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PROLOGUE

The current city administration is continuing efforts to effectively manage municipal finances
through an evaluation of the City’s diverse operational sectors. To date, some success has been
obtained while maintaining appropriate levels of public service. The process continues.

A major element of Duluth’s managerial responsibility relates to the cos efit of public land -

ownership, be it undesignated vacant, recreational, or improved. Ackpéwledging the importance

of this element, there continues to be a concerted effort to i al property which 1)

remains necessary for the city’s operation, 2) property w continue to be
reviewed, or 3) property deemed to have potential for rep joperative
basis, city administration, city council, and the Dulu developed

yet to be determined, the rr.:qm:stf.:d to respect administration confidential-

ity in this matfge




SCOPE OF THE ANALYSIS

A summary of the analytical process is presented herein with supportive data retained within the
work file. For illustrative purpose, various exhibits are presented. Acknowledging the purpose of
this analysis, an executive summary presentation format is employed. This report is intended for

the city administrations exclusive use as a component in the decision making process.

In this matter, Mr. Hank Martinsen, Property Services Supervisor, i city representative who

has met with and counseled the undersigned relating to the natu ject. Mr. Martinsen
s as completed

as market

Hout specificity of layout/design

d to provide discussion as to

arative study of single-family housing construction costs in Duluth.
on this topic for the Lake Superior Association of Realtors, which

the undersigne ded, A representative of the city’s Community Planning Division was

interviewed pertaini 10 a “City of Duluth 2016 Housing Indicator Report”, released December

2017, This document and ones applicable to 2014/2015 were further analyzed.




A city of Duluth Planning Department representative was interviewed with respect to the recent
“Imagine Duluth 2035 land use proposal and how it may influence future reuse opportunity for
Lester Park Golf Course. It is noted upon this plan being presented to the city coun‘cil, supporters
of the existing golf course were successful in having the golf course rezoning element of the plan
‘ removed. This does not negate the likelihood of future changes in land use applicable to the

course occurring. For the purpose of this analysis, land use opportunitieszgvailable Lester Park .

and considered. Data applicable to SFR building peg

ing townships was also assembled and analyzed.




DULUTH METRO AREA DEMOGRAPHICS

Geographically, Duluth is the region’s central city surrounded. by independent satellite
communities. Duluth is the regional center for employment, consumer services, medical facili-
ties, and entertainment venues. With the exception of Proctor and Hermantown, which have

limited commercial sectors, most abutting townships function as rural-edge.residential communi-

ties. A network of public utilities originating in Duluth is expanding o rd 10 Hermantown and

several other edge communities. Albeit the extended communj ares a dependency on

Duluth’s consumer services, employment, entertainment, etc.

v

efforts on the part of neighboring communities to attra £ is) fenti ent sand rural

community-scale commercial development,

The following matrix depicts population data (199-20 6) foidhe city of Duluth and neighboring

communities.
19902010 1990-2016
2016 2010 2000 Pap. Yo Popn. Y

COUNTY  MCD Census Census Censug hange  Change  Change  Change  Change
5t Louis Canosin 2,189 2,158 1,998 1.4% 415 238% 446 25.6%
St Louis Duluth eity 86,859 86,918 i} 594 0.7% 7 05% 1,366 1.6%
51 Louis Duluth Twp 1,723 -l -0.3% 380 24.3% 374 24.0%
50 Louis Cinesen Twp 1468 19 <11% 594 54.5% 573 52.8%
21, Louis Hermantown city . 93 . 1.0% 2653 30,208 2,746 A0, 6%
5L Louls  Lakewood | 29 1.3% W 217% 420 233%
&1, Louis Midway 149 1. 4% =101 =, 7% -82 -5.5%
5. Loiiis Marim -28 ) -.3.5% i34 72.3% 306 66, 2%
St Louis 2,852 2,974 9 0.3% a3 28% 92 1.1%
At Louis 4,130 3,883 14 0.3% 212 5.5% 226 588

112,998 110,675 107265 736 0.7% 573T 5.3-% 6,469 G.0%

Source: Miniesola Statd : Cepliir md the Meiropoliinn Counetl

The Census data sliggests between 2010 and 2016, Duluth’s population grew by 594. This
growth, in addition to birth tate, is likely attributable to positive change in employment
opportunity. Despite this spurt, Duluth’s population has remained fairly stable with only a 1,366
or 1.6% population growth over 26 years. Durzing the same time period, neighboring communi-
ties particularly Hermantown (+40%), Canosia (+25.6%), Duluth Township (24%) and

Lakewood Township (423.3%) have experienced positive gains. Only Midway Township
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(-5.5%) indicates a negative trend. Since 1990, the cumulative growth of Duluth and nine
neighboring communities equates to a 6,469 population growth or +6%. Of this, 1,366 or 21% is
attributable to Duluth, while the remaining 5,103 (79%) represents. gains in neighboring rural

communities.

University sources indicate student census has generally remained stablg to a slight decrease .
ad students, continuing

ghle since 2013, it has

depending on campus. This census does not include special programs

education, etc. Although student census has remained relativ

experienced significant growth from earlier time of 1990’s.




SFR BUILDING PERMITS/NEW CONSTRUCTION STARTS

An analysis of Single-Family Residential (SFR) building permits is a meaningful input which
depicts trend in consumer demand for that segment of the market. Data pertaining to SFR
permits for the city of Duluth and principal neighboring communities was updated from that

discussed in the 2013 analysis. For Duluth, the period 2014-2017 annualized permit volume

appears slightly ahead of that observed for the 2008-2013 era. Thege anpualized volumes,

ra of 2002-2005. During

olume with Duluth

however, remain significantly below that observed in the pre-recessi

issuing 159 and Hermantown 155. For the [7-year periog en Duluth and

;

#se, Duluth
; ¢ total permits,
Hermantown had 27.54%. The remainder six comifiuntti d from 2.5% to 9.74%. A matrix

depicting this data follows.

SKFD PERMITS ISSUED PER CITY/TWP

< 2000-2017
DULUTH- HERMAN- NOSIA LAKEWOOD DULUTH
CITY TOWN  PROCTOR  TWP TWE TWP TWP Total
2000 59 2 . & 140
2001 21 . . 186
2002 24 : 5 236
2003 I8 - 13 274
2004 17 i i 265
2005 16 3 20 265
2006 ' 3 12 205
2007 5 7 5 1 i 151
2008 4 12 9 6 123
2000 3 8 4 3 9 §5
2010 i 5 5 i I 8 05
2011 | 5 3 6 6 68
2012 I 5 6 5 3 a3
2013 2 10 3 5 ’ 93
2014 3 | 14 10 5 6 122
2015 4 5 7 6 5 8 100
2016 40 46 6 3 5 17 . 7 130
2017 16 34 . 3 13 16 10 1 9 135
o of Total  42.09% 27.54% 2,79% 2.83% 9,72% 737% 2,50% 5.15%
Total SFD
Permils 1,160 759 7 78 268 203 69 142 2,756




Available data suggests, while a number of the SFR permits issued in Duluth pertain to new
construction within modern era plats (i.e., Hawk Ridge, etc.), many apply to existing “infill” sites

across the city.

Consumer demand combined with availability of developable land are elements which contribute

to the inventory of undeveloped SFR lots. The 2013 analysis provided a ical perspective on .
SFR subdivision within Duluth as well as projected inventory ang ﬁpphcéible per lot price

expectation. For the purpose of this 2018 update, the St. Louis -Recorder’s Office was

patio homes. RLS #114 Bluestone Commons was a mixed

RLS #131 accommodated the Kenwood
was a re-plat to include two townhouse lot

multi-family.

Accordingly, the inventq: i nent lots has not appreciably increased from

on the use of remainder sphats or infill development within original city plats

across town. Al t a complete undeveloped SFR land invent01'y, by observa-




LESTER PARK COMMUNITY

Duluth’s cityscape is comprised of more than 20 neighborhoods developed amid Lake Superior’s
coastal plain, abutting bluff land and St. Louis River coastal environs. Many neighborhoods are

separated from each other or locationally defined by cascading creeks and associated city parks,

aggressive geologically influenced open space, and past industrial intmgion. The “point of .

rocks”, “ore docks”, Chester Park, Lincoln Park, and Lake Superior oastal bluffs are repre-

?

sentative of locations or features defining neighborhood transitions

era, ethnicity of many neighborhoods was often d
pean/Mediterranean migrants immigrating to Duhzt for &
tions of the city’s core, near “point of rocks” was commo
portions of settlements along the St. L& er i r industrial use), became
known as “Finn Town”. With the introdu processing in far West Duluth,
mid-Europeans (Serbians, Croatians, Yugosla
hoods near the U.S. Steel w i 5] uction of public streetcar transportation and

aggressive coastal bluff g iese neighborhoods included Woodland, Hunters

Park, Mm'lﬁy Hej Lakeside/Lester Park. During the post-WWII era through

datefCory g 1 the 1970’5 to current date, many of these existing neighborhoods
wibdivision. As construction technology advanced, lands previously

a:'

thought unsuitabl elopment due to slope gradients, soil characteristics, efe., experienced

positive consumer dgmand and infill development due to their Lake Superior view attributes, In
some sections of the city, larger multi-lot ownership was partitioned. By the 1990’s, gentrifica-
tion of the urban core supported positive consumer demand for hillside views. Various agencies
also recognized the continued need for neighborhood revitalization and initiated affordable

housing programs in many older neighborhoods of the city.




The greater Lester Parker community is geologically defined and favorably located within the
city. The community’s developed landscape is bordered on the southwest and northwest by -
aggressive, bedrock bluffs, which precludc further meaningful expansion for residential
development. Along East Superior Street, East High School and Northland County club also
define the community’s westerly boundary. Lake Su-perim- forms the community’s south/south-
casterly boundary, and the Lester River flowage with its canyon-like cape and the Lester
Park Golf Course form the community’s northeasterly boundary, ough Lake Superior and

aggressive bluffs preclude future development in those directi

Duluth B b
Lester Park Goll Course Ty




Lester Park is the easterly-most of the city’s developed residential neighborhoods. It is an
easterly gateway to the city for north shore residents, travelers of Minnesota’s north shore and
Canadian visitors. The greater Lester Park community is also locationally enhanced through
diversity of recreational opportunity inclusive of eco-enhanced characteristics of Lake Superior
shoreline, Lester River flowage, upland bluffs and the city parks of Lester and Brighton Beach.

Duluth’s bitumen surfaced Lakewalk, a multi-seasonal walk/bike trail : 1-:11:1}., from Bug,htcm-
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The Lester Park community features a neighborhood-scale commercial sector which extends
-along East Superior Street from 43" Avenue East to Lester River. This sector is comprised of
diverse consumer service oriented businesses, inclusive of a hardware store, gas :-";tulions, person-
nel care facilities, food service, professional services, health centers, a medical clinie, dental
offices, and financial centers. The commercial district has experienced a slow but steady absorp-
tion and repurposing of buildings to alternate use such as offices, refail, and personal care

establishments. Due to the community’s configured landscape, thé” comfercial corridor is

convenient to most residential sectors of the community. For the ng gasons, the greater Lester

11




LESTER PARK DEMOGRAPHIC / REAL ESTATE PROFILE

A glimpse of diverse elements which comprise Duluth’s economic/population data is available
from various sources inclusive of Minnesota Compass, which pl'crﬁlﬂ.?: individual neighborhoods
as compared to the city as a whole. Recognizing the focus of this analysis is Lester Park Golf
Course and the greater Lester Park community (inclusive of Lakeside), sources indicate the

following.

The greater Lester Park community population (2016) is estir 834+ or 10.3+% of

Duluth’s 85,965 estimated population as a whole. About 62.2%.¢ the comi
han the 67.6+%

¢ community approximates

's population is

s sdIme age

16.5%, which is several points above the 14.5% ¢ "a whole. This slightly higher

percentage is likely attributable to the desire of this p - group to remain within its
community and the lack of alternate housing opportunity there srdingly, this population

:mand for hsusing applicable to this age

group continues to occupy their homestes
group is exhibited by the recent annour posed Zvago Superior Shore

Development of 51 market rate, CIC units fi owards”35 and older consumers. Since the

announcement, more than s applied for the 51 units. ‘Accordingly, the
developer is implemen . lection, Clearly this response evidences a
demand within the : Housing, The community’s median household
irlltlﬂ;lm’: (2016) is $67,215 48 ared to $49,347 for the city as a whole. The community also
experiences |
allenges of home ownership, indicates, within this commu-

e s0 categorized compared to 19.5% for the city as a whole,

earlier settlement ergseighborhoods of the city as a whole. Generally, 66.3% of Lester Park’s

housing stock is of 1940 or newer, while the city as a whole is slightly less at 56.2%. The
measurable difference is reflected in 2000 or newer SFR construction. About ]'II.S% of Lester
Park’s housing is of this ug»::l group as compared to 7.3% for the city as a whole. This gain is
mostly attributable to the HRA Hawk Ridge Development (2004), which is being successfully

developed, as well as a combination of non-related smaller subdivision and infill development.

12



In addition to elements comprising the community’s population demographics, an understanding
of supportive residential real estate inputs within the community is also of importance. An
analysis of LSAAR data indicates, between January 1, 2013 and June 1, 2018, 900+ SFR
dwellings have been resold within the Lester Park community. This data reflects an average sale
price of $194,048 with the median being $165,000. The same analysis for citywide SFR sales
(excluding the subject community) indicates 4,867 sales at an average o %ce of $170,544 and .

median price of $145,000. It appears the average/median SFR dwellingsgrice®xpectation within

an average price of $65,398 with the median being $47° he same period, data indicated
Lester Park experienced 20 sales (17.7% of the cumulativ:
$64,035 and a median of $60,000. Whilg

remainder of the city, the median of $60,008

iple) with an average price of

13




LESTER PARK GOLF COURSE PROPERTY OVERVIEW

The Lester Park Golf Course lay cast of Lester River and is generally considered the easterly
boundary of the greater Lester Park community, Constructed in llEiBE, the course encumbers
268,534 acres. Of this, 72+ acres (27+%) (randomly dispersed) were formerly tax forfeited land
used under a conditional use deed. Effective 2018, ownership of that part reverts to the city.

L i e .
Bita Magp - Bodrack .
Lamtor Park Golf Course P T e

: 14




Property exhibits depict the Lester Park Golf Course boundaries to be irregular in shape. It is
bordered on the west by Lester River Road and abutting Lester River flowage. Its southeasterly .
boundary abuts East Superior Street and Minnesota Highway 61. A recent MNI‘JO’[‘ AADT
(Annual Average Daily Traffic) survey estimates traffic abutting the golf course at Highway 61
to be 11,200 vehicles; East Superior Street (east of Lester River) at 3,950; East Superior Strect

(west of Lester River) at 5,600 and Lester River Road at 2,000, Its northeasterly and northerly

boundary abut privately owned land, a portion of which is the Fas _‘. istdtes, a mid-2000 era

residential subdivision. With the exception of limited, undevel ivate ownership abutting
P g i

intersect of Lester River Road and East Superior Stree
to the club house. Road access is available to the
Street and limited parts of Scenic Highway ﬁl.f-\
reconstruction resulted in a bedrock headwall rising 8 to 20 feef highway grade for most of
‘the subject’s topography to

the course’s Highway 61 frontage. A tdg :
ottherly boundary high of 930+

undulate moderately downward 2604 fee
feet to an East Superior Street low of 67k fc ‘ike Superior having an elevation

approximating 603 feet, at




0 the acreage. Public transportation is nearby. In

enior residence were constructed along East Superior Street

16




LAND DEVELOPMENT

When envisioning the economic viability of any conceptual SFR or MU land development pro-
Ject, an awareness of diverse market characteristics applicable to the project’s competitive mar-
ket is of significant importance. Generally, a feasibility study researches market derived data
size, absorption, land

applicable to past and current competitive SFR/MU development projects

Wi :.:"
asis for determining a

ides input which

characteristics, price ranges, consumer demand, etc., is observed. Thi

either support or refute the project’s envisioned viability and is

probable highest and best use.

Research completed for the prior 2013 analysis, as well 45 this updat tre exists in
Duluth a reasonably balanced inventory of SFR lot oy ;
scattered throughout the city. Most are serviced ih
development, Granied, while many are located in neighborho lesser demand, such lots do

provide development opportunity for mu

xcludilg 20 sold in Lester Park). While the
$300,000, the average paid was $65,398

ts between $22,000 and $129,900, For this
yas $64,035 and the median $60,000. Across the city, there

et their own market, Generally, a typical price point in

tions, the upper.

Another key competitive component in the analysis of a conceptual SFR development is the

number of building permits issued within the project perceived market. Since 2013, research

concluded Duluth and seven surrounding communities queried experienced a total of 487 SFR

building permits. Of these, Duluth issued 159 or 324% of the total. Interestingly, the city of

Hermantown nearly matched Duluth’s results by issuing 155 permits or 314% of the four-year
17




total. The city of Duluth and Hermantown, on a combined basis, account for 63% of the total

SFR permits issued in the immediate MSA area.

Market research also suggests traditional SFR development design concepts may not be wholly
consistent with today’s emerging consumer expectation. Demographic data indicates, although

Duluth’s stable population is aging, it remains fully engaged and active. City administration is

onstimers within these

encouraging retention and in-migration of a younger population, Not

two census groups are anticipating buying or building traditiona ings. Both ends of the

other regions, mixed-use development accommodates diversi

hood-scale commercial with integrated

commerce (l.e., retail, bank, restaurants, and edygdtion/office complex). Due to its location adja-

housing foc on the student consumer. Acknowledging

¢, multi-family housing and omiited an SFR

ted for high-
fients, Endi and Kenwood Village, integrale
ocus towards higher density apartments in urban locations.

nd Avenue Estates near Morgan Park, by integrating

Predicated on i.‘s ity profile and consumer preferences, absent alternative options, future
commereial development in the Lester Park community will most likely continue to occur on a
neighborhood scale, infill pattern. In recent years, most independent commercial development
within the corridor has resulted in repurposed existing structures (i.e., converiion ol chugok to
professional office), the exceptions being the new Duluth Clinic development near 47" Avenue
East and a U.S. Bank branch adjacent. Some projects result in demolition and repurposing of
land. Should a decision be made to allocate portions of the Lester Park Golf Course for mixed-

18 i




use development, it is reasonable to anticipate acceptance of the same by select, consumer
focused commercial entities. Since 2010, a St. Luke’s clinic and The Diamond Willow senior
care facility have been developed along East Superior Sireet abutting the course. Future develop-

ment might entail mixed commercial/housing, travel lodging, or other market favored entities.

Id the city decide to
arched. Aside from

l, most commercial land

Acknowledging the potential for a mixed-use development occurring shg

market all or part of the golf course, commercial land sale data was ut 3
those few instances where a larger “big box” development has oc

transactions represent a “pad” acquisition of a size necessary

foot, Amid the Cent

square foot with fofir of:

17¢ per square municipal transfer was at a nominal price to encourage development

which is a commonigfractice within the city, City participation may have made the difference as
to whether or not that project would have occurred. It is of interest to note for the year 2018
payable, Diamond Willow will pay $25,250 in real estate taxes plus special assessment for utility
extension. Real estate taxes payable 2018 applicable to the St, Luke’s clinic adjacent equate to

$37,585.

19




This data, inclusive of SFR and commercial land fransactions, represent the breadth of retail
price expectation within the city. An investment dependent conceptual development plan
requires an in-depth, fully supportable Emalysis; which accounts for all inputs inclusive of relevant
hard and soft development costs, entrepreneurial profit, retail price expectation, absorption, and
land value. For a project to be successful, all of these elements must be in balance. An example

of the importance to complete a project feasibility as well as a highest and.best use study is best

exhibited by observation of the following projects.

name and umml :, this project evidences an absorption rate of three lots per year. The
Coffee Creek projegt could be said to have been ill conceived from the start. First, its size
exceeds that typically observed in its competitive private investment market t30 to 36 lots).
Rather than a phased projeci consistent with market expectation, the entire infrastructure was
completed. Due to age and lack of maintenance, much of this infrastructure is now in need of

repair/replacement. Simply, overall project costs buried initial investors. If it were not for

20




Menard Corporation acquisition, partially intended to bolster its building materials sales in the

city, the future viability of Coffee Creek development would be dubious at best.

The best example of a mixed-use development in the city is Bluestone Commons. This project
was a repurposing of a former jr. high school site. It is built out to include a higher density, high

rise apartment complex, an office/educational center developed by St. Scholastica, and diverse

consumer support facilities inclusive of bank, fast food and full servicgzrestagrants, and sundry

retail. The site footprint can accommodate two additional high rise ntial buildings. Due to

21




HIGHEST AND BEST USE

Generally, a feasibility study relating to concei)tual repurposing of land follows criteria set forth
in a highest and best use analysis. The process of conceplualizing design, scope (physi-
cal/functional characteristics), and economic expectations (cost/return on investment) applicable

to a land repurposing project can be complex. If all necessary inputs are considered and market
ceptual project’s

supported, a highest and best use analysis provides a meaningful test
Real Estate Appraisal,

economic viability. Highest and best use is defined by The Dictiong

6" Edition, (2015), p. 109 as:

Absent project specific criteria, an interpretation of higlwal st use criteria as it may relate

to the Lester Park Golf Course can be sumymed as follows.
The first criteria is legal or permitted use Park Golf Course consists of
268.53+ acres. Any proposed disposition or posing of the course in whole or part will

require approval by the il. 2r the UDC Land Use Cudc, the acreage is

presently classified a ent effort by Duluth Planning, under the
recently enacted “Ir eclassify the unﬁw-. 5 land use to MUN/Mixed-
Use Neighborhood was opp golf course supporters causing the proposal to be removed
from the k Goll Course is a ]-:ul.lblm recreational venue. Any

each earliel land use oppoitunities provided by “[mﬂginc- Duluth 2025” are

applicable.

Community experience has shown repurposing/rezoning of land, particularly publicly owned
land, can often be a prolonged and contentious process. Generally, in those 'mutlurs, public
opinion, not economics, influences a governing body’s decision. This ofien introduces a level of

risk and project criteria which can adversely impact a conceptual project’s outcome.

22



The second criteria is physical possibility of the land to accommodate any proposed conceptual
repurpose. The 268.53+ acres as a whole features an elongated shape extending about 1/3+ mile
in breadth by 1+ mile in length. Project exhibits depict and site observations concur the acreage
as a whole undulates steadily downward in clevation (2504 feet) from its northerly boundary
(930-foot elevation) to its southerly boundary (6804 foot elevation), Its westerly boundary is

defined by the Lester River Road and its southerly boundary by Eas{ Superior Street and_
4. Project exhibits

Minnesota Highway 61, Private ownership abuts the remainder bo

depict a southeasterly part of the whole is predominantly of bedro ropping with thin soils

The remainder of the acreage is absent utilities. A numbe nrse developed water hazards and

natural runoff rivulets exist. By all indication, the subj ysical characteristics could

accommodate diverse redevelopment op ity. Therefore, a pl | possibility test could be

met,

most dil

The third criteria, financial feasibility, is oftefly icult to ascertain, but is of greatest

ng

best use. Although the land’s physicality
1st be economically feasible and within

parameters ol mafket ' ceeptance. [t must also meet an investor’s

opportygily. For orti of futuré’development, it is vital, inputs pertaining to the applicable
. dered. The primary of these inputs, as earlier discussed, includes

settlement patlern; t specific data also needs to relate to competitive market inventory,

manageable absorpifen, competitive market forces, consumer design preference, and supportive
price expectation. A comprehensive review of these inputs guides the decision-making process in
conceptualizing a development with respect to its design, oceupancy mix, scope of development
and price expectation. These inputs are the basis for determining a property’s economic highest
and best use. They also contribute to projecting a supportable absorption time necessary (o meel

risk tolerances and investment criteria anticipated by a knowledgeable investor/developer.

23



Recognizing the subject acreage is publicly owned, such analysis would also determine if the
administration’s goals, acknowledging project complexities, would best be initiated by. private
investment and/or the public sector. The Lestér Park Golf Course as a whole is physically and
locationally unique. Furthermore, it is ad active, public recreational venue. This combination, as
a whole, is unlike any other land tract in the city. It must be conceded any future disposition
plan, be it all or part, would likely be a politically negotiated process between city administra- _
tion, city council, golf advocates, and general public. Further, acknos g current market

forces, it is reasonable to anticipate future development of the cours 1d be phased to accom-

24




CONCEPTUAL-LAND REPURPOSE SCENARIO

Conceptualizing disposition and repurposing of Lester Park Golf Course, in whole or part,
presents unique challenges. As noted, it is reasonable to anticipate the city administration, city
council, golf enthusiasts, environmentalist and the general public will debate this issue at length.

In the end, should it be determined a sale of all or part of the property is in the city’s best _

d, periodic phased
partitioning consistent with market demand. In this manner, the ci 1 whole and the Lester
S

Park community in particular may benefit from integrated, jitixed 12 e opportunity. If

il determine the ultimate
holders” potential mixed-use
opportunities and current market forees, it is likely market ption of the 268.53+ acres as a

whole would require decades.

The 2013 analysis provided three, specifidy: opment scenarios., These were
predicated on land use standards and market chigfscleristics prevalent at the time. The focus was

towards mixed residentialstise compri " giny amily, townhomes, twin bungalows, and

apartments. Integrati mercial was not considered at that time,
Simply, the three 0 initiate conversation regarding hypothetical
repurpose opportunities avai goll course as a whole, A development feasibility study, as
defined her ussion, may accepl, re r'u'u,-, or modify those scenarios.

detail be o
relative to a m esidential/commercial neighborhood-scale development and suggest
where such development opportunity may exist on the property as a whole. For illustrative pus-
pose herein, engineering and development cost data has not been explored. This discussion is
intended to illustrate development opportunity predicated only on factors noted herein, What

might actually be developed in the future may differ from that discussed.
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Due to its physicality, access view amenities and availability of utilities, the 268.53 acres as a
whole can be segmented by potential use opportunity. The acreage is favored by having road .
frontage on three sides. Its southerly sector has frontage on East Superior Street with two
recently developed commercial entities abutting its southerly boundary. This sector also fronts
the Lester River Road, which provides circulatory traffic potential. Although its Highway 61
frontage 1s of an aggressive bedrock cut, its upland profile does ppovide extended visual

ocalion is the easterly-

accommodate residen-

LowDensitys,

Albeit the East Supérior Street corridor has histnﬁcu]ly accommodated the community’s
neighborhood-scale commercial land use needs, offering additional uomrm-:rciél pnténtial near
the intersect of Highway 61 and East Superior Street may introduce dif‘t‘erihg development
opportunity. As evidenced bSr the St. Luke’s clinic and Diamond Willow projects, an availability
of vacant commercial land provides opportunity to develop new businesses beneficial to the
community as a whole. While it is unlikely neither the market nor public sentiment would

support a “big box™ development at this location, it is reasonable to suggest neighborheod scale,
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consumer support facilities (lodging facility, professional office, or similar entity) providing
services to the neighborhood and Highway 61 traffic corridor may be achieved. As noted,
commercial pads are being marketed in a broad spectrum of price. Generally those in markets
considered reasonably competitive with the subject are being sold in the $4 to $10 per square
foot range, depending on the nature of the project and individual developer. There are, of course,

exceptions to the norm. Pad sizes vary depending on project. Motels geperally require 2 to 4

enf'motel land prices

ites @ $4.07. All have

acres, while another project could be less than 10,000 square feet, Mos
include La Quinta (@ $6.41, Holiday Express (@ $8.55 and Coun

1e price expectation for this segment of the

ent has either been publicly supported

The mid-section of the Lester Park Golf Course maintains a moderate lupugraphy at the toe of

the course’s uplands and is accessed from Lester River Road, This section, from a development

perspective, provides a transition zone from mixed use/higher densily along the East Superior

Street/Highway 61 area of the whole towards the course’s uplands. Depending on market
| 27 '



demand, the mid-section would best accommodate moderate density SFR development, small
multi-family development (2 to 4 units), side by side townhomes/duplex and the like. In other _
words, a traditional, moderate density neighborhood of mixed-use residential Iﬂucupancy. By
design, it could be convenient to neighborhood-scale commercial and recreational open space. It

is anticipated all municipal utilities would service this.

e

sidential use, supportable
0 $60,000 per lot. This

Acknowledging an absence of lake view and moderate density mixed ;

lot prices would likely be within the average range between $4

whole is set amid the upper level Lake
Superior’s coastal bluffs. Access
continues to be from Lester River

Road. Due to its elevation and favora-

the Lester Par

whole a

views, absent sew with water, have been marketed for $100,000 to $120,000,

Available data applicable to undeveloped residential land sales within the city suggest lots
enhanced by Lake Superior view and/or other eco-centric attributes have been marketed in a

broad range between $80,000 to $300,000. The most typical is a $9(],f)-00 to $130,000 price

range.
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CONCLUSIONS

Any decision pertaining to the future of Lester Park Golf Course is certain to be I‘uIly vetted with
input from city administration, golf advocates, environmentalists and the general public. The city
council, in all probability, will be confronted with difficult decisions in their attempts to weigh

financial needs of the city and recreational endeavors of its citizenry.

The intent of the prior 2013 analysis and the current market update ion is to conceptualize

potential repurpose opportunity available the land. The process.d nary inputs central
to the conceptualizing land repurposing. These included a . rk_peighbor-
hood specific summary of demographic data, SFR b provement
price expectation, in general market characteristics. ion also e lm'ﬂd integra-

elevated rock face of its Highway 61 fi cene as one approaches the
Highway 61/East Superior Street intersect,

provide access to the property’s southerly and’westerly boundaries. The 268.53+ acres as a

al wetlands, thé acreage as a whole appears

rket research of inputs necessary to determine viability of a

he research also considered the median price paid for improved SFR
($145,000) and Lester Park community ($165,000). A similar analysis

applicable to SFR vacant building lots was also completed indicating a median price across the

annual basis sin

real estate in the cj
city of $47,000 as compared to $60,000 for Lester Park. To accommodate the concept of

integrating neighborhood-scale commercial into a conceptual reuse opportunity, data applicable

to this component was also researched. The numerics of these datasets was earlier discussed,
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It is reasonable to conclude from data presented, as a single offering, the course’s 268.53+ acres
exceeds the market’s ability to absorb within the foreseeable future. A master plan community
which employs periodic disposition predicateci on dcmaﬁd and fluidity of design commanded by
the market, would likely have greater economic gain for the city. To accommodate an extended
market absorption and meet long-term infrastruc_ture investment needs, it would likely be most

successful if such project was publicly initiated/managed as opposed to gimply marketing the

acreage in whole or part to individual investors. In the end, a compromj, fe city’s economic

goals, needs of golf supporters, public opinion inputs, as well as m rces and economies of

development will determine the nature of future development, if #ny, apgiiizable to Lester Park

Golf Course.
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ASSUMPTIONS AND LIMITING CONDITIONS:

1. This Appraisal Report is intended to comply with the reporting requirements set forth under
Standard Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice (2016-2017),
As such, it contains discussions of the data, reasoning, and analyses used in the appraisal
process to develop the appraiser's opinion of value. Supporting documentation concerning the
data, reasoning, and analyses is retained in the appraiser's file. The information contained in
this n:.pc:-rt 15 specific to the needs of the client and for the intended use state.d in this report. The
appraiser is not responsible for unauthorized use of this report. :

2. No responsibility is assumed for legal or title considerations, Ti the property is assumed

3 The Pl‘ﬂpcl't}’ is alﬁplm'accl free and clear of any or all Ilcn ' e nless otherwise

slated in this report.

5. The information furnished by others is believed to be ré However, no warranty is given

for its accuracy.

6.  All engineering is assumed to be corre illisstrative material in this report
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can be Ublmm.d or mncwcd for any use on whth the value estimates
are based. :

11, Any sketch in B8 report may show approximate dimensions and is included to assist the reader
in visualizing“the property, Maps and exhibits found in this report are provided for reader
reference purposes only. No guarantee as to accuracy is expressed or implied unless otherwise
stated in this report. No survey has been made for the purpose of this report.

2. It 1s assumed that the utilization of the land and improvements is within the boundaries or
property lines of the property described and that there is no encroachment or trespass unless
otherwise stated in this report.
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15.

16,

17.

18,

The appraiser is not qualified to detect hazardous waste and/or toxic materials. Any comment
by the appraiser that might suggest the possibility of the presence of such substances should not
be taken as confirmation of the presence of hazardous waste and/or toxic materials, Such
determination would require investigation by a qualified expert in the field of environmental
assessment. The presence of substances such as asbestos, urea-formaldehyde foam insulation,
or other potentially hazardous materials may affect the value of the property. The appraiser's
value estimate 1s predicated on the assumption that there is no such material on or in the property
that would cause a loss in value unless otherwise stated in this rep o responsibility is
assumed for any environmental conditions, or for any expertise gineering knowledge
required to discover them. The appraiser's descriptions and resultipizcomments are the result of
the routine observations made during the appraisal process.

The exhibits found herein are included fo assist the rea fn visuali . property. The
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nlmmlty with the various detailed requirements of the ADA. It is
wce survey of the property, together with a detailed analysis of the
\, could reveal that the property is not in compliance with one or more
gfithe Act. If'so, this fact may have a negative effect upon the value of the
¢ is no direct evidence relating (o this issue, non-compliance with the
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PROLOGUE

Duluth city administration, as part of its effort to effectively manage municipal finances, is
evaluating the city’s diverse operational sectors. Administration is seeking to reduce unwarranted
expenditures while maintaining an appropriate level of public service. Meaningful success has

been achieved to date and the process continues.

Principle to Duluth’s operations are its land and improved property/’sectors. Throughout the

evaluation process, there is a concerted effort to identify re which 1) remains

necessary for the city’s operation, 2) property whose use cont ewed, or 3) other
property deemed to have potential for repurpose or . several
recognizable public properties iq the latter category wej included the
Endion Station, Minnesota Point Fire Station, and : evelopmen lots near Park

As part of this process, the undersigned has't somplete a use/valuation analysis of
the Lester Park Golf Course land. Admin discu on regarding this property have
occurred since the Bergson administrati L, if not before. While the question is clear, the
conclusion is complex

have been completedy

ed’s analytical process is presented herein. Supportive data is re-
tained within | with only portions being presented to emphasize discussion and for
illustrative purpose executive summary presentation format is employed. This report is

intended for the client’s exclusive use in the decision making process.

The nature of the subject property as well as a brief summation of past and current planning

discussion related to its future were presented Lo the undersigned by Mr. Chris Eng, City Director
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of Business and Economic Development Department. The undersigned was retained to complete
an analysis of the golf course land under several “hypothetical” repurpose concepts. The first
was to consider closure and repurposing of the 268.53 acre golf course as a whofe; the second,
potential retention of the original 18 holes and closure/repurpose of the 102+ acres constituting
the “Lakes Nine” portion of the course. A third scenario explores select, yet diverse, residential

infill development, while retaining the course’s current characteristics.

These three “hypothetical” scenarios are only intended to provideig perspective of repurpose

The 2012-2013 Uniform Standards of Professional Pré

hypothetical condition as, that which is ct

ester Park golf courses completed by NGF
ewed. An HRA representative provided insight into past and

developers and ré = sources also provided insight for the analysis.
Regional, economic, cultural and demographic information was assembled and analyzed. The
greater community settlement and land use patterns, changing land use trends, as well as other

factors influencing consumer market demand were considered. Market data research with a focus




towards undeveloped acreage and development lots was researched through public offices and
local real estate sources. All factors relevant to an appropriate analytical process for the subject
property and purpose of this analysis were considered herein. While only a summary of certain

data was presented, full depth of the same was retained in the appraiser’s file.

LESTER PARK GOLF COURSE PROPERTY OVERVIEW

factor and enhanced challenge of play was
tion of 9 holes and poor integration with the r
course analysis as well as p
with the City Parks De
analysis, For relerer

Park Golf Course are attaé

The Lest

f,'a prohibition on the sale of alcoholic beverages within Lakeside’s
|.'Jl1‘!l-lr‘l¢."ﬂl‘}’ was relard ‘As such, the Lester Park Golf clubhouse cannot serve aleoholic bever-
ages. This prohibitien diminishes the economic opportunity available to the clubhouse food/beyv-
erage business by not providing social amenities anticipated by today’s recreationalist, and
dissuading its use for public or private social/meeting events, Furthermore, the clubhouse loca-

tion does not take advantage of upper course elevations from which panoramic views of Lake
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Superior and the Lester River valley can be achieved. All sources concur these factors are func-

tional and economic impediments to the course’s economic operation.

Lester Park Golf Course encumbers 268.534 acres, Of this, 196.53+ acres (73+%) are classified
as city land and 72+ acres (27+%) (randomly dispersed) are former tax forfeited land now

classified under a Conditional Use Deed. Should use continue through 2018, ownership reverts

to the city. Approximately 166.53+ acres comprise the original 18 holés and %upportive ameni-

ties, and 102+ acres are developed into the Lakes Nine additi ownership exhibit is

attached.

The Lester Park Golf Course ownership as a whole is ered on the
west by the Lester River Road and the abutting L . Its sout r:rly boundary
abuts East Superior Street and Scenic Minnesota Hig I. Its easterly and northerly
boundaries abut privately owned land, a portion of which stridge Estates residential

subdivision. With the exception of tha
remaining boundary cannot be expanded.
course’s southwest intersect with East Supe

to the clubhouse. A second potential water so s at the intersect of Fastridge Boulevard and

's.northeast corner, Access easements would

reet, and limited parts of Scenic Highway 61. A

bject’s topography to undulate moderately downward 260+

evation approximating 6034 feet, at distance views of the
¢ plentiful.

As a 268.534 ac act, Lester Park Golf Course has favorable location near the casterly
end of Duluth’s de
and their duo river flowages that lay adjacent to the Lester River Road. The residential, devel-

ped cityscape. Its neighborhood characteristics include Lester/Amity Park

oped community of Lester Park/Lakeside lay westward of the park. East Superior Street, as it

extends through the greater Lakeside/Lester Park community, offers numerous commercial




nodes featuring diverse consumer services inclusive of a supermarket, vehicular service stations,
hardware store, personal care facilities, miscellancous retail and professional offices. The
recently constructed East High School is 2+ miles westward and a new elementary school is 1+
mile northwestward. A recently developéd medical clinic and separate assisted living center abut
the subject’s southwesterly boundary. Transportation routes also favor the acreage as Fast

Superior Street is a principle DTA line. East Superior Street, an alternate gastern gateway to the

city, links with Scenic Highway 61 that extends from Duluth to th Aanadan border. Lester

River Road links East Superior and the subject community to rurals ntial environs beyond.
The land’s physicality provides upland elevation, supportive s '
Underlying bedrock and thin soils, however, present a gotly’che oizpublic utility

exiension,

OVERVIEW OF RESEARCH PROCESS
The purpose of this analysis is to providé viifie : rpose scenarios pertaining
to future residential use of Lester Park Golf® : hnlu or in part. In turn, these
scenarios form the basis from which a bros ¢ i market value expectation can be
estimated. Predicated on client:i thetical use scenarios will consider: 1) the golf
course to have been clo

determined build out; 2) nticipates continued use with renovation of the

sitipn and residential repurpose of Lakes Nine acreage:

course’s origina

forces generally include, but are not limited to, population trends, exhibited consumer demand
for new SFR (i.e., building permits/housing starts), community land/improved property price
trends (which also consider alternative and competitive locations/inventory), absorption trends,

and the like. In other words, a knowledgable developer will weigh these and other factors as well
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as economic risk with investment criteria to determine a price at which land (parent parcel) may
be acquired for future development. For the purpose of this analysis, these key factors were

researched and contributed to conclusions presented herein. They are summarily discussed as

follows.

CENSUS DATA/POPULATION

Geographically, Duluth is a rural, central city surrounded by utting, independent

employment, consumer services, medical facilities,

exception of Proctor and Hermantown, which have

environs. Albeit the greater community shares a dependency h’s consumer services,

efforts on the part of

nd. bf)ulation growth.

ve, unduplicated college population (UMD, St.

31 .0r 334+%. Sources indicate although total college

and Rice Lake towi experienced a decline, which has been attributed primarily to reduction

in at-home family ni€mbers. A matrix depicting this information follows.




- 2000 2000 1990 Pop. % Pop. % Pop. %
COUNTY  MCD Censug Census  Census "Change  Change Change  Change - Change Change
St Louis  Canosin township 2,158 1908 1,743 255 14.6% 160 8.0% 415 23.8%
St. Louis Duluth ity 86,265  B6,918 85493 1,425 1.7% 653 -0.8% 772 0.9%
St. Louis Duluth township 1,941 1,723 1,561 162 10.4% 218 12.7% 380 24.3%
St Louis Hermantown city 9414 7,448 6,761 687 10.2% 1,066 26.4% 2,651 39,2%
5t Louis Lakewood township 2,190 2,013 1,799 214 11.9% 177 191 ¥1.7%
51 Louis Midway township 1,399 1,479 1,500 -21 =1.4% =101 -6, 7%
St Louis Proctor city . 3,057 2,852 2,974 =122 4. 1% 7.2% 83 2894
51, Louis Rice Lake township 4,008 4,139 3,883 256 6.6% A% 212 5.5%
Source; Minnesola Stnte Dullﬁmnphlc Center and the Metropolitan Council

The census data suggests between 1990 and 2010 ed a slight
growth of 1.7+% (1,425 pop). Conversely, durin iix of the seven abutting
townships experienced population increase from 2.8% t Due to unyielding zoning and
reduction in at-home family members, Midway Township ws location to reflect pop-
ulation loss.

University sources indicate unduplicated stu : incomplete for the period 1990 to

1990-2000 2000-2010 1990-2010

2000, However, the recent
or 33%. Th

ducation

reflect a combined growt pduplicated census does not include special

programs, grad stud On a combined basis, over the past 20 years,
Duluth and its satellite cd

4.35+%.

da non-universit}; population growth of 4,805 or

EW CONSTRUCTION STARTS
The trend in mand for new, single-family residential (SFR) dwellings can be
observed through “diranalysis of annual SFR construction permits, Permits for new SFR
construction in Du th and its seven satellite communities for the period 2000 to current date
were researched. The recession’s adverse influence on residential construction permits is clearly
evident. The City of Duluth ﬁveraged 1014 SFR permits per year in the pre-recession era of 2000
to 2007. The post-recession era of 2008-2012 experienced a 70+% reduction to an annual
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average of 314 permits. Overall, for the 12-year period, the City of Duluth issued 970 SFR
construction permits. It is important to note more than 100 of these were reported to be agency

subsidized, affordable housing.

The City of Hermantown issued 572 SFR permits over the 12-year period. Hermantown experi-

enced a 40+% reduction in permits from pre-recession era volume of 524 per year to a post-

recession average of 30 per year. Both Lakewood and Duluth townshi ¢ absent data from

2000-2003 era.

Overall, it is estimated Duluth and its satellite communities i
over the 12-year period. Of this, Duluth’s share approxini
dispersed throughout the seven satellite communitig.> wiizappears to”have captured
48+% of the non-Duluth permits. On a combined basi e past 12 years, Duluth and its
seven satellite communities issued an average of 181+ SF p'mits per year. A matrix

depicting this data follows.

SFD PERMITS ISSUED PER CITY/TW 2002-2012

DULUTH HERMAN RICE LAKE  CANOSIA  LAKEWOOD  DULUTH

cITY TOWN TWP TWP TWP TWP

2000 59 13 24 - .

2001 94 19 .2l - -

Ca2002 131 25 2 . 5

7 18 I8 . 13

7 25 17 [ 19

5 31 16 3 20

7 22 7 3 12

5 7 15 1 4

4 12 9 6 9

3 8 1 3 9

| 5 5 2 8

21 2 | 5 3 6 6

33 5 I 5 6 5 3

% of Total  44.58%  26.29% 2.53% 2.48% 9.88% 7.71% 1.52% 4.96%
Total SFD o

Permits 970 572 55 54 215 169 13 108




MARKET CHARACTERISTICS

Recognition of competitive market characteristics is a determining factor in projecting the
economic viability of a proposed SFR development. Lester Park Golf Course encumbers 268,53::
acres. Hypothetically, should the acreage be acquired for repurpose, its physical/functional

characteristics have the capacily to support a broad spectrum of residential development

types/density, inclusive of a phased, higher density, maximum yield layght to a lower density, -

ceo-sensitive plan. Although portions may be challenging, the acreagéidoes have physicality to
accept utility extension for all or part of any development t is understood any

repurposing of this property would be limited to residential u equ oning as well as

ment and holding) and lot absorption shou will competitive forces (cur-

rent and future), perceived consumer dem price expectation influence the

development scenario?

inventor icing, absorption, and projected consumer
p process of duter;ﬂining whether or not private
inm‘suing an SFR development opportunity. In those
suades investors, the desired end result may be better
:ct mianagement (aka HRA-Hawks Ridge), A balance of thesé
ompetitive design criteria as well as initial paid offering and
isgments applicable to a given project. In turn, the preliminary project
criteria relates dif a most probable acquisition price expectation of the “parent parcel”
land tract necessary40 accommodate the project.
Compilation and analysis of competitive SIR lot inventory is a necessary input in determining

project scale, lot price expectation, and projecting probable consumer demand, hence, absorp-
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tion. Acknowledging the historical evolution of Duluth’s cityscape, as well as its continually
changing built environs, any attempt to completely quantify current/future SFR inventory is

conjecture at best. A summary of observations follows,

Duluth cityscape is comprised of more than 20 neighborhoods developed amid Lake Superior’s

coastal plain and abutting bluff lands. Many neighborhoods and city sectors are separated from

and

cach other by cascading creeks, geologically influenced open spagcg city parks. Core

neighborhoods were initially platted during the late 1800°s to early with re-arrangements

neighborhoods experience infill subdivision which expauglédxisting municipal infrastructure.

As construction technology advanced, lands previously t nsuitable for development

become premier infill locations. In some

While it is beyond re i ' ete a meaningful inventory of all available

SFR lots within Dufuth™

Field presently bé: eted, tracts in Kenwood and Duluth Heights, lots on Minnesota Point,

tracts in the Dulull Heights community, view tracts near the Highland Avenue reservoir, and
other locations in the western sector of the city. A query of the Duluth Planning Department

found an absence of any inventory applicable 1o acreage tracts with SFR development potential.
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While the preceding discussion identifies the challenges in quantifying a meaningful SFR
lot/acreage inventory, at question is what are known price expectations for SFR lots in the
subject’s competitive market? These parameters are best developed through observation of SFR
subdivision projects that have occurred in recent years, To achieve this, a representative group of
residential subdivisions in both Duluth and Hermantown initiated between the late 1990’s and

current date have been researched and analyzed. A summary follows,

The St. Louis County Recorder’s office as well as cities of Dulu ermantown planning

departments were queried with respect to SFR plats initiated a
An analysis of this data provides insight into SFR subdivision,ficlusive of et titive attrib-
{#%rof SFR building permits
issued within the competitive market, the analysis foc SFR development experience

within these communities.

Within the City of Duluth, 17 SFR develgpm jeets, dispersed among 7+ neighborhoods
were observed. Excluded from consideration’ n
such as Fryberger Woods, Hanford Valley, and'fiwks Meadow to name a few. While several in

this category were of limié y and sold ir iately, there remains within the observed

boutique group a st: of more than 50+ development ready lots. Of all SFR

developments observed, d/or diversity approaching that available to the

Lester Park tract as : : Coffee Creek and Hawk Ridge,

Coffee in 2007, consisis of 59 single-family lots (54 lots dedicated for duplex or

of which were intended for apartment buildings). The project was
fered in its entirety, complete with infrastructure. Initially, single-
family lot prices’s | rom $75,000 to $120,000 and duplex/townhome lots at $27,500 (two
required). The only gile within the project to occur over a two-year period was Outlot I (6.44::
acres). It was acquired by Real Life Association for $548,069 to develop a “55+ age,” multi-unit
cooperative building. By 2009, with no platted lots and with only one outlot sold, the project was

foreclosed. Subsequently Real Life Association acquired from the lender Outlot G for a prelimi-
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nary reported price approximating $300,000. The intent is to construct an additional “55+ age”

building.

Although exact amounts are unknown, individuals involved with the project estimate infrastruc-
ture costs (excluding land) ranged between $35,000 to $45,000 per lot. The Coffee Creek project

was a private investor initiative with public supported land acquisition. Sougges concur, due to its |

functionally deficient design and excess densily, which exceeded pauity as well as

failure to phase the project to accommodate market demand, the 1 could not economi-

ready lot. Since Menard’s acquisition, nine sales have occu

$37.000) and two duplex/townhome sets {

-lot subdivision. The project was phased to

phase included 88 lots with utilities and

Of the 14 other Dulgth SFR subdivisions observed, 209 lots were offered with 23% or 48+ lots
remaining unsold. All SFR projects were of 39 lots or less with the average approximating 20+
lots. Two of the fourteen projects experienced foreclosure. The Crystal Village plat, which

offered 31 lots in its first phase (second phase not initiated), sold only'3 lots before lender

12




ownership in 2008, Since that time, 13 sales averaging $48,941 per lot have occurred. The other
project observations indicate average lot prices ranging between $32,180 to $92,500. Six plats
evidence an average price between $75,000 to $92,500 per lot (Hartley Estates, Bristolwood,
etc.), while prices in the remaining nine plats range between $32,180 to $68,000. This price
group tends to reflect a combination of average quality, existing neighborhood infill plats, and

those influenced by lender ownership. It appears panoramic view lots or those with exceptional

eco-quality are marketed in the $95,000 to $150,000 range. These “course, A-typical

outliers, which command their own price parameters. Within the 1Zsgwer Duluth subdivisions

The above data provides insight into the competitives inyper lot price éxpectation for

the LZSFR projects reviewed, there

on original offering. For example, Hidden Creek

old) were initially marketed for $80,700 with prices reduced

states, wherein 45% of its original 66-lot offerings have

m the initial offering of $75,600 to current of $60,100. This price

town subdivisions are more than 75% sold ouf, the remaining four are only between 20% to 45%
sold. At present, the community average SFR subdivision lot price approximates $62,400, All

SFR projects are serviced by municipal water and sewer. [t is noted the adbove represents data

13




applicable to SFR subdivisions. It does not account for unknown SFR inventory (sold/available)

through fractionalization of larger acreages to rural homesteads.

The referenced Duluth/Hermantown data present a fair representation of the SFR land market as
a whole. The number and diversity of observations (500+ or more) provide a perspective on

range in price expectation for residential development lots within the greater Duluth market.

and sales within non-ohserved subdivisions.

The MLS query focused on SFR lots (less then 8 actes) s the City of Duluth and City of
Hermantown for the period 2000-2012. During that pﬂrind, 06 acfions at an average price
of $49,692 (median $39,000) were report
of Hermantown experienced 78 observatio i srage price of $39,250 per lot.
A second query restricted the date of sale to betyeen January 2010 and March 2013, During this

era, the City of Duluth ex  transactio average price of $49,022 per lot. During

this same era, the C d 21 transactions at an average price of

$41,969 per lot,

own expericn
"

il result in over 600 SFR sale observations, This data clearly

gi., in price prc:f.,tatmn for SFR lots within !Iw gmutu Duluth

primarily of lots; n_luy panoramic Lake bupcnur views and/or are within eco-sensitive

locations along somg'of the city’s cascading rivers. These observations, which are the exception
to the rule, are most often marketed in the $95,000 to $150,000 range. It is of interest to note, on
average, developers indicate infrastructure and development costs for a new development of 25

or more lots can vary from $30,000 to $45,000 per lot.
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Preceding data provides insight into existing SFR inventory and price expectation applicable to
residential subdivisions created in Duluth/Hermantown since 2000, This data suggests, with the
exception of additional lots available within ﬁture phases of some project, a standing inventory
of more than 357 development-ready lofs exist within observed plats, Absent from, but in addi-
tion to the observed inventory, are an indeterminate number of existing, development-ready SFR

lots scattered through the city’s established neighborhoods. This additional inventory is com-

prised of undeveloped lots within original or post-WWII plats, an otliers, which might

originate from portioning a larger ownership, tax forfeiture, redevelpient, or other disposition

Albeit, an inventory of this category is not compiled, it 48

of such lots exist.

the more recent “boutique” residential subdiv heen created. An inventory of these

ts can be ¢ observed. Appropriately inventoried and
d, infill sul

nent lots within Duluth’s developed neighbor-

visions could be created which may also

hoods. A concerted effort (o ze on development of such tracts reduces suburban or “edge”

sprawl and jgsimply mart growth,”

RESEAR

In conceptualizing sed SFR land use opportunity and price expectation is to analyze the

project’s competitive market, This analysis should recognize both historical and projected trends
in community population growth, settlement patterns, consumer demand, markel characteristics
(inclusive of competitive inventory, pricing, eic.) and the like. A summary of conclusions

applicable to the process follows.
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U.S. Census data and community development pattern research indicates, on a combined basis
over the past 20 years (1990-2010), Duluth and its satellite communities experienced a popula-
tion growth of 4,805 or 4.35+%. During this era, the City of Duluth had a modest population
gain of 772 or 0.9%. On a combined basis, the seven satellite communities grew in population by
4,033 or an average of 19.94%. Hermantown experienced the greatest growth with an increase in
population of 2,653 or 39.2%. Albeit, Duluth remains the center for emplayment and consumer

[y to its rural edge.

service, the Census data indicates a trend in population migration fro

A strong variable in Duluth’s population is the unduplicated u student Census data.

as well as Wndeyeloped SFR subdivision lot acquisitions

' demand at

For the same 12-yegt period, the City of Hermantown experienced 572 unsubsidized SFR per-
mits for an average of 52 per year. A post-recession average was reduced to 30 per year, which

appears consistent with the City of Duluth.




Overall, available information indicates Duluth and its satellite communities issued 2,176+ SFR
permits over the 12-year period. Of these, Duluth’s share approximated 49.6% with the remain-
der being dispersed throughout the seven satellite communities. Hermantown has -caplumd 48%
of non-Duluth permits. The SFR permit and lot sale data lends credence to Census observations
and quantifies the competitive nature of satellite communities as they increasingly atiract SFR

development and grow their population.

COMPETITIVE MARKET CHARACTERISTICS

presently being markew : 40,000 to $70,000. Those of unique, A-typical

characteristics

Market research uggests iraditional SFR duvé]upmcm design concepts may not be

consistent with today’s consumer expectation. Demographic data indicates although Duluth’s
population is aging, it remains fully engaged and active. The community ig also encouraging
retention and in-migration of a younger population (i.e., medical community, engineers,

university faculty, administrative/marketing, general workforce, ete.). Not all consumers within
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these two census groups are anticipating buying or building traditional dwellings, Many are
seeking alternative occupancy opportunities (i.e., qualitative apartments, townhomes, twin
homes, etc.) to accommodate their lifestyle. Many prefer such accommodations to be

neighborhood integrated.

It is apparent from available data the city has both a standing inventoryand land available to

create the same, which can meet SFR demand for years to come, Tre nal SFR projects mix,

however, is deficient in accommodating consumers changing pf ce in housing style.
Sources indicate in addition to traditional dwellings, there is suj
double bungatdws or townhouses to accommodate both |
downsizing their lifestyle, and other housing needs. [
townhouse/double bungalow units have been recenfly
few being built in Duluth. Consumers prefer PUD"‘ of

established neighborhoods.

CONCEPTUAL SUBDIVISION-RANGE

A price an investor would - [ g, for land acquisition for a SFR subdivision is

¢ proposed project is situated. The basis of this

lysis, wherein all inputs must be market derived and

and associated holdhiig-costs, inclusive of financing, estimated overhead and profit allowance,

employ a market derived discount rate which reflects phasing and absorption of lot sales.
Correctly applied, a subdivision development approach is a complex analysis. Absent reliable

market supported inputs, this technique can protluce unrealistic conclusions. Most land valuation
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practitioners recognize it to be the least accurate land valuation technique, wrought with varia-

bles and all too often skewed to accommodate a developer’s financing needs.

An alternative valuation procedure to a full subdivision development technique is to analyze land
tracts acquired by developers for SFR subdivision purpose. These bulk sales are often referred to
as “parent parcel” sales. In theory, the price at which a developer acquires a “parent parcel” |
fysis. Generally, a

knowledgeable developer predicates acquisition price on their owy L estimates, experience,

part or whole are merely conjecture for preliminary discussior se. Specificity in developing

such plan is beyond the scope of this assi

property’s disposition and its future use opportiiiity. The decision to dispose of or repurpose the

property in whole or par i iity, council approval and public input. This

effort teaming planning, DI ity council, and HRA as development facilitator (Hawks
Ridge), may:Ha hg-term development success.

Thed ofold: first, to illustrate various, conceptual disposition scenarios

appropriate g nder current market characteristics; and second, (o opine a most
probable range expectation applicable each. The conceptual repurpose scenarios
presented herein are #6r illustration and discussion purpose only.

A sense of land price expectation was developed through a query and analysis of “parent parcel”

land acquisitions for SFR development projects. Market research focused on sale data within this
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category occurring between 2000 and current date. Project data was considered in both Duluth
and Hermantown. An initial query was culled with a focus towards acquisitions providing a
general insight into SFR projects most typically observed in the competitive market. This process
resulted in 20 observations. One was a foreclosure resale. Another was planning department
approved for a 73-lot subdivision, however, a plat was not filed and the acreage is now for sale.
Observations represent a spectrum of residential development type inclugive of single-family, ,

townhome/PUD’s, and apartments. A matrix depicting this data follows
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Of the 20 project observations, only 4 were larger tracts of 100 acres or more. Of the four, two
projects were located in Hermantown (Timber Trails and Maple Village) and acquired in
December 2012, One was acquired for siﬁgle-fa:nily development, the other for double
bungalow townhomes. The third project (Eastridge Estates) lay adjacent to the subject’s easterly
boundary and was acquired to accommodate single-family home sites. The developer advised his
acquisition price anticipated installation of public water/sewer, which would have permitted a .
As initiated, which

greater density, During project planning, a moratorium on sewer extens

required complete project redesign and economic hardship. The fo ject, acquired in 2002,

representing five transactions were observed. Most notable is

as part of the initial land assemblage

the lender in October 2007 as a development

ready, mixed residential proj } "n14 221'} per acre. The %cund mid-sized tract of 67.71 acres

was noks ' nomi¢” conditions the developer chose to abandon development
sently being advertised for $5,020 per acre, The third tract within
ped with 44 residential lots of which 43 are sold,

It was subsequen

Excluding the Coffee Creek transaction, which was a shovel ready resale, the remaining tracts

within the midsize group reflect a price experience (offering/sale) of between $5,000 to $8,750
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per acre. The smaller development tract group consists of seven observations, which ranged in

size from 10 to 40 acres. All represented existing neighborhood infill projects.

Excluding the Crystal Village tract (25.04 acres @ $19,968 per acre, which went into receiver-
ship due to initial land/development cost), the group reflected a range in price expectation

between $3,865 to $10,000 per acre, the average being $7,674 per ac The “parent parcel”

observations illustrate per acre price expectation fluctuates with projegtsize and the developer

perceived cost/risk allocation.

CONCEPTUALIZING POTENTIAL LAND USE

nal characteristics), and eco-

nomic expectations (cost/return on investment) applica n SFR development can be

ported through market derived inputs. Hi i d by The Dictionary of Real
Estate Appraisal, 5™ ed. (2010) as: :

vacant land or an improved property
orted, financially feasible, and that
She highest and best use must meet
financial feasibility, and maximum

lterrititive uses, the use that yields the highest present land
re made for labor, capital and coordination. The use for

When appropriatelyganalyzed, the four criteria comprising the highest and best use definition
provide a basis from which most probable development scenarios can be proposed. In turn,
determination of project scope provides the benchmark from which market value of the raw

“parent parcel” can be estimated. Discussion of the four criteria follows.
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The first criteria is legal permitted use of the land. Lester Park Golf Course consists of 268.53+
acres of which 196,53 (73+%) are classified as City of Duluth land. The remaining 72+ acres
(274%) are randomly dispersed across the course and use is permitted by a Conditional Use
Deed. Assuming conditional use is maintained, the 72+ acres will revert to city ownership in
2018, Any proposed disposition or repurposing of the course in whole or part will require
approval by the Duluth City Council. Under the UDC land use code, t

. acreage is presently
classified Park-Open Space-P1. Experience has shown repurposit oning land from this

category for development can be a prolonged and contentious procegs. Oflen, public opinion, not

y in SFR occupancy type

approval would be sought.

nced, While the test of legal permissibility

outlook is anticipated, but outcome not

ynward in elevation (2504 feet) from its northerly boundary (930-
y boundary (680 foot elevation). Its westerly [;mmdary is defined
by the Lester R | and its southerly boundary by East Superior Street and Minnesota
Highway 61. Publig

existing clubhouse located in the southerly sector of the course. The remainder of the acreage is

tilities are located at the southwest corer and water is extended to the

absent utilities. Although costly, utilities could be extended. Municipal water does service the

Eastridge development an 1/8" mile east of the northeast corner of thé course. Absent soil
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borings, available information suggests variable soil depth over bedrock with non-native fill to
have been used to create greens/fairways. A number of course developed water hazards and
natural runoff riverlets exist. By all indications, the subject’s physical characteristics could

accommodate redevelopment. Therefore, the physical possibility test can be met.

The third criteria, financial feasibility, is often the most difficult to ascertain, yet is of greatest .

importance in conceptualizing a property’s highest and best use. Althoygh th&*land’s physicality

may support diverse uses, a highest and best use must be econ y feasible and within

historical and projected demographics, its population tren ell as settlement patterns.
Project specific data needs to relate to e
competitive market forces, consumer d
comprehensive review of these inputs guide

SFR development project with

cially feasible, aximum productivity is met..
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CONCEPTUAL-LAND REPURPOSE SCENARIOS

Once it is concluded that a property’s maximum productivity and economic gain is best achieved
through repurposing (in whole or part), conceptual planning occurs, This process recognizes the
nature of the subject acreage as well as ilts most probable repurposing opportunity. For example,
it is reasonable to anticipate Lester Park Golf Course may be repurposed in whole or part for
obable use has been -

residential adaptation but not an industrial park. In land planning, once

determined (i.e., residential), conceptual scenarios are explored to idenfify those most consistent

The explorations repurpose scenarios presented herein areq differ sig-
nificantly from what is actually developed. The scenarigh are : gitate develop-
ment potential predicated on factors noted in the usé discussion. Engineering
and development cost data has not been explored for thes

Concept 1

This scenario assumes closure of the golf c¢ ion dwelopmcnt of the 268.53+

acres as a whole. It recognizes market obse
inclusive of apartments, tow
rising need for affordable
absent from suhurh
consumer services nu'o 1

traditional nei 1 roximately 76 acres or 304% of the total site is retained

reatcst occupancy density (apartments and townhomes) should be¢
y sector of the acreage, accessible to all municipal utilities and
of low rise, one-s e-by-side style, are placed in the mid-acreage to capitalize on adjoining
green space and imptoved views. Public utilities could be extended to these locations, The upper
elevations are reserved as single-family home sites. The majority of these sites would enjoy an
at-distance view of Lake Superior and/or the Lester River valley. The illustrated development

density would require public utility service. Since the city sewer is in Superior Street at the toe of
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the slope, the downward gradient could assist the project’s sewer infrastructure linkage with the
same. Conversely, to accommodate water service up the 2504 foot rise, alternative engineering
may be required, Should a hilltop water tower be considered, additional environmental debate

with respect to viewshed and possible necessity for an abutter land acquisition may oceur.

A PUD of this magnitude and occupancy diversity necessitates a prolonged planning and

approval process as well as a staged infrastructure development, and ph@ised disposition. This, in

turn, will require either a sophisticated developer with a high degr sk tolerance and finan-
cial means to carry the project through, or a public agency deve :nt experience and
administrative support to manage the project and assu S, ’s real estate
environment neither developers, their financial backers | '-
pursuing high-risk, long term, SFR dt.:vlt:lopmcnt proj .

Therefore, it is reasonable to anticipate the scope and inves quired for Concept 1 would

introduce to private developers a risk ation warranting concession 1o encourage

acquisition of the 268.53: acres as a whol data, and under the assump-

tion of a development as a whole concept, thy 1 should reflect a probable range

between $5,5004+ to $6,500+ per acre. Applyidg these factors results in the following value

range.

per acre = $1,476,915
() $6,500 per acre = $1,745,445
$1,500,000 to $1,800,000

venue to the generalspublic, it also recognizes the need to improve portions of the Lester Park
Golf Course’s operational deficiencies as well as divest excess land for economic betterment of

the city as a whole. In essence, this scenario conceptualizes disposition and repurposing of the
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Lakes Nine portion of the course (1024 acres) as well as partial reconfiguration and retention of

the original 18 holes to improve its play and economic Performa.

Past initiatives on the part of the city to expand and improve both the physical and economic
operation of Lester Park Golf Course have been less than successful. Albeit the course averages

38,0004 rounds per year, its operational bottom line, as attached, is negatiye. Of various reasons

s 10 the golf course

presented within the NGF Golf Course Assessment Study, one r
clubhouse food/beverage income deficiencies. The existing clubhouie (1938) is built within the
boundary of the original Town of Lakeside, which prohibited : i

carried forward when Lakeside was annexed by Duluth i
4

loss of rounds due to golfers not willing to play Lester Park e of the lack of liquor sales.

On a comparative basis with Enger, that?

ual import is the failure of the clubhouse to

ich is an at distant view of Lake Superior

and meanders northgastward along Minnesota Highway 61 frontage. The Concept 2 schematic
indicates a lessening density transition from the southwest to the northeast, where 9+ of the 15
single-family sites are located. Each enjoys a lake view and is sized to accommodate an on-site

waste management system, albeit municipal water extension could occur. Fourt sites with
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appropriate design control and self-contained well/waste management might be incorporated into
wooded sectors of the reconfigured eighteen-hole course. The remaining few single-family sites
could be infill along fairway edge near the twin home sector. A multi-focus pmjeci of this nature
may be best accommodated through a partnership with private investment and public sector.
Again, to meet maximum success, design criteria should focus on consumer favored design

criteria inclusive of low to moderate rise architecture, open space amenities, relaxed site

management, garaging/storage, efc.

Concept 3
This scenario acknowledges p ntinued operation of the course, yet allows

nt. The conceptual development exhibit

velopment covenants, the home sites could be

ays. Those of upper clevation should have view amenity.

Suggest single-family home sites historically experience a broad range in
price expectation. Virtually all SFR lots within the competitive market are serviced by municipal
utilities (only a few with water only) and streets constructed to public standards, Lots of average

quality/location tends to represent the low to mid-range ($35,000 to $55,000), while those of
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exceptional eco-characteristics (Lake Superior view, river edge, lakeshore, etc.) tend to represent
the upper ($95,000 to $150,000). These averages exclude outliers. Although Coneept 3 lots are
depicted have unique locational attributes (some with lake views), the location itself creates a
challenge. The concept anticipates lots to be self-contained mostly without municipal utilities.
An owners’ cluster group association would be responsible for maintenance of the private drive
linking home sites to public thoroughfare. Deed restrictions and building covenants would likely
rated golf course

viewshed. This development concept is similar to that used by Ridg Country Club for its
Street. All lots were serviced by municipal utilities. Eagh' six lots featured either a golf

course or forest-edge view. They were pre-recessi

zone determination, landscape preservation,
than that of public street standards. Simply,

costs. Road improvement expense should be

esser price expectation than those which are

“parent parcel” by developers ranges from 20% to 40% of gross retail price potential.

Ratio disparity relafés to project variables and development risk. While any development
proposal has inherent risk, Concept 3 1s significantly below that which would be experienced in

the other two. For purposes herein, a 30% to 35% range is appropriate. Applying these factors to
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development Concept 3's average potential retail results in a range in price expectation
approximating $400,000+ to $500,000++.

DEVELOPMENT CONCEPT RECONCILIATION

Conceptualizing for disposition and repurposing of Lester Park Golf C (in whole or part) -

presents unique challenges. It is reasonable to anticipate recreationaljgls, environmentalists, city

explored. All recognized fu-

olving market expectation for

ssure long-term project success and completion of

ideration factors influencing repurpose development,

renovation of the rémaining 18 holes and clubhouse replacement. Most sources concur, the 1988
Lakes Nine addition has not meet player satisfaction, attracted tourism nor increased revenue as
originally anticipated. The NGF golf course analysis highlighted course deficiencies to include

course layout as well as economic obsolescence of the 1938 clubhouse. Economically, its food
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service revenue trails national averages as well as that of Enger. Clubhouse reconstruction at
upper elevation would achieve two importgnt results. The first would be introduction of
panoramic views of Lake Superior and the Amity/Lester River valley. The second would be to
eliminate a location prohibition of the sale of alcohol. Both would result in expansion of user
groups beyond the golfing community, create anothér potential tourism venue, and improve

food/beverage revenue opportunity. This concept introduces a mix of houging types inclusive of

single-family, twin homes, townhomes, and apartments. The scope it this® concept exceeds

market absorption expectation, which is best mitigated through a development/disposi-

tion between $750,0004 to $950,000+.

Concept 3 explores infill residential development opportunity=g&saming Lester Park Golf Course
continues operation on an “as is” basisEhi d

randomly dispersed, forested environs. An
utilities and suitable for greater density (i.c.,

perceived to be self-containe

1d be acceptable to risk tolerances of private

le range in value for this scenario was allocated to be
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CERTIFICATION:

[ certify that, to the best of my knowledge and belief:

® The statements of fact contained in this report are true and correct.

e The reported analracs, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and are my personal, impartial, and unbiased
professional analyses, opinions, conclusions, and recommendations. :

= [ have no present or prospective interest in the property that is thegtbject of this report, and |

have no personal interest with respect to the parties involved,

* [ have p:.:rﬂ:rrmeq no servicf:s, as an app;ailscr or in any othe ity T mg the mopeﬂy
that is the subject of this report within the three- criod i A
acceplance of this assignment.

* [ have no bias with respect to the property that isdhe subject @fithis report of to the parties

involved with this assignment.
e My engagement in this assignment was not contingeént, upon developing or reporting
predetermined resulls. :

ent is not contingent upon the development or
¢ that favdrs the cause of the client, the
F result, or the occurrence of a
p]:rrmsal.

e My compensation for completing thi
reporting of a predetermined value or ¢
amount of the value opinion, the atta
subsequent event directly related to the i

ons were developed, and this report has been
ats of the Code of Professional Ethics and
Appraisal Institute.

e The reported analyses, 0'
prepared in conformi
Standards of Professig

_ - : ns were developed, and this report has been
- -prepared in con ormit; : s of Professional Appraisal Practice.

the requirements of the Appraisal Institute relating to

o
itatives.

. of the property that is the subject of this report

. nt real property appraisal or appraisal consulting assistance to the

L'c:]:lml [ have completed the requirements of the continuing education
sraisal Institute,

May 3. 2013
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LESTER PARK GOLF COURSE

Lester Park has a lot of similarities to its sister course, including also being a 27-hole
layout, Lester Park also shares most of the same operational concerns and facility

Issues, including an aging golf course and clubhouse,

Lester Park is located at the northeastern corner of the City (on the border) much further
away from the population center. Howevaer, it is located less than a milefrom Lake
Superior and it offers spectacular views of the Lake from a large p ;

haoles,

Facility Overview

new hﬂles were not mtegrated with a 2" nfne b |
existing 18 holes received only a new irrigati
The result is an even worse configuration that with a much stronger
differential between the "new" nine (Lake Nine) and
is almost always set up as an 18-hole course (Front and 1ines) and a 9-hole

course (Lake).

The Lake nine, being a more modern l‘line.. differs considerably from the other two nines.
In addition to having modern green and tee complexes, it features a lot more elevation

National Golf Foundation Gonaulting, Ing. = Gity of Duluth Golf Oparations — 53




changes, narrower fairways, and a lot more bunkers. It is considered to be substantially
more difficult than the other two nines. As a result, staff reports it is much less popular.
(However, its design, layout, and superior aesthetic value would make it much-more
popular with tourists — Unfortunately, being only nine holes makes it an unlikely choice.)

As with its older sister, Lester Park has an old clubhouse that lacks air conditioning and
is in need of updating. However, its clubhouse has a much better layout and is more
functional than Enger Park GC,

Golf Course

The Lester Park Golf Course features interesting elevation ch
As with Enger Park, there are no residential developments
Enger, Lester Park has little room for expansion, but doeg
and improvements.

d dramatic vistas.

- Both the Front and Back nines have 10 sand bunk T holes
where water comes into play, while the Back ha
sand bunkers but just one water hole.

Front
=3183/35.4/118

9/35.5/125  3417/37.1/144

3168/36/137
2693/36.6/132

s three sets of tees. Yardage from the back

total only 6,371, making it a relatively short course by

herter length, lack of traps; older greens, and lower

sles are not very appealing to lower handicap golfers

wer, would be appealing to this group except that it has
p players and tourists tend to prefer 18 holes.

Unlike its sistér cou
tees for the Front and
modern stk

ront tees, Lester Park does set up better for women. But the
round 5,500 yards), likely both hurts play from seniors and will
oI play as the seniors who do play will do so from longer than ideal,

We do note thét number 4 on the Lake hole appears to be unfair, featuring a bédly
sloping fairway that pushes the ball in the opposite direction to the dogleg and usually
into the woods. :

National Golf Foundation Consulting, Inc, - City of Duluth Golf Operations — 54
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Conditional Use Deeds

On State Tax Forfeited Lands

Information Guide

Land Department

Mission Statement What is a Conditional Use Viia

St. Luulni E.mml}' Lamfi Department's vision | Need? k 0 ﬂlE LGU?

is lo provide the optimum combination of 15 ) i

benefits from tax forfeited lands through Since the 1940s the Minnesota Department g IE1he approved public use has been ﬂb+1q|d01|l:d

leadership and a commitment to a standard Revenue (DOR) has issued conditional AT A eeded parcel the Land Department will

of excellence in the management of the Tax | ©© local government units (LGU) conveyi vith the LGU to determine if a new deed

Forfeited Trust for the people of St. Louis tax forfeited land free of charge for ugg sifire : ued staling a use that more

County. The mission of the St. Louis County h“”“‘_ trails, playgrounds, and ““'%bliﬁm%’l ed CGEl the current use. The LGU

Land Department is to promote, enhance, public uges. Y \;‘? nl'.-.n haa the Oplion to purchase the property.
4 . | Any such copveyance is subject to the approval

and protect St, Louis County Tax Forfeited

Trust lands by providing professional P T
experlise in the use of =zound land What is ll‘lL‘ Lang @
A LGU may retain the title to a4

management principles, ; ;

8 P forfeited land as long as it continues 16
for the authorized public use lisu_d in llm
the parcel is

Tax Forfeited Lands must voluntar
The St. Louis County Land Depaitment | state. If the LG
manoges npprummatﬁly 900,000 acies of | the reconveyance,
State tax forfeited land for the hunaﬂl of the | of rcvmi:m (M.5.
ciizens and laxing cllis,lr]hqls.oj’ the (:gqmy,

“of the County Board, The final decision on
whether a deeded pareel should revert to the
slate rests with the DOR,

b

Authorized Public Uses

1. A road, or right-of-way for a road;

2. A park that is hoth available to, and

ule | accessible by, the public that containg

amenities such as campgrounds, playgrounds,

athletic fields, trails or shelters;

3, Trails for walking, biking, snowmobiling,

or other recreational purposes along with a
zed; huwcvcr. the | reasonable amount of surrounding land;

w0t being used as | 4. Transit facilities for buses, light rail,

eyed to the state, commuter rail, or pagsenger rail;

ffective July 1, 2010, all | 5. Public beaches or boat launches:

L Luuvcyc:d under a conditional use deed | 6. Public parking;

“ammissioner of Revenue is released from | 7. Civie recreation or conference facilities;

ifion and the possibility of reversion | 8. Public service facilities such as fire halls,

fJanuary 1, 2015; or, 30 years from | police stations, lift stations, water towers,

sanitation and water treatment Faeilities,

and administrative offices.

‘State Tax Forfalted Land
81, Louis County

{/What is the Land Forms and Assistance
| Department’s Responsibility?
St. Louis County Land Depariment

The new reversion clause does not expire until i ot i
2015 e foi o SRR TRl . avernment Services Center
)(llf:_ o a miu | Lt.]lll!.lll NCE TEviow !:u_r'luldc_r 320 West 2 Stceet Rim 607
conditional use deeds. The Land Commissioner, oo

o 2 Duluth, MN 55802-1495
i1g Trostee for the citizens and agent for the DOR, 218-726-2606
has a fiduciary and legal responsibility to ensure htip:/fwww.stloniseountymn. gov/
that Trust Innds are being used for the authorized
public use for which they were conveyed. The | Minnesoia Department of Revenue
Land Department, with the support of the County | 600 North Robert St
Board, is reviewing conditional use deeds and | St Paul, MN 55101
will report back to the DOR and the LGU with jis | 651-556-6113
findings and recommendations, hitp:/itaxes.state.mn.ns/




Conveyed Parcels (66 Acres)

l RECGH b yﬂd 1 Thia deswlig Is nelihar a legally rcordod mop
n [ raf o gurvay and la nof intendod lo be used aa such,
Tax Forfeit Pa rcels This drawlng I & campllation of recardad informallon
| il daln looalad in vadeus elly, counlyslals
nnd fedaral aflicas, StLouls Counly Ia not rasponslblae

i D DuluthParkLands (23“ A‘JFE'S} for any Incomractnesa haraln,
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