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Basement 

Main Level 
Bathroom 
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Main Level 

Main level 
Offices 
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Looking west 
on 6th Street. 

Looking 
north on 
Quinnell 
Avenue N. 
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Scope of Appraisal 
Th is appraisal is based on an inspection of the subject on February 27, 2024 by the 
undersigned appraisers. Lakeland's official website and maps were used to confirm the 
subject's zoning and comprehensive plan land use classifications. Primary research in regional, 
city, and neighborhood was conducted using inspection techniques and public data (census, 
etc). Market research was conducted primarily from information on the local MLS (Regional 
Multiple Listing Service of Minnesota, Inc.) and verified on Washington County's website. 
Specialized literature research was not necessary. The assignment requires consideration of 
the following assignment factors in developing the scope of work for this appraisal: 
Assignment Elements 

Client: City of Lakeland c/o Joe Paiement, Mayor and/or assigns 

Intended User: 

Intended Use: 

City of Lakeland c/o Joe Paiement, Mayor and/or assigns 

The intended use of this report is to assist City of Lakeland c/o Joe 
Paiement, Mayor and/or assigns in evaluating the subject for 
internal planning and possible sale purposes. 

Value Perspective: Current, As-ls 

Property Rights: Fee Simple Estate 

Definition of Market Value1 is the specific type of value that is the focus of this 
Value: appraisal, and for the purpose of this appraisal is defined as: 

The most probable price which a property should bring in a 
competitive and open market under all conditions requisite 
to a fair sale, the buyer and seller each acting prudently 
and knowledgeably, and assuming the price is not affected 
by undue stimulus. Implicit in this definition is the 
consummation of a sale as of a specified date and the 
passing of title from seller to buyer under conditions 
whereby: 
• Buyer and seller are typically motivated; 
• Both parties are well informed or well advised, and 

acting in what they consider their best interests; 
• A reasonable time is allowed for exposure in the 

open market; 
• Payment is made in terms of cash in U.S. dollars or 

in terms of financial arrangements comparable 
thereto; and 

• The price represents the normal consideration for the 
property sold unaffected by special or creative 

1 The definition is quoted from The Real Estate ApPraisal Dictionary 4th Edition. 
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Property 
Characteristics: 

Assignment 
Conditions: 

Scope of Work 
Inspection: 

Research: 

Analysis: 

Report: 
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financing or sales concessions granted by anyone 
associated with the sale. 

The subject's parcel consists of 0.47 acres of land with a 2,221 SF 
of above grade finish City Hall Building on it. There is a smaller one 
car detached garage on the property as well. 

The property has been appraised under the valuation scenario 
noted on the cover letter of his report. This valuation scenario was 
discussed and agreed to by the client prior to our beginning the 
appraisal. 

Peter Sampair, MAI, SRA and Brandon Sampair, both certified 
general real property appraisers in Minnesota inspected the subject 
on February 27, 2024. The subject's land sizes were obtained from 
Washington County's website. Building size was based on 
appraiser measurements. A survey was not provided 

Primary and secondary research is completed using public and 
private data sources. Sale prices were verified with Washington 
County's website. 

In this appraisal, three of the traditional approaches were considered, 
but only one has been fully developed. Only the sales approach has 
been developed and has been given weight in our final reconciliation 
of values. This is typically the best and most reliable approach when 
appraising detached buildings within the Twin Cities Metropolitan 
area, and especially Lakeland. Even if completed, the cost and 
income approaches would have been granted the least weight and 
used mainly as a check of reasonableness of the sales approach 
value indication, and not as a reliable standalone value indication. 
Most importantly, the lack of developing the income and cost 
approach has not compromised the accuracy of this report. 

Based on the assignment elements above, the report has been 
written in a summary format. 

Basic valuation principles guide the thought process, the data research, and the analytical 
phases of the appraisal. Highest and best use provides context for a market value appraisal. 
This principle applies to both the land as if vacant and as improved. The approaches to value 
measure the contribution of the various components of a property. 

Buyer alternatives are the basis for both the preceding principles and the approaches to value. 
A buyer has four basic alternatives: 
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• First, a property with equal utility can be constructed. 
• Second, a property with equal utility can be purchased. 
• Third, a property with a similar income stream can be acquired. 
• Fourth, the buyer has the option of doing nothing. 

All of the approaches are interrelated. Data that is relevant to one approach is also relevant to 
another. It is the job of the appraiser to organize the process so the analytical phase of the 
appraisal can result in a reliable conclusion. The results of the analysis must be convincingly 
and honestly communicated to the end user of the appraisal. 

Identification of the Property, Legal Descri tion 

The below table summarizes three primary ways to identify the subject of the appraisal. We 
have not performed a formal title research on the subject property. Instead we have assumed 
that the below legal descriptions. parcel numbers and street address are consistent and 
accurately describe our interpretation of the subject, which is also depicted in the "Subject Aerial 
Photo" section of this appraisal. As appraisers, we are not land surveyors, and cannot warrant 
the accuracy of these legal descriptions. All of the below information was obtained from 
Washington County's website. 

Summary of Subject's Identification 

Legal Description: 
Source: Washington 

County 

Parcel Identification 
Number: 

Street Address: 

L TS 1-2 BLK J LAKELAND ADD SUBDIVISIONNAME LAKELAND LOT 1 BLOCK 
J SUBDIVISIONCD 39875 

35.029.20.13.0014 

690 Quinnell Avenue North 
Lakeland, MN 55043 

Identification of any Non-Real Property Items 

This is an appraisal of the fee simple ownership interest of the real estate only. No personal 
property or other non-real property items are included in this appraisal and or value opinions. 
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Ownership History 

The Uniform Standards of Professional Appraisal Practices require that the appraiser consider 
any sales of the subject within the last three years, and any agreements of sale, options and 
listings as of the date of the appraisal. In researching the subject we researched the local 
multiple listing service (Regional MLS of Minnesota, Inc.) and Washington County's website. 

Sub'ect Histo 
Current Owner of City of Lakeland 

Record 
Comments The City of Lakeland has owned the subject property for 

decades and the appraisers were not made aware of nor do 
they know of any leases or any other impairments to the rights 
and interests to the property. 

In concluding the subject history section of this appraisal, there is no sale of the subject that can 
be used to provide meaningful insight into the subject's current market value. 

11 
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Lo Lo American Kitchen 
& Craft Bar Hudson 

Taco Johns 

Luther Hudson 
Chevrolet GMC 
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Neighborhood Description and Residential Market Analysis 

Neighborhood Analysis 
The city limits of Lakeland are the neighborhood boundaries for the purposes of this appraisal. 
Located in the eastern Twin Cities metropolitan area, the city has a healthy mix of all property 
types and a growing population and housing stock. 

Excellent Good Average Fair Poor 
Maintenance/Condition X 
Property Com0atibilitv X 
Aooaal/Aooearance X 
Protection/Adverse X 
Influences 
Development Potential X 
Rental Demand X 
Transportation/Access X 
Police/Fire Protection X 

Under Suoolv Balanced Over Suoolv 
Single Family 
Multl~Family 
Office 
Retail 
Industrial 

Location 
Development Trend 
Value Trend 
Vacancy Trend 
Population Trend 
Employment Trend 

Change in Land 
Use 
From: Residential 

Utilities I 
Water X 
Septic X 

Electric X 

I Unlikely X 

Gas X 
Telephone X 

Storm Drain X 

X 
X 
X 
X 
X 

Suburban 
Stable 

Stable-to-Increasing 
Stable 
Stable 

Stable-to-I ncreasina 

Likely Taking Place 

I To: NIA 

From: New To: +100 Years 

I Miles 
Distance to CBD (Mols-St. Paull 15 
Distance to Interstate Hiahwav <1 
Distance to Public <1 
Transportation 
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The subject is located in the developed suburb of Lakeland, Minnesota. According to the 2020 
US Census estimate, the city of Lakeland had a population of 1,711. In 2000 the population was 
1,914. The city's population is projected to remain stable with a slight increase. As would be 
expected with population growth, the annual number of new housing units (single- and multi-family 
units) also grew. 

Single-family house values in Lakeland, like the rest of Washington County and the metropolitan 
area, have been stable to increasing in value for the last couple of years after years of depreciating 
home values. Money supply is adequate and interest rates are in the 7% range for residential and 
slightly higher for commercial. However, tighter banking restrictions has made the availability of 
these funds more difficult. 

Lakeland residents have access to all amenities of suburban living including shopping, 
entertainment, educational and employment opportunities of the greater Twin Cities metropolitan 
areas. Like most of the Twin Cities Metropolitan Area (TCMA), properties of all types in Lakeland 
have generally been stable to increasing in value. 

Lakeland Residential Market Analysis 
As a conveniently located suburb with ample housing stock, Lakeland median single-family 
home price has followed the recent housing trends along with the county as a whole and the 
Twin Cities area. There is currently 1 active residential home listings and in the last year there 
were 16 closed sales. 

Primary Year Sales, Number of Close Price, Median 

2019 31 $290,000 

2020 31 $300,000 

2021 28 $322,450 

2022 29 $355,000 

2023 16 $382,000 

2024 l $600,000 

Like the rest of the Twin Cities and nation, the housing prices are anticipated to stabilize to 
slightly increase through 2024 and perhaps longer. So while Lakeland remains a popular 
suburb in the Twin Cities area, we do not anticipate a dramatic change of its home values 
anytime soon. 
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Real Estate Taxes and Assessed Values 

County Parcel Identification Number: 

Property Tax Classification: 

Real Estate Taxes Due 2023: 

2022 Assessor's Estimated Market Value: 

Analysis/Comments: 

35.029.20.13.0014 

Exempt 

$0.00 

$298,300 
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This appraisal and our estimate of fair market value assume all real estate taxes are current and 
any special assessment balances have been completely paid off-not just the current year's 
special assessment allocation-as the public improvements for which the subject would have 
been assessed are in place and the cost of these improvements would be reflected in an arm's 
length sale price. This appraiser has not performed a detailed special assessment search. 

Current Zoning: 
Legally Conforming: 
Zoning Change: 

Analysis/Comments: 

Zoning 

R3 Residential 
No, according to the city zoning code lot must be 24,000 SF 
We are unaware of any pending changes to the subject's current 
zoning status. 

The parcel is depicted on the Lakeland zoning map as residential. While non-conforming, the 
lot is a pre-platted buildable lot according to the city. Below is the purpose of the residential 
district. The zoning excerpt is in the addenda. 

Provide residential lots for those people who desire larger lots than are 
provided for in an urban area 

11 
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Site Description 

Site Size: 
Site Dimensions: 
Topography: 

Street Frontage: 

0.47 acres (20,405 SF) 
Rectangular 
Basically level at street grade, slope to the 
north 
Quinnell Avenue and 6th Street 

Environmental Problems Known to Appraiser: None Known-Possible radon and mold 
Typical Road & Utility Easements; No Easements and/or Encroachments: 

easement documentation was provided. 
Yes No 

Corner Lot X 
Underaround Utilities X 

Railroad Access X 
Earthauake Zone X 

Excellent Good Average Fair Poor 

Access X 
Street Frontaae X 

Shape X 
Functional Utilitv X 

Visibility X 
Landscaping X 

Drainaae X 
Adeauacv of Utilities X 

Traffic Pattern X 

Type Public Private 
Street Asphalt X 

Curb & Gutters None 
Llahtina No X 
Electric Yes X 

Gas Yes X 
Water Yes X 
Sewer Yes X 

Storm/Drain No 
Sidewalks No 

Sites and Improvements 

The subject site is rectangular in shape and typical in size compared to other residential 
properties in Lakeland. The property is improved with the city hall and offices. It was originally 
a single-family home built in the late 1800s, according to the county the property was built in 
1965 which may have been the addition of the city hall vaulted room where meetings are 
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conducted. The subject, as a corner lot, has public street frontage and access along both 
Quinnell Avenue and 6th Street in Lakeland, MN. 

ln summary, the site has good visibility and access and adequate size and shape. The site 
possesses the physical and locational characteristics apparently necessary and sufficient for its 
current use. 
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ii Sketch I 

)UI ... ,., 



Improvements Description 

Above Ground SF: 
Total Building SF: 
Year Built: 
Effective Age: 
Economic Life: 
Remaining Economic Life: 
Repairs Needed (and cost of any repairs): 

Property Type: 

Foundation 

Frame 

Floor/Cover 

Celling 

Exterior 
Walls 

Interior 
Partitions 

Roof Cover 

City Hall 
Construction 

T e: 

Building Description 

Varies 

Wood 

Varies 

Varies 

Vinyl 

Drywall 

Asphalt Shingles 

2,221 SF 
4,567 SF 
Late 1800s and 1965 per county 
45 years 
40 to 55 years 
5 to 10 years 
Possible Mold and Radon mitigation 

Class 
D 

Number of 
Buildin s: 1 Number of 

Stories: 

Improvement Rating 
Ex Gd 

AppealfAppearance X 

Floor PlanfDesign X 

Construction X 
Qualltv 

Exterior Condition X 

Interior Condition X 

Roof Cover X 

Plumbing X 

Plumbing 
Men's and women's on main level. Two Heating X 

½ bathrooms in basement 

Heating Gas furnace & wall units Air Conditioning X 

Air Central & wall units Electrical X 
Conditioning 

Electrical Assumed adequate Parking Area X 

Parking Paved Insulation X 

Insulation Assumed adequate per design Roof Support X 

Roof Support Wood Trusses 

Analysis/Comments: 
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Av Fr 

Originally constructed in the late 1800s per Michelle Elsner with the City of Lakeland, and with 
subsequent additions (1965), the subject property consists of a one-story building with roughly 
2,221 SF above grade finsh. The building is constructed of wood framed structural components 
and has asphalt shingles on the roof. There is a two-car underground basement garage to the 
north end of the building. 

11 



Page 28 

The building has a stone/concrete foundation and the exterior is vinyl. The basement area is 
mostly finished and is a walkout. It includes the furnace area, offices and storage area, the 
garage area and two half bathrooms. The main floor includes the foyer, main area to conduct 
public city meetings which has a two-story vaulted ceiling, city hall offices (that are in the main 
older original home), and men's and women's bathrooms. There is an upper area to a portion of 
the building, however the ceiling height is about 4 feet and is used for storage. On the north 
end of the property is an older 160SF single stall, detached garage. 
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Highest and Best Use Analysis 

Highest and Best Use 
As Though Vacant Improvements with residential uses consistent with 

the zoning 
As Currently Improved 

Comments and Analysis: 

Raze the current building and sell the land 

The principal of highest and best use is defined: That reasonably probable use and legal use of 
vacant land or an improved property that is physically possible, appropriately supported, financially 
feasible, and that results in the highest value. 1 

The four criteria the highest and best use must meet are legal permissibility, physical possibility, 
financial feasibility, and maximum profitability." 

❖ Permissible Use (Legal) - what uses are permitted by zoning and deed restrictions on the 
site in question? 

❖ Possible Use- to what uses is it physically possible to put the site in question? 

❖ Feasible Use-, which possible and permissible uses will produce any net return to the 
owner of the site? 

❖ Highest and best Use- among the feasible uses, which use will produce the highest net 
return or the highest present worth? 

The highest and best use may be determined to be different from the existing use. The existing use 
will continue, however, unless and until land value in its highest and best use exceeds the total 
value of the property in its existing use. 

Implied within these definitions is recognition of the contribution of that specific use to community 
environment or to community development goals in addition to wealth maximization of individual 
property owners. Also implied is that the determination of highest and best use results from the 
appraiser's judgment and analytical skill, i.e., that the use determined from analysis represents an 
opinion, not a fact, to be found. 

In appraisal practice, the concept of highest and best use represents the premise upon which value 
is based. In the context of most probable selling price (market value) another appropriate term to 
reflect highest and best use would be most probable use. In the context of investment value an 
alternative term would be most profitable use. 

The highest and best use for the unimproved property may be different from the highest and best 
use of the improved property. This will be true when the improvement is not an appropriate use 
and yet makes a contribution to total property value in excess of the value of the site. 

1 The Appraisal of Real Estate, 12th edition, The Appraisal Institute, Chicago, Illinois, (U.S. 2001 ), page 305. 
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Permissible (Legal) Uses 
The subject has rather loosely defined zoning and land use plan guidelines, which allow for some 
latitude in terms of density and property use. 

A more complete excerpt on the Residential Zoning District is in the addenda. 

Physically Possible Uses 
The subject is rectangular in shape and consists of 0.4 7 acres. The basically level topography 
and other physical features of the site allow for nearly all of the legally possible uses to be 
constructed. Note: the minimum lot size for a residential lot is 24,000 SF but this platted lot was 
recorded before this zoning change and therefore we are assuming this is a grandfathered lot that 
is buildable. 

Financially Feasible Uses 
Given the subject's location and frontage off of Quinnell Avenue and 6th Street and near other 
residential areas, it is this appraiser's opinion that the most financially feasible uses for the subject 
will be residential oriented. 

Maximally Productive Uses 
The maximally productive uses of the subject will be residential oriented. 

Summary 

The highest and best use as though vacant is for residential development consistent with its 
current residential zoning subject to our limiting conditions. The highest and best use as 
improved is to raze the current building and build new or sell lot. Furthermore, the subject's 
current use meets the four criteria necessary to be considered the highest and best use, 
including complying with city and conforming to the immediate surrounding area. 

The appraisers were made aware that this building currently has a mold issue and radon issue 
that need to be mitigated before the City can resume it daily use. However simply placing a 
radon mitigation system and hiring a company to cure the mold issue does not guarantee the 
problems will be 100% fixed. Thus, selling the building after curing the issues presents a 
potential ongoing liability issue for the City should one of these problems reappear. 

The other issue is the cost associated with returning this building to a single-family home. It 
would need to have a kitchen, bedrooms and bathrooms added and the costs to retrofitting an 
older building with an older foundation would exceed the cost to build new. Thus, the highest 
and best use would be to raze the building and sell the lot. 



Appraisal Procedures 

In order to develop a reasonable estimate of value of the subject property, the following 
appraisal techniques have been considered: 

THE COST APPROACH 
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This approach considers the land as though vacant and valued to its highest and best use. The 
reproduction or replacement costs of the property are then estimated as though new. The next 
step is to subtract the depreciation from the property. Depreciation comes in the following 
forms; physical curable and/or incurable; functional obsolescence curable and/or incurable; and, 
economic or external obsolescence. 

THE SALES COMPARISON APPROACH 
The reliability of this approach is credited to the degree of the comparability of the sales, listings, 
or offers used for comparison. The comparables are adjusted for factors that influence market 
value such as location, physical characteristics (age, quality, size, functional utility, etc), time, 
and financing. This technique, which is historical in nature, can indicate values or trends of 
comparable properties sold on the open market. 

THE INCOME APPROACH 
This approach is based on an estimate of the subject property's anticipated net income over a 
period of time. The net income is capitalized to arrive at an indication of value from the 
standpoint of an investment. This method measures the present worth of anticipated future 
benefits (new income) derived from a property. an alternate capitalization is a multi-year 
discounted cash flow analysis. This method is more appropriate for multi-tenant properties or 
those that are still in the lease-up stages. 

After all the factors have been carefully weighed, the indications of value derived from each of 
the approaches are correlated to arrive at a final value estimate. 

Approaches Used in This Appraisal Assignment 
In this appraisal, three of the traditional approaches were considered, but only one has been fully 
developed. Only the sales approach has been developed and has been given weight in our final 
reconciliation of values. This is typically the best and most reliable approach when appraising 
buildings within the Twin Cities Metropolitan area, and especially Lakeland. Even if completed, 
the cost and income approaches would have been granted the least weight and used mainly as 
a check of reasonableness of the sales approach value indication, and not as a reliable 
standalone value indication. Most importantly, the lack of developing the income and cost 
approach has not compromised the accuracy of this report. 

©2024 'q_ -_ti\ 
K,rrll"'"'"'lf"-....,J .,. u . ...... 
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Sales Comparison Approach 

The Sales Comparison Approach is good evidence of value because it represents the actions of 
users and investors. In this approach to value, the appraiser compares the subject property with 
recent sales and offerings of similar properties. 

This approach to value is based on the principle of substitution that states that when a property is 
replaceable on the market, its value tends to be set by the cost of acquiring an equally desirable 
substitution. Thus, sales in the open market of properties with generally similar characteristics and 
utility are good indicators of value. 

In order to indicate a value range for the subject property, the sales data is adjusted to the subject 
for factors that influence market value (such as time, location, age and condition, functional utility, 
and others). Unit indicators are derived from actual market sales. These units of measurements 
are commonly the price per square foot of gross building area including land and, when possible, a 
gross income multiplier, and a capitalization rate. The gross income multiplier is typically used when 
the gross rent is available and this multiplier is derived at by dividing the sale price by the gross 
rent. Capitalization rates are extracted from market transactions by dividing the net operating 
income by the sale price. Typically, both the gross income multiplier and the capitalization rate are 
calculated into their cash equivalent form. 

This approach is a process of survey, analysis and reconciliation of similar recently sold properties 
adjusted to the subject property. The reliability of this technique is dependent upon the degree of 
physical and locational comparability of each sale, the time of sale, the verification of the sale data, 
and, the absence of unusual conditions affecting the sale. 

i 
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TYPE OF PROPERTY: 

LOCATION: 

PIO NUMBER: 
LEGAL DESCRIPTION: 

ABOVE GRADE AREA: 

YEAR BUILT: 

DATE OF SALE: 

SELLER: 
BUYER: 

SALE PRICE: 
PER SF PRICE: 
TERMS: 

LAND SIZE: 
COMMENTS: 

Improved Comparable Sale #1 

Single Family Residential House 

600 Quinmore Avenue North 
Lakeland, MN 

35.029.20.13.0038 & .0043 
Long: Retained in file 

1,607 SF 

1901 

September 13, 2022 

Miller Living Trust 
St. Croix Valley Homebuyers, LLC 

$230,000 
$143/SF 
Warranty Deed; Cash Equivalent 

0.94 acres 
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The sale of this property was for the home on .47-acre lot and the adjacent vacant 0.47-acre lot. 
This home was marketed for an experienced investor/contractor as the home needed extensive 
updates and a new septic system. 
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TYPE OF PROPERTY: 

LOCATION: 

PIO NUMBER: 

LEGAL DESCRIPTION; 

ABOVE GRADE AREA: 

YEAR BUILT: 

DATE OF SALE: 

SELLER: 
BUYER: 

SALE PRICE: 
PER SF PRICE: 
TERMS: 

Improved Comparable Sale #2 

Single Family Residential House 

703 Quinnell Avenue North 
Lakeland, MN 

35.029.20.13.001 O 

Long: Retained in file 

1,245 SF 

1890 

December 5, 2023 

Estate of Marlene A. Bergevin 
Matthew Schwietz 

$190,000 
$153/SF 
Warranty Deed; Cash Equivalent 

LAND SIZE: 0.24 acres 
COMMENTS: 
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This property is across the street from the subject property on a much smaller lot with an older 
building needing updates throughout. 

i 
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TYPE OF PROPERTY: 

LOCATION: 

PID NUMBER: 
LEGAL DESCRIPTION: 

ABOVE GRADE AREA: 

YEAR BUILT: 

DATE OF SALE: 

SELLER: 
BUYER: 

SALE PRICE: 
PER SF PRICE: 
TERMS: 

LAND SIZE: 
COMMENTS: 

Improved Comparable Sale #3 

Single Family Residential House 

274 Quinlan Avenue North 
Lakeland, MN 

35.029.20.42.0040 
Long: Retained in file 

2,258 SF 

1900 

April 7, 2022 

Kriesel, David & Linda 
Hynes, Joseph & Thompson, Amber 

$319,000 
$141/SF 
Warranty Deed; Cash Equivalent 

0.55 acres 
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This property had some updates before the sale including electrical, water heater and softener, 
driveway, and kitchen floors. 
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Improved Comparables Sales Description and Analysis 

Comparable Sales Description Grid 
Element of Comparison Subject Sale 1 Sale2 Sale 3 
Street Number 690 600 703 274 
Street Name Quinnell Ave N Quinmore Ave N Quinnell Ave N Quinlan Ave N 
City Lakeland Lakeland Lakeland Lakeland 
Parcel Identification Number 3502920130014 3502920130038 3502920130010 3502920420040 
Data Source / Verification Owner/lnsp. MLS/ MLS/ MLS / 

County/CREV County/CRV ColUlty/CRV 
Original List Price $119,900 $209,900 $299,800 
Firutl List Piice $204,800 $189,900 $299,800 
Sale Price $230,000 $190,000 $319,000 
Sale Price to Original List Price 115% 90% 107% 
Off Market (Contract)Date 9/08/2022 1011212023 03/ 13/2022 
Gose Date 09/13/2022 12/05/2023 04/07/2022 
Months on Market I day 2 5 Days 
Sale Price / SF Above Grade $143 $153 $141 
Finished Area 
Previous Sale Piice & Date None in last three None in last three None in last three 

years years years 
Financing Cash Equivalent Cash Equivalent Cash Equivalent 

Seller-Paid Buyer Closing $0 $916.50 $0 
Costs 
Conditions of Sale Typical Typical Typical 
Expenditures Immediately None None None 
After Sale 
Market Conditions Current Current Current 
Location Suburban Suburban Suburban 
Physical Characteristics 

Site Size (acres) 0.47 0.94 0.24 0.55 
Site Views/ Appeal Res/Gd Res/Gd Res/Gd Res/Gd 
House Style One Story 1.5 Story 2 Story 2 Story 

Above Grade Area (SF) 2,221 SF l,607SF 1,245 SF 2,258 SF 
Bedrooms 0 3 3 3 
Bathrooms 2-0.5 I 2 2 

Below Grade Area Full/WO Partial Partial Crawl Space 
Below Grade Finish (SF) +-800 SF OSF OSF OSF 

Bedrooms 0 0 0 0 
Bathrooms 2-0.5 0 0 0 

Year Built 1890/1965 1901 1890 1900 
Actual Age (Years) 134 123 134 124 
Effective Age (Years) 45 45 45 35 
Quality of Construction Avg Avg Avg Avg 
Condition Avg Poor Poor Avg 
Car Storage 2-Car Attached I-Car Detached None 2-Car Detached 

I-Car Det Garage Garage Garage 
Heating & Cooling FWA & Central Boiler & No AC Boiler & Window FW A & Central 

AC AC AC 
Functional Utility Average Average Average Average 
Obsolescence None None None None 
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Comparable Sales Analysis and Adjustment Grid 
Element of Com arison Sub. ed Sale 1 Sale l Sale 3 
Unadjusted Sale Price 
Unadjusted Sale Price/SF ofTF 
Property Rights Adjustment 

Adjusted Price 
Financing Adjustment 

Adjusted Price 
Conditions of Sale Adjustment 

Adjusted Price 
Expenditures Immediately After Sale 

Adjusted Price 
Market Conditions Adjustment 

Adjusted Price 
Location 
Physical Characteristics 

Site Size/Appeal 
House Style 
Above Grade Finished Area (AGF) 
Below Grade Area 

Below Grade Finish 
Age/Condition 
Quality of Construction 
CarStora e 

Net Physical Characteristics Adjustment,; 
Adjusted Price/SF 

Analysis/Comments: 

___ $ __ 2_3-0,-00_0 ____ $_19--0-,0-00------,$-3-19-,0-0-0-

$143 $153 $141 
$0 $0 $0 

$230,000 $190,000 $319,000 
$0 $0 $0 

$230,000 $190,000 $319,000 
$0 -$917 $0 

$230,000 $189,083 $319,000 
$0 $0 $0 

$230,000 $189,083 $319,000 
$0 $0 $0 

$230,000 $189,083 $319,000 

-20% 

-20% 
$114 $153 

-10% 

-10% 
$127 

Overall, the comparable sales and listing data available to this appraiser is considered good. The three 
comparables are all considered good and are in the same market area. Comparables one and three were 
given site size/appeal adjustments. No lot sales were recent enough, however the first two comparables 
give a good range of a price for houses in poor condition on a smaller lot and comparable one has a 
double lot. While city hall is in pretty good condition considering its age, the issue to renovate to a home 
and the environmental stigma, makes them good comparables. 

There has only been one lot sale in Lakeland in the last three years. A wooded 2.5-acre lot that sold in 
October 2023 for $198,000. This lot was on the south end of town west of St. Croix Trail. 

In the end, we have reconciled to an overall Direct Sales Comparison Approach value of: 

$125/SF x 2,221 SF = $275,000 rounded 

From this we need to discount the property based on the fact that it is known that the property has mold 
and radon issues. This must be disclosed to any potential buyer and as such the market would discount 
this price 10%-40% depending on the severity of the issues and the cost associated with curing each issue. 
We have estimated a discount of 25%. 

$275,000 X 0.75 = $200,000 rounded 

Lastly, the appraisers we not given reports from mold or radon professionals and as such we do not know 
the extent of the issues. This is a limiting condition of this appraisal, should we be given reports to the extent 
of the issues we reserve the right to amend our opinions accordingly. 
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Reconciliation and Final Value Indication 

Cost Approach Indication Not Used 

Income Approach Indication Not Used 

Sales Comparison Approach Indication See Below 

Reconciliation of Approaches: 

In this appraisal, three of the traditional approaches were considered, but only one has been fully 
developed. Only the sales approach has been developed and has been given exclusive weight in our final 
reconciliation of values. This is typically the best and most reliable approach when appraising detached 
buildings within the Twin Cities Metropolitan area, and especially Lakeland. Even if completed, the cost 
and income approaches would have been granted the least weight and used mainly as a check of 
reasonableness of the sales approach value indication, and not as a reliable standalone value indication. 
Most importantly, the lack of developing the income and cost approach has not compromised the 
accuracy of this report. 

After careful consideration of the many factors influencing value, it is our opinion that the subject's estimated 
market value as of February 27, 2024 is: 

Market Value as of February 27, 2024 $200,000 

The values have a marketing time of three to six months as of the effective date. The estimated exposure time, 
which precedes the effective date of the appraisal, is also considered to be three to six months. These times are 
consistent with our research including market infoJTT1ation in this appraisal report. 
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Certification 

We certify that, to the best of our knowledge and belief: 

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

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

• We have no present or prospective interest in the property that is the subject of this report and no 
personal interest with respect to the parties involved. 

• We have no bias with respect to the property that is the subject of this report or to the parties 
involved with this assignment. 

• We have not performed any services, as an appraiser or in any other capacity regarding the 
property that is the subject of this report within the three-year period immediately preceding 
acceptance of this assignment. 

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

• Our 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 directly related to the intended use of this appraisal. 

• Our analyses, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the Uniform Standards of Professional Appraisal Practice of The Appraisal 
Foundation and the requirements of the Code of Professional Ethics and the Standards of 
Professional Appraisal Practice of the Appraisal Institute 

• All appraisers signing this Certification page have made a personal inspection of the property that 
is the subject of this report. 

• Brandon Sampair, has completed the requirements of the continuing education program of the 
State of Minnesota .. 

• The use of this report is subject to the requirements of the Appraisal Institute relating to review by 
its duly authorized representatives. 

• Peter Sampair, MAI, SRA has completed the requirements of the continuing education program 
of the Appraisal Institute and the State of Minnesota. 
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Respectfully submitted, 

REAL EST A TE APPRAISAL & ADVISORS 

/1.t/),~ 
Peter J. Sampair, MAI, SRA 
Certified General Real Property Appraiser 
MN License # 4001095 
Expiration Date: August 31, 2025 

Brandon N. Sampair 
Certified General Real Property Appraiser 
MN License# 20382373 
Expiration Date: August 31, 2024 
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Appraisal Definitions 

Below is an excerpt from USPAP and Advisory Opinions. The source of the specific definition of 
the term "market value" is consistent with the definition referenced in this document, as well as 
the definition identified on page 23 of The Appraisal of Real Estate, Twelfth Edition (Appraisal 
Institute, 2001 ). 

ADVOCACY: representing the cause or interest of another, even if that cause or interest does 
not necessarily coincide with one's own beliefs, opinions, conclusions, or recommendations. 

APPRAISAL: (noun) the act or process of developing an opinion of value; an opinion of value. 
(adjective) of or pertaining to appraising and related functions such as appraisal practice or 
appraisal services. 

Comment: An appraisal must be numerically expressed as a specific amount, as a range of 
numbers, or as a relationship (e.g., not more than, not less than) to a previous value opinion 
or numerical benchmark (e.g., assessed value, collateral value). 

APPRAISAL CONSULTING: the act or process of developing an analysis, recommendation, 
or opinion to solve a problem, where an opinion of value is a component of the analysis 
leading to the assignment results. 

Comment: An appraisal consulting assignment involves an opinion of value but does not have 
an appraisal or an appraisal review as its primary purpose. 

APPRAISAL PRACTICE: valuation services performed by an individual acting as an 
appraiser, including but not limited to appraisal, appraisal review, or appraisal consulting. 

Comment: Appraisal practice is provided only by appraisers, while valuation services are 
provided by a variety of professionals and others. The terms appraisal, appraisal review, and 
appraisal consulting are intentionally generic and are not mutually exclusive. For example, an 
opinion of value may be required as part of an appraisal review and is required as a 
component of the analysis in an appraisal consulting assignment. The use of other 
nomenclature for an appraisal, appraisal review, or appraisal consulting assignment (e.g., 
analysis, counseling, evaluation, study, submission, or valuation) does not exempt an 
appraiser from adherence to the Uniform standards of Professional Appraisal Practice. 

APPRAISAL REVIEW: the act or process of developing and communicating an opinion about 
the quality of another appraiser's work that was performed as part of an appraisal, appraisal 
review, or appraisal consulting assignment. 

Comment: The subject of an appraisal review assignment may be all or part of an appraisal 
report, work file, or a combination of these. 

APPRAISER: one who is expected to perform valuation services competently and in a 
manner that is independent, impartial, and objective. 

Comment: Such expectation occurs when individuals, either by choice or by requirement 
placed upon them or upon the service they provide by law, regulation, or agreement with the 
client or intended users, represent that they comply. (See PREAMBLE.) 

i 
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APPRAISER'S PEERS: other appraisers who have expertise and competency in the same or 
a similar type of assignment. 

ASSIGNMENT: a valuation service provided as a consequence of an agreement between an 
appraiser and a client. 

ASSIGNMENT RESULTS: an appraiser's opinions and conclusions developed specific to an 
assignment. 

Comment: Assignment results include an appraiser's: 

• opinions or conclusions developed in an appraisal assignment, such as value; 
• opinions of adequacy, relevancy, or reasonableness developed in an appraisal 

review assignment; or 
• opinions, conclusions, or recommendations developed in an appraisal 

consulting assignment. 

ASSUMPTION: that which is taken to be true. 

BIAS: a preference or inclination that precludes an appraiser's impartiality, independence, or 
objectivity in an assignment. 

BUSINESS ENTERPRISE: an entity pursuing an economic activity. 

BUSINESS EQUITY: the interests. benefits, and rights inherent in the ownership of a 
business enterprise or a part thereof in any form (including, but not necessarily limited to, 
capital stock, partnership interests, cooperatives, sole proprietorships, options, and warrants). 

CLIENT: the party or parties who engage an appraiser (by employment or contract) in a 
specific assignment. 

Comment: The client identified by the appraiser in an appraisal, appraisal review, or appraisal 
consulting assignment (or in the assignment work file} is the party or parties with whom the 
appraiser has an appraiser-client relationship in the related assignment, and may be an 
individual, group, or entity. 

CONFIDENTIAL INFORMATION: information that is either: 

• identified by the client as confidential when providing it to an appraiser and that is not 
available from any other source; or 

• classified as confidential or private by applicable law or regulation*. 

* NOTICE: For example, pursuant to the passage of the Gramm-Leach-Bliley Act in November 
1999, some public agencies have adopted privacy regulations that affect appraisers. As a 
result, the Federal Trade Commission issued a rule focused on the protection of "non-public 
personal information" provided by consumers to those involved in financial activities "found to 
be closely related to banking or usual in connection with the transaction of banking.n These 
activities have been deemed to include "appraising real or personal property." (Quotations are 
from the Federal Trade Commission, Privacy of Consumer Financial Information; Final Rule, 
16 CFR Part 313) 
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CREDIBLE: worthy of belief. 

Comment: Credible assignment results require support, by relevant evidence and logic, to the 
degree necessary for the intended use. 

COST: the amount required to create, produce, or obtain a property. 

Comment: Cost is either a fact or an estimate of fact. 

EXTRAORDINARY ASSUMPTION: an assumption, directly related to a specific assignment, 
which, if found to be false, could alter the appraiser's opinions or conclusions. 

Comment: Extraordinary assumptions presume as fact otherwise uncertain information about 
physical, legal, or economic characteristics of the subject property; or about conditions 
external to the property, such as market conditions or trends; or about the integrity of data 
used in an analysis. 

FEASIBILITY ANALYSIS: a study of the cost-benefit relationship of an economic endeavor. 

HYPOTHETICAL CONDITION: that which is contrary to what exists but is supposed for the 
purpose of analysis. 

Comment: Hypothetical conditions assume conditions contrary to known facts about physical, 
legal, or economic characteristics of the subject property; or about conditions external to the 
property, such as market conditions or trends; or about the integrity of data used in an 
analysis. 

INTANGIBLE PROPERTY {INTANGIBLE ASSETS): nonphysical assets, including but not 
limited to franchises, trademarks, patents, copyrights, goodwill, equities, mineral rights, 
securities, and contracts, as distinguished from physical assets such as facilities and 
equipment. 

INTENDED USE: the use or uses of an appraiser's reported appraisal, appraisal review, or 
appraisal consulting assignment opinions and conclusions, as identified by the appraiser 
based on communication with the client at the time of the assignment. 

INTENDED USER: the client and any other party as identified, by name or type, as users of 
the appraisal, appraisal review, or appraisal consulting report by the appraiser on the basis of 
communication with the client at the time of the assignment. 

JURISDICTIONAL EXCEPTION: an assignment condition that voids the force of a part or 
parts of USPAP, when compliance with part or parts of USPAP is contrary to law or public 
policy applicable to the assignment. 

MARKET VALUE 
The most probable price, which a property should bring in a competitive and 
open market under all conditions requisite to a fair sale, the buyer and seller 
each acting prudently and knowledgeably, and assuming the price is not 
affected by undue stimulus. Implicit in this definition is the consummation of a 
sale as of a specified date and the passing of title from seller to buyer under 
conditions whereby: 

1. buyer and seller are typically motivated; 
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2. both parties are well informed or well advised, and acting in what 
they consider their own best interests; 

3. a reasonable time is allowed for exposure in the open market; 
4. payment is made in terms of cash in United States dollars or in tenns 

of financial arrangements comparable thereto; and 

5. the price represents the normal consideration for the property sold 
unaffected by special or creative financing or sales concessions granted 
by anyone associated with the sale. 

MASS APPRAISAL: the process of valuing a universe of properties as of a given date using 
standard methodology, employing common data, and allowing for statistical testing. 

MASS APPRAISAL MODEL: a mathematical expression of how supply and demand factors 
interact in a market. 

PERSONAL PROPERTY: identifiable tangible objects that are considered by the general 
public as being "personal" for example, furnishings, artwork, antiques. gems and jewelry, 
collectibles, machinery and equipment; all tangible property that is not classified as real 
estate. 

PRICE: the amount asked, offered, or paid for a property. 

Comment: Once stated, price is a fact, whether it is publicly disclosed or retained in private. 
Because of the financial capabilities, motivations, or special interests of a given buyer or 
seller, the price paid for a property may or may not have any relation to the value that might 
be ascribed to that property by others. 

REAL ESTATE: an identified parcel or tract of land, including improvements, if any. 

REAL PROPERTY: the interests, benefits. and rights inherent in the ownership of real estate. 

Comment: In some jurisdictions, the terms real estate and real property have the same legal 
meaning. The separate definitions recognize the traditional distinction between the two 
concepts in appraisal theory. 

REPORT: any communication, written or oral, of an appraisal, appraisal review, or appraisal 
consulting service that is transmitted to the client upon completion of an assignment. 

Comment: Most reports are written and most clients mandate written reports. Oral report 
requirements (see the Record Keeping section of the ETHICS RULE) are included to cover 
court testimony and other oral communications of an appraisal, appraisal review, or appraisal 
consulting service. 

SCOPE OF WORK: the type and extent of research and analysis in an assignment. 

SIGNATURE: personalized evidence indicating authentication of the work performed by the 
appraiser and the acceptance of the responsibility for content, analyses, and the conclusions 
in the report. 

Comment: A signature can be represented by a handwritten mark, a digitized image controlled 
by a personalized identification number, or other media, where the appraiser has sole 
personalized control of affixing the signature. 
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SUPPLEMENTAL STANDARDS: requirements issued by government agencies, government 
sponsored enterprises, or other entities that establish public policy which add to the purpose, 
intent and content of the requirements in USPAP, that have a material effect on the 
development and reporting of assignment results. 

Comment: Supplemental standards are published in regulations, rules, policies, and other 
similar documents, and have the same applicability to all properties or assignments in a 
particular category or class regardless of the contracting entity. 

Contractual agreements that are unique to the contracting entity and which apply specifically 
to a particular property or assignment are not supplemental standards. 

VALUATION SERVICES: services pertaining to aspects of property value. 

Comment: Valuation services pertain to all aspects of property value and include services 
performed both by appraisers and by others. 

VALUE: the monetary relationship between properties and those who buy, sell, or use those 
properties. 

Comment: Value expresses an economic concept. As such, it is never a fact but always an 
opinion of the worth of a property at a given time in accordance with a specific definition of 
value. In appraisal practice, value must always be qualified; for example, market value, 
liquidation value, or investment value. 

WORKFILE: documentation necessary to support an appraiser's analysis, opinions, and 
conclusions. 
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Contingent and Limiting Conditions 

The certification of the Appraiser(s) appearing in the appraisal report is subject to the following 
conditions and to such other specific and limiting conditions that are set forth by the Appraiser(s) 
in the report. 

1. The Appraiser(s) assume(s) no responsibility for matters of a legal nature affecting the 
property appraised or the title thereto, nor does the Appraiser(s) render any opinion as to 
the title, which is assumed to be good and marketable. The property is appraised as 
though under responsible ownership, and prudent management. 

2. Any sketch in the report may show approximate dimensions and is included to assist the 
reader in visualizing the property. The appraiser has made no survey of the property. 
Surveys, plans and sketches may have been provided in this report but may not be 
complete or be drawn exactly to scale. 

3. The Appraiser(s) is/are not required to give testimony or appear in court because of 
having made the appraisal with reference to the property in question, unless 
arrangements have been previously made thereof. 

4. Any distribution of the valuation in the report between land and improvements applies 
only under the existing program of utilization. The separate valuations for land and 
building must not be used in conjunction with any other appraisal or purpose and are 
invalid if so used. 

5. The Appraiser(s) assume(s) that there are no hidden or unapparent conditions of the 
property, subsoil, or structures, other than what are included in the descriptive section of 
this report, which would render it more or less valuable. The Appraiser(s) assume(s) no 
responsibility for such conditions, or for engineering reports, which might be required to 
discover such factors. 

6. Information, estimates, and opinions furnished to the Appraiser(s), and contained in the 
report, were obtained from sources considered reliable and believed to be true and 
correct. However, no responsibility for occurrence of such items can be assumed by the 
Appraiser( s ). 

7. Disclosure of the contents of the appraisal report is governed by the Bylaws and 
Regulations of the professional appraisal organizations with which the Appraiser(s) 
is/are affiliated. 

8. On all appraisals subject to satisfactory completion, repairs, or alterations, the appraisal 
report and value conclusions are contingent upon completion of the improvements in a 
workmanlike manner, in conformance with the plans and specifications submitted to the 
Appraiser(s). 

II 



Page 48 

9. The property is appraised free and clear of any or all liens or encumbrances unless 
otherwise stated. 

1 O. The subject is assumed to be free of any adverse encroachments and/or adverse 
easements that may adversely affect its value. 

11. It is assumed that the utilization of the land and improvements is within the boundaries 
or property lines of the property legally described and that there is no encroachment or 
trespass unless noted in the report. 

12. It is assumed that there is full compliance with all applicable federal, state, and local 
environmental regulations and laws unless noncompliance is stated, defined, and 
considered in the appraisal report. 

13. It is assumed that all applicable zoning and use regulations and restrictions have been 
complied with, unless a nonconformity has been stated, defined. and considered in the 
appraisal report. 

14. It is assumed that all required licenses, certificates of occupancy, consents, or other 
legislative or administrative authority from any local, state or national government or 
private entity or organization have been or can be obtained or renewed for any use on 
which the value estimate contained in this report is based. 

15. No analysis of soil conditions was required and none has been made. All value 
estimates in this report assume stable soil and any necessary soil corrections are to be 
made at the seller's expense. 

16. Estimates herein are based on the present status of the national business economy, and 
the current purchasing power of the dollar. 

17. The use value herein assigned is based on conditions that were applicable at the time 
the property was inspected and may vary at a later date. 

The Appraiser(s) herein shall not be required to prepare for or appear in court or before 
any board or governmental body by the reason of the completion of this assignment 
without predetermined time and financial arrangements and agreements. 

Both the Appraiser(s) and the Appraisers' company are not to be held accountable for a 
back-up copy of the appraisal, but an effort is made lo store the reports for a period up, 
but not exceeding, five years. If available, extra copies can be purchased by the client 
only, and at the current monetary rate. 

20. Neither all, nor part of the content of the report, or copy thereof (including conclusions as 
to the property value, the identity of the Appraiser(s), professional designations, 
reference to any professional appraisal organizations, or the firm with which the 
Appraiser(s) is/are connected), shall be used for any purpose by anyone but the client 
specified in the report, the borrower if appraisal fee paid by same, the mortgagee or its 
successors and assigns, mortgage insurers, consultants, professional appraisal 
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organizations, any state or federally approved financial institution, any department, 
agency, or instrumentality of the United States or any state or the District of Columbia, 
without the previous written consent of the Appraiser(s), nor shall it be conveyed by 
anyone to the public through advertising, public relations, news, sales, or other media, 
without the written consent and approval of the Appraiser(s). 

21. The final value estimate concluded for the subject property and concurrent analyses 
arriving at the conclusion of value are considered confidential in nature and will not be 
released to anyone other than the client, or those specified under the Code of Ethics of 
the Appraisal Institute. 

However, the building dimensions, physical descriptions of the subject property, and 
factual data obtained regarding the subject property, such as legal descriptions, tax 
information, rent rolls and income/expense statements, are considered non-confidential, 
and may be used by the Appraiser(s) unless specifically requested to be kept 
confidential by the client, prior to completion of the written report. 

22. Possession of this report, or a copy thereof, does not carry with it the right of publication. 
It may not be used for any purpose by any person other than the party to whom it is 
addressed without the written consent of the Appraiser(s), and in any event only with 
proper written qualifications and only in its entirety. 

23. Information in the appraisal relating to comparable market data is more fully documented 
in the confidential file in the office of the Appraiser(s). 

24. Slight discrepancies in mathematical computations are probably due to computer 
rounding as computers internally use double-digit decimals but usually only display 
several. 

25. Environment Conditions: The existence of potentially hazardous materials used in the 
construction or maintenance of the building, or in the soils or subsoils itself. such as the 
presence of urea-formaldehyde foam insulation, asbestos materials, toxic glues, 
underground fuel or oil tanks, other harmful or toxic materials, and/or the existence of 
toxic or contaminated waste, which may or may not be present on the property, was not 
observed by the Appraiser(s) unless mentioned in the report; nor do I (we) have any 
knowledge of the existence of such substances nor to effectively advise on how to treat 
or cure such environmental problems. 

The existence of adverse or toxic substances may in fact have an adverse effect on the 
value of the property. It would be prudent for the client to retain an expert in this field, 
and to order an Environmental Assessment Worksheet (E&W), or similar if warranted. 

Americans with Disabilities Act (ADA): This appraisal report specifically does not 
address value considerations that may arise as a result of compliance or noncompliance 
with the Americans with Disabilities Act. Any alterations or financial responsibilities 
incurred as a result of noncompliance with ADA are not considered in our valuation 
analyses and conclusions. 



i Zoning Map 

The subject property is zoned R3 Residential 
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• zoning 
SCRO 
RB 
A-2 
R-1 
R-3 

saint croix river district 
retail business 
agricultural 
residential 
residential 
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Flood Map 
11 

Source: FEMA 
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CONTINUING EDUCATION 
Appraisal Institute-Advanced Applications 550 
Appraisal Institute-General Appraiser Market Analysis and Highest and Best Use 
Appraisal Institute-Business Practices and Ethics 
RERC-lndustry Forecast 
Appraisal Institute-Report Writing and Valuation Analysis 540 
Appraisal Institute-Advanced Sales Comparison and Cost Approaches 530 
RERC-lndustry Forecast 
Appraisal Institute-Basic Income Capitalization 
Appraisal Institute-Advanced Income Capitalization 510 
ProSource-Agency/Fair housing: A legal update 
ProSource-USPAP National update 
ProSource-Houses From the Ground Up 
RERC-lndustry Forecast 
ProSource-Appraisal 106-lnvestment and Financial Analysis 
ProSource-Robe Appraiser 

EMPLOYMENT 
2003 to Present 
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Sampair Companies, Inc., Divisions Include: Real Estate Appraisal Advisors, Property Management, and 
Real Estate Investment Group. 

Fall 2002: 
American National Insurance producer assisting a St. Cloud, MN branch. 

EXPERIENCE 
Have assisted in all areas of appraisal including: Tax Abatements, Condemnations, Real Estate Land 
Developments, Special Purpose Income Properties, (Restaurants, C-Stores, Hotels, Business Appraisals, 
ESOP). 

Have experience in the process of buying and selling real estate including residential homes to 
commercial retail centers. 
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690 Quinnell Ave N, Lakeland, MN 55043-9643, Washington County 
APN: 3502920130014 CUP: 1198360069 

OWNER INFORMATION 

Owner Name 

Beds 
NIA 

Bldg Sq Ft 
2,317 

City Of Lakeland 

Full Baths 
NIA 

Lot Sq Ft 
20,401 

Owner Name2 

Taxpayer Address 

Clerk Chris Wallberg-City 

Po Box 321 

COMMUNITY INSIGHTS 

Median Home Value $410,985 

Median Home Value Rating 7 / 10 

Total Crime Risk Score (for lhe neig 60 / 100 
hborhood, relative to the nation) 

Total Incidents ( 1 yr) 23 

Standardized Test Rank 67 / 100 

LOCATION INFORMATION 

Municipality 

Zip Code 

Carrier Route 

Census Tract 

Subdivision 

Lot 

Block 

School District Name 

TAX INFORMATION 

PIO# 

Lakeland 

55043 

R003 

711.01 

Lakeland 

1 

J 

Stillwater 

3502920130014 

PIO 

Legal Description 

3502920130014 

SUBDIVISIONNAME LAKELAND L 
OT 1 BLOCK J SUBDIVISIONCO 39 
875 L TS 1 ·2 BLK J LAKELAND AD 
0 

ASSESSMENT & TAX 

Assessment Year 

Estimated Mk!. Value • Total 

Estimated Mk1, Value • Land 

Estimated Mkt Value • Buildin 
g 

CHARACTERISTICS 

Lot Acres 

Lot Sq Ft 

Loi Frontage 

Loi Deplh 

Land Use • County 

Land Use - CoreLoglc 

SELL SCORE 

Value As Of 

2023 - Preliminary 

$300,800 

$91,800 

$209,000 

0.4684 

20,401 

132 

156 

Munl Srvc Other 

Munlc:lpal Property 

2024-03-03 04:38:48 

LAST MAAKET SALE & SALES HISTORY 

Owner Name City Of Lakeland 

Property Details Coo_, ot 8ran""'1 Somoalr, Nor1h-1.& 

2022 

$298,300 

$89,300 

$209,000 

Half Baths 
NIA 

Sale Price 
NIA 

Type 

Sale Date 
NIA 

Yr Built 
1965 MUNI PROP 

Taxpayer City and State 

Taxpayer Zip 

Taxpayer ZIP+4 

School Dislrlct 

Family Friendly score 

Walkable Score 

01 Home Price Forecast 

Last 2 Yr Home Appreciation 

Lakeland, MN 

55043 

0321 

~~WATER AREA PUB UC SCH 

771100 

521100 

$409,402 

18% 

School District 0834 
Sectton # 35 

Township# 29 

Range II 20 

Quarter NE 

Quarter-Quarter SW 

Within 250 Feet of Multiple Flood Z No 
one 

% Improved 

2021 

$238,600 

$71,400 

$167,200 

# of Buildings 

Building Type 
Year Built 

Finished Sq Ft 

To!al Building Sq Ft 

Building Comments 

Owner Name2 

70% 

2020 

$238,600 

$71,400 

$167,200 

Building 

1965 

2,317 

2,317 

Lakeland City Hall 

Clerk Chris Wallberg-City 

The data witNn 1M9 repor1. l:I Qllllr,,pi\ed by Ccl,.LOfF fl'Ofrl public: Uld Pfflllhi a,ourc,ea. The data b deemed rellablie, bUI I• not IIUll,.rrteed- TIM, JIC)(;"'KY of lhe Cllta c.ontahwd ti.rein ccn be 
~nlfr verffled by U.. rectplenl of ~t, report whh 1he l!PPScable county or mun~. 

Genera1ed on: 03/0S/24 
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3/4/24, 2: 35 PM 

§ 159.040 DISTRICTS. 

(A) Districts, generally. For the purpose of this chapter, the city is hereby divided into the following basic zoning 
use districts: 

District Symbol, Intent. and Primary Use 

Preserve land to be utilized for interim agriculture and commercial food production. A-1 
A-1 Districts provide areas of rural lot density housing with lots large enough for significant 

agricultural activity to occur 

Provide low density residential area in rapidly developing rural settings. R-1 Districts will 

R-1 
provide lots large enough to maintain a semi-rural setting, but lots not large enough to 
support commercial agriculture. R-1 Districts will provide a buffer between agriculture 
districts and urban, or rapidly developing district 

R-3 
Provide residential lots for those people who desire larger lots than are provided for in 
an urban area 

Provide land for Retail Business, primarily shopping, in areas where there is, or will be, 
RB the greatest demand for such services and in areas capable of supporting the intensive 

use of the land demanded by retail businesses 

(Prior Code, Ch. 300 § 601.01) 

(B) Overlay zoning use districts. At the time of adoption of this chapter or at some future date, the City Council 
may adopt over1ay districts to promote specific orderly development or to protect some specific sensitive natural 
resource (see§ 159.042). 

(Prior Code, Ch. 300 § 601.02) 

(C) Overlay regulations. The following overlay regulations are in addition to regulations imposed by the existing 
basic zoning use districts: 

District Intent and Primary Use 
Symbol 

AZ 
Protect life from potential aircraft catastrophe and noise by restricting 
development in Airport Zones 

Allow innovative and flexible design for developments that are more 
PUD sympathetic to both humans and nature, and which are not possible under 

current regulations 

FP 
Protect the natural environment, homes and other structures from floodwaters 
by preserving the natural overflow areas of lakes, streams, and rivers 

Conserve and protect the natural scenic values and resources of the St. Croix 
SCRO River Valley in order to maintain the high standard of environmental quality 

indicative of one of the few remaining wild rivers in the nation 

(Prior Code, Ch. 300 §§ 601.03, 601.04) 

§ 159.041 MINIMUM REQUIREMENTS. 

(A) The following chart sets out the minimum area, maximum height, and other dimension requirements of each 
zoning district. 

https://export.amlegal.com/api/export-requests/1d5bc518·99c7-4bbd-a4af-1ecd11aaD0c2/download/ Page 1 of 12 



3/4/24, 2:35 PM 

Zoning Districts 
Units/Dimensions 

A-1 R-1 R-3 RB SCRD 

Zoning Districts 
Units/Dimensions 

A-1 R-1 R-3 RB SCRD 

(1) Lot area per dwelling unit (sq. ft.) 
One-family structure 10A 2-1/2 A 24,000 -- See§ 

Two-family structure 10A 2-1/2 A 10,000 -- 155.16 in 
Lower St 

10,000++ Croix River 

Minimum lot area per dwelling unit (sq. ft.) with Bluffland and 

in cluster development on approved soils 2-1/2 A 1-1/2 5A central -- Shoreland 
sewer and Management 
water Regulations 

Minimum lot area in normal subdivisions 
10A 2-1/2 A 24,000 24,000 w/o central sewer and water 

Multiple-family structures with 3 families or 
over {public sewer required) 

Efficiency unit -- - 2,000 --
One bedroom unit -- - 2,800 --
Two bedroom unit -- - 3,500 --
Three bedroom unit -- -- 4,500 -
*more than 3 bedroom unit 

(1 a) Minimum width 21** 21** 

(2) Minimum ground floor area per dwelling 
unit (sq. ft.) - 1-family structure 

One story 960 960 960 --
One and one-half or 2-story 800 800 800 --

(3) Minimum floor area per dwelling unit (sq. 
ft.) 

Two-family structure 850 850 850 --
Multiple-family structures with 3 families or 

more: 

Efficiency unit -- 500 500 --
One bedroom unit -- 600 600 --
Two bedroom unit -- 750 750 --
Three bedroom unit -- 1,000 1,000 --
*** more than 3 bedroom unit 

(4) Minimum nonresidential lot area (sq. ft.) 
with central sewer and water -- 24,000 24,000 24,000 

(5) Minimum lot width at front lot line 
300 160 100 100 (feet) 

(6) Minimum lot depth -- 130 130 150 
(7) Minimum front yard setback (feet) 40 40 30"*** 40 

https://export.amlegal.com/api/export-requests/1d5bc518-99c7-4bbd-a4af-1ecd11aaO0c2/download/ Page 2 of 12 
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(8) Minimum side yard setback (feet) 

From street in case of comer lot 40 40 30 40 

From interior lot line 20 20 10 20 

(9) Minimum rear yard setback {feet) 50 50 30 30 

(10) Height (maximum feet) 35 35 35 45 

(11) Maximum floor area ratio 30% 30% 30% 40% 

(12) Impervious surfaces 50% 50% 50% 80% 

Notes: 
* 500 additional square feet for each additional bedroom 

"'* With a continuous common roof 

*** Each additional bedroom requires 250 square feet of additional minimum floor space 

**** In lots where the electric, gas, or phone utilities are buried, the front setback shall be 40 feet 

(Prior Code, Ch. 300 § 602.01) 

(B) Additions and exceptions to minimum area, height, and other requirements. 

(1) Definition. For the purpose of this chapter, the tenn EXISTING LOT shall mean a lot or parcel of land which 
was of record as a separate lot or parcel in the office of the Washington County Recorder or Registrar of Titles, on or 
before the date of adoption of this chapter. 

(2) Exemptions. Any such lot or parcel created in accordance with the City Subdivision Regulations set forth in 
Chapter 158 and is at least 2-1/2 acres in size, shall be exempt from the requirements of divisions (B)(3) and (4) and 
shall be considered buildable if the lot or parcel can comply with the remaining requirements of this section. 

(3) Lesser area. Any such lot or parcel of land less than 2-1/2 acres which is in a residential or agricultural 
district may be used for single-family detached dwelling purposes, provided the area and width thereof are within 
60% of the minimum requirements of this section; provided all setback requirements of this chapter can be 
maintained; and provided it can be demonstrated that a safe and adequate sewage treatment system can be 
installed to serve a permanent dwelling. 

(4) Insufficient area or width. If in a group of 2 or more contiguous lots or parcels of land owned or controlled by 
the same person, any individual lot or parcel does not meet the full width or area requirements of this chapter, the 
individual lot or parcel cannot be considered as a separate parcel of land for purposes of sale or development, but 
must be combined with adjacent lots or parcels under the same ownership. 

(5) Subdivision of lots. Any lot or parcel of land subdivided by any means after the effective date of this chapter 
for purposes of erecting a structure must be approved as required by the City Subdivision Ordinance set forth in 
Chapter 158. 

(6) Lake and stream frontage lots. All lots having frontage on a lake or stream shall be subject to the provisions 
of any City Shoreland Management Ordinance, as well as the regulations provided by this chapter. All lots on 
unclassified bodies of water in the Shoreland Management Ordinance shall meet the minimum setback requirements 
for a general development lake. 

(7) Lots in the floodplain. All lots in a designated floodplain shall be subject to the City Floodplain Ordinance as 
set forth in Chapter 154 as well as the regulations provided by this chapter. 

(8) Reduction of required yard of lot size prohibited. No yard shall be reduced in area or dimension so as to 
make it less than the minimum required by this chapter, and if the existing yard is less than the minimum required, it 
shall not be further reduced. No required yard currently used for a building or dwelling group shall be used to satisfy 
minimum lot area requirements for any other building. 

(9) Sloping or erodible building sites. On sites with slopes of greater than 25% or on easily erodible soils as 
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defined on the community soils maps and compiled by the Washington County Soils Conservation District, no 
structure shall be constructed (also see§ 159.148). 

(10) Heavily wooded sites. On any lot, clear cutting shall require a conditional use permit. A certificate of 
compliance shall be required for all cutting on all slopes in excess of 18%. On such slopes, a revegetation plan shall 
also be required prior to issuance of a building permit (see§§ 159.148 and 159.156). 

(11) Building permit; restrictions on issuance. A building permit shall not be issued for a lot which either does not 
meet the minimum acres of acceptable soils for onsite sewage treatment; or does not have enough acceptable soils 
within the lot or under legal contract to construct at least 2 complete septic/drainfield treatment systems. 

(12) High-rise multiple dwelling structures. The density standards applicable to multiple dwellings in structures 
exceeding 3-1/2 stories in height shall be as follows: 

Number of Stories Lot Area Required Per Dwelling Unit 

3-1/2 to 6 2,000 square feet 

6 to 12 1,500 square feet 

12+ 1,000 square feet 

These requirements shalt apply regardless of the number of bedrooms per dwelling unit. 

(Prior Code, Ch. 300 § 602.02) 

(C) Permitted encroachments on required yards. The following shall be pennitted encroachments into setback 
and height requirements, except as restricted by other sections of this chapter: 

(1) In any yards: Posts, off-street open parking, flues, leaders, sills, pilasters, lintels, cornices, eaves (up to 3 
feet), gutters, awnings, open terraces, steps, chimneys, flag poles, open fire escapes, sidewalks, fences, essential 
services, exposed ramps (wheelchair), uncovered porches, stoops or similar features, provided they do not extend 
above the height of the ground floor level of the principal structure or to a distance less than 3 feet from any lot line 
nor less than 1 foot from any existing or proposed driveway; yard lights and nameplate signs; trees, shrubs, plants; 
floodlights or other sources of light illuminating authorized illuminated signs, or light standards for illuminating parking 
areas, loading areas or yards for safety and security reasons, provided the direct source of light is not visible from 
the public right-of-way or adjacent residential property. 

(2) In side and rear yards: Fences 30% open; walls and hedges 6 feet in height or less; bays not to exceed a 
depth of 3 feet or rontaining an area of more than 30 square feet; fire escapes not to exceed a width of 3 feet. 

(3) On a comer lot: Nothing shall be placed or allowed to grow in such a manner as materially to impede vision 
between a height of 2-112 and 10 feet above the centerline grades of the intersecting streets within 100 feet of the 
intersection. 

(4) In no event shall off-street parking, structures of any type, buildings or other improvements cover more than 
50% of the residential lot areas. In no event shall the landscaped portion of the lot be less than 25% of the entire lot 
as a result of permitted encroachments. 

(5) In R-1 and R-3 Residential Districts, detached garages, tool sheds, pools (above- or below- ground), 
gazebos, and decks (attached to the principal structure) shall be permitted to encroach up to 15 feet into the 
established rear yard setback for such districts. Notwithstanding the above, no such structure permitted to encroach 
within the rear yard setback shall have a height in excess of 15 feet. 

(Prior Code, Ch. 300 § 602.03) (Am. Ord. 7458, passed 12-20-1988) 

(D) Setbacks. 

(1) Front setbacks. Where a vacant buildable lot is adjacent to structures existing at the time of adoption of this 

https:J/export.amlegal.com/api/export-requests/1d5bc518-99c7-4bbd-a4af-1ecd11aa00c2/download/ Page 4 of 12 



3{4{24, 2:35 PM 

chapter having a substandard setback from that required by this section, the Zoning Administrator shall determine a 
reasonable, average, calculated front yard setback to implement the requirements of this section, and to fulfill its 
purpose and intent. However, in no case shall a building be required to be set back more than 180 feet from the 
street centerline, except where an industrial district is adjacent to a residential district. In a residential district, the 
front yard setback shall conform to the established setback line, unless the Zoning Administrator determines that 
another setback is more appropriate as provided herein. 

(2) Side and rear setbacks. Subject to regulations contained in the Building Code and other applicable 
regulations, side and rear setback requirements may be waived, provided party walls are used and the adjacent 
buildings are constructed as an integral unit and are part of an approved shopping center, townhouse development, 
or other similar development. Such waiver shall only be by issuance of a conditional use permit. 

(3) Setbacks adjacent to residential areas. Where a commercial district is adjacent to a residential district, the 
minimum commercial building setback from the lot line shall be 35 feet. In the case of industrial districts. such a 
minimum setback shall be 75 feet. 

(4) Setbacks along arlerials. Along roads and streets designated as arterials in the Comprehensive Plan, the 
minimum front setback for principal buildings shall be 150 feet from the nearest planned street centerline. 

(5) Setbacks from private roads. All setback requirements of this section shall also be applicable to private 
roads and easement access rights-of-way. 

(Prior Code, Ch. 300 § 602.04) 

(E) Height. 

(1) No structure shall exceed 35 feet in height, including church spires, belfries, cupolas and domes, 
monuments, chimneys and smokestacks, flag poles, public facilities, transmission towers of private radio 
broadcasting stations, television antennas, except barns, silos, and other fann structures, utility transmission 
services, and transmission towers of commercial broadcasting stations, except in RB District which allows 45 feet. 

(2) Parapet walls shall not extend more than 4 feet above the height permitted of the buildings. 

(Prior Code, Ch. 300 § 602.05) 

(F) Cluster development standards. The purpose of this section is to provide a method by which parcels of land in 
the residential and A-1 Districts having unusual building characteristics due to subsoil conditions, elevation of water 
table, water area, relative location or shape of the parcel, may be more efficiently used. Cluster development may 
also provide a means to preserve good agricultural land, open green space, scenic views, and other desirable 
features of the natural environment. The owner of any tract of land in any residential and A-1 District may submit a 
plan on the use and development of the tract of land as a cluster development to the City Council for a conditional 
use permit authorizing completion of the project according to the plan. The plan for the proposed project shall 
conform to the requirements of the use district within which the plan is located, except as hereinafter provided: 

(1) The entire tract of land for which a cluster development is proposed shall not be less than 3 acres in size. 

(2) The applicant shall state precisely the unusual characteristics of the land or other reason justifying the 
granting of a conditional use permit for a cluster development. 

(3) A preliminary plat shall be submitted that complies with the City Subdivision Regulations set forth in Chapter 
158. 

(4) The number of dwelling units proposed for the entire site shall not exceed the total number of permitted for 
the R-1 or A-1 Districts within which the land is located. In all other residential districts, including R-3 Districts with 
public sewer and water, the number of dwelling units shall not exceed 50% more than the total number of dwelling 
units permitted if the development was based on the minimum lot size requirements for single-family residential 
subdivision. 

(5) The land which is to be set aside as common land shall be clearly identified and dedicated as such on the 
plan. Provisions shall be required for continual maintenance of any common land not dedicated as public property 
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and accepted by the city. 

(Prior Code, Ch. 300 § 602.06) 

§ 159.042 ZONING DISTRICT MAP. 

3/4/24, 2:35 PM 

(A) The boundaries of the districts as established by this chapter are as shown on the map included in Appendix 
A to this chapter. The map is designated as the Official Zoning Map of the city and shall be maintained as provided 
herein by the City Zoning Administrator. The district boundary lines on the map are intended to follow street right-of­
way lines, street centerlines or lot lines unless the boundary line is otherwise indicated on the map. In the case of 
unsubdivided property or in any case where street or lot lines are not used as boundaries, the district boundary lines 
shall be determined by use of dimensions or the scale appearing on the map. All of the notations, references and 
other information shown thereon shall have the same force and effect as if fully set forth herein and are hereby made 
a part of this chapter by reference and incorporated herein as fully as if set forth herein at length. Whenever any 
street or other public way is vacated, any zoning district line following the centerline of the vacated street or way shall 
not be affected by the vacation. 

(Prior Code, Ch. 300 § 603.01) 

(B) When any pennit is issued for a planned unit development or any other permit which affects any zoning district 
in a substantial way, the permit shall be coded and noted on the zoning district map by the Zoning Administrator so 
as to clearly indicate the use so permitted which may not otherwise be clearly evident from the map or text of this 
chapter. 

(Prior Code, Ch. 300 § 603.02) 

(C) (1) When uses in a district are listed as both permitted and as conditional uses, and when any other conflict 
appears in this chapter with respect to permitted uses within a district, the more restrictive portion shall be applied. 

(2) Where any proposed use for any district is not listed in§ 159.043 but is determined by the City Council to be 
similar in character to a use listed in§ 159.043, the City Council may require the proponent of that use to proceed 
under provisions of this chapter applicable to that similar use. Where any proposed use for any district is not listed in 
§ 159.043 and is determined by the City Council not to be similar in character to any use listed therein, that proposed 
use shall be allowed in any district. Such a determination by the City Council shall not preclude the proponent of the 
use from making immediate application to the city for amendment of this chapter pursuant to§ 159.026. 

(Prior Code, Ch. 300 § 603.03) 

§ 159.043 USES. 

The following table represents the uses and restrictions for the city. The key is as follows: 

KEY: 

P = Permitted 

C/IUP = Conditional Use Permit or Interim Use Permit and Public Hearing 

CP = City Pennit 

A = Permitted Accessory Use 

N = Not Permitted 

* = Nin R-1 

Use 

District 

Agricultural 
A-1 

Residential Residential 
R-1 R-3 
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District 

Use 
Agricultural Residential Residential Commercial 
A-1 R-1 R-3 (RB) 

Adult uses N N N C 

Agriculture - rural (see§ 159.150) - - -

Agriculture - suburban (see§ 159.150) - - -

Airports, airstrip, heliports N N N N 

Animals - commercial training C N N C 

Animals - domestic farm (see § A C N N 
159.114) 

Antennas or towers over 45 feet 
in height (as permitted by § C C N C 
159.041) 

Archery range - commercial 
C N N N 

outdoors 

Armories, convention halls and N N N C 
similar uses 

Apartment building (with central N N N N 
sewer) (see § 159.100) 

Auto/car wash N N N C 

Auto reduction yard; junk yard N N N N 

Automobile repair N N N CP 

Automobile service station (see § N N N CP 
159.115) 

Bars and taverns N N N C 

Bed & breakfast N N N C 

Blacktop or crushing equipment N N N C 
for highways 

Boarders (not more than 2) A A A N 

Boarders (not more than 4) A CP CP N 

Boat dock (noncommercial) A A A N 

Boat, trailer, marine sales N N N CP 
(interior) 

Boat, trailer, marine sales N N N C 
(exterior) 

Broadcasting studio N N N C 

Cafes and restaurants N N N CP 

Care facility (see§ 159.130) C N N N 

Cemeteries C C C N 

Churches CP CP CP CP 

Clear cutting (see§ 159.156) C C N N 

Clubs or lodges C C N C 

Cluster developments .... See § 159.102 .... 
I I I 
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Commercial schools N N N N 

Commercial special occasion C (IUP) C (IUP) 
accessory accessory N N ceremony venue 
use use 

Convents C C C N 

Daycare CP CP CP CP 

Disposal areas - solid and liquid N N N N 
waste 

Domestic pets p p p p 

Drive-in business (see§ 159.110) N N N C 

Essential services - government CP CP CP CP 
uses, buildings and storage 

Essential services - transmission 
CP CP CP CP services, building and 

Explosive - manufacture, storage N N N N 
(see§ 159.152) 

Explosive - utilization (see§ 
C N N N 159.152) 

Farm ( see agriculture) 

Farm equipment sales (exterior) C N N C 

Feed lots - commercial (see§§ 
C N N N 

159.114 and 159.150) 

Fences (see § 159.086) A A A A 

Flammable gases and liquids C N N N (business/distribution) 

Forests p p p p 

Fuel sales N N N CP 

Funeral homes N N N C 

Garage - private (see§ 159.083) A A A N 

Garage - repair N N N CP 
Garage - storage N N N CP 

Golf courses and country clubs C C C N 
Grading .... See§ 159.147 .... 

Greenhouses (commercial C C N C 
production only) 

Guest house (see§ 159.103) CP CP CP N 
Gun clubs C N N N 
Gun ranges C N N N 

Home occupations (meeting coc coc coc N criteria) (see§ 159.104) 

Home occupations (not meeting 
criteria) ( see § 159 .104) 

Hotel or motel N N N C 

Identification and name plate .... See§§ 159.180 through 159.205 .... 
signs 
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Incidental repair A N N N 

lnfonnation centers CP C C N 

Institutional housing N C C N 

Interim uses (see§ 159.090) C N N C 

Junk yard/auto reduction yard C N N N 

Kennels, private N N N N 

Kennels, commercial N N N CP 

Land reclamation (see § 159.147) C C C C 

Landscaping and decorative A A A A 
features (see§ 159.154) 

Lodging room (not more than 1) A A A N 
Lodging room (not more than 4) A N N N 

Manufacturing - general N N N N 

Manufacturing - limited N N N N 

Marina - including boat rental and N N N N 
the like 

Medical uses N N N C 

Mining (see § 159.149) C N N N 

Mobile home - care facility (see§ C N N N 
159.130) 

Mobile home - court/park (see§ N N N N 
159.131) 

Mobile home - temporary fann C N N N 
dwelling (see § 159.130) 

N N N C 

Multiple-family units (see§ N C C N 
159.100)-

Nature centers, private or public C C C C 

Nurseries - day and school CP CP CP CP 

Nursery - commercial (production p C N N 
of trees and shrubs) 

Nursery and garden supplies N N N C 
( exterior sales) 

Nursery and garden supplies N N N CP 
(interior sales) 

Nursing homes or rest home C C C C 

Offices, principal building and use N N N coc 
Offices, uses--This shall not be 
construed to apply to any 
structures but only to the uses 
that are proposed to be located C C C coc 
therein. All proposed uses will be 
applied for and permitted 
individually, not collectively. 
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Off-street loading ( see § 159 .161 ) N N N A 

Off-street parking (see§ A A A A 
159.160) 

Outside entertainment: N N N N 
commercial 

Outside uses accessory to a N N N Accessory 
restaurant or similar retail use use CUP/IUP 

Parks - public CP CP CP CP 

Photo, art studio N N N CP 

Planned unit developments ... See§§ 159.060 through 159.068 .... 

Public enclosed rental storage or 
garages 

N N N CP 

Racetracks C N N N 
Railroad operations C N N N 
Recreation areas - commercial C C N C 

Recreation areas - private or C C C N 
semi-public 

Recreation equipment storage - C N N CP 
commercial 

Recreation equipment storage -
private (side and rear yard only) A A A N 
(see§ 159.087) 

Reduction or processing of C N N N 
refuse, trash and garbage 

Rental of cars, trailers, campers, N N N C 
trucks and similar 

Repair garage N N N CP 

Research N N N N 

Residential - Multiple-Family (with N C C N 
central sewer) (see§ 159.100)--

Residential - Single-Family 
detached dwellings (see§ p p p N 
159.041) 

Residential - Townhouse (see§ 
C C C N 

159.101)--

Residential - 2-Family dwellings C C C N 
(duplex) (see§ 159.041) -

Residential waterfront uses N A A N 

Resorts C C C N 

Reta ii business N N N CP 

Riding stables C C N N 
Roadside sales stand (seasonally CP CP CP CP 
operated) 

Roads - private .... See § 159.159 .... 

Sales -open lot displays N N N C 

I I I 
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Schools - public and private CP CP CP CP 
Service station (see§ 159.115) N N N CP 
Shopping center .... See§ 159.116 .... 

Signs (see§§ 159.180 through N N N C 159.205)--

Single-family detached dwellings p p p N 

Storage - as a principal use (see CP CP N CP 
§ 159.087) 

Storage - hazardous materials .... See§ 159.151.. .. 

Storage, highway construction C C C N 
equipment during construction 

Storage - nomially incidental to A A N N 
the principal use (see § 159.087) 
Storage - not accessory to a 
pennitted principal use (see§ C C N N 
159.087)-
Storage - open (see§ 159.087) CP CP N N 

Structure - historic, scenic, and CP GP GP CP 
the like 

Structure - temporary or interim CP CP CP CP 
use (see§ 159.090) 

Supper club N N N C 
Swimming pool - commercial N N N C 
(see§ 159.112) 

Swimming pool - residential (see CP CP GP N 
§ 159.112) 

Temporary farm dwelling (see § C N N N 
159.130) 
Terminal - transportation or motor N N N N 
freight 

Theater N N N C 
Theater - drive-in G N N N 

Townhouse (see§ 159.101)-- C C C N 

Trailer/recreation vehicle (see§ CP CP CP N 
159.132) 

Trailer/recreation vehicle parks - C N N N 
seasonal use (see§ 159.133) 
Truck and automobile service N N N CP 
station (see§ 159.115) 

Used auto parts N N N N 

Utility substations CP CP CP CP 
Vegetative cutting .... See§ 159.156 .... 

Vehicle sales (enclosed) (see § N N N G 
159.113) 

Vehicle sales (exterior) G 
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Veterinary clinic C N N CP 

Warehousing N N N N 

Waterfront uses - industrial, 
N N N N shipping, and the like 

Waterfront uses - residential A A A N 
Wholesale business N N N N 

Wildlife reserve - private or public p p p N 

(Prior Code, Ch. 300 §§ 604,604.01) (Am. Ord. 7496, passed 10- -2001; Am. Ord. 7501, passed 2-17-2004; Am. 
Ord. 7539, passed 5-21-2013; Am. Ord. 7538, passed 6-21-2013; Am. Ord. 7541, passed 1-21-2014; Am. Ord. 
7548, passed 10-20-2015; Am. Ord. 2019-33, passed - -2019; Am. Ord. 2020-07, passed - -2020) 
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&al kstate A hhraisal & Advisors . -·--·-····--· .. --.. -.. --rr. _ ···-----··---··· ____________ _ 
41 /II ll,,Jf,1w11 Rmid, White lk,ir /Ake, MN 55110 (651J 416-M76, FAX (051) 41t,-8t;JfJ 

f-ebmary 14, 202-1 

!Jk!!1. 

Propertv T rne: 

C'ily of Lakdaml 
do Joe Paicmenl 
690 Quinnell ,\ve. N. 
Lakeland, ;vL"i 55043 

City l lall 1 and mid Ruildiug.~ 

Subject Property: 6<){) Quinnell A ,-cnuc North 
Lakeland, MN 55043 
\'-.'ashing.ton Count) PID 35.0:!9.20. 13 001-l 

Dear Mr. Paicmcnt: 

l lmnk you for expressing interest in ob1aining our opinion of the market value of the above property. 
111c pmposc of this rc:pon is tci 1:stimak: (he fai1 nmrl..d value fw the ~u~jcct as of tile (ilift' ofinsp~tion 
I he intcndc<l use of the rcpon is for intcrn..1I planning and possibk sak. 1·11..- inh.:ndcd users of this rcp011 
arc the < 'ity of L.akcl:md :mdlor a~c;igns. 

$3,000 

It is importunt to note that the ahovc ft,· if for thl· apprnis11I report onh·. Any mldition11I 
consulting, research, hearing or preparation lime {e~pert tcMimon>, for example) would be bilk-d 
at the below rates. 

Principle (Peter ":mtpair. MAI. ~R/\ ! 
Staff Appraisers . 
("lcrical & Rcscarcl1. .. . . . .. .. ......... . . .. 
Additional Copies ofRcpo,1 .. .... . ... . ..... ... .... . . 

~~00/llour 
$175/H('tllr 

.. . . . . ... S 50fHour 
. . .. .. . . . $100 Cop) 

ll1e fee is in no way based on 1k final ,·aluc estimate of the :ippraiscd propcl'ty. and all S\llllS h('rcundcr 
arc due and payable regardless oflhc amount orthc final \'aluc l ~liinalc In lhc event it is necessary 10 
emplo) an altomey to collect any swm due he1 ei11. the client ag1 t'e<i to pay rensonable nttomey' s fees 
and court costs 1:x.~nd~d by RE.-\ 1\ . 

Upon signin_g aud 1ctuming this cngagcmcnt lcucrto RE:\A. pk-,1,c- prO\·idc us with any orthc following 
if :r.-ailahle au<l/nr auplicahle. 



Property tax identification munbcr(s). street address and/or legal description of the subject 
property 

2. Any surycys, silc pfans or concept plans of the suhjccl property 
J. All lease agreements (related party or .im) ·s length open nrnrket). ea.~ments or other contracts 

on the subject 
4. 1111.:01111: an{I c"11ct1:,l.· sta11.:1111:-11b,(m lax ll.'hUll :schcJuh:s) fo1 full )'l."iU .'.!O.'.!.'.! mill '.!023 am! currcm 

year 2024. 

Hold Hannless and Limilation of Liability. To assure lhat om services in this matter can be rendered 
freely and independently. you or your client agrees to indemnify. defend a11d hold h:1m1lcss our fim1. its 
owners. appraise-rs and employt:es from and agamst any and all liabilities. losses. costs and e'.\penses 
S'Clating to our consulting or testimonial se(Vices under this engagement. The fon:going shall not apply 
to any matter resulting from our gross negligence or ,,illful misconduct. In anr case, howe,-er, the total 
collccti\'c 

It is the clienfs rt'sponsihil1t) 10 n~view lht> :ippm1s.-1\ :md bring- to onr auention any fachial en-ors or 
asswnptions that may or may not ha, c been considered in the report 

Sincerely. 

Peter J. Sampair. MAI. SRA 
Cc,titied General Real Property Appraiser 
MN License If 400 I0()5. Expiration Dale.8/31.15 

__ __,'--_.,_l.;..' ""'~.;_12_,;ft/_. o hereby aulhorill' Kt-:\.-\ 1n i.::m1duc1 an :1ppraisal under lhc terms and 
conditions outlined herein. I 11nders1and and agree thal n retainer of $11 will be paid prior to any 
work commencing and that all outstanding hal::mcc~ over ~O tl.iy~ ,, ill be asstssed a 1.5° n per 
month late fee until J>aid in foll. 

Si~-: ~--
-~~ ,Jv~ 

Ila It> 

RJ-:-U . -I I /O l·lt!fli11.m f(uad ll'lute lkar f.ak \ IN 55 / {() 
J.:.J.\' (fl5 I J ./16-8 I JrJ 

\ 
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CITY CLERK'S REPORT 
DATE: March 19, 2024 

City Hall Happenings -

• Processed all the city mail and approved invoices for payments.
• Received approval for the .gov website and domain.
• Completed the application process for the 2024 Recycling Grant

CLERK'S 

REPORT 

• Bank deposits weekly, made appropriate copies of documents for City records, property files,
and finance as needed.

• Completed mail pickups and checked the drop box at City Hall to make sure that no checks or
other communications from residents were overlooked.

• Worked with Rum River to get building permits issued and payments processed for permits.
• Mailed outgoing vendor checks and other City communications.
• Completed notarizations for residents as requested.
• Worked with People Service to process the water payments that came into the city office.
• Assisted residents in the process of applying for building permits, and understanding the

documents that are needed for the various applications .
• Worked with engineering, homeland security, and the resident on answering questions about a sale for

one of the properties for the FEMA project.
• Coordinated monthly cleaning at city hall.
• Worked with SEH on a Source Water Protection Plan Implementation Grant Application for the Wellhead

Protection Plan
• Worked with outside staff and the DNR to get final documents signed and filed with the county for the

FEMA projects.
• Worked with the Elections Judges to get the council chambers ready for the primary election.
• Worked with Dietrich to get the microphones removed from the tables and all the wiring put away so the

tables could be moved for the elections.
• Worked with Dietrich to get the council chambers set back up to accommodate meetings.
• Worked with Washington County Staff to get the election equipment dropped off and picked up from City

Hall
• Virtually attended the Priority 1 3M Settlement Group Meeting.
• Worked with MSA to get a rezoning application designed for a rezoning request from Cheep Storage.

Respectfully submitted, 

Michelle Elsner 

City Clerk 
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