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May 9, 2024 Transmitted Via Email  
 Clerks@DuluthMN.gov 
 
City of Duluth 
Attn: City Clerk's Office 
411 W. 1st Street 
Room 318 
Duluth, MN  55802 
 

RE: Appeal of Spirit Cove Homeowners Association 
 Our File No.: 08-003(005) 

 
 
Dear Clerk Johnson: 
 
My office represents the Spirit Cove Homeowners Association (“HOA”).  
 
On behalf of the HOA, I am submitting its Record of Appeal to the City of Duluth Local Board of Appeal 
& Equalization for its review and consideration.  
 
I plan to appear on behalf of the HOA to explain its position that the estimated market value of each of the 
appealed parcels is greater than the property’s actual value on the open market.  
 
Should you or the Board have any questions, comments or concerns regarding the enclosed Appeal, please 
do not hesitate to contact me.  
 
I look forward to resolving this matter.   
 
Sincerely, 
 
 
 
 
Gunnar B. Johnson 
GBJ/adk  
 
cc: Client  
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Appeal Number: ______   ID: ______________________  Received by: ____________________ 

(above is for City staff use only) 

RECORD OF APPEAL TO CITY OF DULUTH LOCAL BOARD OF APPEAL & EQUALIZATION 

This  form will be accepted as a written appeal by City  Staff, and  you will be given equal  consideration 

by the Board.   This  form must be  received by  the City of Duluth Clerk's Office by 4:00 PM on Friday, 
May 10, 2024. 

Parcel Code(s):  __________________________________________________________________________ 

Property Address (if applicable): ____________________________________________________________ 

Name:  ____________________________________  Daytime Phone: _____________________________ 

E‐mail Address:   _________________________________________________________________________ 

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

1. 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. 

This Board of appeal and equalization is to hear your appeal regarding the above issues ONLY, and cannot make any 

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. 

‐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  

City Clerk:    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. 



 

 
 

 

 
 

 
 

 
 

 

 







 
 

 
 

 
  

  
  

  
  

  
  

  
  
  

  
  

  
  
  

  
  

  
  
  

  
  
  

  
  

 
 

 
 

 



   

 
 

      
       
       
 

     
       
 

      
 

     
 

      
 

     
 

     
 

     
 

    
 

 
    
    
    
 

 
      
      
      
 
  



   

 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
  



   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
  



   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  



   

 
 
 

 
 

 
 
 

 
 

  
 

 
  
 

 
 

 
 
 

 
 
  
 

 
 
  
 

 
  



   

 
 
 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 
 

 
  



   

 
 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 
 

 
 

PROPERTY RIGHTS APPRAISED 
 
 The Property Rights Appraised consist of a fee simple estate.  Fee simple is defined as the 
absolute ownership unencumbered by any other interest or estate, subject to the limitations of 
eminent domain, escheat, police power and taxation. 
 

ENVIRONMENTAL DISCLAIMER 
 
 The value estimate in this report is based on the assumption that the property is not 
negatively affected by the existence of hazardous substances or detrimental environmental 
conditions.  The appraisers are not experts in the identification of hazardous substances or 

routine inspection of and inquiries about the subject property did not develop any information that 
indicated any hazardous substances or detrimental environmental conditions which would affect 
the property negatively.  It is possible that tests and inspection made by a qualified hazardous 
substance and environmental expert would reveal the existence of hazardous materials and 
environmental conditions on or around the property that would negatively affect its value.  Thus, 
no responsibility is assumed for any such conditions, or for any expertise or engineering 
knowledge required to discover them. 
  



   

REAL ESTATE & TAX ASSESSMENT DATA 
 
 

 
 

Parcel Land Improvements Total Revised* 
010-4055-00300 $  96,100 N/A $  96,100 $  57,100 
010-4055-00310 $  59,700 N/A $  59,700 $  32,200 
010-4055-00320 $  56,300 N/A $  56,300 $  30,100 

     
 $212,100 N/A $212,100 $119,400 

 
 

 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  



   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



   

 
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



   

 
 
 

 
 

 
 

 

 
 

 

 

 
 
 

 
 
 

 
 

 
 

 



   

 
 

 
 
 

 
 
  
 

   
   
   

   
   

 
 

 
 

 
 
 

 
 
 



   

 
 
 

 
 
 

 
 

 
 
 

 
 
 

 
  



   

 

 
 

      
      
      

      
 
 

 
 
  



   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

  
  
 

  
 

  
 

  
 

  
 

  
 

  
 

  
 

  
 

 

 
 
  



   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

  
  
 

  
 

  
 

  
 

  
 

  
 

  
 

  
 

  
 

 

 
 
  



   

 

 
 
 

 
 
 

 
 

     
     
     

     
     
     
     
     
     

     
     

     
     
     
     

 
 
 



   

 
 
 

 
 
 

 
 
 

 
 
 

 
 
 

 
 

   
   
   

   
   

 
  



   

 
 
 

 
 

 
 

 
 

 
 
 

 
 

    
    
    

    
    

 
 
 

 
 
  
 

    
    

    
    
    

    
 

 
 

 
  



   

 

 
  





   

 
 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 
 

  



   

 
 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 
 



   

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 
 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

  



   

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

 
 

 

 
 

 

 
 

 
 

 
 

 
 

 
  



   

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 
 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 



   

 
 
 
 
  

 



   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


	2024-05-09, Ltr to City of Duluth, Appeal Transmittal
	Record of Appeal to City of Duluth Local Board of Appea and Equalization
	Appraisal

	Appeal Number: 
	ID: 
	Received by: 
	Parcel Codes: 010-4055-00300; 010-4055-00310; 010-4055-00320
	Property Address if applicable: xxxx E. Spirit Cove Drive, Duluth, MN 55807
	Name: Gunnar B. Johnson, Attorney
	Daytime Phone: 218-625-8463
	Email Address: gjohnson@overomlaw.com
	Text1: The above-captioned parcels, namely 010-4055-00300; 010-4055-00310; 010-4055-00320, (collectively “Parcels”) are classified as unimproved residential real estate and were recently reassessed to the following values:
 
010-4055-00300: $7,400.00 to $96,100.00
010-4055-00310: $6,700.00 to $59,700.00
010-4055-00320: $7,800.00 to $56,300.00 
 
The Parcels are unbuildable and are essentially a City trail (the Waabizheshikana a/k/a Marten Trail). 
 
	Appeal Text 2: An appraisal (“Appraisal”) by Twin Ports Appraisals dated January 2, 2024, a copy of which is enclosed, reflects the following values:

010-4055-00300: $11,000.00
010-4055-00310: $10,000.00
010-4055-00320: $9,800.00

The Spirit Cove Homeowners Association (“HOA”) requests the Board of Appeal and Equalization to reduce the assessed value to the Parcels to the amount set forth in the Appraisal. Attorney Gunnar B. Johnson of Overom Law will appear on behalf of the HOA at the hearing.  



