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Market Analysis

1.0 ~ Introduction

This narrative presents results market analysis conducted to support the City of Adams’

Downtown Enhancement Strategy. This document is intended to be reviewed together with a

comprehensive appendix of discussion materials that support the market analysis.

The market analysis has been completed by LandUse|USA in collaboration with Beckett &

Raeder. The most key and salient portions of this market analysis will be integrated into

chapters of the Downtown Enhancement Strategy. The entire packet of discussion materials

will also be retained as a Technical Appendix.

2.0 ~ Optimal Retail Strategy

Exhibits A.1 and A.2 ~ Retail Categories

There is a total near-term market gap and opportunity to add up to 71,000 square feet of retail

space in Adams County, and 100% of this space should be located along the Highway 13

corridors and within the City of Adams and Village of Friendship. Exhibits A.1 and A.2 show the

detailed strategy by retail category.

The retail mix should appeal to several shopper groups, including year-round residents and

workers of Adams County and surrounding communities; seasonal cabin renters and owners;

visitors and tourists from Wisconsin Dells; and weekend vacationers, particularly hunters,

campers, and boaters.

Some of the largest anchors and new venues should be designed to appeal to year-round

residents, who represent a captive audience and are more likely to shop Adams on a regular

basis:

Recommended Strategy – Resident Shoppers

1. Year-round farmer’s market and/or organic, green grocer (8,000 sf)

2. Independently operated downtown pharmacy (2,000 sf)

3. Furniture consignment, restoration (3,000 sf)

4. Non-marine motor sports (3,000 selling sf)
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5. Apparel for rugged hunting, camping, and work clothes (3,000 sf)

6. Full-service catering services, community space (2,000 sf)

7. Office supplies, printing, copying, mailing (2,000 sf)

8. Sporting goods focused on biking, skiing, golfing (2,000 sf)

9. Sporting goods focused on fishing, hunting, camping (1,000 sf)

10. Radio Shack dealer and electronics (2,000 sf)

Other categories would appeal to both residents and visitors, such as artisan shops, apparel

boutique stores, novelty stores, and craft supplies. However, visitors are rarely repeat

customers; they tend to respond to impulse items (rather than big-ticket purchases); and visitor

shopping is more susceptible to negative impacts with economic downturns. For these reasons,

the strategy should lead with stores meeting local needs and then follow with boutique stores

that appeal to visitors and impulse shopping.

Exhibit A.3 ~ Entertainment, Service Categories

In addition to the traditional retail categories listed above, there is also a market need for

entertainment venues, which could be served by reopening the theater; building a new

community swimming pool; and adding artisan studios behind or above retail galleries and

shops.

There are also gaps in some niche non-retail services, particularly in photography, veterinarian,

security, graphics, and plumbing categories. Other professions (legal, surveying, accounting,

real estate, etc.) are leveraging business traffic generated by the County Courthouse in

Friendship; and are fully meeting the market’s capacity.

Exhibit A.4 ~ Vacancies and New Space

In both Adams and Friendship, there are about 15 vacancies along Highway 13 that represent

conventional and/or traditional retail space and that appear to be in reasonable condition for

marketing to new retailers. There are also 132 retail facilities along the corridor, so the 15

empty facilities represent an estimated 11 percent vacancy rate. Facilities that are ineffective or

otherwise not marketable due to their exterior appearance have been excluded from these

estimates.
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The vacancies are generally scattered along the Highway 13 corridor and fragmented by

commercial space, residential houses, small vacant lots (some of which could be used for

pocket parks), and some ineffective facilities. Absent of a comprehensive Downtown

Enhancement Strategy, it would be difficult to fill these spaces with quality retailers while

managing turn-over.

In the traditional shopping district of Adams, there are only four vacancies that are within

reasonable proximity to each other and that collectively represent an opportunity to knit

together a more cohesive cluster of shops within walking distance of each other. These four

facilities are shown in the photos below. Again, a simple strategy of filling these and other

vacancies would not be enough, and would probably be frustrated by high turnover rates.

In an effort to just fill these spaces and collect some rent, property owners and landlords might

be tempted to lease the space to non-retail businesses, or to stores that are marginally

profitable. Meanwhile, only the facilities that are vacant actually represent real-time

“opportunities” for new retail shops. Leasing space to services essentially removes one of the

choices for retailers and makes the market less appealing from a real estate perspective, so

should be avoided.

A successful retailing strategy will depend on significant improvements in the overall

appearance of the downtown through streetscape projects, façade renovations, signage,

identity building, and marketing. With these initiatives underway, it will become much easier to

fill the retail spaces shown above, and with traditional types of merchants.
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Exhibit A.5 ~ Retail Incubator

In addition to filling traditional retail in downtown Adams (and other locations along the

Highway 13 corridor), the City should also strive for creation of a small retail village that would

appeal to both visitors and residents. The project could serve as a retail incubator with an open

floor plan and retail kiosks or booths around a shared common area. Several possible locations

include a) the former Tiny Town project on the south end of Highway 13; b) the former St.

Joseph’s Catholic Church; or c) the McGowan House and Museum area.

Exhibit A.6 ~ Cameo Catalyst

Assuming that the average vacant retail space along Highway 13 is 2,000 square feet in size, and

assuming that only 12 of the 15 vacancies are eventually filled, then they could accommodate

about 24,000 square feet of retail. It can be further assumed that 10,000 square feet of the

balance could be used for the retail incubator described above, and that another 8,000 square

feet of the balance could be allocated to a year-round farmers’ and artisans’ market. With a

total market gap of 71,000 square feet of retail operations, this would leave an opportunity for

development of up to 29,000 square feet of new and modern retail space to accommodate the

balance of the gap.

Retail Gap through 2020

Filling Existing Retail Space 24,000 sf

Creating a Retail Incubator 10,000 sf

Farmers’ & Artisans’ Market 8,000 sf

Balance Available 29,000 sf

Total Retail Gap 71,000 sf

These figures represent maximums for build-out through 2020. There might also be some

overlap between a retail incubator and artisans’ market, with some small businesses leasing a

kiosk at the incubator and also having a booth at the market.

Again, implementation of the optimal retail strategy will depend on significant improvements in

the overall appearance of the downtown through streetscape projects, façade renovations,

signage, identity building, and marketing. After streetscape improvements are implemented,

and after two or three of the vacancies in the traditional downtown district are filled with

merchants, then the environment will be more conducive for developing new and cameo retail

space.
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A conservative approach would involve a new planned development in two phases, with 15,000

square feet in Phase I, followed by an additional 15,000 square feet in Phase II (after Phase I is

80% leased.) Ideally, the project would include street-front retail with flex-space units above.

Flex-space units should be adaptable for conversion into small offices suites, residential

apartments, and/or home-based businesses; and may need to adapt to fluctuating market

demand over time. The flex-space would generally accommodate between 12 and 16 units in

total.

Ideally, new retail space would be developed in the heart or core of the traditional downtown

district. Lacking sufficient land that is vacant or available for redevelopment, alternatives could

be sought at the south end of Highway 13. However, this might not pull visitors north from

Wisconsin Dells into downtown Adams. A better option would be to seek alternative sites

between Adams and Friendship, and to strive for a project that helps connect these two

communities.

One possible location is a vacant parcel located just south of the existing Family Dollar parking

lot and north of the vacant St. Joseph’s Catholic Church. The corner parcel is currently occupied

by the Automatic Car Wash, Sidestreet Salon, and U.S. Cellular. If the corner parcel becomes

available, then it could enable the project to co-anchor the intersection with the church

building.

Furthermore, if the former church is converted into a retail incubator, then the two projects

could work collectively to create a retail destination and economic catalyst. Finally, the church

rectory and Lion’s Park could be integrated into the project and to physically link it with the

traditional downtown district.

3.0 ~ Additional Retail Materials

Appendices A and B

Additional materials are included in Appendix A and B, and focus on the following:

Recommendations for a Farmers’ Market Exhibits A.7 – A.9

Identity and Marketing, Signage Exhibits A.10 – A.13

Small Businesses and Entrepreneurs Exhibits B.1 – B.6

Website Address for Small Businesses Exhibit B.7

Past Store and Business Closings Exhibit B.8
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The list of small businesses and entrepreneurs is particularly important, as many of them could

be candidates for a) relocation from home-based businesses into more conventional retail

space; b) relocation from rural and outlying areas into the traditional downtown district;

c) seasonal tenants at farmers markets or business incubators; and/or d) opening second stores

in the region. Others might simply be good resources and models for new businesses interested

in opening in Adams or Friendship.

The list of websites is intended to emphasize the importance of having a website presence for

small businesses in small communities. Ideally, every traditional retailer or merchant in the

Adams-Friendship community would have a website with direct links through the City website

and Chamber of Commerce.

Appendices C through H

Appendices C through H provide additional documentation on analytic tests used to gauge the

market’s capacity for additional retail. Appendix C includes a study of sales leakages from

Adams County; detailed table on the supply-demand and gap model; and tests of the number

of retail employees and retail establishments compared to market size and income.

Appendix D provides demographic data with comparisons on income, unemployment, age,

seasonality, and lifestyle clusters. Comparisons are provided for Adams County and all

surrounding counties in the region, and for the market’s primary and effective trade areas.

Appendix E provides comparisons for 3-mile rings around the City of Adams and 16 other small

markets in South Central Wisconsin, and was conducted to help isolate variables that may be

connected to the local market’s low income profile. With the exception of New Lisbon, Adams

is the lowest income market among the group – but ranks 6th in terms of total personal income

and expenditure potential. The low incomes are attributed to a variety of factors, including age

(with a large share of seniors), high seasonality among residential units, and high

unemployment.

Appendix F provides the details supply inventory by block along the Highway 13 corridor; and

Appendix G provides the inventory by retail category. Finally, Appendix H documents additional

retail inventories in competing destinations like Stevens Point and Lake Delton; an inventory of

major employers in the trade area; and exhibits showing Average Daily Traffic counts in Adams

County and the City of Adams. Again, all of these materials were used in developing the optimal

strategy recommendations described in this narrative report.
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4.0 ~ Rental Housing Assessment

This last section of the report focuses on the feasibility of adding rental apartments in the City

of Adams, and specifically along the Highway 13 corridor and in the downtown vicinity.

Attached Appendix I provides market information used in the assessment, and below is a

summary of key observations.

Exhibit I.1 ~ Multi-Family Building Permits

The first exhibit show the number of units, total project cost, and average cost per unit for

rental apartments constructed in Adams County and the City of Adams, since 1990 and through

2007. Prior to the recession of 2008, the county gained an average of 8 new apartments

annually. Roughly every four years, new project(s) were developed with an average of 24 units.

In comparison, the City of Adams gained an average of 4 apartments annually, and roughly

every four years gained new project(s) that added an average of 16 units. Under normal

circumstances (i.e., absent of the recent recession), it would have been reasonable to expect

one new project with up to 24 units in the County. However, several more years of post-

recessionary recovery are needed before activity even begins returning to trends that can be

compared to the 1990’s.

Exhibit I.2 ~ Single-Family Building Permits

To show regional trends in the housing market, Exhibit I.2 shows the number of single-family

building permits for Adams County and over time. As shown, development activity in the

county was generally consistent at 150 to 200 units annually until 2000, when activity

increased. During the early half of the next decade and spurred largely by promotional lending

practices, new house development activity continued to increase. Real estate activity then

plummeted in the years leading up to the recession, and isn’t expected to recover for several

more years.

Exhibit I.3 ~ Single-Family Building Permits

Exhibit I.3 shows the average construction cost per residential unit since 1990. The cost per unit

among single family units in the county overall has increased steadily and consistently, whereas

the cost per unit among multi-family units has been more volatile. Generally speaking, it

appears that residential units in the City of Adams have been built at a lower cost than the

county overall. However, this is more likely a reflection of the quality of construction and unit

size, rather than the costs of labor, materials, taxes, insurance, and other fees.
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Exhibit I.4 ~ Existing Units by Contract Rent

The gap analysis begins with a comparison of Adams County with other standards in Wisconsin,

in this case four other counties that include Columbia, Portage, Sauk, and Wood. Based on the

2010 Census and American Community Survey for 2008-2010, existing rental units in Adams

County are priced significantly lower than those in the comparative counties. Adams County

tends to have higher share of units with rents below $550, and lower share of units with rents

above that threshold.

These geographic differences in contract rent can be mostly attributed to differences in the

quality and sizes of available apartments, which in turn tend to correlate with household

income profiles. The last two rows of data in the table show the median household income for

each county, with Adams clearly having a more moderate income profile. The next and last step

of the analysis makes appropriate adjustments for these differences.

Exhibit I.5 ~ Existing Units by Contract Rent

The gap analysis for apartment units in Adams County and the City of Adams uses the

comparative geographies to extrapolate the upside opportunity, with adjustments for

differences in household income. For example, assuming that the distribution of apartments by

rental bracket in Adams County could be similar to that of Columbia County, then theoretically

it should have 37 more units in the $600 to $650 bracket (after the income adjustments.)

We also know that from history and experience that adding more than 24 rental units in any

one bracket would be unprecedented for a community of this size. To ensure a conservative

approach, we have tempered the “gap” accordingly.

We also know from history that the City of Adams tends to capture less than 70% of the county-

wide activity in the rental real estate market (Exhibit I.1). So, this means that the City’s

conservative “gap” would be just 16 units in the $600 to $650 bracket. (The estimates for the

City of Adams have also been adjusted to reflect its moderate household income profile relative

to Adams County.)

Following this same approach for the other brackets, there is a total foreseeable gap of 108

rental units throughout Adams County, and 70 units in the City of Adams. Based on historic

trends, it is also assumed that on average, 4 new units can be added annually, and no more

than its average peak of 16 units every fourth year.
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In the long run, the City of Adams should be able to close the rental gaps in 15 to 20 years. This

program could be accelerated if new rental units are added that are clearly unique to the

market, such as lofts or flats above street-front retail.

Assuming that the market does not experience significant population growth, the magnitude of

the gap should not be a moving target over time. Meanwhile, construction costs are expected

to continue increasing over time, so some upward adjustments in rental prices should also be

expected.

5.0 ~ Project Team

This concludes the market analysis for the City of Adams Downtown Enhancement Strategy.

Questions on the market analysis, recommendations, methodology, this narrative report, or

attached appendices can be addressed to:

Sharon M. Woods, CRE

Principal

LandUse|USA, LLC

www.LandUseUSA.com

sharonwoods@landuseusa.com

(517) 290-5531

Questions on the overall Downtown Enhancement Strategy, downtown planning, streetscape

improvements, and implementation process can be addressed to:

John R. Iacoangeli, AICP, PCP, LEED AP

Principal

Beckett & Raeder

www.bria.com

jri@bria2.com

(734) 663.2622

~ End of Narrative Report ~
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Retail Incubator - Available Space and Concept

Prepared for the Village of Adams, Wisconsin

Available Space:

Concept: Small Retail Village, Retail Incubator

Casual picnic tables in a common area
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>GEQOOGPFCVKQPU HQT C BGCT$>QWPF 6CTOGTU CPF 2TVKUCPU ;CTMGV

� � 
 �� 
�� �� ��� FCOU# AKUEQPUKP

4QWPV 4QWPV 2TVKUCPU

( 6TGUJ XGIGVCDNGU !UGCUQPCN" ( =QVVGTZ CPF EGTCOKEU

) 6TGUJ XGIGVCDNGU !UGCUQPCN" ) 4CPFNGU CPF UQCRU

* 6TGUJ HTWKVU !UGCUQPCN" * JCPF$ETCHVGF LGYGNTZ

+ 6TGUJ HTWKVU !UGCUQPCN" + 8CPF$ETCHVGF LGYGNTZ

, 4CPPGF HTWKVU CPF LCOU , AQQNGP CPF YQXGP ETCHVU

- 4CPPGF HTWKVU CPF LCOU - 8CPF$UGYP SWKNVU !PQV CHIJCPU"

. =KEMNGF 7QQFU . <KN# YCVGT RCKPVKPIU# RJQVQITCRJZ

/ 3TGCFU CPF 4JGGUGU / AQQF ECTXKPIU# NCYP CTV

0 ;GCVU CPF 9GTMZ 0 8CPF$ETCHVGF EJQEQNCVGU# UYGGVU

(' 6NQYGTU CPF <TPCOGPVCNU (' 3KTFJQWUGU# DKTF HGGFGTU

(( 3CPPGTU# HNCIU# NCYP CTV

( 6KTGYQTM UCNGU

) 6QQF VTWEM $ PWVU# ECPFZ# RQREQTP

* 6QQF ?TWEM $ RWNNGF RQTM# VCEQU

2TVKUCPU CTG GPEQWTCIGF VQ HQEWU QP JKIJ$SWCNKVZ RTQFWEVU VJCV YQWNF CRRGCN VQ

VQWTKUVU CPF XKUKVQTU UVCZKPI KP AKUEQPUKP 5GNNU% 4TQEJGV CPF MPKV RTQFWEVU# CPF

EQWPVTZ ETCHVU CTG PQV NKMGNZ VQ DG VQR UGNNGTU% ?JTKHV# XKPVCIG# CPF&QT TWOOCIG

KVGOU UJQWNF PQV DG CNNQYGF% ?JG HKTUV HGY ZGCTU OKIJV FTCY HGYGT VJCP (' XGPFQTU#

DWV VJG NKUV EQWNF ITQY VQ KPENWFG CU OCPZ CU )' XGPFQTU# RNWU HQQF VTWEMU%

8QWTU UJQWNF DG QP VJG YGGMGPF HTQO /1'' C%O% VQ (1'' R%O% ;CPZ QH VJG HKTUV

XGPFQTU YKNN CNUQ JCXG DQQVJU CV VJG >QOG 6CTOGTU OCTMGV QP 6TKFCZU%

2 UWTXGZ QH XGPFQTU KU JKIJNZ TGEQOOGPFGF DGHQTG EJQQUKPI C NQECVKQP# CPF

KV YKNN JCXG C UKIPKHKECPV KORCEV QP VJG NGXGN QH RCTVKEKRCVKQP%

2IITGUUKXG CFXGTVKUKPI KU TGEQOOGPFGF VJTQWIJQWV AKUEQPUKP 5GNNU# CPF VJG TGIKQP#

KPENWFKPI C JKIJ$SWCNKVZ DTQEJWTG VJCV KU OCFG CXCKNCDNG KP CNN JQVGN NQDDKGU CPF

XKUKVQT EGPVGTU VJTQWIJQWV VJG TGIKQP%
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,IQBOK>QFSB 5L@>QFLKP CLO > 1>OJBO >KA ,OQFP>K 6>OHBQ

� 
�� �� ��� A>JP$ =FP@LKPFK

(& 9LRQE 6>FK >KA 2LDDFK 9QOBBQ (& 9LRQE 6>FK >KA 2LDDFK 9Q&

# 4KQFJ>QB PM>@B BJ?O>@BA ?V ?RFIAFKDP

# 0K@LRO>DBP ALTKQLTK @OLPP%PELMMFKD

# 1>IIP RKABO <FII>DB GROFPAF@QFLK+ >CCLOA>?IB

# ,@QFSFQV TLRIA EBIM PILT QO>CCF@ LK 6>FK 9Q&

# 9M>@B PFWB TLRIA KLQ AT>OC QEB SBKALOP

% 0IFJFK>QBP QO>CCF@ >@@BPP LK J>OHBQ A>VP

% 7BO@BMQFLKP LC >S>FI>?IB M>OHFKD JFDEQ ?B ILT

% 5>@H LC @LSBOBA PM>@B FK FK@IBJBKQ TB>QEBO

% 6>KBRSBO>?FIFQV CLO SBKALO QOR@HP TLRIA ?B QFDEQ

% <BKALO QBKQP >OB AFCCF@RIQ QL MFQ@E LK >PME>IQ

)&��� 
�� �� C ,A>JP 1IB> 6>OHBQ������������������������������������������������������������ &�� 
�� �� ��� A>JP 1IB> 6>OHBQ

# 2OBBK QROC @LKSBVP C>OJ BKSFOLKJBKQ

# 1>IIP RKABO <FII>DB GROFPAF@QFLK+ >CCLOA>?IB

# ,JMIB OLLJ CLO I>ODB PFDK TFQE J>M LC ALTKQLTK

# 3>P >K BPQ>?IFPEBA FABKQFQV >P > J>OHBQ SBKRB

# ,JMIB OLLJ CLO MBQQFKD WLL$ CBOOFP TEBBI$ DL H>OQP

# ,IQBOK>QB CLO BNRBPQOF>K$ QO>@QLO$ SFKQ>DB @>O PELTP
(

# ,JMIB OLLJ CLO ?LQE SBKALO >KA M>QOLK M>OHFKD

# <BKALO D>O>DBP EBIM MOLQB@Q MOLAR@B$ QOR@HP

# 7>SFIFLK LCCBOP @LSBOBA PM>@B CLO FK@IBJBKQ TB>QEBO

# 9J>II SBKALO QBKQP >OB B>PV QL MFQ@E LK QROC

% 1O>DJBKQBA COLJ QEB ALTKQLTK AFPQOF@Q$ PELMP

% =LRIAK"Q PILT ALTK QO>CCF@ CILT QEOLRDE ALTKQLTK
(
0NRBPQOF>K >KA LQEBO BUEF?FQ C>@FIFQFBP

>OB >IPL >S>FI>?IB LK QEB KLOQE PFAB

LC 1OFBKAPEFM$ >Q QEB ,A>JP .L&

1>FODOLRKAP& 3LTBSBO$ QEB >IQBOK>QB

IL@>QFLKP PELTK EBOB >OB C>O JLOB

9LRO@B* 7OBIFJFK>OV PQO>QBDV OB@LJJBKA>QFLKP SFPF?IB >KA J>OHBQ>?IB+ >KA JLOB IFHBIV

MOBM>OBA ?V 5>KA;PBX;9, FK @LII>?LO>QFLK TFQE QL @LJMBII FJMRIPB PELMMFKD COLJ

-B@HBQQ ! 8>BABO+ 9BMQBJ?BO )'()& QLROFPQP PQ>VFKD FK =FP@LKPFK /BIIP&
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.JRDPL@RHTD 6MB@RHMLQ EMP @ 3@PKDP"Q 7@PIDR

� 
�� �� ��� C@KQ$ ?HQBMLQHL

*& 3MPKDP ;RDDJBM ;SNNJW /SHJCHLFQ *& 3MPKDP ;RDDJBM ;SNNJW /SHJCHLFQ

# .JRDPL@RD EMP DOSDQRPH@L$ RP@BRMP$ THLR@FD B@P QGMUQ
(

# 4@P@FDQ BMSJC QDPTD @Q TDLCMP @LC E@PKDP"Q AMMRGQ

% <GDPD @PD ADRRDP JMB@RHMLQ EMP WD@P%PMSLC @PRHQ@LQ

% ?MSJC PDOSHPD @ LDFMRH@RDC PD@J DQR@RD CD@J

+& 3MPKDP ?MMCBP@ER 5MKD 7@LSE@BRSPHLF +& 3MPKDP ?MMCBP@ER 5MKD 7@LSE@BRSPHLF

# .JRDPL@RD EMP DOSDQRPH@L$ RP@BRMP$ THLR@FD B@P QGMUQ
(

% ?MSJC PDOSHPD @ LDFMRH@RDC PD@J DQR@RD CD@J

% <GDPD @PD ADRRDP JMB@RHMLQ EMP WD@P%PMSLC @PRHQ@LQ

% ;N@BD KHFGR CU@PE RGD LSKADP ME TDLCMP AMMRGQ

(
2OSDQRPH@L @LC MRGDP DVGHAHR E@BHJHRHDQ @PD @T@HJ@AJD ML RGD

LMPRG QHCD ME 3PHDLCQGHN$ @R RGD .C@KQ 0M& 3@HPFPMSLCQ&

5MUDTDP$ RGD @JRDPL@RD JMB@RHMLQ QGMUL GDPD @PD E@P KMPD

THQHAJD @LC K@PIDR@AJD- @LC KMPD JHIDJW RM BMKNDJJ

HKNSJQD QGMNNHLF EPMK RMSPHQRQ QR@WHLF HL ?HQBMLQHL 1DJJQ&

;MSPBD, 8PDJHKHL@PW QRP@RDFW PDBMKKDLC@RHMLQ

NPDN@PDC AW 6@LC=QDX=;. HL BMJJ@AMP@RHML UHRG

/DBIDRR ! 9@DCDP- ;DNRDKADP )'()&
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Market Analysis | November 19, 2012

The Village of Adams, Wisconsin

Downtown Enhancement Strategy

C. Sales Leakage and Gaps

Prepared by:
LandUse|USA, LLC

In collaboration with:
Beckett & Raeder
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Adams County, Wisconsin - Regional Setting
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Underlying mapping provided by DeLorme; exhibit prepared by LandUse|USA in 
collaboration with Beckett & Raeder; October 2012. 
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Underlying mapping provided by DeLorme; exhibit prepared by LandUse|USA in collaboration with Beckett & Raeder; October 2012. 
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Market Analysis | November 19, 2012

The Village of Adams, Wisconsin

Downtown Enhancement Strategy

D. Demographics and Demand

Prepared by:
LandUse|USA, LLC

In collaboration with:
Beckett & Raeder
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,*** EO[ 9KYS]K ?WMXVO !+1&111 !,+&*+. !+3&*,. !+1&23, !+0&3,- !+3&2/. !+3&03/ !+2&+.. !,*&,*-

,**1 EO[ 9KYS]K ?WMXVO !+3&/+2 !,.&-,/ !,,&-13 !,*&,,+ !,+&*++ !,-&*,. !,,&1*3 !+3&3,* !,,&231

,*++ EO[ 9KYS]K ?WMXVO !,*&2*0 !,0&/22 !,.&02. !,+&20. !,,&1-2 !,/&+*/ !,.&22* !,+&*3. !,.&2,-

,*+0 EO[ 9KYS]K ?WMXVO !,+&3-. !,2&3,- !,0&-3. !,-&--, !,.&,*3 !,0&13- !,/&3,- !,,&/.+ !,/&32.

,*,+ EO[ 9KYS]K ?WMXVO !,,&10+ !-*&2+, !,1&-22 !,.&.,* !,.&2,0 !,1&20- !,0&-/- !,-&3,3 !,0&/20

+323 ' +333 7 6 9(7(F( >[X`]R /(*" /(-" .(1" /(0" .(*" /(," /(," /(0" .(-"

+333 ' ,*++ 8 6 9(7(F( >[X`]R +(-" ,(+" ,(-" +(2" -(+" ,(+" ,(+" +(-" +(2"

,*++ ' ,*+0 9 6 9(7(F( >[X`]R +(+" +(1" +(-" +(-" +(-" +(-" *(2" +(-" *(3"

,*+0 ' ,*,+ ; 6 9(7(F( >[X`]R *(1" +(-" *(1" *(3" *(/" *(2" *(-" +(," *(/"

847 FK]SX *(,1 *(.* *(/* *(-, *(13 *(.+ *(-3 *(,. *(.,

948 FK]SX *(13 *(2* *(/1 *(1. *(.* *(0+ *(.* *(33 *(/+

;49 FK]SX *(1* *(1/ *(// *(1* *(.* *(0* *(.* *(3* *(/*

+323 ' +333 9(7(F( >[X`]R /(*" /(-" .(1" /(0" .(*" /(," /(," /(0" .(-"

+333 ' ,*++ 9(7(F( >[X`]R +(-" ,(+" ,(-" +(2" -(+" ,(+" ,(+" +(-" +(2"

HDH7A E<FGDC7A ?C9DB<

,**1 HE? $!BSU(% !-3-(2 !+&-.3(1 !.,0(1 !/,.(/ !-,0(- !+&/3,(, !+&-/3(0 !.13(2 !+&1+1(*

,*++ HE? $!BSU(% !.-.(- !+&/++(+ !.1*(- !/2-(* !-/*(- !+&1/1(2 !+&/.,(* !/+0(1 !+&2//(/

,*+0 HE? $!BSU(% !./3(+ !+&0/+(2 !.31(, !0,/(* !-1+(. !+&22/(/ !+&0+1(2 !/00(1 !+&3.+(3

,*,+ HE? $!BSU(% !/*/(0 !+&2-,(2 !/+/(* !02.(0 !-1/(0 !,&**+(. !+&1.-(2 !0+2(- !+&31/(,

,**1 ' ,*++ 9(7(F( >[X`]R ,(/" ,(3" ,(/" ,(1" +(2" ,(/" -(," +(3" ,(*"

,*++ ' ,*+0 9(7(F( >[X`]R +(+" +(2" +(+" +(." +(," +(." +(*" +(3" *(3"

,*+0 ' ,*,+ 9(7(F( >[X`]R +(3" ,(+" *(1" +(2" *(," +(," +(/" +(2" *(-"

GX^[MO4 IWNO[UbSWQ NK]K SWMU^NO\ 9OW\^\ +33*& ,***& KWN ,*+* NK]K5 KWN EXYG]K]O\ O\]SVK]O\ Y[X_SNON Lb 7U]O[ba& ?WM(

=X[OMK\]\ KWN MXVY^]K]SXW Y[OYK[ON Lb AKWNI\OcIG7 SW MXUUKLX[K]SXW `S]R 8OMTO]] # FKONO[5 GOY]OVLO[ ,*+,(
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DWX]TJ\RWV JVM ?VLWUN =WZNLJ[\[

FNTNL\NM F\J\N[ RV \QN HXXNZ ARM^N[\

9WUX]\J\RWV WO EN[RMNV\ ?TTRVWR[ ?W^J ARLQRPJV ARVVN[W\J IR[LWV[RV

<_XNVMR\]ZN DW\NV\RJT F\J\N F\J\N F\J\N F\J\N F\J\N

DCDH@7G?CB

+33* DWX]TJ\RWV ++&.,1&2.* ,&11/&.3, 3&,20&.1. .&-1*&*/, .&223&132

,*** DWX]TJ\RWV +,&.+3&,2- ,&3,0&-,- 3&3-2&./, .&3+3&.11 /&-0-&011

,**1 DWX]TJ\RWV +,&1*/&2+1 -&**3&2-1 3&3**&*/, /&+2/&/-2 /&/21&333

,*+* DWX]TJ\RWV +,&2-*&0-, -&*.0&-// 3&22-&0.* /&-*-&3,/ /&020&320

,*++ DWX]TJ\RWV +,&22+&../ -&*00&.-3 3&2/.&-,- /&--3&*33 /&032&,1-

,*+0 DWX]TJ\RWV +-&+0.&--/ -&+.,&+.* 3&2.0&//0 /&/0.&/02 /&21.&2/3

,*,+ DWX]TJ\RWV +-&/.0&*.2 -&,-.&1+- 3&22+&-.1 /&2,/&0-* 0&*01&/1+

+33* ' ,*** 9(7(E( >ZW^\Q *(2" *(/" *(1" +(," *(3"

,*** ' ,*+* 9(7(E( >ZW^\Q *(-" *(." '*(+" *(2" *(0"

,*++ FY]JZN ARTN[ //&/+3 //&2/1 /0&/-3 13&0,1 /.&+/2

,*++ DNZ[WV[)FY( ARTN ,,3 /. +03 0. +*,

D<E 97D?G7 ?B9CA<

+323 DNZ 9JXR\J ?VLWUN !+/&,*- !+,&.,0 !+.&+0, !+.&-31 !+-&,2*

+333 DNZ 9JXR\J ?VLWUN !,,&10* !+3&,3+ !,+&22, !,,&21/ !,*&3/+

,*** DNZ 9JXR\J ?VLWUN !,-&+*. !+3&01/ !,,&+02 !,-&+32 !,+&,1+

,**1 DNZ 9JXR\J ?VLWUN !,0&/-. !,-&*+- !,.&+,. !,0&2*1 !,.&./+

,*++ DNZ 9JXR\J ?VLWUN !,2&2// !,/&,-0 !,/&,30 !,3&-+* !,0&0*-

,*+0 DNZ 9JXR\J ?VLWUN !-+&++3 !,2&*-/ !,/&3-, !-+&0-* !,2&/++

,*,+ DNZ 9JXR\J ?VLWUN !-,&2+- !-*&00+ !,0&+3+ !--&-00 !,3&2,1

+323 ' +333 7 6 9(7(E( >ZW^\Q .(+" .(/" .(." .(1" .(1"

+333 ' ,*++ 8 6 9(7(E( >ZW^\Q ,(*" ,(-" +(," ,(+" ,(*"

,*++ ' ,*+0 9 6 9(7(E( >ZW^\Q +(/" ,(+" *(/" +(/" +(."

,*+0 ' ,*,+ ; 6 9(7(E( >ZW^\Q +(+" +(2" *(," +(+" *(3"

847 EJ\RW *(.2 *(/* *(,1 *(.. *(.-

948 EJ\RW *(10 *(3. *(.+ *(1. *(03

;49 EJ\RW *(1* *(2/ *(.* *(1* *(0/

+323 ' +333 9(7(E( >ZW^\Q .(+" .(/" .(." .(1" .(1"

+333 ' ,*++ 9(7(E( >ZW^\Q ,(*" ,(-" +(," ,(+" ,(*"

GCG7@ D<EFCB7@ ?B9CA<

,**1 GD? $!ART(% !--1&+--(, !03&,0.(2 !,-2&2-,(/ !+-3&**3(* !+-0&0-+(/

,*++ GD? $!ART(% !-1*&,,1(3 !10&211(2 !,/*&*+0(0 !+//&./2(* !+/+&,3*(3

,*+0 GD? $!ART(% !.**&2/1(1 !2/&301(0 !,//&/.,(- !+02&21/(1 !+0,&.0-(/

,*,+ GD? $!ART(% !.-+&3/0(, !30&-.+(3 !,/1&23-(/ !+2/&01*(* !+1/&,-*(2

,**1 ' ,*++ 9(7(E( >ZW^\Q ,(." ,(0" +(," ,(2" ,(0"

,*++ ' ,*+0 9(7(E( >ZW^\Q +(0" ,(-" *(." +(1" +(."

,*+0 ' ,*,+ 9(7(E( >ZW^\Q +(/" ,(-" *(," +(3" +(/"

FW]ZLN4 HVMNZT`RVP MJ\J LWTTNL\NM OZWU \QN +33*& ,***& JVM ,*+*

H(F( 9NV[][ WO DWX]TJ\RWV5 JVM DWXF\J\[ N[\RUJ\N[ K` 7T\NZ`_& ?VL(

=WZNLJ[\[ JVM LWUX]J\RWV[ XZNJXZNM K` @JVMH[NaHF7 RV

LWTTJKWZJ\RWV ^R\Q 8NLSN\\ # EJNMNZ5 FNX\NUKNZ ,*+,(
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Primary (50%) and Effective (70%) Trade Areas
Adams-Friendship Communities, Wisconsin
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Effective (70%) Trade Area
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Primary (50%) Trade Area
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Source: Polygons defined by LandUse|USA based on a) drive-times; b) population distribution; c) income distribution; d) natural and man-made barriers (rivers and roads); e) geographic locations of competing shopping destination; and d) current retail climate and forecast opportunity for the Adams-Friendship communities.
Underlying mapping provided by Alteryx and DemographicsNow; 2012. 





DXY^UK]SXW KWN ?WMXVO =X[OMK\]\

D[SVK[b KWN <PPOM]S_O G[KNO 7[OK\ ' � 
�� �� ��� NKV\& JS\MXW\SW

9XVY^]K]SXW XP EO\SNOW] D[SVK[b <PPOM]S_O 7NKV\

<aYOWNS]^[O DX]OW]SKU G[KNO 7[OK G[KNO 7[OK 9X^W]b

DCDH@7G?CB

+33* DXY^UK]SXW 1&-*+ +-&/3/ +/&02,

,*** DXY^UK]SXW 1&32/ +/&,22 +2&0.-

,**1 DXY^UK]SXW 2&-3* +0&2,. ,*&+13

,*+* DXY^UK]SXW 2&/1* +1&/,2 ,*&21/

,*++ DXY^UK]SXW 2&0+- +1&/.- ,*&3-,

,*+0 DXY^UK]SXW 3&+0* +2&+21 ,,&,+.

,*,+ DXY^UK]SXW 3&03* +2&21, ,-&.2+

+33* ' ,*** 9(7(E( >[X`]R *(3" +(," +(1"

,*** ' ,*+* 9(7(E( >[X`]R *(1" +(." +(+"

,*++ FZ^K[O ASUO\ ,-1 .*3 0.0

,*++ DO[\XW\)FZ( ASUO .+ ., -*

D<E 97D?G7 ?B9CA<

+323 DO[ 9KYS]K ?WMXVO !3&3+. !+*&.2* !+*&3,0

+333 DO[ 9KYS]K ?WMXVO !+0&-2/ !+0&10, !+1&1,1

,*** DO[ 9KYS]K ?WMXVO !+0&22+ !+1&*,2 !+1&111

,**1 DO[ 9KYS]K ?WMXVO !+2&210 !+2&0-+ !+3&/+2

,*++ DO[ 9KYS]K ?WMXVO !+3&2.- !+3&//2 !,*&2*0

,*+0 DO[ 9KYS]K ?WMXVO !,*&2-- !,*&0++ !,+&3-.

,*,+ DO[ 9KYS]K ?WMXVO !,+&./, !,+&-2- !,,&10+

+323 ' +333 7 6 9(7(E( >[X`]R /(," .(2" /(*"

+333 ' ,*++ 8 6 9(7(E( >[X`]R +(0" +(-" +(-"

,*++ ' ,*+0 9 6 9(7(E( >[X`]R +(*" +(+" +(+"

,*+0 ' ,*,+ ; 6 9(7(E( >[X`]R *(0" *(1" *(1"

847 EK]SX *(-+ *(,1 *(,1

948 EK]SX *(0+ *(2+ *(13

;49 EK]SX *(0* *(1* *(1*

+323 ' +333 9(7(E( >[X`]R /(," .(2" /(*"

+333 ' ,*++ 9(7(E( >[X`]R +(0" +(-" +(-"

GCG7@ D<EFCB7@ ?B9CA<

,**1 GD? $!ASU(% !+/2(. !-+-(. !-3-(2

,*++ GD? $!ASU(% !+1*(+ !-.,(2 !.-.(-

,*+0 GD? $!ASU(% !+13(. !-0+(0 !./3(+

,*,+ GD? $!ASU(% !+30(/ !-22(3 !/*/(0

,**1 ' ,*++ 9(7(E( >[X`]R +(2" ,(-" ,(/"

,*++ ' ,*+0 9(7(E( >[X`]R +(+" +(+" +(+"

,*+0 ' ,*,+ 9(7(E( >[X`]R +(2" +(/" +(3"

FX^[MO4 HWNO[UbSWQ NK]K MXUUOM]ON P[XV ]RO +33*& ,***& KWN ,*+*

H(F( 9OW\^\ XP DXY^UK]SXW5 KWN DXYF]K]\ O\]SVK]O\ Lb 7U]O[ba& ?WM(

=X[OMK\]\ KWN MXVY^K]SXW\ Y[OKY[ON Lb @KWNH\OcHF7 SW

MXUUKLX[K]SXW `S]R 8OMTO]] # EKONO[5 FOY]OVLO[ ,*+,(

Sharon
TextBox
Exhibit D.9




Market Analysis | November 19, 2012

The Village of Adams, Wisconsin

Downtown Enhancement Strategy

E. Qualifying Income

Prepared by:
LandUse|USA, LLC

In collaboration with:
Beckett & Raeder
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Sharon
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3-Mile Radii Market Comparisons for the City of Adams, Wisconsin
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Source: Underlying mapping provided by DeLorme; exhibit prepared by LandUse|USA in collaboration
with Beckett & Raeder; September 2012.
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Market Analysis | November 19, 2012

The Village of Adams, Wisconsin

Downtown Enhancement Strategy

F. Inventory by Block

Prepared by:
LandUse|USA, LLC

In collaboration with:
Beckett & Raeder



Competitive Inventory of Retail and Service-Based Businesses

Prepared for the City of Adams, Wisconsin

Side

N. Main and Co. Rd. J / E. Lake St. Street?

East Linda's Creations gifts - crafts yes

East Roberts Dance - Arts Studio fitness - dance yes

West Country Shed Mattress Stroe furniture --

West City Nursery Tree Replacement Program government yes

West Old Farmers Antique Museum museum yes

West Adams County Roller Rink - closed vacant yes

West Adams County Fair Grounds fitness - golf yes

West RockTenn commercial yes

West Anderson & Shapiro Eye Care health care --

West Phillips Roche-A-Cri Pharmacy pharmacy --

West Moundview Memorial Clinics health care --

West Moundview Memorial Hospital health care --

West Mid-Town Dental Associates health care --

West Friendship Fire Department government --

N. Main and E. First Street

East vacancy (brick painted sage green, businesses) vacant --

East landman Realty real estate --

East Masonic Center meeting space --

East vacancy (1-level beige; rummage today, for

rent)

vacant --

East vacancy (2-level small beige; rummage today,

for rent)

vacant --

--West Charm Centre Beauty Center personal care --

West Friendship Bar (Pabst Blue Ribbon) drinking estab. --

West Friendship Bowling Alley entertainment

West Pabst Blue Ribbon Volleyball Courts entertainment --

Source: Field and internet research by LandUse|USA in collaboration with

Beckett & Raeder; August 2012. Lists are intended to demonstrate the magnitude of

business clusters by general category and to identify categories that are under-

represented. Omissions and imperfections are unintentional.
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8>KL '"+ )GMFLP 19JC>L " =>DB! ;9C>JP KH><B9DLP " ;9C>JP ""

8>KL '"+ )GMFLP 19JC>L " DBIMGJ DBIMGJ KLGJ> ""

8>KL '"+ )GMFLP 19JC>L " @JG<>JP @JG<>JP ""

8>KL 4AGHCG " HA9JE9<P HA9JE9<P ""

8>KL 4AGHCG " KHGJLBF@ @GG=K KHGJLBF@ @GG=K ""

8>KL 4AGHCG " 9MLGEGLBN> H9JLK 9MLG H9JLK ""

8>KL 4AGHCG " LGPK LGPK ""

8>KL 4AGHCG " @B?LK! <9J=K @B?LK ""

8>KL 4AGHCG " AGE> ?MJFBKABF@K AGE> ?MJFBKABF@K ""

8>KL 4AGHCG " 9HH9J>D @>F>J9D E>J<A9F=BK> ""

8>KL 4AGHCG " KAG>K 9HH9J>D " KAG>K ""

8>KL ->9JLD9F= 5BLD> 0L=# J>9D >KL9L> ""

8>KL ,J9F= 19JKA .FKMJ9F<> '@>F<P BFKMJ9F<> ""

8>KL ,J9F= 19JKA 4L9L> (9FC ?BF9F<B9D ""
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.OMPFTJTJVF 4NVFNTORY OG <FTBJL BNE =FRVJDF$-BSFE -USJNFSSFS

;RFPBRFE GOR TIF � 
�� �� G ,EBMS# AJSDONSJN

=JEF

'! &+/2 +2- *! %/2,312 )5! =TRFFT+

0BST 2BRBHF# WIJTF BRDIFE SIFE# CRJDK GBDBEF DOMMFRDJBL $$

0BST 2BRBHF# WIJTF BRDIFE SIFE# CRJDK GBDBEF DOMMFRDJBL $$

0BST ,EBMS$1RJFNESIJP 3JHI =DIOOL FEUDBTJON $$

0BST ,EBMS$1RJFNESIJP 7JEELF =DIOOL FEUDBTJON $$

AFST ,EBMS .O% .OMMUNJTY .TR% FNTFRTBJNMFNT YFS

AFST -URT 7ORRJS ;BRK FNTFRTBJNMFNT YFS

AFST /OLLBR 2FNFRBL HFNFRBL MFRDIBNEJSF YFS

AFST SJNHLF GBMJLY IOUSF RFSJEFNTJBL $$

AFST SJNHLF GBMJLY LOT RFSJEFNTJBL $$

AFST SJNHLF GBMJLY IOUSF RFSJEFNTJBL $$

AFST SJNHLF GBMJLY IOUSF RFSJEFNTJBL $$

AFST AJSDONSJN 5OC .FNTFR ,EBMS .OUNTY BHFNDY $$

AFST 7JESTBTF >FDINJDBL .OLLFHF FEUDBTJON $$

'! &+/2 )5! +2- * (+40"$! #4.63345

0BST 9BK .RFST 7OTFL IOTFL# MOTFL $$

0BST SJNHLF GBMJLY IOUSF RFSJEFNTJBL $$

0BST SJNHLF GBMJLY IOUSF RFSJEFNTJBL $$

0BST SJNHLF GBMJLY IOUSF RFSJEFNTJBL $$

0BST SJNHLF GBMJLY IOUSF RFSJEFNTJBL $$

0BST 7BJN =TRFFT 7OTORS BUTO EFBLFR $ USFE $$

AFST /ON =MJTI =BLFS* 1URNJTURF 6JQUJEBTJON VBDBNT $$

AFST 8BNDJ"S >UXFEO <FNTBL PFRSONBL DBRF YFS

AFST 8BNDJ"S =BLON PFRSONBL DBRF YFS

AFST ,$1 6BUNEROMBT LBUNERY YFS

AFST VBDBNT RFSJEFNTJBL LOT RFSJEFNTJBL $$

AFST SJNHLF GBMJLY IOUSF RFSJEFNTJBL $$

AFST =DRFNODK 6BW 9GGJDF LFHBL SFRVJDFS $$

AFST SJNHLF GBMJLY IOUSF RFSJEFNTJBL $$

AFST SJNHLF GBMJLY IOUSF RFSJEFNTJBL $$

AFST SJNHLF GBMJLY IOUSF RFSJEFNTJBL $$

AFST VBDBNT RFSJEFNTJBL LOT RFSJEFNTJBL $$

AFST SJNHLF GBMJLY IOUSF RFSJEFNTJBL $$

AFST 6JCFRTY 7BNOR ,SSJSTFE 6JVJNH IFBLTI DBRF YFS

=OURDF) 1JFLE BNE JNTFRNFT RFSFBRDI CY 6BNE?SFZ?=, JN DOLLBCORBTJON WJTI

-FDKFTT ! <BFEFR* ,UHUST (&'(% 6JSTS BRF JNTFNEFE TO EFMONSTRBTF TIF MBHNJTUEF OG

CUSJNFSS DLUSTFRS CY HFNFRBL DBTFHORY BNE TO JEFNTJGY DBTFHORJFS TIBT BRF UNEFR$

RFPRFSFNTFE% 9MJSSJONS BNE JMPFRGFDTJONS BRF UNJNTFNTJONBL%
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2TRUKXOXOZK 8SZKSXTV\ TL AKXGOQ GSJ BKVZOIK&1GWKJ 1YWOSKWWKW

@VKUGVKJ LTV XNK�� 
�� �� ��� JGRW% FOWITSWOS

BOJK

'" &)-/ )/+ #" %-*,012 (1" BXVKKX/

4GWX 5GROQ\ 3TQQGV MKSKVGQ RKVINGSJOWK &&

4GWX ZGIGSX UGVIKQ #BT' FOWI' 5TTJW$ ZGIGSX &&

4GWX =GOS BXVKKX 2GV FGWN GYXT WKVZOIK &&

4GWX D'B' 2KQQYQGV XKQKITRR' &&

FKWX 1QYK 5QGRK =YLLQKV 2KSXKV GYXT WKVZOIK \KW

FKWX 6=9 0YXTRTXOZK GYXT WKVZOIK \KW

FKWX ;[OP CVOU 7TX 5TTJ VKWXGYV' & KGXKV\ &&

FKWX ;[OP CVOU 2TSZKSOKSIK ITSZKSOKSIK &&

FKWX ;[OP CVOU 6GWTQOSK MGWTQOSK &&

FKWX 0RKVOIGS 5GROQ\ 8SWYVGSIK OSWYVGSIK &&

FKWX WOSMQK LGROQ\ NTYWK VKWOJKSXOGQ &&

FKWX WOSMQK LGROQ\ NTYWK VKWOJKSXOGQ &&

FKWX WOSMQK LGROQ\ NTYWK VKWOJKSXOGQ &&

FKWX WOSMQK LGROQ\ NTYWK VKWOJKSXOGQ &&

'" &)-/ ! #" (1)1, (1"

4GWX BX' 9TWKUN"W 2NYVIN & ZGIGSX ZGIGSX &&

4GWX BX' 9TWKUN"W AKIXTV\ & ZGIGSX ZGIGSX &&

FKWX ZGIGSI\ & LTV WGQK TV VKSX ZGIGSX &&

FKWX >TVXN BXGV BKVZOIKW 0JYQX 3G\ 2GVK NKGQXN IGVK &&

FKWX FGQQ 2NOVTUVGIXOI NKGQXN IGVK &&

FKWX WOSMQK LGROQ\ NTYWK VKWOJKSXOGQ &&

'" &)-/ ! #" $)3,. (1"

4GWX <OTSW @GVP @QG\MVTYSJ KSXKVXGOSRKSX &&

4GWX <OTSW @GVP BNKQXKV% AKWXVTTRW UKVWTSGQ IGVK &&

4GWX FNOXKRGVWN AKGQX\ VKGQ KWXGXK &&

FKWX = ! 8 1GSP TL 0JGRW(5VOKSJWNOU LOSGSIOGQ &&

FKWX 0JGRW 2T' =YSOIOUGQ 1YOQJOSM MTZKVSRKSX &&

FKWX 0JGRW 2T' @TQOIK 3KUX' MTZKVSRKSX &&

FKWX 0JGRW 2T' 5OVK 3OWX' MTZKVSRKSX &&

FKWX F3;= *),'* AGJOT BXGXOTS RYWOI & HVTGJIGWX \KW

BTYVIK- 5OKQJ GSJ OSXKVSKX VKWKGVIN H\ <GSJDWK]DB0 OS ITQQGHTVGXOTS [OXN

1KIPKXX ! AGKJKV. 0YMYWX +)*+' <OWXW GVK OSXKSJKJ XT JKRTSWXVGXK XNK RGMSOXYJK TL

HYWOSKWW IQYWXKVW H\ MKSKVGQ IGXKMTV\ GSJ XT OJKSXOL\ IGXKMTVOKW XNGX GVK YSJKV&

VKUVKWKSXKJ' ?ROWWOTSW GSJ ORUKVLKIXOTSW GVK YSOSXKSXOTSGQ'
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.PNQGTKTKVG 4OVGOTPRY PH <GTCKM COF =GRVKEG$-CSGF -USKOGSSGS

;RGQCRGF HPR TJG � 
�� �� H ,FCNS# AKSEPOSKO

=KFG

&" %')* ! $" #(*,(+ &," =TRGGT+

0CST VCECOEY $ OP WKOFPWS VCECOT $$

0CST >KNGS <GQPRTGR ;RKOTKOI .P% EPNNGREKCM $$

0CST =PNGTJKOI 9MF =PNGTJKOI 8GW USGF NGREJCOFKSG $$

0CST 6GOOPX ,QQMKCOEGS CQQMKCOEGS $$

0CST -PMFGR -UKMFKOI =GRVKEGS DUKMFKOI $$

0CST APLPSKO .;, CEEPUOTKOI $$

0CST 6KM -MGSSKOIS $ EMPSGF VCECOT YGS

AGST ,FCNS .PUOTY 6KDRCRY GOTGRTCKONGOT $$

AGST 5KN"S -CRDGR =JPQ QGRSPOCM ECRG $$

AGST 1MYKO 1UR ;GT 2RPPNKOI QGT ECRG# SUQQMKGS $$

AGST ;RGSKFGOTKCM .CNQCKIO 9HHKEG CIGOEY $$

AGST 0SSGR ,QQMKCOEG# 8GW ! ?SGF CQQMKCOEGS $$

AGST .RPLG ,TTPROGY CT 6CW MGICM SGRVKEGS $$

AGST .GOTRCM AKSEPOSKO 1KOCOEKCM =GRVKEGS HKOCOEKCM $$

AGST 8PRTJMCOF .PNNUOKTY =GRVKEG JGCMTJ ECRG $$

AGST 3PNGTPWO .PNNUOKTY 4OSURCOEG KOSURCOEG $$

AGST -CUNICRT .JKRPQRCETKE .MKOKE JGCMTJ ECRG $$

AGST 1CNKMY ;MCOOKOI 3GCMTJ =GRVKEGS JGCMTJ ECRG $$

AGST 2GNKOK.CRGS 3PNG 3GCMTJ .CRG JGCMTJ ECRG $$

AGST ,MMURG /CY =QC QGRSPOCM ECRG $$

AGST 1PRGVGR BPUOI 3PMKSTKE 7GFKEKOGS JGCMTJ ECRG $$

=PUREG) 1KGMF COF KOTGROGT RGSGCREJ DY 6COF?SGZ?=, KO EPMMCDPRCTKPO WKTJ

-GELGTT ! <CGFGR* ,UIUST (&'(% 6KSTS CRG KOTGOFGF TP FGNPOSTRCTG TJG NCIOKTUFG PH

DUSKOGSS EMUSTGRS DY IGOGRCM ECTGIPRY COF TP KFGOTKHY ECTGIPRKGS TJCT CRG UOFGR$

RGQRGSGOTGF% 9NKSSKPOS COF KNQGRHGETKPOS CRG UOKOTGOTKPOCM%
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/MKNDRHRHTD 4LTDLRMPW ME 9DR@HJ @LC ;DPTHBD&.@QDC .SQHLDQQDQ

8PDN@PDC EMP RGD � 
�� �� E -C@KQ% ?HQBMLQHL

&" %')* ! #" $+(()* &,"

1@QR 8PDEDPPDC 3MKD 3D@JRG ;MJSRHMLQ GD@JRG B@PD WDQ

1@QR 9@LI"Q <@TDPL% 6SQHB 1KNMPHSK #*$ CPHLIHLF DQR@A' &&

1@QR 9@LI"Q 6SQHB 1KNMPHSK DLRDPR@HLKDLR &&

1@QR 9@LI"Q <@TDPL 2@KMSQ 8MPI ;@LCUHBGDQ #*$ PDQR@SP' & D@RDPW &&

1@QR -C@K"Q 0DJH & T@B@LBW T@B@LR &&

1@QR 8@N@"Q 8HXX@ @LC 8@QR@ PDQR@SP@LR &&

1@QR 0HQG ;@RDJJHRD RDJDBMKK' &&

1@QR T@B@LBW & FPDDL B@LMNW #)$ T@B@LR &&

1@QR T@B@LBW & FPDDL B@LMNW #*$ T@B@LR &&

1@QR 1JDKDLR 6MAHJD RDJDBMKK' &&

?DQR T@B@LBW T@B@LR &&

?DQR -C@KQ 0DLR@J /JHLHB GD@JRG B@PD &&

?DQR -C@KQ <GD@RDP ;L@BIQ PDQR@SP' & D@RDPW &&

?DQR -C@KQ <GD@RDP >HCDM & BJMQDC T@B@LR &&

?DQR -C@KQ <GD@RDP & PDMNDLHLF DLRDPR@HLKDLR &&

?DQR 2HTD 7"/JMBI ;MKUGDPD 2MMC PDQR@SP' & D@RDPW &&

?DQR 2HTD 7"/JMBI ;MKDUGDPD <@TDPL CPHLIHLF DQR@A' &&

?DQR <@K@P@I 0DQHFLQ, <PMNGWQ% 6DC@JQ% 8J@OSDQ FHERQ &&

?DQR -C@KQ /MSLRW ;@EDPHCD B@P PDLR@J & R@VH &&

?DQR .MURDBG ;HKHJ@RHML <@PFDR -PBGDPW DLRDPR@HLKDLR &&

?DQR 6W /MSQHL >HLLW"Q 9DQ@JD SQDC KDPBG@LCHQD &&

?DQR 9MW@J .@LI EHL@LBH@J &&

;MSPBD+ 2HDJC @LC HLRDPLDR PDQD@PBG AW 5@LC=QDY=;- HL BMJJ@AMP@RHML UHRG

.DBIDRR ! 9@DCDP, -SFSQR *()*' 5HQRQ @PD HLRDLCDC RM CDKMLQRP@RD RGD K@FLHRSCD ME

ASQHLDQQ BJSQRDPQ AW FDLDP@J B@RDFMPW @LC RM HCDLRHEW B@RDFMPHDQ RG@R @PD SLCDP&

PDNPDQDLRDC' 7KHQQHMLQ @LC HKNDPEDBRHMLQ @PD SLHLRDLRHML@J'
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1RPSIVMVMXI 7QXIQVRTZ RJ ?IVEMO EQH @ITXMGI'0EUIH 0WUMQIUUIU

=TISETIH JRT VLI�� 
�� �� J /HEPU& DMUGRQUMQ

@MHI

'" &(*+ ! #" $-,0) '." @VTIIV.

3EUV 6 " ? 0ORGN EGGRWQVMQK ''

3EUV BOVMPEVI ;EMOU SITURQEO GETI ''

3EUV 9EMQ @VTIIV @VEVMRQ& =TMPI ?MF TIUVEWTEQV ''

3EUV 2EYQ#U 9EUUEKI ALITESZ LIEOVL GETI ''

3EUV /'4 4EPMOZ 1LMTRSTEGVMG LIEOVL GETI ''

3EUV @SRTVU';'9RTI 3PFTRMHITZ- /'4 ESSETIO SMIGI YRTN ''

3EUV 1ETROI#U 4EULMRQ 2IOMKLV ESSETIO ''

3EUV =TRJIUUMRQEO ?IVMTIPIQV =OEQQMQK JMQEQGMEO ''

3EUV /HEPU 1RWQVZ 1LEPFIT RJ 1RPPITGI $XEG% EKIQGZ ''

3EUV 1ET>WIUV /WVR =ETVU EWVR SETVU ''

DIUV /'4 9RVRTU EWVR HIEOIT ' QIY ''

DIUV ?RQ#U 0RHZ @LRS EWVR UITXMGI ''

'" &(*+ ! %/+) '."

3EUV @GRVVMI ?IEOVZ& 7QG( TIEO IUVEVI ''

3EUV 0RFFM#U 1WTO BS " 2ZI 0IEWVZ SITURQEO GETI ZIU

3EUV 1RWQVTZ @LIH BUIH /SSOMEQGI ?ISEMT $*% ESSOMEQGIU ''

3EUV 1RWQVTZ @NMOOIV TIUVEWTEQV ''

3EUV 4ETPITU 7QUWTEQGI 5TRWS- 9WTSL#U MQUWTEQGI ''

'" &(*+ ! #" &(1 '."

3EUV 5ROHIQ 1MVZ 1LMQIUI 4RRH TIUVEWTEQV ''

3EUV =TEGVMGEO 1IQVU ?IUEOI @VRTI WUIH PITGLEQHMUI ''

DIUV LRPI FWMOHITU ' XEGEQV GRPPITGMEO ''

DIUV 9EPE 2I 8WGE#U =M[[E ;RY! TIUVEWTEQV ''

DIUV @WFYEZ TIUVEWTEQV ''

DIUV XEGEQV SETNMQK ORV XEGEQV ''

@RWTGI, 4MIOH EQH MQVITQIV TIUIETGL FZ 8EQHBUI\B@/ MQ GROOEFRTEVMRQ YMVL

0IGNIVV " ?EIHIT- /WKWUV +)*+( 8MUVU ETI MQVIQHIH VR HIPRQUVTEVI VLI PEKQMVWHI RJ

FWUMQIUU GOWUVITU FZ KIQITEO GEVIKRTZ EQH VR MHIQVMJZ GEVIKRTMIU VLEV ETI WQHIT'

TISTIUIQVIH( <PMUUMRQU EQH MPSITJIGVMRQU ETI WQMQVIQVMRQEO(
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.OMPFTJTJVF 4NVFNTORY OG <FTBJL BNE =FRVJDF$-BSFE -USJNFSSFS

9RFPBRFE GOR TIF � 
�� ��� G ,EBMS# AJSDONSJN

=JEF

(" %*.0 (3" ! $" #00 (3" =TRFFT+

0BST /FBN"S .BCJNFTS IOMF $ DBCJNFTS YFS

0BST 1LOORJNH .FNTRBL IOMF $ GLOORS $$

0BST <JTFWBY 5BUNEROMBT LBUNERY $$

0BST <JTFWBY .BR ABSI BUTO SFRVJDF $$

0BST <JTFWBY ;UJDK 5UCF BUTO SFRVJDF $$

0BST =JNHLF GBMJLY IOUSF RFSJEFNTJBL $$

0BST >WO$5FVFL BPBRTMFNTS RFSJEFNTJBL $$

AFST 1LYTF 1BMJLY 1BRM 6BRKFT DONVFNJFNDF $$

AFST 6D/ONBLE"S RFSTBURBNT $$

AFST .FNFX .ONVFNJFNDF DONVFNJFNDF $$

AFST .FNFX 2BS =TBTJON HBSOLJNF $$

(" %*.0 (3" ! $" '*./21*, (3"

0BST AJSDONSJN <JVFR .O$OP .ORP% 8GGJDF DOMMFRDJBL

0BST 7BPB ,UTO 9BRTS BUTO PBRTS $$

0BST 3USQVBRNB 5BWN >OOLS IBREWBRF $$

0BST .FNFX 9ROPBNF UTJLJTJFS $$

AFST <ODIF$,$.RJ 2BS =FRVJDF# 4ND% UTJLJTJFS $$

)0.10 &*+.-.+ '*./21*,

0BST ,EBMS 1LFB 6BRKFT USFE MFRDIBNEJSF $$

AFST @BLLFY .ONDRFTF 9ROEUDTS DONSTRUDTJON $$

AFST 5OH 3OMF AOOEDBRVJNHS HJGTS $ BRTJSBN $$

AFST 3JNTZ AFLEJNH DOMMFRDJBL $$

AFST 3JNTZ 0XDBVBTJNH DONSTRUDTJON $$

=OURDF) 1JFLE BNE JNTFRNFT RFSFBRDI CY 5BNE?SF[?=, JN DOLLBCORBTJON WJTI

-FDKFTT ! <BFEFR* ,UHUST (&'(% 5JSTS BRF JNTFNEFE TO EFMONSTRBTF TIF MBHNJTUEF OG

CUSJNFSS DLUSTFRS CY HFNFRBL DBTFHORY BNE TO JEFNTJGY DBTFHORJFS TIBT BRF UNEFR$

RFPRFSFNTFE% 8MJSSJONS BNE JMPFRGFDTJONS BRF UNJNTFNTJONBL%
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/NLOESISIUE 4MUEMSNQX NF ;ESAIK AMD <EQUICE$.ARED .TRIMERRER

9QEOAQED FNQ SHE � 
�� �� F -DALR# @IRCNMRIM

<IDE

&01" #$ ! %)--*,,) <SQEES,

0ARS <HEDR 1NQ <AKE CNMRSQTCSINM $$

0ARS 5ALOEQSR 5TLBEQ HNLE $ KTLBEQ $$

0ARS 5ALOEQSR HAQDVAQE HAQDVAQE $$

@ERS 3VX% ') <SNQE $ KIPTNQ KIPTNQ RSNQE $$

@ERS 3VX% ') /HEERE CNMUEMIEMCE $$

@ERS .TFFAKN ?IKKAGE /QAFSR# 2IFSR GIFSR $ CQAFSR $$

@ERS 3VX% ') =AUEQM DQIMJIMG ERSAB% $$

&01" #$ ! (*+) '/.**/

0ARS /NKDVEKK .AMJEQ FIMAMCIAK $$

0ARS <AFE 7 <NTMD <SNQAGE RSNQAGE $$

0ARS .IG ;IUEQ 6NSNQ <ONQSR ATSN DEAKEQ $ RONQSR $$

0ARS /ISX NF -DALR .TRIMERR 9AQJ CNLLEQCIAK $$

@ERS <SEEFCN <TOOKX $ UACAMS UACAMS $$

@ERS RIMGKE FALIKX HNTRE $ UACAMS QERIDEMSIAK $$

@ERS RIMGKE FALIKX HNTRE QERIDEMSIAK $$

@ERS 1EMMEQ 0WCAUASIMG ! =QTCJIMG CNMRSQTCSINM $$

@ERS 6AMRCAOE .AQBEQ <HNO OEQRNMAK CAQE $$

@ERS 9FEIFFEQ"R -TSN ;EOAIQ ATSN REQUICE $$

<NTQCE* 1IEKD AMD IMSEQMES QEREAQCH BX 5AMD>REY><- IM CNKKABNQASINM VISH

.ECJESS ! ;AEDEQ+ -TGTRS (&'(% 5IRSR AQE IMSEMDED SN DELNMRSQASE SHE LAGMISTDE NF

BTRIMERR CKTRSEQR BX GEMEQAK CASEGNQX AMD SN IDEMSIFX CASEGNQIER SHAS AQE TMDEQ$

QEOQEREMSED% 8LIRRINMR AMD ILOEQFECSINMR AQE TMIMSEMSINMAK%
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1SQTJXNXNZJ 7RZJRXSV] SK ?JXFNP FRI @JVZNHJ&0FWJI 0YWNRJWWJW

>VJTFVJI KSV XMJ�� 
�� �� K /IFQW% DNWHSRWNR

@NIJ

'57! "# *0+ &.6., (*0, @XVJJX.

3FWX @YTJV + ;SXJP MSXJP% QSXJP &&

3FWX DNWHSRWNR ?NZJV 1SST HSQQJVHNFP &&

3FWX 4F[R 1VJJO DNRJV] & LNKX WMST LNKXW &&

3FWX 4F[R 1VJJO DNRJV] & [NRJ PNUYSV WXSVJ &&

DJWX @HMSSRSZJV /YXS @FPZFLJ YWJI QJVHMFRINWJ &&

DJWX ANR] AS[R & ZFHFRX ZFHFRX &&

DJWX 0MNZJ 0JJV IVNRONRL JWXFG' &&

DJWX 0MNZJ 4SSI VJWXFYV' & JFXJV] &&

DJWX 2JPPW 1MVNWXNFR 1FQTLVSYRI HFQTNRL &&

@SYXM 3FWXSR ;SXSVW FYXS IJFPJV & YWJI &&

@SYXM AMNJWJR"W & PYQGJV MSQJ & PYQGJV &&

@SYXM AMNJWJR"W & MFVI[FVJ MFVI[FVJ &&

@SYXM 23E /VQW% 7RH' 5YRW WTSVXNRL LSSIW &&

@SYXM ?SLJVW >FNRX 1SQTFR]% 7RH' MSQJ & TFNRX &&

5VFRI ;FVWM;]VX"W 6FRIN ;FVX HSRZJRNJRHJ &&

5VFRI ;FVWM1MVNWXF"W /ZSR @JVZNHJ GJFYX] WYTTPNJW &&

5VFRI ;FVWMBRNXJI @XFXJW >SWX =KKNHJ SKKNHJ WJVZNHJW &&

)3-,1 $+*/2 $1,* %42.0,22,2

/IFQW ;FNR 1YXW @FPSR TJVWSRFP HFVJ &&

/IFQW @SYXM @NIJ @FPSR TJVWSRFP HFVJ &&

/IFQW @NIJ @XVJJX @FPSR TJVWSRFP HFVJ &&

/IFQW 9JRS\ 6JFXNRL MSQJ & MJFX% HSSP &&

/IFQW 6JFIWXFVX #VJPSHFXJI$ IF] HFVJ &&

/IFQW% 3FWX82 3PJHXVNHNFR JPJHXVNHFP WJVZNHJ &&

/IFQW% 3FWX;FVPNWW" 1SYRXV] 0JFYX] <SSO TJVWSRFP HFVJ &&

/IFQW% 3FWX/IFQW&1SPYQGNF 3PJHXVNH 1S&ST YXNPNXNJW ]JW

/IFQW% DJWX9FOJ CNJ[ 0JFYX] @FPSR TJVWSRFP HFVJ &&

@SYVHJ, 4NJPI FRI NRXJVRJX VJWJFVHM G] 9FRIBWJ^B@/ NR HSPPFGSVFXNSR [NXM

0JHOJXX ! ?FJIJV- /YLYWX *()*' 9NWXW FVJ NRXJRIJI XS IJQSRWXVFXJ XMJ QFLRNXYIJ SK

GYWNRJWW HPYWXJVW G] LJRJVFP HFXJLSV] FRI XS NIJRXNK] HFXJLSVNJW XMFX FVJ YRIJV&

VJTVJWJRXJI' =QNWWNSRW FRI NQTJVKJHXNSRW FVJ YRNRXJRXNSRFP'

Sharon
TextBox
Exhibit F.12




Market Analysis | November 19, 2012

The Village of Adams, Wisconsin

Downtown Enhancement Strategy

G. Inventory by Category

Prepared by:
LandUse|USA, LLC

In collaboration with:
Beckett & Raeder



.QORGVKVKXG 4PXGPVQT[ QH <GVCKN CPF =GTXKEG$-CUGF -WUKPGUUGU

;TGRCTGF HQT VJG � 
�� �� H ,FCOU# AKUEQPUKP

=KFG QH 3Y[% ') -WUKPGUU 8COG $ FGUETKRVKQP .CVGIQT[

0CUV .CTQNG"U 1CUJKQP /GNKIJV CRRCTGN

.QNQOC 5CEMKG"U -TKFCN ! 2KHVU CRRCTGN $ DTKFCN

AGUVHKGNF 7WFF[ -GCT /GUKIPGT CRRCTGN $ LGYGNT[

AGUV =JQRMQ $ UJQGU CRRCTGN $ UJQGU

2TCPF 7CTUJ .JTKUVC"U ,XQP =GTXKEG DGCWV[ UWRRNKGU

9ZHQTF =VQPG[ <KXGT =QCR .QORCP[ DGCWV[ UWRRNKGU

AGUV .JCTO .GPVTG -GCWV[ .GPVGT RGTUQPCN ECTG

AGUV ,NN ,DQWV BQW =CNQP RGTUQPCN ECTG

AGUV 8CPEK"U >WZGFQ <GPVCN RGTUQPCN ECTG

AGUV 8CPEK"U =CNQP RGTUQPCN ECTG

0CUV 6KQPU ;CTM =JGNVGT# <GUVTQQOU RGTUQPCN ECTG

AGUV 5KO"U -CTDGT =JQR RGTUQPCN ECTG

AGUV ,NNWTG /C[ =RC RGTUQPCN ECTG

0CUV ?NVKOCVG 8CKNU RGTUQPCN ECTG

0CUV -QDDK"U .WTN ?R ! /[G -GCWV[ RGTUQPCN ECTG

AGUV 7CPUECRG -CTDGT =JQR RGTUQPCN ECTG

,FCOU 7CKP .WVU =CNQP RGTUQPCN ECTG

,FCOU =QWVJ =KFG =CNQP RGTUQPCN ECTG

,FCOU =KFG =VTGGV =CNQP RGTUQPCN ECTG

,FCOU# 0CUV 7CTNKUU" .QWPVT[ -GCWV[ 8QQM RGTUQPCN ECTG

,FCOU# AGUV 6CMG @KGY -GCWV[ =CNQP RGTUQPCN ECTG

,TMFCNG .QWPVT[ ,KTG -GCWV[ =CNQP RGTUQPCN ECTG

<WTCN# 9VJGT ,DUQNWVGN[ 8CKNU RGTUQPCN ECTG

0CUV <QUGDGTT["U 1WPGTCN 3QOG RGTUQPCN ECTG $ HWPGTCN

AGUV ,$1 6CWPFTQOCV NCWPFT[

0CUV <KVGYC[ 6CWPFTQOCV NCWPFT[

0CUV >TQRKECN ,SWCTKWO ;GV =JQR RGV ECTG# UWRRNKGU

AGUV 1N[KP 1WT ;GV 2TQQOKPI RGV ECTG# UWRRNKGU

AGUV ,FCOU .QWPV[ ,PKOCN =JGNVGT RGV ECTG# UWRRNKGU

9ZHQTF ,FCOU$7CTSWGVVG @GVGTKPCT[ =GTXKEGU RGV ECTG# UWRRNKGU

AGUV ;JKNNKRU <QEJG$,$.TK ;JCTOCE[ RJCTOCE[

AGUV =JQRMQ $ RJCTOCE[ RJCTOCE[

,TMFCNG AJQNGUCNG /TWI =GTXKEG RJCTOCE[

=QWTEG* 1KGNF CPF KPVGTPGV TGUGCTEJ D[ 6CPF?UG\?=, KP EQNNCDQTCVKQP YKVJ

-GEMGVV ! <CGFGT+ ,WIWUV (&'(% 6KUVU CTG KPVGPFGF VQ FGOQPUVTCVG VJG OCIPKVWFG QH

DWUKPGUU ENWUVGTU D[ IGPGTCN ECVGIQT[ CPF VQ KFGPVKH[ ECVGIQTKGU VJCV CTG WPFGT$

TGRTGUGPVGF% 9OKUUKQPU CPF KORGTHGEVKQPU CTG WPKPVGPVKQPCN%
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/PNQGUKUKWG 5OWGOUPSZ PH =GUCKM COF >GSWKEG$.CTGF .VTKOGTTGT

<SGQCSGF HPS UJG � 
�� �� H -FCNT# BKTEPOTKO

>KFG PH 4XZ% (* .VTKOGTT 9CNG $ FGTESKQUKPO /CUGIPSZ

BGTU @OKUGF >UCUGT <PTU ;HHKEG PHHKEG TGSWKEGT

1CTU <SKOU >JPQ# /PVOUZ /PVSU 4PVTG PHHKEG TGSWKEGT

3SCOF 8CSTJ @OKUGF >UCUGT <PTU ;HHKEG PHHKEG TGSWKEGT

9GLPPTC & =PNG 4ZMCOF"T .KI .PPN 2KSGXPSLT QCSUZ TVQQMKGT

BGTU -$2 /PVOUZ 8CSLGU $ QJPUP QJPUP QSPEGTTKOI

9PSUJ ?CUVNSCG <JPUPISCQJZ QJPUPISCQJZ

9PSUJ ;CLSKFIG <JPUPISCQJZ QJPUPISCQJZ

9GLPPTC & =PNG =GGTG 1NDSPKFGSZ QKGEG XPSL

9GLPPTC & =PNG -EUKPO >JKSUT ! <SKOUKOI QKGEG XPSL

1CTU >QPSUT$9$8PSG 1NDSPKFGSZ, -$2 CQQCSGM QKGEG XPSL

BGTU =CZ"T /MPTG ;VUT IGOGSCM NGSEJCOFKTG

BGTU >JPQLP $ CQQCSGM IGOGSCM NGSEJCOFKTG

BGTU 0PMMCS 3GOGSCM IGOGSCM NGSEJCOFKTG

1CTU 2CNKMZ 0PMMCS IGOGSCM NGSEJCOFKTG

BGTU 2MCIT ! <PMGT IKHUT

BGTU .MPTTPN >JPQ 3KHUT IKHUT

BGTU >JPQLP $ IKHUT# ECSFT IKHUT

BGTU ?CNCSCL 0GTKIOT, ?SPQJZT# 8GFCMT# <MCRVGT IKHUT

1CTU 2CXO /SGGL BKOGSZ $ IKHU TJPQ IKHUT

/CTUMG =PEL /CTUMG =PEL ?SCFKOI <PTU IKHUT

7PFK 1OFMGTT 7PWG 0PMM >JPQ IKHUT

BGTU 7PI 4PNG BPPFECSWKOIT IKHUT $ CSUKTCO

BGTUHKGMF 0PFIG >UCUKPO <PUUGSZ IKHUT $ CSUKTCO

/PMPNC 3KHU COF /SCHU 8CMM IKHUT $ ESCHUT

/PMPNC >ESCQDPPLKOI ! .GZPOF IKHUT $ ESCHUT

1CTU 7KOFC"T /SGCUKPOT IKHUT $ ESCHUT

BGTU .VHHCMP AKMMCIG /SCHUT# 3KHUT IKHUT $ ESCHUT

/CTUMG =PEL 8GS/COWCT /SCHUT IKHUT $ ESCHUT

;YHPSF /SGCUKWG 8GNPSKGT >ESCQDPPLKOI IKHUT $ ESCHUT

=VSCM# ;UJGS 6PVOUSZ 6PSOGS 6SCHUT ! 3KHUT IKHUT $ ESCHUT

>PVSEG+ 2KGMF COF KOUGSOGU SGTGCSEJ DZ 7COF@TG[@>- KO EPMMCDPSCUKPO XKUJ

.GELGUU ! =CGFGS, -VIVTU )'()% 7KTUT CSG KOUGOFGF UP FGNPOTUSCUG UJG NCIOKUVFG PH

DVTKOGTT EMVTUGST DZ IGOGSCM ECUGIPSZ COF UP KFGOUKHZ ECUGIPSKGT UJCU CSG VOFGS$

SGQSGTGOUGF% ;NKTTKPOT COF KNQGSHGEUKPOT CSG VOKOUGOUKPOCM%
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Competitive Inventory of Retail and Service-Based Businesses

Prepared for the City of Adams, Wisconsin

Side of Hwy. 13 Business Name - description Category

Nekoosa / Rome Gary's Golf Club Repair sporting goods

West Wisconsin Cartridges sporting goods

West Shopko - sporting goods sporting goods

South DEZ Arms, Inc. Guns sporting goods

Castle Rock Castle Rock Trading Post sporting goods

Castle Rock Petenwell Sport Shop sporting goods

Castle Rock Wik's World Outdoors Camp sporting goods

Coloma Mike's Archery Shop sporting goods

West Shopko - toys toys

Arkdale 608 Recording Studio music

Rural, Other Mobile Music Productions music

West WDKM 106.1 Radio Station music - broadcast

East Curves fitness

East Roberts Dance - Arts Studio fitness - dance

Nekoosa / Rome Lake Arrowhead Golf fitness - golf

West Adams County Fair Grounds fitness - golf

Arkdale Northern Bay Golf Resort fitness - golf

West Friendship Bowling Alley entertainment

East Friendship Lake Beach entertainment

East Mound View Golfing entertainment

West Pabst Blue Ribbon Volleyball Courts entertainment

East Diamond Jim's DJ (part 2) entertainment

West Adams Co. Community Ctr. entertainment

West Burt Morris Park entertainment

East Lions Park Playground entertainment

West Adams County Library entertainment

East Rank's Music Emporium entertainment

West Adams Theater - reopening entertainment

West Bowtech Similation Target Archery entertainment

Rural, Other Big Flats Fire & Rescue Street Dance entertainment

Other SandCo Players theater troupe entertainment

East Masonic Center meeting space

West Old Farmers Antique Museum museum

West McGowan House museum

West Niebull Historic Schoolhouse museum

Source: Field and internet research by LandUse|USA in collaboration with

Beckett & Raeder; August 2012. Lists are intended to demonstrate the magnitude of

business clusters by general category and to identify categories that are under-

represented. Omissions and imperfections are unintentional.
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/QORHULULWH 5PWHPUQSZ QI >HUDLN DPG ?HSWLFH$.DTHG .VTLPHTTHT

=SHRDSHG IQS UKH � 
�� �� I -GDOT# CLTFQPTLP

?LGH QI 4XZ% (* .VTLPHTT ;DOH $ GHTFSLRULQP /DUHJQSZ

1DTU ?QOHUKLPJ <NG ?QOHUKLPJ ;HX VTHG OHSFKDPGLTH

CHTU 9Z /QVTLP BLPPZ"T >HTDNH VTHG OHSFKDPGLTH

1DTU =SDFULFDN /HPUT >HTDNH ?UQSH VTHG OHSFKDPGLTH

1DTU -GDOT 2NHD 9DSMHU VTHG OHSFKDPGLTH

CHTU ?FKQQPQWHS -VUQ ?DNWDJH VTHG OHSFKDPGLTH

/DTUNH >QFM 0HNNXQQG 2NHD 9DSMHU VTHG OHSFKDPGLTH

CHTU -$2 /QVPUZ 9DSMHU $ JSQFHSZ JSQFHSZ

/QNQOD /QNQOD ?VRHS 9DSMHU JSQFHSZ

CHTUILHNG ?VRHSWDNV JSQFHSZ

;HMQQTD & >QOH =SLU[L"T @SDGLPJ =QTU FQPWHPLHPFH

;QSUK /QVPUSZ /QSPHS 0HNL FQPWHPLHPFH

;QSUK -GDOT 2QQG =DPUSZ FQPWHPLHPFH

;QSUK <PH ?UQR ?KQR 9DSU FQPWHPLHPFH

1DTU .= /QPWHPLHPFH ?UQSH FQPWHPLHPFH

CHTU 7XLM @SLR /QPWHPLHPFH FQPWHPLHPFH

CHTU 2NZUH 2DOLNZ 2DSO 9DSMHU FQPWHPLHPFH

CHTU /HPHY /QPWHPLHPFH FQPWHPLHPFH

CHTU 4XZ% (* /KHHTH FQPWHPLHPFH

3SDPG 9DSTK 9ZSU"T 4DPGL 9DSU FQPWHPLHPFH

=HPHUXHNN 8DMH 9F/HNNDP 9DSU FQPWHPLHPFH

/DTUNH >QFM /DTUNH >QFM 9LPL 9DSU FQPWHPLHPFH

/DTUNH >QFM 0DP"T 0DO .DLU ?KQR ! /QPWHPLHPFH FQPWHPLHPFH

/QNQOD 4QQRT @SDWHN /HPUHS $ FQPWHPLHPFH FQPWHPLHPFH

>VSDN# <UKHS .SDJJT /QSPHS FQPWHPLHPFH

>VSDN# <UKHS 6$. ?DNHT $ FQPWHPLHPFH FQPWHPLHPFH

;HMQQTD & >QOH .= 3DTQNLPH JDTQNLPH

1DTU .= 3DTQNLPH ?UDULQP JDTQNLPH

CHTU 7XLM @SLR 3DTQNLPH JDTQNLPH

CHTU /HPHY 3DT ?UDULQP JDTQNLPH

/DTUNH >QFM /LUJQ 3DTQNLPH JDTQNLPH

/QNQOD 4QQRT @SDWHN /HPUHS $ JDTQNLPH JDTQNLPH

/QNQOD .= 3DTQNLPH JDTQNLPH

/QNQOD 9QELNH 3DT JDTQNLPH

>VSDN# <UKHS 6$. ?DNHT $ JDTQNLPH JDTQNLPH

?QVSFH+ 2LHNG DPG LPUHSPHU SHTHDSFK EZ 8DPGATH\A?- LP FQNNDEQSDULQP XLUK

.HFMHUU ! >DHGHS, -VJVTU )'()% 8LTUT DSH LPUHPGHG UQ GHOQPTUSDUH UKH ODJPLUVGH QI

EVTLPHTT FNVTUHST EZ JHPHSDN FDUHJQSZ DPG UQ LGHPULIZ FDUHJQSLHT UKDU DSH VPGHS$

SHRSHTHPUHG% <OLTTLQPT DPG LORHSIHFULQPT DSH VPLPUHPULQPDN%
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Competitive Inventory of Retail and Service-Based Businesses

Prepared for the City of Adams, Wisconsin

Side of Hwy. 13 Business Name - description Category

Coloma Watertower Wine & Edibles liquor store

Coloma Coloma Liquor Store liquor store

Nekoosa / Rome Pritzl's Trading Post - liquor liquor store

North One Stop Shop Mart - liquor liquor store

West A-F County Market - liquor liquor store

West Hwy. 13 Store - liquor liquor store

East Fawn Creek Winery - wine liquor store

Oxford Village Spirits liquor store

East Mound View Golf - grill restaur. - eatery

East Diamond Jim's Food restaur. - eatery

West Who Cares? Grill restaur. - eatery

West Coffee A Go Go restaur. - eatery

West Kwik Trip Hot Food restaur. - eatery

East Rank's Tavern & Famous Pork Sandwiches (2) restaur. - eatery

West Adams Theater Snacks restaur. - eatery

West Five O'Clock Somwhere Food restaur. - eatery

West Bhive Food restaur. - eatery

East R G's Antler Ridge restaurant

North Reza's Lakeview Restaurant restaurant

West Spot in the Woods - restaurant restaurant

West Friendship Café restaurant

East Papa's Pizza and Pasta restaurant

East Main Street Station, Prime Rib restaurant

East Country Skillet restaurant

East Golden City Chinese Food restaurant

West Mama De Luca's Pizza Now! restaurant

West Subway restaurant

West McDonald's restaurant

Castle Rock Splash Waterfront Restaurant restaurant

Castle Rock Carlson's Rustic Ridge Supper Club restaurant

Rural, Other J-B Country Kitchen restaurant

West A-F County Market - deli, bakery specialty - bakery

East Jessica's Sweet Treats specialty - catering

Coloma Double J's Coffee & Cream specialty - coffee

East Flavor Twist Ice Cream Shop specialty - ice cream

Coloma Smoker's Edge specialty - smoking

Source: Field and internet research by LandUse|USA in collaboration with

Beckett & Raeder; August 2012. Lists are intended to demonstrate the magnitude of

business clusters by general category and to identify categories that are under-

represented. Omissions and imperfections are unintentional.
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Competitive Inventory of Retail and Service-Based Businesses

Prepared for the City of Adams, Wisconsin

Side of Hwy. 13 Business Name - description Category

East Mound View Golf - bar drinking estab.

West Spot in the Woods - Miller High Life drinking estab.

West Friendship Bar (Pabst Blue Ribbon) drinking estab.

East Diamond Jim's Corner Bar (part 1) drinking estab.

West Who Cares? Bar drinking estab.

West Friendship Hotel Beer Garden - reopening drinking estab.

East Rank's Tavern, Music Emporium (2) drinking estab.

West Five O'Clock Somewhere Tavern drinking estab.

West Hwy. 13 Tavern drinking estab.

West Bhive Beer drinking estab.

Castle Rock Splash Waterfront Bar drinking estab.

Castle Rock Carlson's Rustic Ridge Lounge drinking estab.

Castle Rock Costa Ricky's Beach Bar drinking estab.

Castle Rock Boomer's Pub drinking estab.

Castle Rock Old Style Beer Tavern drinking estab.

West Stratford Factory Direct Log Furniture furniture

West Country Shed Mattress Stroe furniture

Westfield Don's Upholsteryland furniture - repair

West Shopko - home furnishings home furnishings

Castle Rock JPM Enterprises, Inc. Computer Repair electronics

East Lennox Appliances appliances

West Esser Appliance, New & Used appliances

East Country Shed Repair Used Appliance Repair (1) appliances

East U.S. Cellular telecomm.

East Dish Satellite telecomm.

East Element Mobile telecomm.

Nekoosa / Rome Reynolds - hardware hardware

West Ace Hardware, Rental hardware

East Husqvarna Lawn Tools hardware

East Lamperts hardware hardware

South Thiesen's - hardware hardware

Castle Rock Piatek Trading Post hardware

Westfield Virchs True Value hardware

Oxford Borud's True Value Hardware hardware

Arkdale Dellwood Plumbing and Heating hardware

Source: Field and internet research by LandUse|USA in collaboration with

Beckett & Raeder; August 2012. Lists are intended to demonstrate the magnitude of

business clusters by general category and to identify categories that are under-

represented. Omissions and imperfections are unintentional.
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/QORHULULWH 5PWHPUQSZ QI >HUDLN DPG ?HSWLFH$.DTHG .VTLPHTTHT

=SHRDSHG IQS UKH � 
�� �� I -GDOT# CLTFQPTLP

?LGH QI 4XZ% (* .VTLPHTT ;DOH $ GHTFSLRULQP /DUHJQSZ

1DTU 0HDP"T /DELPHUT KQOH $ FDELPHUT

>VSDN# <UKHS -PGSHX .VFDSQ /VTUQO /DELPHUSZ KQOH $ FDELPHUT

CHTU CQQGTFSDIU 4QOHT $ SHOQGHNLPJ KQOH $ GHTLJP

CHTU ?USDUIQSG 4QOHT $ GHTLJP FHPUHS KQOH $ GHTLJP

CHTU ?HOFQ CLPGQX ! 0QQST KQOH $ GQQST

>VSDN# <UKHS .7 CLPGQXT DPG 0QQST# 5PF% KQOH $ GQQST

;HMQQTD & >QOH 2LSHRNDFHT 1IILFLHPU KQOH $ ILSHRNDFHT

>VSDN# <UKHS 3NVFKODP 4B-/$># 2LSHRNDFHT KQOH $ ILSHRNDFHT

1DTU 2SLHPGTKLR 4QOH /HPUHS KQOH $ INQQST

1DTU 2NQQSLPJ /HPUSDN KQOH $ INQQST

CHTUILHNG 9F/DSUPHZ /DSRHU KQOH $ INQQST

>VSDN# <UKHS 7SVHJHS 4B-/# 2NQQSLPJ KQOH $ INQQST

;HMQQTD & >QOH 4QOH =SQ $ DRRNLDPFH KQOH $ KHDU# FQQN

-GDOT 8HPQY 4HDULPJ KQOH $ KHDU# FQQN

>VSDN# <UKHS 3NVFKODP 4B-/$># 2LSHRNDFHT KQOH $ KHDU# FQQN

>VSDN# <UKHS 7SVHJHS 4B-/ KQOH $ KHDU# FQQN

>VSDN# <UKHS 6?> 5PGVTUSLHT 8LJKULPJ KQOH $ NLJKULPJ

;HMQQTD & >QOH >HZPQNGT $ NVOEHS KQOH $ NVOEHS

1DTU 8DORHSUT 8VOEHS KQOH $ NVOEHS

?QVUK @KLHTHP"T $ NVOEHS KQOH $ NVOEHS

<YIQSG <YIQSG 8VOEHS ! ?VRRNZ KQOH $ NVOEHS

?QVUK >QJHST =DLPU /QORDPZ# 5PF% KQOH $ RDLPU

;HMQQTD & >QOH 4QOH =SQ $ SQQILPJ KQOH $ SQQIT

-GDOT# 1DTU 60 1NHFUSLFLDP HNHFUSLFDN THSWLFH

>VSDN# <UKHS 6 /"T 4HDULPJ ! 1NHFUSLFLDP HNHFUSLFDN THSWLFH

CHTU APLPUHSSVRULENH =QXHS =SQGVFUT HNHFUSLFDN TVRRNZ

CHTU .NQTTQO ?KQR 2NQXHST NDPGTFDRH $ INQSDN

CHTU -$2 /QVPUZ 9DSMHU $ INQSDN NDPGTFDRH $ INQSDN

CHTUILHNG ?RHHT 2NQSDN ! 3SHHPKQVTHT NDPGTFDRH $ INQSDN

<YIQSG 1YRSHTTLQPT 5P .NQQO NDPGTFDRH $ INQSDN

CHTU @XLP /SHHMT ;VSTHSZ ! 3SHHPKQVTH NDPGTFDRLPJ

-SMGDNH 7HP"T 3DSGHP /HPUHS NDPGTFDRLPJ

>VSDN# <UKHS 3DSZ"T @SHH ?HSWLFH NDPGTFDRLPJ

>VSDN# <UKHS >$A ?UVORHG ?UVOR 3SLPGLPJ NDPGTFDRLPJ

>VSDN# <UKHS -( 8DXP ?RSLPMNHST NDPGTFDRLPJ

>VSDN# <UKHS 2VNN /ZFNH @SHH 2DSO NDPGTFDRLPJ

?QVSFH+ 2LHNG DPG LPUHSPHU SHTHDSFK EZ 8DPGATH[A?- LP FQNNDEQSDULQP XLUK

.HFMHUU ! >DHGHS, -VJVTU )'()% 8LTUT DSH LPUHPGHG UQ GHOQPTUSDUH UKH ODJPLUVGH QI

EVTLPHTT FNVTUHST EZ JHPHSDN FDUHJQSZ DPG UQ LGHPULIZ FDUHJQSLHT UKDU DSH VPGHS$

SHRSHTHPUHG% <OLTTLQPT DPG LORHSIHFULQPT DSH VPLPUHPULQPDN%
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Competitive Inventory of Retail and Service-Based Businesses

Prepared for the City of Adams, Wisconsin

Side of Hwy. 13 Business Name - description Category

North Akorn Inn hotel, motel

North Inn of the Pines hotel, motel

North Duck Creek Lodge hotel, motel

East Anchors Inn Resort hotel, motel

West Friendship Hotel hotel, motel

West Friendship Lodge Motel hotel, motel

East Oak Crest Motel hotel, motel

East Super 8 Motel hotel, motel

Castle Rock Michael's Landing Resort hotel, motel

Castle Rock Camelot Motel hotel, motel

Castle Rock Castle Rock Lake Motel hotel, motel

Castle Rock Water's Edge Resort Cabins hotel, motel

Castle Rock Hiawatha Resort Motel hotel, motel

Oxford Parker Lake Lodge hotel, motel

North Pineland Camping Park camping

West Roche-A-Chi State Park camping

West Dells Christian Campground camping

Castle Rock Castle Rock Lake R.V. Park camping

Rural, Other Point Bluff Resort camping

Arkdale Ukarydee Equestrian Camping camping - equestrian

Friendship Quad D Ranch Riding Stable stable - equestrian

Castle Rock Castle Rock Horse Trails trails - equestrian

Vesper Wisconsin Buskin Horse Assoc. assoc. - equestrian

Source: Field and internet research by LandUse|USA in collaboration with

Beckett & Raeder; August 2012. Lists are intended to demonstrate the magnitude of

business clusters by general category and to identify categories that are under-

represented. Omissions and imperfections are unintentional.
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.QORHULULWH 4PWHPUQSZ QI >HUDLN DPG ?HSWLFH$-DTHG -VTLPHTTHT

<SHRDSHG IQS UKH � 
�� �� I ,GDOT# CLTFQPTLP

?LGH QI 3XZ% ') -VTLPHTT 9DOH $ GHTFSLRULQP .DUHJQSZ

CHTU A$3DVN 9HLJKEQSKQQG /HDNHS FDS SHPUDN

0DTU 3HSU[>HPU(-VZ ATHG .DST FDS SHPUDN

CHTU ,GDOT .QVPUZ ?DIHSLGH FDS SHPUDN $ UDYL

CHTU ,$1 8QUQST DVUQ GHDNHS $ PHX

0DTU -LJ >LWHS 8QUQS ?RQSUT DVUQ GHDNHS $ TRQSUT

<HPHUXHNN 7DMH 0WHPTQP"T 8DSLPH DPG 8QUQSTRQSUT DVUQ GHDNHS $ TRQSUT

,SMGDNH 3QPZDM <QNDSLT ?PQXOQELNHT DVUQ GHDNHS $ TRQSUT

.DTUNH >QFM 0GJHXDUHS 8DSLPH 8QUQS ?RQSUT DVUQ GHDNHS $ TRQSUT

CHTUILHNG -LJPHNN"T <QXHS ?RQSUT DVUQ GHDNHS $ TRQSUT

;YIQSG ;YIQSG 2QNI .DST DVUQ GHDNHS $ TRQSUT

0DTU 1SLHPGTKLR 7DMH -QDU 7DVPFK DVUQ GHDNHS $ TRQSUT

.DTUNH >QFM -DZWLHX 8DSLPD ?NLRT DVUQ GHDNHS $ TRQSUT

9QSUK 0G"T ,VUQ DVUQ GHDNHS $ VTHG

9QSUK 7>? ,VUQ ?DNHT DVUQ GHDNHS $ VTHG

0DTU @SH["T 1SLHPGTKLR 8QUQST DVUQ GHDNHS $ VTHG

0DTU VTHG FDS NQU DVUQ GHDNHS $ VTHG

0DTU 8DLP ?USHHU 8QUQST DVUQ GHDNHS $ VTHG

?QVUK 0DTUQP 8QUQST DVUQ GHDNHS $ VTHG

CHTUILHNG CHTUILHNG 8QUQS ?DNHT DVUQ GHDNHS $ VTHG

;YIQSG .QDTU ( .QDTU 8QUQST DVUQ GHDNHS $ VTHG

>VSDN# ;UKHS ?RDSEZ ,VUQ ?DNHT DVUQ GHDNHS $ VTHG

>VSDN# ;UKHS 7>? ,VUQ ?DNHT DVUQ GHDNHS $ VTHG

>VSDN# ;UKHS 0G"T ,VUQ DVUQ GHDNHS $ VTHG

0DTU 5 ! 2 >HEVLNGHST ! ?VRRNZ DVUQ RDSUT

CHTU ?KQRMQ $ DVUQOQULWH RDSUT DVUQ RDSUT

0DTU .DS=VHTU ,VUQ <DSUT DVUQ RDSUT

0DTU 9DRD ,VUQ <DSUT DVUQ RDSUT

>VSDN# ;UKHS 8QSJLH"T ,VUQ <DSUT DVUQ RDSUT

<HPHUXHNN 7DMH >QNNHS"T ,VUQ ?DNWDJH TDNWDJH

>VSDN# ;UKHS 6,8 >HFZFNLPJ# ?DNWDJH TDNWDJH

>VSDN# ;UKHS >QNNHS"T ,VUQ ?DNWDJH TDNWDJH

>VSDN# ;UKHS 3DSRHS"T ?DNWDJH ?!? TDNWDJH

?QVSFH* 1LHNG DPG LPUHSPHU SHTHDSFK EZ 7DPGATH\A?, LP FQNNDEQSDULQP XLUK

-HFMHUU ! >DHGHS+ ,VJVTU (&'(% 7LTUT DSH LPUHPGHG UQ GHOQPTUSDUH UKH ODJPLUVGH QI

EVTLPHTT FNVTUHST EZ JHPHSDN FDUHJQSZ DPG UQ LGHPULIZ FDUHJQSLHT UKDU DSH VPGHS$

SHRSHTHPUHG% ;OLTTLQPT DPG LORHSIHFULQPT DSH VPLPUHPULQPDN%
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.NLOERIRITE 3MTEMRNPV NF <ERAIK AMD =EPTICE$-AQED -SQIMEQQEQ

9PEOAPED FNP RHE � 
�� �� F ,DALQ# @IQCNMQIM

=IDE NF 2UV% ') -SQIMEQQ 7ALE $ DEQCPIORINM .AREGNPV

/AQR ,LEPICAM ,SRN -NDV ASRN QEPTICE

/AQR 6AIM =RPEER .AP @AQH ASRN QEPTICE

@EQR -KSE 0KALE 6SFFKEP .EMREP ASRN QEPTICE

@EQR 164 ,SRNLNRITE ASRN QEPTICE

@EQR <NM"Q -NDV =HNO ASRN QEPTICE

/AQR <IREUAV .AP @AQH ASRN QEPTICE

/AQR <IREUAV ;SICJ 5SBE ASRN QEPTICE

@EQR 9FEIFFEP"Q ,SRN <EOAIP ASRN QEPTICE

.AQRKE <NCJ 6EP.AMTAQ ?IMVK >OHNKQREPV ASRN QEPTICE

<SPAK# 8RHEP ,LEPICAM ,SRN -NDV ASRN QEPTICE

=NSPCE* 0IEKD AMD IMREPMER PEQEAPCH BV 5AMD>QEW>=, IM CNKKABNPARINM UIRH

-ECJERR ! <AEDEP+ ,SGSQR (&'(% 5IQRQ APE IMREMDED RN DELNMQRPARE RHE LAGMIRSDE NF

BSQIMEQQ CKSQREPQ BV GEMEPAK CAREGNPV AMD RN IDEMRIFV CAREGNPIEQ RHAR APE SMDEP$

PEOPEQEMRED% 8LIQQINMQ AMD ILOEPFECRINMQ APE SMIMREMRINMAK%

Sharon
TextBox
Exhibit G.10




0RPSIVMVMXI 6QXIQVRTZ RJ >IVEMO EQH ?ITXMGI&/EUIH /WUMQIUUIU

=TISETIH JRT VLI � 
�� �� J .HEPU% CMUGRQUMQ

?MHI RJ 5YZ' )+ /WUMQIUU ;EPI & HIUGTMSVMRQ 0EVIKRTZ

2EUV 3TMIQHULMS >EQKIT ?VEVMRQ KRXITQPIQV

CIUV 0MVZ ;WTUITZ @TII >ISOEGIPIQV =TRKTEP KRXITQPIQV

CIUV 3TMIQHULMS 3MTI 1ISETVPIQV KRXITQPIQV

2EUV .HEPU 0RWQVZ 7EMO KRXITQPIQV

2EUV .HEPU 0RWQVZ 0RWTVLRWUI KRXITQPIQV

CIUV .HEPU 0R' 9WQMGMSEO /WMOHMQK KRXITQPIQV

CIUV .HEPU 0R' =ROMGI 1ISV' KRXITQPIQV

CIUV .HEPU 0R' 3MTI 1MUV' KRXITQPIQV

CIUV .HEPU 0RWQVZ 5ITMVEKI 0IQVIT EKIQGZ

2EUV .HEPU 0RWQVZ 0LEPFIT RJ 0RPPITGI ! @RWTMUP EKIQGZ

2EUV .HEPU 0RWQVZ >WTEO ! 6QHWUVTMEO 1IXIORSPIQV

0RPPMUUMRQ

EKIQGZ

2EUV 3EPMOZ >IURWTGI 0VT' .HEPU 0R' EKIQGZ

CIUV CMUGRQUMQ 7RF 0IQVIT .HEPU 0RWQVZ EKIQGZ

CIUV =TIUMHIQVMEO 0EPSEMKQ <JJMGI EKIQGZ

2EUV .HEPU 0RWQVZ 0LEPFIT RJ 0RPPITGI & KRQI EKIQGZ

>WTEO% <VLIT 19B & 1ISV' RJ 9RVRT BILMGOIU EKIQGZ

2EUV .HEPU&3TMIQHULMS 5MKL ?GLRRO IHWGEVMRQ

2EUV .HEPU&3TMIQHULMS 9MHHOI ?GLRRO IHWGEVMRQ

CIUV 9MHUVEVI @IGLQMGEO 0ROOIKI IHWGEVMRQ

CIUV .QHITURQ ! ?LESMTR 2ZI 0ETI LIEOVL GETI

CIUV 9RWQHXMIY 9IPRTMEO 0OMQMGU LIEOVL GETI

CIUV 9RWQHXMIY 9IPRTMEO 5RUSMVEO LIEOVL GETI

CIUV 9MH&@RYQ 1IQVEO .UURGMEVIU LIEOVL GETI

CIUV 0WTVMU .PFWOEQGI .HEPU 1MXMUMRQ LIEOVL GETI

CIUV 8MFITVZ 9EQRT .UUMUVIH 8MXMQK LIEOVL GETI

CIUV ;RTVL ?VET ?ITXMGIU .HWOV 1EZ 0ETI LIEOVL GETI

CIUV CEOO 0LMTRSTEGVMG LIEOVL GETI

CIUV ;RTVLOEQH 0RPPWQMVZ ?ITXMGI LIEOVL GETI

CIUV /EWPKETV 0LMTRSTEGVMG 0OMQMG LIEOVL GETI

CIUV 3EPMOZ =OEQQMQK 5IEOVL ?ITXMGIU LIEOVL GETI

CIUV 4IPMQM0ETIU 5RPI 5IEOVL 0ETI LIEOVL GETI

CIUV 3RTIXIT DRWQK 5ROMUVMG 9IHMGMQIU LIEOVL GETI

2EUV =TIJITTIH 5RPI 5IEOVL ?ROWVMRQU LIEOVL GETI

CIUV .HEPU 1IQVEO 0OMQMG LIEOVL GETI

2EUV 1EYQ"U 9EUUEKI @LITESZ LIEOVL GETI

2EUV .&3 3EPMOZ 0LMTRSTEGVMG LIEOVL GETI

.HEPU 5IEHUVETV #TIORGEVIH$ HEZ GETI

?RWTGI, 3MIOH EQH MQVITQIV TIUIETGL FZ 8EQHAUI[A?. MQ GROOEFRTEVMRQ YMVL

/IGNIVV ! >EIHIT- .WKWUV *()*' 8MUVU ETI MQVIQHIH VR HIPRQUVTEVI VLI PEKQMVWHI RJ

FWUMQIUU GOWUVITU FZ KIQITEO GEVIKRTZ EQH VR MHIQVMJZ GEVIKRTMIU VLEV ETI WQHIT&

TISTIUIQVIH' <PMUUMRQU EQH MPSITJIGVMRQU ETI WQMQVIQVMRQEO'
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/OMPFSJSJUF 4NUFNSOQX OG <FSBJL BNE =FQUJDF$.BRFE .TRJNFRRFR

;QFPBQFE GOQ SIF � 
�� �� G -EBMR# AJRDONRJN

=JEF OG 3VX% (* .TRJNFRR 8BMF $ EFRDQJPSJON /BSFHOQX

0BRS ->7 7BDIJNF GJNBNDJBL

AFRS ->7 4NRJEF GJNBNDJBL

AFRS 2QBNE 7BQRI =SBSF .BNK GJNBNDJBL

AFRS 7 ! 4 .BNK OG -EBMR&1QJFNERIJP GJNBNDJBL

AFRS /FNSQBL AJRDONRJN 1JNBNDJBL =FQUJDFR GJNBNDJBL

AFRS <OXBL .BNK GJNBNDJBL

0BRS ;QOGFRRJONBL <FSJQFMFNS ;LBNNJNH GJNBNDJBL

0BRS /OLEVFLL .BNKFQ GJNBNDJBL

<TQBL# 9SIFQ 3OVFQ 1JNBNDJBL <FSJQFMFNS ;LBNNJNH GJNBNDJBL

0BRS =SBSF 1BQM 4NRTQBNDF JNRTQBNDF

AFRS 2QBNE 7BQRI 4NRTQBNDF -HFNDX JNRTQBNDF

AFRS -MFQJDBN 1BMJLX 4NRTQBNDF JNRTQBNDF

AFRS 3OMFSOVN /OMMTNJSX 4NRTQBNDF JNRTQBNDF

0BRS 1BQMFQR 4NRTQBNDF 2QOTP, 7TQPI"R JNRTQBNDF

0BRS LBNEMBN <FBLSX QFBL FRSBSF

0BRS 1BQM ?QCBN <FBLSX QFBL FRSBSF

AFRS -EBMR /OTNSX 6BNE >JSLFR QFBL FRSBSF

0BRS -EBMR 1QJFNERIJP >JSLF /OMPBNX QFBL FRSBSF

0BRS 7=- 0NHJNFFQJNH BNE =TQUFXJNH QFBL FRSBSF

AFRS 5BUFLFD <FBLSX QFBL FRSBSF

AFRS 3FBQSLBNE >JSLF 6SE% QFBL FRSBSF

0BRS AIJSFMBQRI <FBLSX QFBL FRSBSF

0BRS =DOSSJF <FBLSX# 4ND% QFBL FRSBSF

/BRSLF <ODK /OLEVFLL .BNKFQ <FBLSX QFBL FRSBSF

AFRS 3OLLMBN ;OLLFW -SSOQNFXR LFHBL RFQUJDFR

AFRS AOOE 6BV 9GGJDF# 66/ LFHBL RFQUJDFR

AFRS =DQFNODK 6BV 9GGJDF LFHBL RFQUJDFR

AFRS /QOKF -SSOQNFX BS 6BV LFHBL RFQUJDFR

0BRS 1QJFNERIJP >BW ! -DDOTNSJNH BDDOTNSJNH

0BRS AOKORJN /;- BDDOTNSJNH

0BRS 3 ! < .LODK BDDOTNSJNH

=OTQDF+ 1JFLE BNE JNSFQNFS QFRFBQDI CX 6BNE?RFY?=- JN DOLLBCOQBSJON VJSI

.FDKFSS ! <BFEFQ, -THTRS )'()% 6JRSR BQF JNSFNEFE SO EFMONRSQBSF SIF MBHNJSTEF OG

CTRJNFRR DLTRSFQR CX HFNFQBL DBSFHOQX BNE SO JEFNSJGX DBSFHOQJFR SIBS BQF TNEFQ$

QFPQFRFNSFE% 9MJRRJONR BNE JMPFQGFDSJONR BQF TNJNSFNSJONBL%
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Market Analysis | November 19, 2012

The Village of Adams, Wisconsin

Downtown Enhancement Strategy

I. Rental Housing Assessment

Prepared by:
LandUse|USA, LLC

In collaboration with:
Beckett & Raeder



No. of
Multi- No. of Construction Cost per Units

Family Units Cost Unit City of City's

Year Adams Co. Adams Co. Adams Co. Adams Share

1990 1 $80,000 $80,000 -- --

1991 2 $139,000 $69,500 -- --

1992 0 -- -- -- --

1993 0 -- -- -- --

1994 2 $85,000 $42,500 -- --

1995 24 $750,000 $31,250 -- --

1996 11 $240,000 $21,818 8 72.7%

1997 7 $175,000 $25,000 -- --

1998 2 $300,000 $150,000 -- --

1999 4 $400,000 $100,000 -- --

2000 8 $400,000 $50,000 4 50.0%

2001 18 $1,155,000 $64,167 11 61.1%

2002 0 -- -- -- --

2003 2 $360,000 $180,000 -- --

2004 2 $350,000 $175,000 -- --

2005 30 $2,320,000 $77,333 26 86.7%

2006 4 $685,000 $171,250 --

2007 22 $1,757,000 $79,864 22 100.0%

2008 -- -- -- -- --

2009 -- -- -- -- --

2010 -- -- -- -- --

2011 -- -- -- -- --

Extrapolations
Average = 8 -- -- 4 --

Avg. Peak = 24 -- -- 16 --

Years Skipped = 4 -- -- 4 --

Source: U.S. Census computations based on reported numbers.

Prepared by LandUse|USA in collaboration with Beckett & Raeder; October 2012.
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