From: Al Coffin

To: Clerks

Subject: Record of Appeal to City of Duluth Local Board of Appeal & Equalization
Date: Saturday, May 4, 2024 6:34:07 PM

Attachments: Appeal to City of Duluth LBAE.pdf

Sir/Madam:

Please find attached subject document with attachments as have been furnished to Assessor's
Office. Have not had response from assessor, so am proceeding with this appeal filing.

Respectfully submitted,
Allen Coffin


mailto:alcoffin1@gmail.com
mailto:clerks@duluthmn.gov

Appeal Number- ID: Received by:
S -

(above is for City staff use only)

May 10, 2024.

010-3187-00080
Parcel Code(s):

Property Address (if applicable): 330 Hickory Street, Duluth, Minnesta 55811-4899
Name: Allen Coffin Daytime Phone: 520-444-9731
E-mail Address: alcoffinl @gmail.com

The purpose of this meeting is to review your appeal of one or both of the following:

M. The ESTIMATED MARKET VALUE (what your property would sell for if offered for sale on the open market).
2. The PROPERTY CLASSIFICATION (residential, rural vacant land, seasonal, commercial, etc.).

If you refuse to allow an assessor to inspect your property, the Board cannot adjust the market value or classification
in a way that would benefit the property owner.

changes for previous years.

Please give a brief explanation of what you are appealing; please support your appeal with facts to

demonstrate property value. Include any supporting documentation, such as a recent appraisal prepared
by a licensed real estate appraiser. You may attach additional documentation or typed appeal.

A 20.6% increase in EMV (from $336,600 to $406,100) is not justified by comparables within
the Maple Ridge Townhome Community.

Price per square foot of comparables within Maple Ridge Townhome Community for t.he last 13
months, as found on the internet, and for recent 11-month period, as found on the applicable
Assessor’s “Sales Book,” equate to an EMV for subject property of $366,900.

Zillow estimates are 354,400 - $369,500.

Documentation as furnished to Assessor’s office attached.

-over-
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NOTE: You are not required to make your appeal to the Board in person. This form will be
accepted as a written appeal by City Staff, and you will be given equal consideration by the
Board. Written appeals must be received by 4:00 PM on Friday, May 10, 2024.

Appointments to speak before the Board may be made by contacting the City of Duluth
CityClerk: 218-730-5500. Appointments must be scheduled by 4:00 PM on Friday, May
10, 2024.

The Board will meet on Wednesday, May 15, 2024 at 10:00 AM in the County Board Room,
2nd Floor of the St. Louis County Courthouse. This meeting is open to the public.

You will be informed in writing of the Board’s decision.
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2040 South Flying Heart Lane
Tucson, Arizona 85713-7309
4 May 2024

St. Louis County Assessor

St. Louis County Courthouse

100 North 5% Avenue West, Room #212
Duluth, Minnesota 55802-1291

Re.:

2024 Assessment Valuation dated 4/11/24 — Property ID 010-3187-00080

Dear Sir/Madam:

The subject Valuation Notice, received on 4/27/24, contained two surprises: (1) an unexplained
change in classification, and (2) a 20.6% increase in Estimated Market Valuation (EMV).

My Monday (4/29/24) phone call to the Assessor’s office revealed:

L.

The reclassification was the result of a postcard from the Assessor’s office being returned,
rather than being forwarded to the first above written address, and therefore the property
was reclassified as Non-Primary Non-Homestead. I was assured that such reclassification
had no effect on the EMV shown on the Valuation Notice.

I should discuss my concern with an assessor, who would return my phone call within one
or two days.

Having received no response from an assessor by the date of this writing, and wanting to assure
my appeal is made within the undefined time window before “proposed taxes are sent,” I provide
the following information to adjust/correct the EMV shown on the subject Valuation Notice.

1.
2

A Zillow estimate of the subject property value dated 4/28/24 - $369,500 (copy enclosed).
A Zillow estimate of home values in the 55811 ZIP code showing an annual increase of

5.3% (copy enclosed). Such increase applied to the subject property would result in an
EMV of $354,400.

. An enclosed worksheet of the homes, as found on the internet, sold in the immediate area

(Maple Ridge Townhome Community) within the last two years. Using the price per square
foot rate of those homes sold within only the most current 13-month period, the EMV of the
subject property would be $361,400.

Eliminating the 1204 Butternut Avenue property from the worksheet referenced in #3 above
since that property is not representative of the subject property, the resulting price per
square foot rate of those homes sold within only the most current 13-month period would
increase from $260.17 to $272.26. Applying that higher price per square foot to the subject
property results in an EMV of $378,200.

An enclosed worksheet of the homes, as found on the Assessor’s “Sales Book for Bluffs
Ridge Ct, Maple Ridge, and Wildwood Drive” sold in the immediate area (Maple Ridge
Townhome Community) within the recent 11-month period. Using the price per square foot
of those home within that 11-month period, the EMV of the subject property would be
$370,200.

b





6. Eliminating the 1204 Butternut Avenue property from the worksheet referenced in #5 above,
since there is a question about the square footage of that property, the resulting price per
square foot rate of those homes sold within only the recent 11-month period would decrease
from $266.52 to $227.61. Applying that lower price per square foot to the subject property
results in an EMV of $357,800.

7. Averaging the above six EMVs for the subject property results in an EMV of $365,250, an
8.5% increase (over one and a half times the Zillow rate increase estimate of 5.3% for ZIP
code 55811).

8. Averaging #1, #2, #4, and #6 EMV’s above (eliminating the outlier property at 1204
Butternut Avenue) results in an EMV of $365,000 for the subject property. I would consider
this value to be the most appropriate of any one of the above seven EMV ’s, and most
representative of the comparable sale prices of properties in the immediate neighborhood
(Maple Ridge Townhome Community).

Considering the lapse of time between the 4/11/24 print time of the Valuation Notice, and the
4/27/24 receipt time of same, I am concurrently filing an appeal to the City of Duluth Local
Board of Appeal & Equalization in order to assure meeting their 4:00 p.m. (CDT) 5/10/24
deadline. In the event of acceptance of my suggested EMV of $365,000, I would withdraw that
appeal.

Respectfully submitted,

Allen Coffin

Encl.: 4/28/24 Zillow Estimate for 330 Hickory Street
4/28/24 Zillow Estimate of annual price increase in 55811 ZIP code
Worksheet of Comparables as found on the Internet
Worksheet of Comparables as found on Assessor’s Sales Book





M Gma iE Al Coffin <alcoffin1@gmail.com>

Your Home Report for 330 Hickory St - Zestimate and Neighborhood Updates

1 message

Zillow <my-home@mail.zillow.com> Sun, Apr 28, 2024 at 10:40 AM
To: alcoffin1@gmail.com

2 Zillow

Zestimate: $369,500 +

330 Hickory St, Duluth, MN
2 bd, 2 ba, 1,389 sqft
@ Off market

Median Neighborhood Zestimate

1





2 Zi“OW Sign In

Enter acityorzipcode Q United States > Minnesota > Saint Louis County > 55811

55811 Home Values
$319,740

+5.3% 1-yr
The average 55811 home value is $319,740, up 5.3%

over the past year and goes to pending in around 19
days.

What is the Zillow Home Values Index?

Zillow Home Value Index (ZHVI), built from the ground up by measuring monthly changes in property level Zestimates,
captures both the level and home values across a wide variety of geographies and housing types.

Learn more about the Zillow Home Value Index
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Comparables Within Maple Ridge Townhome Community Since 02/1¢ AHC-5/4/24
Found On the Assessor' Sales Book for Bluffs Ridge Ct, Maple Ridge, Wildwood Drive

Average
Price per
Sq. Ft.
Sale Sale Square  Price per Inrecent
Date Address Price Footage Sq.Ft. 11 months
September, 2023 1148 Como Ave. S 480,000.00 1839 $261.01 $ 266.52
August, 2023 * 1204 Butternut Ave. $ 525,000.00 1554 $337.84 $§ 266.52
July, 2023 1151 Como Ave. $ 421,000.00 1661 $253.46 $ 266.52
July, 2023 346 Hickory St. $ 371,000.00 1281 $289.62 S 266.52
July, 2023 1137 Como Ave. S 405,000.00 1619 $250.15 $ 266.52
May, 2023 1220 Como Ave. S 539,000.00 1884 $286.09 S 1266.52
February, 2023 350 Hickory St. S 316,700.00 1379 $229.66 S 266.52
December, 2022 331 Hickory St. $ 384,000.00 1534 $250.33 $ 266.52
November, 2022 ** 328 Hickory St. $ 337,000.00 1401 $240.54 $ 266.52

* Internet lists this property square footage as 2654

** Roofmate to subject property. Same floor plan with a 4-season porch added.






