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Life’s better on the water! 
 
 

Hi Friend! 
 
 

Thanks for requesting this special report!  This inside information can (and has) saved new 

waterfront buyers hundreds of thousands of dollars and countless headaches and hassles.   

 
Of course I’d be honored to work for you when you decide to “buy on the Lakes” but, even if you don’t, 

I like my neighbors to be happy!  So, please… enjoy this report to help assure that anyone looking to 

buy property in the Central Wisconsin area, will never suffer the heartbreak of a financial issue, or get 

a surprise due to zoning or other laws.   

 
I have been to endless board meetings, been to numerous township meetings and spent lots of 

hours tracking and analyzing every new law affecting waterfront property. I have analyzed 

decisions by town boards, County legislators and State officials and tracked trends that will impact 

the prices and value of all Chain and other waterfront real estate.  This report is a summary of the 

most important advice anyone looking to buy a lakefront home in this area should consider.   

 

You will find examples of zoning disasters 

and how to avoid them, ACTUAL prices that 

homes sold for in the area and how to use the 

information to be sure you understand 

waterfront property values. 

 
Not wanting to overwhelm you with a 

hundred-page report, this is just the “tip of the 

iceberg”. Rest assured, we are always 

working to uncover more information that 

can make buying your dream home easier, 

more affordable and assist in improving your 

quality of life.   

  

If you’re interested in purchasing a property 
here in the next month, or in the next decade, 

please let me know what you’re looking for 

and I’ll keep an eye out for you.  Or better 

yet, come to the area and I’ll take you out on 

the lake on my boat and give you the best 

views of the local gems on the market.  After 

all, we all know that life’s better on the water! 

 

All the best, 
 

 

Steve Huhta  
 

Waterfront Specialist 
P.S. Remember to call or email me if you have any questions! 

920-889-9989 

Steve@Huhta.com
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Tip # 1: Beware of “Aspirational” Pricing 
 
 
 

Many waterfront properties for sale today, reflect the 
Sellers’ list pricing ... 

 
“Aspirational” pricing means the price 
the owner hopes to sell for, not the 
market value an experienced real estate 
professional would estimate it will sell 
for, given today’s market conditions. 

 
Prior to the recession, waterfront homes 
sometimes sold for a number, higher 
than a Realtor might estimate as there 
was a ton of demand.”  Today, many 
sellers are still hoping for these high 
numbers however, the reality is:  most 
waterfront sales are now about where an 
experienced and knowledgeable real 
estate agent or professional appraiser 
would estimate. 

 
Important Tip: Take this information to 
the negotiation table and insist on paying 
fair market value and not a penny more! 
See a great scenario in the picture (above). 

 
I will supply you with several years of actual selling prices. In addition, we will work with our 
team to offer advice and insight on each sale and help you build your knowledge base, so you 
always understand values!   
 
An interpretation of what Waterfront properties have been selling for is critical as there are many 
factors that affect waterfront property pricing.  As a result, only an experienced Realtor who takes 
the time to track and analyze each waterfront sale will be aware of.  For example, our report 
illustrates the original listing price along with all price drops of each waterfront property sale along 
with, the lots size and the Fair Market Assessed Value.   
 
Tip – typically: waterfront homes over $450,000 have been selling for more than Fair Market 
Assessed Value and homes under $450,000 for less than assessed value. 

 

This alone could save you tens, even hundreds of thousands of dollars.  That’s a lot of beer, soda, 
boating gas and fishing gear!   

 
We will supply you with years’ worth of waterfront transaction analysis like the report below to 
help build your data base of knowledge. 
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Analysis Report Examples: 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
We will provide you with waterfront sales transaction data and analysis for the 
past several years so you can again build your knowledge base of waterfront 
property values. 
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Tip # 2: Understanding “Market” Pricing 
 

 
 
 

“Market” pricing is similar to “aspirational” pricing.  Never go to the table taking the 

seller’s word that their asking price is what the property is worth.  Do your own research 

first.  You can hire an appraiser, although that will set you back a few hundred dollars, or 

you can work with an experienced waterfront Real estate agent, who researches lake 

properties, daily. 
 

Many, lakefront property buyers may think that they are getting a good deal, if they can 

get $10,000, $50,000, $75,000 or even $100,000 off of the listing price when they make 

an offer. 

 
Tip: The truth is, even if you do, you still could be paying more than fair market 

value! 
 

To be sure you are not overpaying, you need knowledge, based on what the property is 

worth TODAY, not how much the seller has come down, compared to the original 

listing price. 
 

 

This home is a perfect example about how un- 

derstanding “market” pricing can save you big 

money.    

 

I did a comparative market analysis and advised 

the seller that it should sell for about $750,000.  

The sellers listed it for $1,200,000. 

Consequence, it sat on the market for 2 years 

and finally sold for $775,000. 
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Tip # 2: Understanding “Market” Pricing continued 

 

 

 

 

 

Below is an example of a waterfront property that was priced fairly so, it sold very close 

to the original listing price. 
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Tip # 3: Local Bank Financing 

 

 

 

 

 

Many times, the “big City” banks don’t understand waterfront values so they are 

hesitant to write larger waterfront loans.   

 

Example:  Recently a “big Bank” would not fiancé a well-qualified buyer because 

the residence on the property was marginally habitable.  The buyer’s were planning 

on tearing down the residence and building a new home.  The price my buyers had 

negotiated was totally based on the poor condition of the residence and the value of 

the waterfront – sand frontage lot. 

 

 

We gave this buyer the name of a local banker and 

with just a couple of weeks they closed on their 

future “new” waterfront retirement home. 

 

 

 

Example 2:   

 

A Chain property priced over one million dollars could not be financed by a “big 

City” bank for again, a well-qualified buyers there were no comparables on Chain.   

 

Again, by going to the “local” small town Waupaca bank, the loan was made and the 

closing happened very quickly. 

 

So, rather than leave my client at the 

mercy of the big national lenders, it 

just took a simple phone call to 

connect the buyers with a locally 

owned bank and a waterfront 

friendly loan officer, who arranged 

no-hassle financing. 

 

 

Waupaca First National Bank 

Farmers Sate Bank Waupaca 



 

   Tip # 3: There are Lots of Unique Twists and Turns of 
Buying & Owning Waterfront  Property 

 

 
Waterfront zoning is unique and very strict and precise zoning. 

 
When it comes to waterfront property, the “bean counters” in the government offices 
have sometimes “gone to town”.  There are so many clauses, articles and zoning 
ordinances that it can make a lawyer dizzy. 

 
I personally built my own dream water- 
front home here in Waupaca, so I know 
what to do, what not to do, and how to 
get around the red tape and legal 
“mumbo-jumbo” and I’ve saved myself, 
and my clients a lot of heartache and 
unnecessary expenses. 
 
My first piece of advice is:  always go to 
the zoning office and ask questions if 
you are planning to make improvements 
to waterfront property you plan to 
purchase.  Any answers you get – try to 
get in writing.  And, don’t take zoning or 
legal advice from a Realtor as zoning 
law change constantly and, are best left 
to the experts to sort out. 

 
Here are a few examples of what NOT 

to do when purchasing waterfront property: 
 
 
 

• One of my waterfront property buyers did a survey recently (on my advice), as part 

of a purchase and found that there was 10 feet of wa- 

ter frontage between their soon to be new home and, 

the neighbor’s, that no one owned.  And, the buyers 

also learned that the neighbor’s dock and boat were in 

the buyers’ “riparian rights.” The property on both 

sides of the property being purchased had already 

been surveyed so, initially, the buyers saw no need 

for a survey and only did the survey as of my advice. 
 

 

• A waterfront neighbor (near my waterfront property) had part of their old shoreline 

rock wall fall down.  They hired a contractor to repair the wall - not improve the 

wall, just repair it.  Doing this work, without a permit, resulted in a $750 fine and, 

the entire rock wall had to be taken out and replaced with a “natural shoreline. 
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   Tip # 4: Definition of Unique “Twists and Turns”  
of Buying & Owning Waterfront Property 

 

 

More examples of the importance of working with a waterfront property 

expert: 

The State’s waterfront zoning impervious surface rule, 

prevents many waterfront owners from expanding or adding 

on (even a deck) to an existing home.  Yes, a deck is 

considered “impervious.” 
 

 

Impervious surface zoning is a unique zoning concept and 

only applies, to waterfront property.  And, new state 

impervious surface zoning laws have just gone into effect. 

Two waterfront properties, one with 100 feet of lot depth and 

the other with 200 feet of depth, both with 100 feet of water 

frontage and similar houses, can have drastically different market values due to zoning 

guidelines relating to the impervious surface. 
 

 

A Waterfront zoning laws in Wisconsin have 

changed drastically as the result of new State laws 

so please, don’t take zoning advice from a neighbor, 

friend or even a Realtor.  Go to the zoning office 

and ask your zoning question. 

 

And, if you are planning drastic changes once you 

close on a waterfront property it might be good to 

consult a lawyer and have this person go to the 

zoning office with you.  
 

 

Example: A Waupaca waterfront buyer purchased a new 

home with a loft-type bedroom over a detached garage.  A 

short time later, this new waterfront homeowner received a 

letter from the local zoning officials saying there had never 

been a permit for this loft bed- room and, as a result, an 

after-the-fact variance needed to be applied for.  But, 

zoning advised that this variance would probably not be 

granted.  Because shore land zoning rules are so stringent, 

sometimes home owner do improvements without 

permits….. Unknowing buyers, without an experienced 

agent, can be at risk. 

 

Shore land zoning can result in interesting challenges for property owners and 

can drastically affect pricing and the value of waterfront properties, so make sure 

you’re represented by a waterfront property real estate expert. 
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Tip # 5: Always Use An Experienced & Knowledgeable 

Waterfront Realtor to Buy a Waterfront Property 
 

 
 

Buying a waterfront property is no simple matter. By now you know there are many 

unique twists and turns to navigate successfully in order to ensure you are making a smart 

investment in waterfront property. 
 

 

Besides being the largest private property financial transaction you may ever undertake, it’s 

probably also the most complex.  I personally built a house in a Waupaca subdivision and 

then one on the Waupaca Chain O' Lakes. Trust me; the waterfront home building project 

was a much more complex undertaking. 
 

 

Having been a past President and former board member of the Waupaca Chain O' Lakes 

Property Owners Association (for over 8 years), I’m intimately familiar with all of the  

zoning matters, ordinances and a hundred and one other issues around Central Wisconsin 

lakes.  Again, these issues DIRECTLY AFFECT the value and the price of waterfront 

property. 
 

 

A so-called bargain might turn out to be a “money-pit” if the property is noncompliant 

with current zoning.   I’ve invested hundreds of hours attending the Chain Association, 

Chain Taxing District, Chain Foundation and Dayton and Farmington Town board 

meetings so I can provide you with information that could affect your decision on which 

property to buy and how much to pay.  
 

 

For example, I was the ONLY REALTOR at the recent Chain 

Association and Town of Farmington meetings where Taylor Lake 

property owners were complaining about the volume level of music 

coming from the Harbor Bar.     

 

My blog  www.WaupacaChain.Info. Reports every Chain property sale 

and tracks lots of waterfront zoning issues.  Again, I stay up to date on 

waterfront real estate issues to be able to provide clients like you with 

knowledge that might affect property pricing. 

 

Every Realtor will tell you they understand waterfront or Chain waterfront real estate.  But, 

the truth is: only a very few agents do most of the waterfront transactions in the area.  I 

have done over 40 waterfront real estate transactions and again, track, analyze and report 

waterfront news on a daily basis.  And, I built a house on the Waupaca Chain and currently 

live in a condo located on the Chain. 
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Tip # 6: Make Sure You Are Represented by a 

“Buyer’s Agent” for Waterfront Property 
 
 
 

A “Buyer’s Agent” is just that – the agent of the buyer.  So you want someone that is fully 

committed to YOU instead of an agent who is working both sides of the table. When listing 

a person’s home for sale, that agent owes their fiduciary responsibility to the seller; often 

new buyers will simply call the listing agent’s phone number that is associated with 

that property. That’s like having the same lawyer represent you and your opposition! 
 

 

So, how do you help assure, you do not over pay for waterfront 

property? 
 
When purchasing real estate in Wisconsin, you can use your Realtor as a Buyers' Agent.  
Not only does a Buyer's Agent negotiate on your behalf they also work to get you the best 
price and terms possible.  
 
A Buyer's Agent also helps you determine the "fair price" for the property you are interested 
in. 
 
The Listing Agent, on the other hand, is 
working for the Seller. Although required to 
treat you fairly and honestly, the Listing 
Agent’s job is to get the best price and terms 
for the Seller. 
 
Consider calling me to represent you as your 
Buyer's Agent when looking for Waterfront 
property. My experience, knowledge, data base 
of waterfront values and passion for the 
"waterfront property" can help assure you 
make your best deal.  
 
Sometimes, waterfront buyers:  “Buy off the 

sign” – or deal with the Realtor who has the 
waterfront property listed (for sale) as buyers 
think the listing agent knows more about the 
property than any other agent.  By doing this, a 
buyer may think they can learn more details 
about the property as this agent is dealing with 
the seller and has an advantage in learning all 
the details about the property.  Most buyers 
that subscribe to this scenario believe they 
understand water front property pricing and 
can do their own analysis and negotiate a good 
deal for themselves. 
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If a buyer asks the listing agent 
how much they think the property 
being considered is worth, the 
listing agent must answer 
something like: 
 
“you should make an offer based on 
what you feel the property is worth, 
given your knowledge base.”  
  
A listing agent can provide 
comparable sales information 
regarding the property they have 
listed – to potential buyers – but, 
they cannot provide an “opinion” 
regarding what the property might 
actually be worth, they cannot 
suggest a negotiating strategy and 
they cannot suggest a price that the 
buyer might want to consider 
offering.   
 
Again, the listing agent is working 
for the seller’s best interest! 
  
 



 

 

     Buyers’ Agent continued 
 
 
 
 
 
Waterfront property purchases have many unique twist and turns that can affect the 
property’s value.  An “agent of the seller” may not want to comment on all the items that 
could make a waterfront property have a lesser value as again, the sellers’ agent is working 
for the seller 
 
Again, here are many things that can affect the “fair market” price of a waterfront home.  A 
buyer’s agent can comment, explain and offer an educated opinion based on analysis of all 
the things that affect the value of a home.  Again, the listing agent is obligated to try and get 
the seller the highest possible price for their property. 
 
Oh, and by the way, virtually 100% of the time, Buyer's Agents are compensated through a 
co-broke process and as a result get paid by the Listing Brokers, not out of your pocket! 
 
A while back two serious Chain buyers wanted 
to look at a Chain home that is a for "sale by 
owner" and asked to have me help them evaluate 
the home as their "buyers’ agent."   
 
Both these buyers wanted my opinion about the 
property for sale by owner so they felt 
comfortable as they considered the purchase of a 
waterfront property.  
 

When you work with an experienced waterfront 

“buyer’s agent” (like me), as you look for lakefront property, you’ll be served, not sold, as 

your interests become my interests. As your buyer’s agent, I have a fiduciary responsibility 

to you, not the seller. 
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BONUS EXAMPLE:  

The Value of working with a Buyer’s Agent 
 
 

Examples of the Value of Using a Buyer’s Agent from my personal files: 
 

The largest home sale recorded to date in this area, was nearly $2,000,000 and I represented 

the buyer.   

 

It was a complex deal with many challenges. Lots of issues had to be settled before the 

transaction could close.  With hours of negotiations with county officials, many counter 

offers and lots of lawyer time both my buyer and the seller agreed and were very happy 

with the outcome. 
 

The buyers were very happy with the analysis 

we provided on both the value of the home and 

also the assistance we brought both the new 

owners and their attorney as all the details got 

agreed to. 

 

After the sale, this client asked for help setting up 

quality local contractors, to work on a major 

expansion of the home.  

 

We were still helping our clients after the sale with zoning and the best local contractors. 
 

Another waterfront client hired me, after the sale, to 

line up local contractors and service providers as they 

rehabilitated a 4,300 sq ft island log home in Iola, that 

had not been occupied for over 9 years.   

 

The home needed extensive updating and lots of 

“fixes.”  

 

The out of town buyers recognized the advantage of 

having an agent with local knowledge, so the they 

hire me to be sure they had the best local contractors, 

new local issues and who to call to get all the unique challenges handled as they made this 

water front abandoned house into a beautiful home once again.   

 

In the end, we had 23 local contractors working on the project and had no major issues as 

the project was completed.  
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In Conclusion: Regarding Waterfront Property: 

Don’t be overwhelmed. Allow an experienced 
Real Estate Agent to do the work for you.  

 
 

                             

Many local Realtors say they “know” about waterfront properties or have good knowledge of the Waupaca 
Chain O' Lakes, as they grew up in or near Waupaca or they may be boaters and have showed houses on 
the Chain.   

 

However, when you are about to make a major investment in water front property you want an agent 
with “real” knowledge about waterfront property values and someone who really knows what the 
“issues” are that could affect your purchase.  

 

Our team tracks asking prices, property sales (of both Realtor listed and private party sales) and yes, there 
were three houses sold on the Chain that did not go through a realtor, that affect values.  

 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
This allows me to offer you expert 
advice that might affect which 
property you buy and how much you 
might be willing to pay so, for expert 
advice, please call today!Built her 

ourselves. 

I built a waterfront house and lived 
on the Chain year for nearly 9 years. 
So, I been through the very unique 
experience of building on a water 
front lot.  

 

Now I live in a waterfront condo so I 
remain involved in organizations and 
happenings around the Chain.   

 

 

 

 

 

 

 

 

 

 

Steve Huhta 

920-889-9989                                                                      

Steve@Huhta.com 
                      
 

P.S. If you’re thinking about in buying a property here anytime in the future, let me know 

what you’re looking for and I’ll keep an eye out for you.  you can get on the Waterfront 

Buyers’ Alert List and receive emails when a good deal, that fits your criteria, comes on 

the market.  Never any pressure...just information and advice for you to make the best, 

smartest decision for yourself and your family. 
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