  
 
 
 
 
 
 



CITY OF FITCHBURG
Administrative Offices

5520 Lacy Road
Fitchburg, WI 53711-5318

Phone: (608) 270-4200 Fax: (608) 270-4212
www.fitchburgwi.gov

DRAFT MINUTES
CITY OF FITCHBURG

CITIZENS BOARD OF REVIEW AGENDA
FRIDAY, MAY 15, 2015

FITCHBURG CITY HALL
Meeting Room - 2nd Floor

5520 Lacy Road, Fitchburg, WI 53711
9:00 a.m.

NOTICE IS HEREBY GIVEN that the Citizens Board of Review will meet at 9:00 a.m. on
Friday, May 15, 2015 in the Meeting Room at Fitchburg City Hall, 5520 Lacy Road to consider
and act on the following:

1. Call to Order – The Meeting was called to order by Deputy Clerk, Oldenburg at 8:59 a.m.

2. Roll Call – Members Present: Laura Portz, Matt Pulda, Michael Coulliard. Others: Craig
Stevens, Dell Zwieg, City Assessor, Tracy Oldenburg, Deputy City Clerk.

3. Motion by Pulda, 2nd by Portz to appointment Michael Coulliard as Temporary
Chairperson. Motion carried.

4. Motion to adjourn the 2015 Board of Review to a later date. (Date yet to be determined.)

Update by Assessor – Zwieg provided information that the assessment roll is not
complete and suggested Board of Review be held on Wednesday, July 29th 2015.

Motion by Coulliard, 2nd by Pulda to adjourn the 2015 Board of Review to July 29th at
9:00 a.m. Motion carried

Coulliard suggested the Board meet 15 minutes prior to discuss recent law changes to
the Board of Review.

5. Adjournment – Motion by Coulliard, 2nd by Pulda to adjourn until Wednesday, July 29th,
2015 at 9:00 a.m. Motion carried.
Time: 9:04 a.m.

NOTE: It is possible that members of and possibly a quorum of members of other government bodies of the municipality may be in attendance at the above stated meeting to gather information. No
action will be taken by any governmental body at the above stated meeting other than the governmental body specifically referred to above in this notice. Please note that, upon reasonable notice,
efforts will be made to accommodate the needs of disabled individuals through appropriate aids and services. For additional information or to request this service, contact Fitchburg City Hall, 5520
Lacy Rd., Fitchburg, WI 53711 608-270-4200.



CITY OF FITCHBURG
Administrative Offices

5520 Lacy Road
Fitchburg, WI  53711-5318

Phone: (608) 270-4200    Fax: (608) 270-4212
www.fitchburgwi.gov

DRAFT MINUTES
CITY OF FITCHBURG

CITIZENS BOARD OF REVIEW AGENDA
WEDNESDAY, JULY 29, 2015

FITCHBURG CITY HALL
Meeting Room - 2nd Floor

5520 Lacy Road, Fitchburg, WI 53711
9:00 a.m.

NOTICE IS HEREBY GIVEN that the Citizens Board of Review will meet at 9:00 a.m. on
Wednesday, July 29, 2015 in the Meeting Room at Fitchburg City Hall, 5520 Lacy Road to
consider and act on the following:

1. Call to Order – The Meeting was called to order by City of Fitchburg Clerk, Anderson at
9:00 a.m.

2. Roll Call – Members Present: Laura Portz, Dan Crowley, Erika Ryerson, Elton Crim.
Others: Dell Zwieg, City Assessor, and Patti Anderson, City Clerk.

3. Motion by Crowley, 2nd by Portz to adjourn the 2015 Board of Review to August 26,
2015 at 9:00 a.m.

Motion carried.

4. Adjournment – Motion by Ryerson, 2nd by Crim to adjourn until Wednesday, August 26,
2015 at 9:00 a.m.

Motion carried. Time: 9:04 a.m.

NOTE: It is possible that members of and possibly a quorum of members of other government bodies of the municipality may be in attendance at the above stated meeting to gather information.  No
action will be taken by any governmental body at the above stated meeting other than the governmental body specifically referred to above in this notice.  Please note that, upon reasonable notice,
efforts will be made to accommodate the needs of disabled individuals through appropriate aids and services.  For additional information or to request this service, contact Fitchburg City Hall, 5520
Lacy Rd., Fitchburg, WI 53711   608-270-4200.



Time Name & Address Notified Waived Parcel #

1 9:15
Target Corporation, P.O. Box
9456, Minneapolis, MN  55440-
9456

8/17/15 0609-072-8690-2

2 10:00
Walgreens, 300 Wilmont Road,
Deerfield, WI  60015

8/17/15 0609-091-8002-3

3 10:45
John Thurk, 2864 Dunton
Circle

8/17/15 0609-092-6536-1

4 11:15
Khurshida Ahsan, 2861 Forest
Down

8/20/15 0609-092-4967-4

5 11:45
Jianming Lin, 46 Burroughs 8/20/15, by

phone
0609-012-8956-5

6 12:15
Thermo Electron Scientific
Instruments, 5225 Verona
Road

8/21/15 0609-053-8501-5,
0609-053-9001-2

7 1:00

8 1:45
Chad Hubred/Kimberly Kinney,
5400 Whalen Road

8/21/15 0609-221-9335-2

9

10

BOARD OF REVIEW
August 26, 2015

LUNCH BREAK
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