
RESOLUTION NO. 080315-02
CITY OF WAITE PARK

A RESOLUTION AUTHORIZING THE CITY ATTORNEY
TO MAKE AN OFFER TO ANGELINE A. GILLITZER FOR THE

PURCHASE OF PROPERTY FOR RIGHT OF WAY AND EASEMENTS IN
CONNECTION WITH THE EXTENSION OF 17T" AVENUE SOUTH CONSISTENT

WITH MIKE AMO'S UPDATED AND AMENDED APPRAISAL WRITTEN IN JULY OF
2015 WHICH HAS AN EFFECTIVE DATE OF MAY 4, 2015, AND IN THE EVENT

SAID OFFER IS ACCEPTED, AUTHORIZING THE CITY ATTORNEY TO NEGOTIATE
A PURCHASE AND SALE AGREEMENT AND TO DIRECT THE MAYOR AND CITY
ADMINISTRATOR TO EXECUTE THE PURCHASE AND SALE AGREEMENT AND

ANY DOCUMENTS NECESSARY TO EFFECTUATE THIS PURCHASE

WHEREAS, the City of Waite Park, Minnesota, is engaged in a project for the extension of 17
tH

Avenue South located within the City (the "Project'); and

WHEREAS, by previous Resolution No. 050415-05, the City authorized the City Attorney to
proceed with an eminent domain action pursuant to the authority under Minn. Stat. Chapter 117, including
the "quick-take" procedures under Minn. Stat. §117.042 against Angeline A. Giliitzer the owner of property
located at 511 17th Avenue South, in the City of Waite Park, Minnesota, regarding a partial acquisition of
property more particularly described in Exhibit "A" attached hereto, for right of way and permanent
drainage and utility easements in connection with the extension of 17th Avenue South. In addition, the
City authorized the City Attorney to continue to negotiate with the owner for the purchase of said property.

WHEREAS, the City desires to make an offer to Angeline A. Gillitzer for the purchase of property
and easements consistent with Mike Amo's updated and amended appraisal written in July of 2015 which
has an effective appraisal date of May 4, 2015, in the amount of $18,417. A copy of said updated and
amended appraisal is attached hereto as Exhibit "B."

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF WAITE PARK,
MINNESOTA, AS FOLLOWS:

1. The City Attorney is authorized to make an offer to Angeline A. Gillitzer for the purchase
of property and easements consistent with Mike Amo's updated and amended appraisal written in July of
2015 which has an effective appraisal date of May 4, 2015, in the amount of $18,417.

2. In the event said offer is accepted, the City Attorney is authorized to negotiate a
Purchase and Sale Agreement and the Mayor and City Administrator are hereby directed to execute said
Purchase and Sale Agreement and any documents necessary to effectuate this purchase.

Adopted by the City Council this 3~d day of August, 2015.

5haunna,Johnson
~,;ty Administr~tor~ erk-1-reasurer

~~ ~~'~
F~ic and E. Miller
Mayor



ACTION ON THIS RESOLUTION:
Motion for adoption: Member Theisen
Seconded by: Member Linquist
Voted in favor of: Mayor Miller, Members Linguist, Schulz, Theisen
Voted against: None
Absent: Member Schneider
Resolution Approved.

CERTIFICATE OF CITY ADMINISTRATOR-CLERK-TREASURER

I, the undersigned duly appointed and acting City Administrator-Clerk-Treasurer for the City of
Waite Park, do hereby certify that the attached and foregoing Resolution was duly adopted by the Waite
Park City Council at a duly authorized meeting held on August 3, 2015.

-~ r;"v
Shaunna Johns~o~
City Administrator- Jerk-Treasurer



EXHIBIT A

Parcel 4 (SE %4 of SE %4) Section 18,
AND
Parcel 4 (NE'/4 of NE'/4) Section 19,
Owner: Angeline A. Gillitzer

Township124 North, Range 28 West

Township 124 North, Range 28 West

FEE ACQUISITION

All of the following:

That part of the Southeast Quarter of the Southeast Quarter of Section
18, Township 124 North, Range 28 West, shown as Parcel 4 on WAITE
PARK RIGHT OF WAY PLAT NUMBER 5,

containing 6,902 square feet, more or less.

AND

All of the following:

That part of the Northeast Quarter of the Northeast Quarter of Section
19, Township 124 North, Range 28 West, shown as Parcel 4 on WAITE
PARK RIGHT OF WAY PLAT NUMBER 5,

containing 3,541 square feet, more or less.

PERMANENT DRAINAGE AND UTILITY
EASEMENT ACQUISITION

All of the following:

That part of the Southeast Quarter of the Southeast Quarter of Section
18, Township 124 North, Range 28 West, shown as Parcel 4 on WAITE
PARK RIGHT OF WAY PLAT NUMBER 5. A permanent easement for
drainage and utility purposes as shown on said plat as to said Parcel 4
by the permanent easement symbol,

containing 821 square feet, more or less.

AND

All of the following:

That part of the Northeast Quarter of the Northeast Quarter of Section
19, Township 124 North, Range 28 West, shown as Parcel 4 on WAITE
PARK RIGHT OF WAY PLAT NUMBER 5. A permanent easement for
drainage and utility purposes as shown on said plat as to said Parcel 4
by the permanent easement symbol,

containing 1,111 square feet, more or less.
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July 21, 2015

Gordon Hansmeier, Attorney at Law

1 1 7eh Avenue North

P.O. Box 1433

St. Claud, MN 56302

Re: Update (May 4, 2015 version) of the appraisal of the Angeline Gillitzer property before

and after roadway acquisition for 17th Avenue South; property located at 51 1 17th Avenue

South. Waite Park, Minnesota.

Dear Mr. Hansmeier:

As requested via email, I have completed ara appraisal amendment and update of the

Gillitzer home and site before and after a fee acquisition of land for the proposed 17th

Avenue South road improvement project. My updated and amended appraisal is

effective as of May 4, 201 5. Note that the original appraisal was completed after a

detailed inspection on July 19, 20i 2 and that during March of 201 S John Gustafson and

completed a new or current appraisal of this property. Due to changes to Plat S, I am

again updating my appraisal. During 20] 2 the property was inspected in the presence

of Dean and Angeline Gillitzer and John Gustafson, my assistant. We discussed the

extent of the acquisition with the Gillitzers during the property inspection. For this

update ar~d amendment, I performed an exterior inspection only.

This is an appraisal report which is presented in a narrative format. 1 basically wrote

over the original appraisal and utilized the before value which was estimated when John

Gustafson performed an analysis with current sale cornpar~bles on a horrie valuation

form. That analysis was completed during March of 2015. As this report is written in

July of 20i 5 and has an effective appraisal date of h~lay 4, 201 5, the value estimate is

retrospective in nature. Now, there has been a change to the area to be acquired, so

arr~ amending the March of 2015 report to bring it up to the new date of acquisition,

which is May 4, 201 S. I am also recognizing and estimating additional damages t~ the

property as a consequence of acquiring a larger area for right of way and permanent

easements as well as removal of two more trees frorrr the front of the site.



The reader is advised that there may be additional information in my file mernorandur~

which (ends support to my value estimates, bue the data which is directly pertinent to the

appraisal process is contain~c! within the covers of this appraisal report.

This is a partial acquisition from the site (1 .32 acre} which includes a home with

attached garage as wel( as a past-frame shed and workshop. The acquisition includes

10,443 0 of new right of way (versus 5,52 0 in my March of 201 S report) as well as a

perpetual drainage and utility easement containing 1,932 0 (versus 1,933 0 in my March

of 201 S report). I have utilized a "before and after" appraisal technique in this instance,

and have considered the three conventional methods ~f valuation to the property.

As a result ~f my investigations and analysis I have estimated the before value, after

vaEue and fee simple value of the acquisition as of ~iay 4, 2015, to be:

~ w •~ ;;

This appraisal is intended to meet the criteria within the Uniform Standards of

Professional Appraisal Practice as well as the requirements of the Code of Professional

Ethics and Standards of Professional Appraisal Practice of the Appraisal Instieute. Lastly,

this appraisal is subject to the Assumptions and Limiting Conditions which are contained

within this document.

If there are questions after yon have read the report in its entirety contact rne. Thank you

for the opportunity to complete an appraisal in this matter.

Sincerely,
0

Mike Amo, MAI

Real Estate Appraiser

Certified General Real Property Appraises #4000495

Expires ,4ugus~ 31, 201 3

valuearriaC>gmail.tom

3
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•.

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

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

The reported analyses, opinions, and canclusions are limited only by the reported assumptions and limiting
conditions, and is my personal, impartial, and unbiased professional analyses, opinions, and conclusions.

have no present or prospective interest in the property Yhat is the subject of this report, and no personal interest
with respect to the parties involved. I have performed no services, as an appraiser or in any other capacity,
regarding the property that is the subject of th(s report within the three-year period immediately preceding
acceptance of this assignment except for the original appraisal of this site and the aforementioned March of 2015
update of my July of 2012 report.

have no bias with respect to the property that is the subject 4f this. report or to the parties involved with this
assignment.

My engagement in this assignment was not contingent upon developing or reporting predetermined results.

My compensation for completing this assignment is not contingent upon the development or reporting of a
predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, the
attainment of a stipulated result, or the occurrence of a subsequent event d+redly related to the Intended use of
this appraisal

The appraisal was made and the appraisal report prepared using the format recommended by the Uniform
Appraisal Standards for Federal Land Acquisitions.

My analysis, opinions, and conclusions were developed, and this report has been prepared, in conformity with the
Appraisal Institute's Code of Professional Ethics and the Appraisal foundation's Uniform 5tandords of Professional
Appraisal Practice.

1 have made a personal inspection of the property that is the subject of this report. Dean and Angeline Gillitzer
were afforded an opportunity to accompany the appraisers on the property inspection and both accepted the
invitation by personally accompanying us during the inspection. The date of original inspection was~uly l4, 201 Z
which is also tMe date John Gustafson and I inspected the property and discussed the acquisition with Mrs, Gilliezer
and her son Dean. The first appraisal update was as of March 5, 201 5. A drive-by inspection was completed on
March 19, 2015. This amendment and update of the March of 2015 appraisal is effective as of May 4, 2015 and
was written on~uly 21, 201 5. At that time I drove to the site and walked the new right of way and observed the
engineer's stakes on the site. Due to the fact that the report is written on~uly 21, 2015 with an effective date of
May 4, 2105, this is a retrospective value estimate.

The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly
authorized representatives. The Appraisal Institute conducts a mandatory program of continuing education for its
designated members. i am considered to have my continuing education completed under this program and am
Certified through petember 31, 2018.

)ohn Gustafson provided significant professional assistance to the appraiser in the completion of this appraisal
analysis by selecting comparable residential safes and completing the resident(al appraisal form contained within
this report and which were used in March of 201 S for the update. Mr. Gustafson did not participate or assist in
completion of this May 4, 2015 amended and updated repott.

Estimated Value of Damages as of May 4, 2015: S1 x,417. Estimated Value before the acquisition: 5255,000.
Estimated Value after the acquisition: ~236,5~3. Portion of damages allocated to severance damage to land:
56~75Q

Mike Amo, MAi, CP,E July 21, 2015
Certified General Appraiser #4000495
Expires August 31, 2015

5



SUMN6ARY OF SALIENT FACTS AND CONCLUSIONS

. ~ •. ~ _ • •

COST METHOD, CONSIDERED, BUT NOT APPLIED:

SALES COMPARISON fVIETHOD, BEFORE ACQUISITiOId: $255,000

SALES COMPARISOtV METHOD, AFTER ACQUISITION: $236,583

INCOME METHOD, CONSIDERED BUT NOT APPLIED:

PART TAKEN AS PART OF THE WHOLE, LAND: $ 1 1,657

SEi/ERANCE DAiMAGE'ft~ FLORA AND SITE IMPROVEMEfVTS: $ 6,750

TOTAL DAMAGES, ACQUISITIONS AND FLORA/SITE IMPROVEMENTS: $ 18,417

Identity of the SubJect: The subject of this appraisal is the horvie and site which is located

at S 1 1 17th Avenue South, within the City of Waite Park, Stearns County, Minnesota.

Effeetive Date of Value: The property is appraised as of May 4, 2015. On )uly 19, 2012,

we viewed the site and improvements and met with Angeline and Dean Gillitzer at the

property. This appraisal amended and updated report was written on July 21 , 2015 with an

effective date of May 4, 2015, so this is a retrospective value estimate.

Highest and Best Use=Existing: The estimated Highest and Best Use existing before the

acquisitions, as if vacant and as improved, is for use as a custom single family residence

and site.

Highest and Best Use Reflected in Appraisal: The estimated Highest and Best Use reflected

in the appraisal analysis after the acquisitions, as if vacant and as improved, is identical as

the highest and best use before the acquisitions-custom single family residential.

Description, Before Acquis6tions: Before the acquisition the property consists of a single

tract of land with a total area of 1.32 acres. The property contains a custom single family

home with attached garage and a detached post-frame garage and workshop. "fhe home

is in very good condition, is above average in quality and is occupied as the horn stead of

Angeline A. Gillitzer and has been for many years. In its current configuration the home fs

not visible from Highway #23 but is south of the Chad Geske residence on a secluded site

which is just west of an abandoned BNSF rata corridor and a deep, inactive granite quarry.



No public utilities are in p9aee o~ the site (but are adjacent as of the date of value} and

there is no natural gas or high speed Internet service. Electrical and telephony service are

above ground. ,4ccess is via a nevd street which runs to the edge of the Geske parcel, but

then terminates at a "private access° sign mn the Gillitzer properey. The site is sec6uded

and wooded as of July 21, 2015 and as of the date of appraisal which is May 4, 201 S.

Description, After ~cquisitionse After the acquisitions the home and garages on the parcel

will not be harreied as tFtey are are adequate distance from the new right of way. The home

will front towards new streets The overall parcel site wrill diminish by 10,443 square feet

due to acquisition of fee title for ne~v right of way. In addition, a perpetual drainage and

utility easement cor~taining 1,932 sq. ft. will be acquired from the east side of the site.

The right of way acquisition is (near in shape and is situated along the eastern edge of the

site where the new 17th Avenue South will be installed. The right of Wray will be placed

over existing Peony (3) bashes, three large, mature Burr Oaks, four mature Hydrangeas, a

twin-trunked birch tree and two young black walnut trees. The home will be 60° from the

ne+~ right of way line, 62' from the back of the new biturroinous trail and 81' from the r ev✓
curb and gutter. The new road will be a 40° wide urban section street with a 40 mile per

hour speed limit. The road wiU be approximately at the same elevation as the home. A

direct 26' wide access via a concrete apron will be provided to the praperty from 1 7th

Avenue as a part of the project. City water and sewer will be installed under the new

roadway as well as storm drains. New electrical and gas lines wil! be brought in during the

project as will high sped enternet wires. 1 estimate that there is no severance or

proximity damage to the home and garages due to these acquisitions. As of the date of

this appraisal amendment and update, the new road is not yet in place, but is planned for

cmnstruction during 201 5.

[3~scription of the ~eq~isitions: The acquisitions and remainder along with various maps

and photographs are shown within the body of this appraisal report. Mike Amo and John

Gustafson originally photographed the site on,uly 19, 2012, while the proposed right of

way aerial and taking sizes were presented to me by SEN during August of 2Q12. On

March 1 S, 2015 I re-photographed the horns ar~d nearby streets. On July 21, 20l 5

walked the right of way area and observed the lathe stakes which were labeled as "R01Ar".

7



LOCATION NiAP 1NAITE PARK CITY STEAR9~5 COUNTY, ~/IIIV~kSUTA
~ ~~

~ cR-ins ~
.. ~~ zo cxe~ ~+ ~ g +~~

p ~ ~~ Dr P ~4y~ 4+ 31

~ ,Rd ~ ~ 322nd St * 4 ~ ~ q°A' '~,

Rd ~ a 7ruu ~ ~~ z

`2 s a ~ ~ ~ p~ ,~ W'I~neyPerk ~ Y
31~h1 ~ D ~ ~ q~' eu c ~ ,_.... r~

a ~ ~ i5~y ~ N 19llf St PI168b91 N V .y ':
r 'o

Ro~J Rl~e Rd ~ A~ ~y 13Ht St,y, _,_ 13th $1 N •.

Fs St E a ,~ 1~h St N z ', ~ $~ y~ yF ':.
a j; . Bth S N ~:~ St~ (mud e m .

A ~ rn A8 ~~ 4th St NE d~lth Sl N a ~

~ ~ L 2nd'~t N ~' - --.. g. r~ `7J
t5 ,~~ ~ N , a

Dfv~n 5i t11st!e PSIk 
16 L 1s! ~ Dt ~st~

(ia`, o w+ Drv~~r, s ~ 
+7th ~ s

h St '1 si St S ~ ~ rt

Q ~ ~ S~ g ~ 2rt~ st 5 _ 2nq Sl g 
+~ 

m

~ ~ 
,. 
~ y ~ ~ Np: ~ ~m ~ .t ~i331 

t~h a~ ~ 7(
a 2901h AVe a9 ~ ~~ ~h Si SW 

'~ 
~"

~ N ~ ~ ~g1S i~$S '~

~° ~g8 ~ W2EA OF ROAC PROktT L ~ yMd 5t S ::
y

~ ~ ~ ~

~~~~~ ~a ~ o :,

~~ ~i4~1 ~~ 
.~ ~g' ~I

Get 1~ d 3~d St S 33rd St S

i.4

6^T

'.:~ ~ V.. {y~

;" 

~ ~ ~ry~ ~.y c~pM ~~yy ~y ~ "~,

4d5'V ~ ~~ 9{JIII Jl ~l ~.n'~LL Y4M11 21 S Q

Co i ht~ end P 1988-2006 ~tewsoR~~ oratlan andtor its su tiers. All ri hts reserved ~ ~~ ~~ °



~i~

m

b

m
c

a

Rd N 
_ . _ 

,,-- Omswn St ~, Di~sion Si 
`~ ~ .,

~ ~ i

Bardso~ ~ -- a~ s Q ~ ~ ~ m

3 a4 r i an d s~

tit S S ~ 
co ~ L

tim. 1st ~ S '~ ,~

oasis: ~a~s

~.~ ~d ~ s _ __ :.-_ _

~ ~~~_
ii: ~ 4

c
n

~3'i

~ S~ S

era sc s

anus

m
:~h St sw . - - - _._

7th S1 3_.m

-.-,w'_

rm st s _..

su~;~ s T _ u,
~, _
~~ m
~: ~~ns~s ..

m m-o a~

s -_"-

sue° v~
~"~~

-$

!6 ~icroso~CoraoraGon an6lor Hs suoc6ers. ~I ~ah~s reserrad

~' •i~ ~ ~:



"~~[t

~:

=s~

u ~'~

i~ e

~ YJ%

t,4a~

^~ ~'
{

a f

J ~r

1
1

L

9~
s -' ?

~.. l
e

a

-;~~5

~Y >' 
~:~~L 'X

t ~ : °y6n 
~~~n~

t ~ ~ } •' J

~~ ~ Y;{ x yZ:tw?t 
!~

qr Z«,,~ ; K~.~~g~ rR

r, ~„

'.. •Yx~' ~ mC~ ~ ~ Y

i ̀
:r'-5: .I!~' . u'

i ~. "(".'~ •~~"

s~ r~'~~ ~ c
A:6 ~ 'r

t~~ L~ r ~ C

'tom :.,_.. :Y}'?'; _~.d <3Z3 _

PARCEL '~ ~~• r,. :. ~ ; _:.~` --- ~ s:~~:~. ?~
J - V!; . , Via: R ~~.

•.i Y ~i. ~mt7.1lr~ ~~f' ~tl '71̀  e.'t' •~ ~ ~ ~

t~l., y =~ ~ 1 1" 1

tt• s ~ !! t~~ t
'' '.. '' ~ •rte 

1 a... ,1 li~ ~ r

'.~ i e ~.~ ~ G; - - ~' s

^~ " 'ice ~~ ~ _ o i+ :~

J. ~ - - - "~I ~.

~, ~ ~~

~ - ..~ . ~ ~ ' rl
i V..;i ~

~ ;~~

D

~I N ~ .

~ ~ '~ f E ~~

~.. 
• ~ ~ 

~
., . ' , e 

kl

1~



v~r~as ~e ~ tt~~ nw7e~te w~ ~anoure~ a ~ rep

~{ ~ ~ ~ ~ ~ ~ f t 1
Y ~ t > ~} P- t Y ~ 1}~.. i

'fir ~: ~ ~~ s ~ . ~ 
`~~ ~ 

`,;

x e. ~ 

F ! ? k y~Kc. 1f ~ ~

.~ ~~ ~~ y~ is

T 4 ~ 4 `

~ Yl i~ ~J 1

~ ~. r - ,,... 1r
3 M g

'k ~ ♦ J I _

1 t '~. h r

r; t 7. 
.~ a

~, ANG~Y~. A G~L1T~t~~ ~~ , ~ - .. ~-
w ,~~~~ ~ ,~ _ ~ ~ ~ ,t~~r ~ ; ~ g ~~ }

ti F

a _ y~~~

w ̀:~H ~ ~ v
~:' ~ ~' a ~ ~4 ~ ~ ~ ~

F ~ 4 ~ ~ ~
e ~ i`::

~ ~ ~y ~ a ~~ z ~ r ~' -s ' ~;~ e ~ ; e -

<< i

cat ~s ~ it ~_ #~ E
w y' i i t: ti

s 3 z' ' ̀ -,., ~ ~ t ti°~

~ ,' i ~ ~Q

~ ' , ~:v~~t3,, 1 S~lltl (M,SJ~.1Q~ 
Er,~t.w

~ r , L~r.;"- _"` 
~~, R, ~ ,~ sr. ~ DAiE: 

PAi~S, NiIfdA9FT~ 
~t

•-



12



~. ~ 'r''
1 '' ''r~ , e~-~ ' ~,:~b 

w.. f

r' ~ ~~ ~ ~ y. ~ti ~~ ~b9 ~ ~~

4'+ 'h , ~

~.~~~, I P

i ~ .,L V IoLJ ~f 1 ~ ~ / 4 ~

f i~ ~ 1d t i ~` i i ~~a i~ i ~ H ' s• ,

~~y ,~~ ~ i

i ~, ~ r
~ j_ ; y-_ `~. y ~ ~~

♦ d ~~ 1~ j 'mac:~ ~ ~§ o ~
--- ~ r̀ ~ -. r9

itie tii s 
I 1 Fe

.'~, ' r'
q -~- +' ~ ~ ̀~'3~'

i~d . ~-~

~4~~lJISITiO(V FR~~ ~ILLITZER P~UPER1`1' PER ftE~~f~~E~ h~tGhi~~~Y ~f.f~T" S

13



4. '~ • - -.~ ' 
y ''- l-'; . .~. - _ m t ,fir ~ ta ~. ~ .- ~ . ~* -T-- ...

~. 4 ~ ~ may, ~ ig i ~~+.~ 
.,: ~~~:. ;

~ ~ ̀  ~',~. ~ ' i - ~ ~ ~`P- g~~ - ' -- ~ ~;~ 5 ~~ t~ ~ ~ -tom,
,, ~'a'~ ~ ~i ~'} ~ ~tJ

_ e. 'rte' ,~ ~', y- ~ i "~ ~~ ~.r~ _ ! ~'1. ~ ~~y~
~ ~ `-'tip i ~ ~ ~r _ ti ~ r

l ~ r

x' ~ }.

~ }~ -- - ~'

14



This appraisal is made subject to the following limiting conditions and assumptions:

1. Unless specifically stated otherwise in the report, the appraisal is made in fee simple, assuming a marketable

title. No title search has been made and the appraiser assumes no responsibility for the quality of the title or for other

matters which are legal in nature.

2. The appraiser has made no survey, and appraisal sketches furnished are designed to show approximate

dimensions and are only intended to aid in visualization of the property, No scaling of any dimensions not shown on

sketches should be attempted.

3. Disclosure of the contents of the appraisal report is governed by the By-Laws of the Appraisal Institute.

"That neither all, nor any part of the content of the report, or copy thereof, (including the conclusion of value,

identity of the appraiser, reference to the designation, or the Appraisal Institute) shall be used by anyone other than the

client specified in the repore, or mortgagees, consultants, governmental bodies, commissions, courts, and professional

appraisal organizations, without the express consent of the appraiser, nor shall it be conveyed by anyone to the public

through the various news media ac public re{aeeons media, without ehe express consene of the appraiser".

4. information furnished by others, including legal and public record data, is assumed eo be valid, but is not

guaranteed by the appraiser.

5. By reason of the appraisal, fhe appraiser is not committed to give testimony in court or appear before any

commission or other review panel unless ether arrangements are made for such appearance.

6. The allocation of value between land and improvements applies only under the existing program of

utilization. The separate values for land and improvements are not valid if used in conjunction with any other appraisal or in

any other actual or proposed program of use for the subject property.

7. The value estimate measures the most probable price for the property, but no guarantee as to future price is

implied or warranted.

8. The fee for this appraisal is far appraisal services rendered and is not contingent upon the value reported nor

upon the use to which the report is put, and is due upon receipt. Acceptance of the report is taken to imply ypur agreement

to pay the fee promptly, unless other payment agreements have been_agreed upon.

9. Unless otherwise stated in this repore, the existence of hazardous materials, which may or may not be present

on this property, was not observed by the appraiser. The appraiser has no knowledge of the exiseence of such materials and

is not qualified to deeect such subseances. The value is predicated upon ehe assumption that there is no contamination on or

in the property that would cause a loss in value. No responsibility is assumed for such condition, or for any expertise or

engineering knowledge required to discover them. The client is urged to retain an expert eo compleee an environmental

assessment prior to purci~asing or financing this property..

10. You are further advised that an appraisal is an opinion and it does not constituee a guarantee that the property

will sef! for the appraised value. Property management, differing motivations of buyers and sellers, salesmanship,

information which may or may not be presented to the buyer and the differences in the vday a propetty is presented may

change the price dramatically. This appraisal represents my opinion of value based upon the facks known to me on the date

of the appraisal
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SCOPE OF Nl~RlC

Intended User/Use: The Appraisal Problem:

This appraisal is completed with the intention of estimating the market value of the

subject property before and after acquisition of right of way by Waite Park City as a part

of the proposed 1 7th Avenue South roadway project. The City will be acquiring a

corridor of right of way from the Gillitzer site and the new road corridor will connect

Minnesota Highway #23 with CSAH #137 while building a new 17th Avenue South.

Currently, this avenue is completed to the neighbor's property and is scheduled to

proceed through Gillitzers' property during 2015. The total fee acquisition in this

instance consists of 10,443 square feet of new right of way and 1,933 square feet of

perpetual drainage and utility easement.

The intended users of this appraisal are the City of Waite Park; their legal counsel or

acquisition agent, It is possible that the City will authorize the property owner to possess

a copy of this updated appraisal report for purposes 4f review and negotiations.

The intended use of this report is to serve as a guide to the Market Value of the property

before and after the acquisition; to measure the just compensation due to the property

owner as a result of the acquisition..

John Gustafson and I originally viewed the site and home on July 19, 2012 when we met

with Mrs. Gillitzer and her son Dean at the property. Over the course of the next two

hours we discussed the extent of the acquisition and walked through the interior of the

property and toured the exterior while measuring and photographing the improvements.

After the inspection we examined the yard, access points, flora and fauna, site

improvements and surrounding uses. John Gustafson viewed the exterior again on

March 5, 2015 and Mike Amo made astreet-side inspection on March 19, 201 5 and

again on)uly 21, 2015.

After the viewing the appraisal process vacs commenced by examining the neighborhood

and overall trends in the single family marketplace. Research into sales, rents, value

trends and all of the typical factors which play a role in the appraisal process was

completed. I resumed the valuation process and considered all three of the conventional

methods of valuation before and after the acquisition and in the final analysis completed

the Sales Method of valuation. The subject is basically a residential single family

dwelling which is owner occupied. It is an above average quality custom home which is



in very good condition. It is likely that this horse vviil amain ire use as a single family

dwwelling for the next few decades i~ spite of being pBaced within a cornrnercial zoning

classification.

In this appraisal problem I vvilP be valuing {v~ith the assistance of)~hn Gustafson) the

home and site before and after the acquisitions. l"he difference between the two values

will constituee the damages incurred as a result of this acquisition. As there is very little

time elapsed between our March of 2015 appraisal and this amended appraisal dated

Nfay ~ 2015, the corr~parabl~ sales and value analysis which vvas completed in f~ar~h of

201 5 vuill be used for this analysis. ,john Gustafson did not assist me in completing this

May 4, 2015 amended anci updated report.

completed the Sales methoc6 before and after the acquisitions and arrived at a single

estimate of value for the subject both before and after acquisition and as of Pvlay 4,

2015. This appraisal report contains the bulk of the information and rationale utilized

to complete the vale estimates.

The method of reporting the valuation process will be co complete a narrative analysis

describing the property and process, supplemented by a form report with narrative

comments and explanations. John Gustafson has injected a f~rcv~ residential appraisal

report completed during March of 2015 by myself and John Gustafson into the body of

this narrative report. After completing the before value, !will complete an "after

acquisition" analysis which considers the subject home after the takings considering the

project ea~aseng the new presence of 17th ,4venue South. This second valuation phase is

where the after value and darr~ages are measured.

,_ 1.

The type of value sought is market value. fvlarket Va(ue i~ defined within the UASFL,~

yellow book, page 30, as follows:

"The amount in cash, or ~n terms reasonably equivaleng to casE~, for which in all

probability the property would have sold on the effective date ofi' the appraisal, after a

reasonable exposure fiime on the open competitive market, frorr~ a vuilli~g and reasonably

knowledgeable seller t~ a ~rvilling and reasonably knowiledgeable buyer, woth ~eith~r acing

under any compulsion t~ buy or se(I, giving due consideration to all available economic

uses of the property at the time of the appraisal."
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The subject property is appraised in a fee simple state. Fee simple estate is defined in 
T'heDittlonar~ofRea/Estat~Appraisal, Fourth Edition, paablished by the Appraisal
Institute, on page 1 13 as follows:

°;4bsalute ownership unencumhered by any other interest or estate, subject only to the
limitations imposed by the governrrtenta/powers of taxation, eminent domain, police
pova~er and escheat';

Effective Date of Appraisal•

The of#ective slate of value is May 4, 2015, which is the date of this amended appraisal
and damage estimate. The original appraisal was written during of August, 2012 and
when updated during N9arch of 2015 new comparable sales were uncovered and a new
analysis was completed. The before value arrived at during the Mareh of 201 S appraisal
is believed to be valid for this May 4, 2015 prospeetive value estimate.

Competency Statement:

USPAP requires the appraiser to possess the knowledge and experience to complete the
appraisal assignment competently or assaciate with someone who is competent.
believe that I possess the level of experience and competence to solve this appraisal
problem. Please refer to the Qua/i~tations ~ftheApprarserpage which is located at the
rear of this report to view details of rr►y qualifications.

As an introductory statement, I informs the reader that I have lived in this part of the
State for ail of my life, and within close proximity to St. Cloud for the past thirty-five
years. During the first three years of residency B was the St. Cloud City Assessor,
responsible for the valuation of III property in the City; including all of the homes,
apartments, industrial parks, manufacturing and warehouse facilities, retail stores,
banks, offices, retail malls, motels and restaurants. During the past thirty-two years
have practiced as an independent commercial and industrial appraiser within an eight
state area, concentrating on appraisal assignments in the Central Minnesota area.
During these past few decades 1 have appraised several properties near the subject,
including portions of the nearby Quarry Park, several of the properties in the adjacent
industrial park and many vacant sites in Waite Park and St. Cloud. I have participated in
dozens of appraisals for eminent domain actions and have testified in front of

~E-'~



condemnation commissioners on a few dozen occasions. ! am ~n+~(1 aware of the market

influences which affect this type of property and monitor the market on a continual basis

to hens my appraisal skills anci keep abreast of the real estate market.

~ ~~ s •

~ ~.~ ~: :.

-.:~ ~

The legal description of the property before the acquisition is taken from public tax

records; is af~breviated as follows on the public record:

_ _ _ _.

• a • t • ;: ,. , i

Flood Zone Consideration:

The site is not within a HUD identified floor zone. There is no history of flooding in this

area and no evidence that there are areas on the site which retain standing water. The

site is just west of a deep, idle granite quarry which holds water which is about thirty

feet below the ground level. Drainage on the sets appears to tie good and slopes down

to the south and west.

s ••

Inspectian of the siee perimeter does not reuse! the presence of encroachments, but i eon

not a surveyar and would advise any potential purchaser to have a survey completed on

this site prior to purehasong. I note. that there are common easements allowing

entrance of telephone and electricity which are typical in this part of the nation. The

normal and typicaE zoning requirements apply to the sa~bject and I do riot see evidence

of encroachm~ncs to the property.

i~]



AREA, ~IlY AIVD NEIGHBORHOOD DATA:

At this point in the appraisal I must clearly state that changes in this neighborhood

which are brought about by this road project must be disregarded in the appraisal. This

is a jurisdictional exception and is contrary to USPAP Standards Rule 1-4(fl, but is

required under the Federal Land Acquisition rules.

The subject is located in the city of Waite Park along the city's southwestern quarter and

near Quarry Park. Waite Park and the St. Cloud metro area enjoy a central location in

Minnesota with exceptional road access to Interstate 94 and US Highway i 0. The area

straddles the Mississippi River and occupies territory in Stearns, Sherburne, and Benton

counties. The area is well suited and attractive for conducting business on a local,

regional and national level.

The residential real estate market has been on a roller coaster ride over the past 25

years. Prices rose year after year until both the national and local residential reap estate

markets entered a downward spiral in early 2006. The market failed to find a bottom

until late 2011. That five year decline was detrimental to many families who were

struggling to keep mortgage payments current on their relatively hagh interest rate

loans. 9n many cases, homeowners simply "walked" away from their debt obligations

adding to the problem by contributing to the housing supply. The following graph is a

long term price index for Minneapolis published by Case-Shiller. It represents a fall of

approximately 30% of value from peak to trough. Locally, there is broad agreement that

single far»ily prices have generally declined anywhere from 30% to 40%since the peak of

early ZOd6 until late 201 1 in the St. Cloud area and are now on a slow incline. Current

prices are believed to be back to the 2003 and 2004 levels.

,, ~ ~.
t'e ~:, q'~i'~ ~ ~ ~~',,
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i~aite Park and S~. Cloud are part of the St. C6a~d Metropolitan Statistical ~r~a (M5~4). The

following graph illustrates a ZO%upward change in median price for r~side~eial sales

aver the last three years in the St. Cloud MSA.

Economically the area has proven very resilient. The St. Cloud MSA had a December,

2014 labor forte of 109,737 out of a 2010 population of 201,093 people.

Another economic indicator te~tarr~ent t~ the resilience of the St. C(oud area is the

unemplayrrr~erot rate. St. Cfouc! City had a,J~ane, 201 5 unemployment rate of 4.8%. As

can be seen on the following chart, this rate has been trending lower since late 2009.

The rate is significantly lower than the national rate of 5.5% as of February, 201 5.

Fortunately, these positive trends have cor~tributed to a reversal in local residential real

estate prices.
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Thy St. Cloud regiaro is well poiser! for a bright future based on the area's growth in

population and infrastructure built ever the last 30 years. This notion is reinforced by

the continuatian of public development.

For more specific information on the region or additional area demographics, the St.

Cloud Area Economic Development Authority provides a wealth of data that can be

accessed csnline. The address for the St. Cloud EDA is

ht~ : ~`,'~i.s~c~c~~€~.~~r~.a~s~252'Ecc~r~~r~i€:~-dev~lo ~~nt~~utttc~rit f

Tie St. Cloud cammunity is tightly segmented by neighborhoods thanks to the presence

of geographical barriers. This I~ads to a sense og unity, and encourages residents to



become familiar with their neighbors. The larger neighborhood boundary for the subject

begins at the Sauk River north of Rockville (southwest corner), then north and east along

the Sauk River to County Road 75, then east along County Road 75/Division Street and

continuing east to the Mississippi Riuer, then south to Johnson Creek and along the

creek to County Road 136 continuing west on County Road 136 to County Road 47 west

to the point of beginning. This is an established mixed use area comprising the entire

south St. Cloud/Waite Park urban and fringe area, all within Stearns County.
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The immediate neighborhood uses are predominately heavy and light industrial, multi-

family and single family residential and agricultural uses, especially west of Quarry Park.

There are also scattered commercial users nearby. Development density increases as one

travels east of the subject° This coineid~s with the availability of city sewer and water

which is currently not available to the subject. Over the last 25 years there has been

significant single family residential development beginning a half mile southeast of the

subject and continuing over to T.H. 1 5 and south along Granite View Road. The western

portion of the neighborhood is eompris~d of largely undeveloped agricultural parcels,

the large Meridian stone quarry, light irodustrial businesses in rural industrial parks, a

mobile home court and wooded park lands.

Quarry Park and Nature Preserve is a short distance south of the subject and notable as

it is a regional park of 643 acres owned by Stearns County. This preserve is a

community treasure featuring oak woodland, prairie, bluff lands, rock outcroppings and
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granite quarries. The DNR notes this mix s€~pports rare birds and orchids and forms the

most significant remaining exampEe of the granite bedrock community i~ central

Minnesata. According to Robert Sis, a local hist~ria~, the railway which is adjacent to

the subject once served 28 granite quarries which are situated in the neighborhood.

As can be seen on the following 2013 traffic mad clip, traffic is relatively along Highway

23 in this vicinity. Although Highway 23 is within a few hundred yards of the subject,

visibility to the ~ilfitzer home is blocked tsy vegetation. Secondly, the shallov~ depth to

bedrock ire the subject area and the previous lactic of city water anc! sewer has been a

development barrier in the past. As a cansequence, although the subject is zoned for

commercial use, there has nat been demar~d for commercial land this far removed from

the highway with lirniteci visibility and no city services or access roads.
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FIVE YE~4R PROPERTY SALES HISTORY, USE HISTORY:

This site has been under the ownership of Angeline A. Gillitzer since 1995, when

Angeline and Delbert (deceased) built the home on this site. No sales or transfers of this

property have occurred during the past five years and the property is not listed for sale

at this time.

A5SESSED VALUE AND PROPERTY TAX DATA:

According to City tax records the subject has a property tax identification and history as

follows:

Owner of Record:

Angeline A. Gillitzer

51 1 17~h Avenue South

Waite Park, MN 56387

Property Taxes Payable 201 5: $2,684, Residential Homestead

Assessor's 201 S Market Value Estimate: $217,200

r• ~.

The parcel is within the B-2, General Commercial Zone classification. The ordinance is

partially presented on the following pages.
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~~etiot~ X2.27. ~-2 ~'oat~at~ed•ciul/~ene~•:~1 ~easiet~ss DisQeir@.

SuEsct_ 1. v~teut_ Tl~e B-2 General Bitsi~ess District pgovides spacz fbr coiieeutrated
several business and counizercial activities or eenira! business district at lueaaions ~~~i~ere the
iiiteractiou l~et~+~eeu tliose actevities can U~ maYiuuzed wiri~ uiiniuial infrin$emeut on residential
neigl~bari~oods. This district is suitaUle for areas guided to ~eueral cotFuuercial:'busiuess iu the
C:ouaprel~en~i~'e Piaii.

~eel~cl_ 2. Permitted Lses. Tl~e folioiviue uses shall Ue I~enuitted ~vial~in tl~e B-2 General
Busis~css District:

A. Retail shopping uses -stores and shops selling household goods over a cottuter rn
selleug persoaiTl seil~ices. Ltcliodeci Ta'e stoaes selling autic~ues, ail and school
sut~plies, auto accessories ancfi installation ~vheii ~~itEiin a completely enclosed
b~dildiiag, U7k:ery goods. Uicycles. txriilding u~aterials thae ale ~Lithiu coiiipleeei~~
euclnsed buildiiig~, caud~~, cauaera and photographic supplies_ cupets and rugs,
diiva and ~lassivare, clotl~iaag and coshui~es, ctiy goods, fonds. electrir end
household ap~liauces. fiu~~iture, flu• goods, garden supplies (~~ear-aroiuid
operation onl}~ afid ~~>heu completel~~ enclosed iii fl building). hardwaa-e. hobU~~
supplies, jetveh-y, leaeher goods and le`ggAge. Class I and Class Ii motor ~~el~icle,
fatal equipment acid moat sates that ~~e withiaa n completer}~ enclosed builduig,
ixausical iatstnutaents, office supplies, paint and tivallpaper, records. shoes, sportuig
goods. toUacco goods, and toys. Inchecied are tl~e follo~~iug pexsouat services:
licensed therapeutic uaassage enterprises. barber slops, beauty slops, laundries
and d~~~ cleaning, photography studios, picnue framing, locksiiutl~ slops. and
repay iiacidautal to sate of goods listed abo~>e.

B. Backs anti faeaaagcial instiriatio'is.

C. Medacal, optacal acid dental offices a:id lava~atories.

D. Hospitals, satiiYariauais ~d rest Domes.

E. Class I and C11ss II restaurants, except drive tluus.

F. OY~ices, business and paofessioual.

G. Public and puUlic tatility uses.
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H. Ta•a~~el bua•eaus. ts~aaisp~rtatic~u. and ticket o#3fices.

I. Theaters, except dii`~e-in.

J. Freestandins da}' care facilities.

K. Minor automoti~~e repair• and access~~iv sales

L. Business or trade sclioml.

IVI. Cabinet acid ca 'pentay shops, electrical service. laeati~i~Z, ~luinbing, soft «~aee~•
service. iipliolsreiy or air conditioi~iizg service shop.

N. Coin and collectors shop.

O. Co'iveiaieuce store ti~itl~out fiiel facilities.

P. Department, discount or ¢eneral iuercliandise store.

Q. Class III resta~~rants.

R. On Aa~d o#~ sale liquor establaslna~ents.

S. Eiupla}nneiit agencies.

T. Frateaxial argatiizatioi~s. YA~CA, 1'~~'C'A.

U. A~orhiflries%crenaatoa~ivai~s.

V. ~4otels aiad Uotels.

Vd. Public Uuilduxgs and public uses.

Sued. 3. Conditiaual Uses. The follot~~ing uses require a coaiditional use peiYiut ~vithiai
the B-2 Disn~ict:

t~.. t~niu~~l Hospitals.

B. Couiniercial x~ecreati~n sticl~ 1s uiiniattire golf courses. golf da~ii~i~ig a•ai~ges oa•
arches}~ i~auges aucl aanuseinei~i places of a couxuiercial »afore, iiicludiug bo~A-liiag
alleys, Uiiliai•d eiicl pool ioonts, sl:ati~1~ riail:s and traanpoline cea~ters, dance Balls.
Might c1uUs and chilci~~eaa auaiaseiareait ~arl~s. Uut nat adult uses c~i' sexu~ll}- oi•ient~d
establisliii~ents.

C. Car Barash.
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D. Coxit•euience stores aiid,'oi• tuotor fiteliii~ statio~a~ proti-ided:

1. Tti~ sul~.;ece p~o~e~t~r at~uts an iiat~rsectiou tt~~a ai-tei~ai sheets car aia aiYerial
and a collector sheet.

2. Tile sale of food itexaas is in coiupliauce «-itt~ state and rongaY~~ standards
aipd sut~ject to tl~e apprc~~=al of ~ Health Isis}»ctor ~t~izo sh111 pi-oti~ide
sg~ecific t~~i~itten sanitary requirenieaits for eacd~ )~z~oposed sale tocatiau.

3. Tlie appro~iauate area and location de~~ated to iron-atitouiotit~e
uiex~chaudise sales shall ve specified ui ~xeuerai tex~ius in ilia a~plicatioia.

4. \1o~or fuel facilities axe iaistalded in accordance ~~°rill state staaidagds.

5. Adecyuate space shall be proti.ided to access gas g~uaups and allo~~
xnaneiaverability c'il'OU[1CI tllf [~Ulll~)S. UI1CI21'~LE'GStYL2CI fllE"I St01'R~e Yc~ll~eS ~Y'C' YO

ve positioned to allow adequate access t~t~ iuotc~r fuel traus~~oi-ts and
iuiloading operatioais iiuuituize coaiflici ~vitl~ circtilatiuii, access aiad other
activities oil tlae site.

G. t~'l~ere~~er firer pbuups are to be installed, piunp islands suall be u~sYalled.

7. A protective cauop}~ located over il~e pi~uip islaud(s) may be an accessary
srilicture on the property however adequate 1'ISI~lIIt}~ UOtII 011 al1t~ Off Sltf
s~sall be inaintaiued_

8. An iutez7ial site pedestrian ciacu2atiou systetu shall be defined cud
appi'opi•iate ~Y•o~~isions made to protect such areas fi~oit~ enctoaclualeatts b}~
pai~~;ed cams or xixovi~~g vehicles.

E. Piatuied I~e~relopguents - busiiaess - itacludang but nor liiavted to, siaop~piug, ceaiters
end away expansion or e~iia~~ge~ueiat or stn►ctural cixaia~e in an ezistiaig shoppiiae
center.

F. Dii~~e tluu iestacnaaats pr c'<<idecl a traffic cixculatioia plan (pedesh~iail and
ti°ehiculai) is srrl~~i~i4ted ayici appra~~eci t~~~ Ylre City Council.

G. Coumierci~l pai-kiti;~ lots.

H. ~'liolesale Lnssiuesses, Uut not th~liolesale storage.

CIItU'CIl2S ~I1C~ I>i'it'r~tt SCIlOOIS. 1llCllif~111~ 11flilSIC ~Iltl ((~~11Ce SCP100IS, da}'-care
centea~s, aiac~ ni~seiies ~~~h~ii located ~a~itluu a cliurcla.

Se_gS
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J. Class i iuotar vehicle sales ~~~laen part of ~ planned develapiueiit piu•suavt to
Section 19.35.01 of this Code.

K. Class III uiotoa• vehicle sales.

L. Uses the C'it~• Council deteaxa~ines t~ be siuvlar iai nature to tl~e listed permitted
and conditi~ual ~is~s abo~~e and riot detx7uient7l to the City's general i~ealtl~ and
~~~elfare.

Su1~d. A. Interim Uses. Tl~e folior~•ine uses ire pein~itted sul~sec~ueut to il~e issuance of
azi interim use j~e~~aiit.

A. Oirtdoor seasop~al sales.

B. Exterior display-s uitendeci to persist for more than 641aotu's proti>icled:

1. EYterioi- displays do not interfere with ~ccessiliility to tiie principal
st~vchu-e.

2. Exterior displa}~s do not Ulock fare lanes.

3. Exterior ~lispla}~s do riot iiiterfei•e ~m•ith reglured I~arki~ig areas ai~dtor dri~~e
isles.

4. Exterior displa}~s da a~ot interfere ~~illi pedestrian traffic.

s. E~terios displays do aiot contain ldvertisin~.

G. E~teaior displays clo not create littea~/gai•b~ge.

7. Exterior displays are inaiutai~ied i» a neat manner.

8. Ilse display is coitiy~liai~t with other provisioa~s of this Orduiance.

C. Exterior.~0utdoor storage of materials unt~er Section S2.a9.1 l of this C7rdinanse.

SuLd. 5. perutitted Accesso~~~ Uses.

A. Off-strezt parking said loading areas this Orcduiance pex7iiits or requires.

B. C'l~ss II uioto~~ vehicle sales nccessoa~}~ to Class I aiiotox~ ̀ ~ehicle sales.

C'. Exterior displatirs intended to peasist fos• less than 24 l~ot~t~s provided;

1. Exterior dispia}~s do not utei•fea•e w~i41~ accessibilit}- ro the pi7i~cipal
s~itacriu~e.
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2. Exterior disg~tays do u~t t~ic~cd: fire laiaes.

3. Extexiox- dispia}'S (~O I1C7f lilt~lfE'1G \~ritla regiiiaed pa~~l~iiig areas a~aci%ot~ dY-i~>e
isles.

4. Ehtei~ior displays do not itieerfes~e ~vitu pedestrian ri-affic.

~. Ezterior displa,'s do riot cox2t~in ~~dvertisiug.

6. Exterior dis,~lays do ̀aot c~•eate litter/garbage.

7. Exterior d s~la~~s are fuaiutaiued iu a oast ~amiei~.

S. Tlae display is coit~pliryxit ~t~ith otl~el prop-isi~>iis of tYus Qrdinanc~.

D. ?~1n~or repair of ii~orc~r ~~ehicles aecesso~-y~ to C'tass I ~~ioto~ veiucle sales.

E. Si~p~s ~>ei tt~~ regt~irer~secits of toe Cite Code.

F. TemporaF~~ bt~ildir~~s foi~ co~sti~►ctioi~ ~~itiposes for a period riot to eAceed
constizsclioii.

Sobs$. G. Lot_ 1'arci. Hei,glit auci Area Regtiu'einetits for tii~ B-2 General BiYsiness
strict.

A. Lat ~re~: A~inin~iut~ lot size shall lie 3Q,OQ0 st~uare feet. ~~1iui~j~wn lot ~~~idtl~
shall be oue lztir~dred (1 UO} feet.

B. I~iiiii~n7it fi~oiitage oxp )~i~blic stet SO reel.

~~. Sefb~~cks:

I . Froijt }~arc~ s~tt~aek shall be tl~ic~tti~ (30) feet at tl~e be~i?din~ lire as tl~e
a~~era~e setback of sti~tc9ures on the adjacent lots.

2. Side yard setUacl~ sha][ be tau (1~) feet or tl~e a~~erage: side ti<<erd setbacl: of
#lie adjareut Tots, e~eepi t3~at the i~iia~iii~iuti s~:tbacl: seal! lic five (5) feet.
C'onier lots sll~lt h~~~e ln~a £font ~rard setbacks.

3. Rear ~~ard seYtiack sli~~l lie t~~~eig2~< (2~) teat of~ the lot dii'ectl}~ al~tits A
i~esid~ntial district tl~e setback shall b~ fifty° (SC1) fees.

9. 1~'ettaiids: I'ef~ Sectiosi 52.7 2. Sut~~l. 6~F).

D. z17~:~.iu~tu~ ~uildii~~ fiei~lit: T~~,~~ ('~) s£ories of rlfi~~y~ (3D) feef.
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This zone requires a minimum lot size of 30,000 square feet, a minimum width of 100

feefi and a front yard setback of 30 feet. After the acquisitions, the subject will be set

back 61 feet from the right of way, more than adequate to meet the ordinance and not

unusually close to the road compared to other homes in the Waite Park marketplace.

Single farr~iiy use is not a permitted use in the B-2 District, so the home and garages are

legal, non-conforming uses which appear to be grandfathered-in. The city indicates

that the residential use can continue unless the use is discontinued for one year. The

use would also be transferrable in a sale. I stated earlier that it is my opinion the home

does contribute significantly to the value o#the site and will very likely remain in use on

this lot as a single family home for the next few decades. Following is a map of the

zoning at the subject site.
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PRESENTATiO~ OF APP lSAL ~E~~RE ~lCQl11SITi~P~:

At this point in the appraisal process I will inject the form appraisal portion of the report

which includes some of the building description and site attributes of the subject before

the acquisitions and the building ~f the nearly pre~posed 17th Avenge South. ,~s this is a

good quality, c~astorr~ built single farr~6ly home mn a wooded tot, 1 ha~re estimated that the

highest vaEue would be achieved by continued use of the home as a eustom single family

dwelling until such time that the commercial rr~arket strengthens arad demand moves to

the subject site, causing conversion of the land to commercial development. At this

time, there is no visibility or improved access to achieve corr~mercia6 use. 1`hat

commercial use could only be accomplished when the street project is complete ar~d

demand increases substantially for vacant eommerctal land.

So the Gillitzer home and site will be valued ire the before and after instances using a

residential sales comparison method and cost method, utilizing the commonly applied

residential form report which will be generated by ,John Gustafson, reviewed by rr~~ and

inserted into the report. As rr~entioned o the form report vuas completed during March of

2015 and the before value as of day 4, 2015 is believed to be the same.
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Fbors Carpethiarda~a9 Reir~eratnr P Stairs FrepiaCe{sl # 7 Gas FP Woodsbveis~ #
W~115 Drywall RangPJO~n P DrDp Stair Pad From Patio
Trfm~'mish Oak Oispasal Scuttle ~ Oeck Com~gite
Bath Roor Cerarn~ Tfie Dishwasher ~ Doarn+ay Pordi Open Pach
Bath Wa~scoP Fiberglass Fag Fl~r fend
Doors Solid 4sk Microwave Meted Pool

Atltli~ona~ teatiaes: See eat~t~ comments.

Qesai~ tl~e condition of the prop~ty {including Physical, furzX~onal and eztemai obsolescence): See namaYi~e.

Garage ~otcars ( 8
Attach. 2
Detach.
8R-In
CaryoR
Driveway 6

Ad!&855 511 17th Ave S 309021st Avenue NE 32014 Novzmber Drive 5000 Cota~ty Rod 1~

W~te,P~rk, MN 56387 St Joseph, FRN St..losep9i, MN SL Auetat2, MN
Pro~rimity to SUbj~Ct A. i4 rtd~s MW 4.32 rtes NW 5.26 rtd~s SE
521e PACE $ _ _ S 2a5,44J - - - _ _ S 22o~ODQ _ g ~~ _
S3~eP~e/&LA $ lsgAt S 133,33/sgR L - -- - =___ S 136.14/sg.ft __ 5 133.18/sq.ft. _--- - ... .
Data. SDunlR(~. _ Inspection MLS 8 Ezi~rior.ir~sper~on MLS ~ E iw.insp~tron MLS 8.Ex0erfor InspeC6en
Vemicl $airCe(s) T~ Records 62 Days ai 64arkei 239. Days_w~ Market 257 Days on Market
VALUE ADJUSTMB~TS DESGRIPTI~ DESGRIPiION ; +~-~ S Adjusk DESCfiIPilOtd +(-) 5 Adpnt. DESCRIP110N +~•} ~ AdWst
S~ of f~~C~g VA Conventional Convarhbn~
Col~esSiDns _ Cms~ Cosis x7,380 None _ .. None -3....
Date of Salel~kne 4114 ~18,900 7113 +31,500 5/13 +45,6W

R9~ APPtl F~ SfmA~e Fee Sh~k Fee S~epk Fee $Irnple
lOpdon Suburban Shmlar Sirrolm' Slm~er
SNe 1.32 Acres t.ODAcres •3,~0.96Aaes +3,5005.OQAcres -~,
Mew WoodslCommerrlai Rnti~ -19,500 Residential -11,000 Res~entl~ -14,
Desf9n (Style).. , _ R~nbler 4 t.evei Sf~ SPr[EnuS' Ramb{er
QU8hly0fCOgSblxti0n A~ toGood.Oua~ty $IndlarQuaiity Sq~arAualtty SIr~I~~ualiiy
~f,: dii~~ ac'°~ ~~ 9tl~ ~J ~Q~E

ra1~S?~'is '`rd~'te ~QY>C- ~~1 '~DL~'! drs ~~~ ~'l.:'fF~ rs`.)58]'' F.~j [~" ~`s'XeJ ~ °~~* ~'3 -.fit ~`

183:€d°$ f~a' ~ F )[a~ z'~dn'S 8~°~ 16~ 3:+Ra ~~3s ide! 8:'ts flays

Eit:sg ~~'[g~ataa'Ult~~zt r;G3`3~'~@ ~o~2`'s t,f+°C~n •itit.~' 2tmf~~f dtf3~::
~'E~s~Pcs6$~~t~:i~d Cu i FRS Fai r~!e~ ~~[~:
~:df~ .t~` CIi:~ .Il"~+fJo"dYf1 'i ~N':~3. 9,? F+i'.~1 i. ~t'~ ~ F~'t̂ f.'u. ~4` F.S~i R °~!PS ;~ ~Cflk ~ ~$PI = l~E'.;

f_'tx~Rtll9€PP ~a~+~tiG<.4' 4tn:el"14p $rre~L~iy ~msa~L4~9V
It:7Yz;:AY_z+k~ 1~,b=':!+?9~ ~~~A.e'!`f ~,~h.5~-1•:~ r~p,'l~e•hpf
~1~,t~i ~~(g5~. ~'~f G'Fi~}s ... ~LCC,b:~ t4fif~yk +`t51i6d$!>.

G3+?3f'~.E~P` i ~ ;rF ~o6,2L3F.: 3• {;~ ~~a3t : GQWi ~ l:d'r SL~C!~d 1 i fiS+ i.p.~~ t> Lek:
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T'I L 141 1. I' ~~r~.:
Summary of Sales Comparison Approach see n~rative,

~ _

W

v~ue sake ~aon n a 2s3.000
My (E.S~fCh Cld ~d f1M fCYC218i1y Qtkt SdIBS Of lfBfiSfCfS 01 tltE SI~JEC~ D1S~Al' fOt 1hE t1~CC y83r5 OffOf ~ t11C C1fEC6VB d2k Of UdS 8~I215a1.
DeW SaQCe S : LS f Pubec RecoMs

tst Prbr Sub t Sakl~ransfer Analysis M sak/transter t~tay ~Na any current apreemerd of s Ling: NA
w D2te: t~br~e r~Udn last 3 }ears

Price:. NA_ .___
SOWCC s : ML lPub~c RecoMs

~dPrrorSub' Salelfransfer
Date
Price:
Sarre s
f~ST APPROACH TO VALUE it devei .The Cmi wat not develo for this a rats~l.
Proride ede~0a i~omn for rep~ation of tf~ toilowirp cost fi~aes ~i caicida8ais.

~PP~ la tle minion d site value (summan/ of mrnparebe land sales ~ otl~ rtce6~afs tw esl~aUoO site mlue): Sde v~ue based on market trends ~ recent lanai
sus k~ this mea. InWrtnabon provided ~ou~l rroJ ~ naiad t~pa~ bt tnsu(eble yam.

C5'RS~Tq N[FR~?1~:T1CkCu~. ~ii~i.~~C[F![P£ftCST~r~ C~aa~dC~~7C~rdd,J: -5 y~a:~
5a~~zl~~- ~a~n:~xs~;l~~xm:i~e~a:v. Gtlec.tt~+; :n~?5aj~r~Y n:tn ~S 9r~~
p.,~~~n6r~t.-r-s~lsts~~ie sr~z~ tnt'E~:dazca'rfldTs t~~h [U"C• b"~~r~+r 2.v'a_ ;~•a~1 u'~; ~:.~6 ^v a1~;t 
I'o:—~.crni?t~-~a,r.:rh~gtp5it~a~;s~a.D~~t6~'c:ra M1-~~:—.1~ eE-, f~u~`$Lb:~ ~ ~►~ ~ ~ e 1G ~= 6,~E!
c~~.~ar~~~~a:oP~a ~v~~o~~~~:~.~p,~,~~~a~~~~ ~~~;~:~„~.~ ~r~ +v~e~~~~~ ~ ~a ~ar~ ~ s •~a~ ~i a~_~,s
Fa;o~H sha~z~rre~~~;~;a-~~a'emistr~: Phfs:~;lt~a`oara~.~t~t~r• :qR rit5 =~,

PkP~=~ ~~~:nd iz G 1 a- Ce: a~c94: *ut^.a¢Iw; a mtf ~sCtxrr~ &~ nt!;5 ~~ass krrbe:a[st„~td1J Fr~3~ T~ 8 arty A~l~:rs -: ~#:i7U
ist~^~:dr€~a~e*~t~r.~rttt+~:~a9y~xs i^t~knt~e~:1~~IPli~>. i•~G lbrlr,Y;i74~ 5941NU8; 1y,';~ ~: ~_',~3Y3
P~.~toP+~i~Y~ Sre4~xbi~tiny~s,N4xdsgl=rr4v~€~~s' T~o~ sG~skd:n:s1'~zn ~5 ;s~a3!;73
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` ~COR9E APPRQACH TO VkLtlE i(deve~ The int~me wads not d~reb ed for tl~s ralsai.
EsU~teB ARantl~y Market Rent S_ _ X Gross Rat Mui~li~ = 5 I _ veUce bylncmrre . ch-
Summary' ~f Income dpproach (irxludinp sport iw rt~rkei rent aruf (~iMj:

4

z

' PROJECT INFOR~fiT10R FOq PUDs ~t icable The Sub is M a Pla~rl Una Devi ~t
legal Name of Project

. Describe common elements and recrea6oreai fadiNies;

v
,.

Mdic~ed V b : Sam Com peon eoxh 5 253 pDo Cast dev~o S 268 459 dome Bch H dove! £
Fir131 ReCondGadOn The sake compari~n apps _best re~tls the actions of Via h'P,~ buyer. kbst ht visas W_~d on.oanParat~ies_#t oral #2 ~ theY had pte has(
gross adjustr~r_~S. T__t~e cost aD.Proact! oife~s ad~it~@I so rt: _ _ _ _ . __ .. _ .

,;;, This appraisal is rr~t~ X "as is". shed to comP~~ P~ Ohs a~ sp atior~ ai tl~e basis of a MYWihztical Conditim that Gce irtproverr~ds have tin
c~ mrtplei~, ~tpect ro the fdmwing repairs a aC~atiwu ~ the basfs of a Fiyr~tl~fdc~ Gond~n tl~t the rears or aheratioru have been can~deted, s~ject b

the fo~wurp te~iresl fr ron bss~ a~ tice Exhaotdinary Assiaf~ptbn tlidt Bie Cont4Gun a defici~cy does not ►squire aite~a~on of repay.

C

T)d5 i5 ISO l4 OG1EP -.. -. ~OOdfU01iS ~IX ~'ODIdf 85 61 ~ 81I2ChE(~ addCild3.
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Typical seller concessions in this market area range from 0-3%. Seller concessions were
deducted from the comparable sales price in the sales grid.

fVarket condition adjustments are necessary due to rising market values throughout the
MLS area since late ZO1 1 . The Minneapolis Association of Realtors compiles data from
IVorthstar MLS to estimate changes in residential values over time. The index employs a
multi-variable linear regression methodology to determine specific weights that adjust
for both seasonality and segmen# bias to arrive at a real, constant-quality view of home
values. The study is called the 14K Housing Value Index and we have included the
January, 2015 edition in this report: According to the study, the year overyear growth
for the MLS region is estimated at 18.75% over the last 24 months. As there`may be

local variation, we have estimated the rate of growth for the subject's market area to be
996 per year and have applied rounded prorated adjustments to the comparables based
on their off market date.

Site adjustments are based on parcel size and quality. Typical adjustments of $10,000
per acre were applied to the comparabfes to consider the market reaction to the
marginal difference in parcel size.

An across the board adjustment of 5%was applied to the comparables to consider the
close proximity of the subject to the dust, noise and view of Meridian Aggregate, the
adjacent commercial property. The residential market tends to discount residential
properties, espedally higher end properties with nearby commercial views or influence.

Age adjustments were considered and included within the condition and functional
utility adjustments.

Condition adjustments reflect the difference in effective age between the subject and the
comparables. The estimate of effective age is a subjective judgment based on exterior
inspection, NiLS comments and MLS photos. Adjustments are approximately $1,000 per
year of effective age difference.

Gross living area adjustments were made using $25 per square foot, Basertient finish
area adjustments were made at $2,000 per roorro. Bathroom adjustrrients are based on
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54,000 per bath and ~2p000 per half bath.

Garage space is recognized as a market preference. Adjustments to the comparables

reflect market preference fog larger garage space.

PorchJPatio/deck adjustments were based on case by case comparison to the subject.

Fireplace adjustments typiealiy range from $1,000 to $2,500 in this market. $2,500 vuas

app{led in this case.

Outbuildings were adjusted on a case by case basis based on an estir~nate of market

reaction.
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The site is wooded and provides a private setting fog the occupants. Access is from the

newly canstr~acted intersection of 17th Avenue South and 4th Street South via a gravel-

surfaced, narrow driveway°

in terrr~s of size and topography, the subject is located on a typical site. The lawn is

nicely landscaped and has mature trees ~~►d shrubs. Typical easements brave been
considered in estimating the market value. Special assessment fees pertain to soled

waste removal and are typical for the area. The subject has private well and septic which

is common in the area and these improvements will not be damaged by the acquisitions.

Meridiar~ Aggregates Company operates an adjace~tt mining facility to the south and

west of the subject. There is blasting on a regular basis which can be heard and felt at

the subjecfi site several times per day. In the future Meridian may rrsine immediately

south of the home, behind the berm as they do own that land and it is part of a

conditional use permit which allows mining.

The following image is an aerial of the subject snipped from a county source,
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ADDITIONAL FEe0.TURE5:

The subject has high efficiency heating system and windows. There is a small hobby

room partitioned off in the otherwise unfinished basement. The exterior walls are 2" x 8"

wood frame with steel siding, fascia and aluminum soffits. Additional features include a

two story vaulted hip roof design, two car attached garage, central air, recycled vinyl

composite rear fenced deck, hardwood flooring, six panel solid interior doors, built-in

kitchen desk, gas fireplace and sunken living room with custom oak railings and lawn

irrigation system. There is also a detached 26' x 52' pole building on slab with 10'

sidewalls and 100 amp electrical service° A 12° x Z6' interior portion of the pole

building is insulated and has a storage mezzanine. There is also a functioning drilled

well and private septic system which is typical for the area.

CONDITION OF THE IMPROVEMENTS:

The property was inspected during our initial viewing during 2412 and was updated via a

drive-by inspection for this updated report, At the time of our first inspection we looked

for physical, functional, and external inadequaeies. The dwelling and outbuilding

appeared to be well maintained and in good physical condition. All utilities were turned

on and appeared functional at the time of inspection. The quality of the home is above

average and the design is custom.

Physical depreciation was limited to typical wear and tear due to light use and natural

aging of the improvements compared to new. The subject has a chronological age of 20

years. We estimate the effective age of the subject to be 10 years of an expected total

estimated economic life of 55 years. Physical depreciation of 18.2% has been applied in

the cost method to consider the overall physical condition of the subject. Physical

depreciation was consedered in the effective age adjustment line of the sales method.

Functional obsolescence was noted in two areas. The first is an age related loss of value

due to the lack of desirability of the subject compared to a newly built home: The

second component of obsolescence was noted in the large size of the dwelling.- The

subject has 2,018 feet of finished area above grade while most homes in this market of

similar quality are 1,700 square feet or less. The market value added for the roughly

300 square feet beyond the norm is less than the' replacement cost of the square

footage. These drawbacks were considered in the sales method by bracketing the

subject's size and age by the coe~nparables. We estBmate a penalty of 5%functional

obsolescence adequately considers these items in the cost method.
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External obsolescence was noted due co the price contraction of the market over the

past several years ~s vvel9 as the locatian near a rack pit and the frequent noise and

vibratian (mining, dust, blasting, etc.) attributed to this external nuisance° 'his external

obsolescence v~ras considered ira the sales method by utilizing sales which are less than

two years alcl; as externa6 obsolescence of 25% in the cost method.

• ~i ,•

Land Value Estimate: The first step in the cost method is to estimate the value of the

land for its highest and best use, as if vacant and available for such use. The methoc6

used to accomplish this is to utilize sales of eomparable sites which have similar highest

and best use poten~iaL

We conducted a 7 mile wide Northstar MLS search for fringe area vacant land sales,

pending sales and active listings. The search concentrated o~ residential development

sites in the south and west metro in areas without the availability of eity sewer and

water° Sales over the last 2 years revealed 16 properties which were examined from a

desktop perspective. ltd° also examined 8 active listings; there were no pending sales

available at the time of search. From that group we conducted a field review of the sales

most comparable to the subject site to note location, access, and site amenities for

direct comparison to the subject.

The most recent comparable sale is a 3.35 acre wooded parcel with over 500 feet of

steep frontage along the Mississippi River in a commercial area surrounded by

Heatherw~od Road just east of the 1-94 CR 75 interchange. This property was offered in

201 1 for $149,900 but didn't sell. It was put back on the market in /august of 20i 4 for

$84,900. The price was then reduced and a sale occurred in,anuary➢ 201 5 for $68,500.

An interview with the Listing agent revealed there was considerable market resistance

due to the surrounding commercial in#luence. The site is ideal fir a w~6kout dwelling

overlooking the river and is substantially larger than the subject. The address of this sale

is 4406 1~lalice Drive in St. Cloud. The PID is X2.47749.0450.

Anather sale of note is a i .4 acre site severe! miles south of the subject just east of

Luxemburg at 23370 Terrace Hills Court in St. Augctsta. The PID is 81 .43328.0357. l`he

parcel is heavily wooded and located in ~ platted r~eighborhaod built ~p v~ith higher end

homes. Phis site sold far $69,000 in August of 2Q14. ,4gain, overa6l is superior to the

se~bjett.
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We located another St. Augusta sale at 24303 32~d Avenue near County Road 1 15. This

is a 7.42 acre cul-de-sac site in a platted wooded neighborhood. This property sold in

December of 20l 2 for $50,000. Overall we judged this site slightly superior to the

subject due to its location in a platted residential neighborhood. The PID is

81.43 i 99.0210.

There was a 3.77 open residential parcel located west of the subject and north of St.

,oseph that sold for $68,000 in Rugust of 2014. Although the site is not wooded9 it was

located in a newer platted residential development, Overall this parcel is superior to the

subject due to its loeation and size. The PID is 31.21406.0021.

The final sale we viewed was a .32 acre site in Pleasant Acres north of St. Joseph. This is

an older subdivision of smaller sites built up with lower quality dwellings of varied

condition. This wooded side to side sloped parcel was on the market for 193 days and

sold for $ i 2,000. This property was clearly inferior to the subject. The PID is

33022471.000.

The available market data leads vs to estimate the land value of the subject before the

acquisition to be $45,000 or $0.783 per square foot.

We turned to three comparable active listings to consider the current market in our land

value estimate and found them quantitatively consistent with our value estimate.

Land Value Estimate of Subject Site. Before Acquisition: $45,Q00

Cost estimates used in the preceding form were derived from the nationally recognized

cost authority, the IVlarshall Valuation Cost Service Manual. The Marshall Manual is

basically a replacement cyst manual which estimates the cost to replace the subject with

a home of generally similar quality and functional utility, but not to reproduce a replies.

INCOME APPROACH COMMENTS:

The income approach was considered but not developed in this appraisal as most

residential single family properties in this market are owner occupied and do not

produce income.
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Marketing tune, as estimated previously in this report, is the typical length of time the

properties in the subj~c~ neighborhood would b~ expected to be on the market prior to a

sales agreement.

Exposure time as defined by the USPAP is the estirriated length of time that the property

interest being appraised would have been offered an the market prior to the hypothetical

consummation of a sale at market value on the effective date of the appraisal.

A reasonable estir►~ate of 'Exposure Time' far a property of similar value and with similar
features to the subject would be in the range of 60 to 120 days.

~ : :. ~~ s • '~ ~~

~n~lysis of Fii~hest end hest Use after Acqulsiti~n:

After the acquisition the highest and best use of the site will remain the same as it was

before the acquisition. I have concluded that the highest and best use of the property is

for continued use as a custom Single family home and site, at least for the immediate

future and perhaps as long as the next t~vo decades. If the home was in average or

below average condition or quality, it is possible that conversion to the zoned use (B-2)

may occur sooner; howevero given the aec~ss before and lack of city services and an

access point for commercial use, it is unlikely that if this project was not complet~ci the

site would not be commercially developed during the next decade.

ESTIMATED VALUE, AFTER THE ACQIlISITlONS

have examined the proposed right of way and easement acquisitions and considerec!

their effect orr the value of subject in it's as improved and as if vacant highest and best

use consideratians as follows:

.-

The site in the before was estimated to hive a valc~~ of $45, 00 or $0.783 per square

foot and the site size was 57,500 square feet. The site does not have city water or

seeder, natural gas or high speed interr~et attached. After the acquisition it will haue al!
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o#~ these attributes plus a legal, publically-maintained, heavy duty street access as a

result of the project.

The project removes 12,375 square feet of land from the useable portions of the east

half of the site (21 .5% of site area). So, the size of the useable area of the land after the

acquisitions is 45,125 square feet. That remainder size times $0.783= $35,333 after

value, subject site.

Before Value, Site; $45,000:

After Value, site with reduced area: -33.333

Estimated Land Value Loss, Taking: $ 1 1,667

Severance Damage to the Home and Site:

After the acquisitions the home will still be a reasanable distance from the public right

of way at 60' and this is not anticipated to be a high traffic new roadway, so the

presence cif the road proximity is not a factor which uvarrants severance damage to the

home and garages. J do, however, note that the mature Burr Oak trees (4), small Black

Walnut trees (2), mature Peony bushes (4) four Hydrangeas and atwin-trunked birch tree

will be destroyed and therefore wilt not be available as a vegetative screen to the east of

the home. Lastly, it appears that approximately 10 {ten) Rain bird lawn sprinklers will
be destroyed by the construction and acquisition of the new right of way and easement.

have estimated that the removal of this vegetation and sprinkler units will contribute to

the decrease of site value in the after by fifteen percent of the before value, or:

Before value, site: $45,000

Less 15~ loss of Flora& Site Improvements: - 6.750

Subtotal, Land: $38,250

Less Part Taken at Site: - 1 1.667

Land Value, after: $26,583
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Professional Affiliations:
MAI-Member of the Appraisal Institute, Certificate #11395
Mtn Certified General Appraiser License #4000495
CAE Designation, 11~A0, Retired.

Education•
Assoeiate Degree, Public Admin. Contra! Lakes College
~Jumerous appraisal courses, both as an attendee end as an instructor

Exnerience~
Currently self-employed, special6zing in est~.tes, eminent domain, park
acquisition and special purpose rea! estate

• Forty-two years in the private and public sector in ad valorem and fee
appraisal

• Founder and operator of St. Cloud Appraisai for twenty-four years
• Former City Assessor, City of St. Cloud, Minnesota
• Former Morrison County Assessor, Little Falls, Minnesota
a Real Estate Appraisals performed in eight States

Experienced &Qualified witness in MN tax court, disYrici court and eminent
domain eases with Federal Land Acquisition Standards (Yellow Book)

Clients:

Several local anc! regional banks, tyventy-five Minnesota Counties, fifteen Minnesota Cities,
various law firms, engineering companies and public land acquisition agencies. Perform
custom assessment assignments for South Dakota Counties.

Formal Coursework:

Have completed all of the coursework required to obtain and retain the MAI designation. The
Appraisal Institute conducts a mandatory program of continuing education for its designated
members° As of the date of this report I have completed the requirerroents under the continuing
education program of the Appraisal Institute. I am'certified under this program through
December 31, 2018. In addition, I have taken courses from the American Sociesy of Farm
Managers ancE Rural Appraisers, 6nternational Right of Way Assn., International Association of
Assessing Officers, Nail. Assn. of Independent Fee Appraisers and Pro-Souree. 1 have instruceed
Bourses i~: Hotel/Pviotel Appraisal; Use of the Nlarshalt Valuation Cost Manual; Resort Appraisal;
Conservat4~n Easement Appraisal; Appraisal mf SrnalB CBty Commercial Property and
C~mrnercial/8ndnastrial Inspections for Appraisers.
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