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The planning process so far
The Duluth Public Schools’ Long Range Facilities Planning Process began in Spring 2006, as a

partnership between the schools, Duluth citizens and Johnson Controls, a nationally-recognized
facilities management expert. Our shared goal is to do an in-depth analysis of school facilities
and futures needs to ensure we’re providing the very best for our community in the coming
decades.

A Citizens Group, representing all aspects of Duluth, has been meeting frequently during the past
few months to ask questions and provide input. The Citizens Group has also held dozens of
meetings with groups all over the city to get further input on this important planning process.

During that same time, Johnson Controls conducted four thorough studies:
1. Analysis of how population changes will impact school enrollment in future

2. Analysis of the physical condition of all buildings and spaces, and what it would cost
to upgrade them

3. Assessment of the market value of each school property
4. Analysis of the educational adequacy of all school buildings and spaces

The first two reports — on Duluth’s population and school enrollment projections, and on the cost
to upgrade all school property — were presented to the community in late November and early
December. The third report, assessing the market value of each school property, is now
complete.

Why are market values of school properties being studied?

Knowing each property’s financial value provides another piece of important information in the
long-range planning process. The recent report on needed upgrades to all school buildings
identified realistic costs if all upgrades were to be done. This market value assessment allows the
community to explore another potential option, in that the report identifies realistic values in case
any properties were to be sold rather than upgraded. Thus the community, rather than speculating
on what various school properties might be worth, now has solid data to use for planning
purposes.

Market analysis by nationally recognized, local real estate experts

District properties were thoroughly analyzed Ramsland & Vigen, Inc., a nationally recognized
real estate appraisal and consulting firm with offices in Duluth since 1972. Among the
company’s corporate clients are Federated Department Stores; General Growth; 3M; Nordstrom,
Seattle; Nebraska Furniture Mart, Omaha; and Sears Roebuck & Company, Chicago. Ramsland
& Vigen also does extensive work and consulting for government entities, including the City of
Duluth, State of Minnesota, North Carolina Department of Revenue, the Washington State
Department of Revenue and many others.




Market analysis by nationally recognized, local real estate experts (continued)
The lead appraiser of the school properties was Max Ramsland, Jr., MAI, CRE, whose affiliations

include being a director of the Minnesota Taxpayers Association, former chair of the Minnesota
Higher Education Facilities Authority, former chair of St. Luke’s Hospital, and a former trustee
of the College of St. Scholastica. Also participating in the Duluth schools appraisals were John
Vigen, SRA, and Gary Battuello, MAL

Estimated market value of all school properties is nearly $40 million
As detailed in the complete property appraisal report, several proven formulas were used in its

development. The appraisers identified three values of each property: 1) the value of the raw
land; 2) the value of the property in use as schools by Independent School District 709; and 3) the
alternate use — or, in lay terms, the market value.

While the total property in use as school facilities is valued at $119,568,000, the market value of
those same properties is $39,978,000. The reason for the vast difference is that the current
buildings were built to be schools or special purpose properties, complete with gymnasiums,
cafeterias and the like. If those buildings are not used as schools, though, secondary or
alternative uses are employed that result in deep discounts for their values as special purpose
properties.

Are these the amounts for which the properties would indeed be sold?

Not necessarily. Just as in buying and selling a home, the cost is determined by a willing buyer
and a willing seller. The school district is simply using the market values as realistic, and perhaps
somewhat conservative, figures for long range planning purposes.

What steps would be taken if some properties were indeed sold?

It’s still early in the information-gathering and options-consideration process, so it’s not known if
any school property will be sold. However, if that were to happen in the future, property would
be sold in an open bidding process to ensure the highest return for Duluth taxpayers.

How to review the entire report
The entire market value assessment report can be viewed at www.duluth.k12.mn.us, and also in
Room 213 of Historic Old Central High School, at 215 N. First Avenue East.

What are the next steps?
On December 19, the final report will be presented to the community, related to the educational
adequacy of all school buildings and spaces.

Then in January 2007, various community meetings will be held for citizens to review and ask
questions about data from all four reports: the demographic study/school enrollment forecast; the
facilities assessment; the market value analysis; and the educational adequacy report.

After that, in February, discussions will begin regarding possible long-range plans and financial
implications.

We look forward to your continued, valuable input. Thank you.

Doing the right things... for the right reasons... the right way!



ISD #709 PROPERTY VALUES

PROPERTY Bldg. Sq. Ft. Area| Land (acre) Value-in-Use'[ Land (sq. ft.)? Land Value| Alternate Use Value®
Ball Field (old Chester site) 3.09 $170,000 134,600 $170,000 $170,000
Bay View property (unused) 0.33 1,000 14,375 1,000 1,000
Central High School 299,980 76.84 30,300,000 3,434,270 8,000,000 13,700,000
Congdon Park Elementary School 69,101 4.69 3,000,000 204,296 576,000 380,000
Denfeld High School 258,798 13.15 16,400,000 572,814 450,000 1,400,000
public school stadium bldg (locker rooms/toilets) 7,562 250,000 250,000
East High School 200,340 12.71 14,000,000 553,648 765,000 1,100,000
facilities management (1889 fire hall) 23,390 0.48 500,000 20,909 150,000 500,000
Garfield Avenue building 33,356 1.35 800,000 58,806 150,000 800,000
Grant Elementary School 60,074 2.53 1,150,000 110,207 100,000 320,000
Grant Recreation Center, 9th Ave East & 11th Street 4,434 5.33 130,000 232,175 110,000 110,000
Hartley Field property (unused) 29.61 800,000 1,289,812 800,000 800,000
Historical Old Central High School 158,660 3.83 4,500,000 166,835 1,200,000 3,500,000
Homecroft Elementary School 48,126 6.69 1,000,000 291,416 140,000 350,000
Kensington Place property, Arrowhead Rd & Arlington Ave 26.51 600,000 1,154,776 600,000 600,000
Kenwood School (Edison) 43,387 4.29 760,000 186,872 110,000 270,000
Lakewood Elementary School 50,440 10.50 4,500,000 457,380 100,000 1,800,000
nature trails 6.42 40,000 279,655 40,000 40,000
Laura MacArthur Elementary School 155,406 3.83 2,300,000 166,835 100,000 550,000
Lester Park Elementary School 54,310 2.69 850,000 117,176 150,000 290,000
5301 Oneida 1,494 165,000 15,000 165,000
5305 Oneida 987 87,000 12,000 87,000
Lincoln Park Elementary School 170,596 2.75 3,600,000 119,790 160,000 610,000
Lowell Elementary School 98,873 19.94 4,000,000 768,586 500,000 2,100,000
Morgan Park Middle School 130,871 9.99 3,300,000 435,164 100,000 465,000
Undeveloped Site 2.23 35,000 97,139 35,000 35,000
Nettleton Elementary School 90,024 3.34 1,500,000 145,490 70,000 480,000
Ordean Middle School 138,068 26.00 7,500,000 1,132,560 1,000,000 3,000,000
Piedmont Elementary School 47,910 4.38 900,000 190,793 100,000 280,000
Rockridge Elementary School 30,671 13.03 1,780,000 567,587 325,000 875,000
Excess Land 5.46 150,000 237,838 150,000 150,000
Stowe Elementary School 79,232 8.90 7,300,000 387,684 150,000 2,300,000
Transportation Center 13,572 2.61 500,000 113,692 285,000 400,000
Woodland Middle School 120,207 17.72 6,700,000 771,883 700,000 2,100,000
2,389,869 331.22 $119,568,000 14,442,063 $17,287,000 $39,978,000

NOTES:

! Value-in-use to ISD 709

2 Raw land values

® Market or alternate use, e.g., apartments, etc.

* Values not adjusted for environmental remediation, if necessary.

prepared by Ramsland & Vigen, Inc. 12/8/06
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Thigheat and_Resy_{ s

Hastery af fie Properiy:

Extinniied Marketice Perusl:

P cuteept o kushest and Tese use repireseins the premise upan
which value g besed, Cighest ol hest ose s defined as tollows:

Flier respsenaehide prahable giad dognl wee of vacand fued o e
raprren ced progrenty, which is phosicalle possihle. aperaprnpel
swnperied, fieaee il fecsthle, ard thar rosulis te the Teeloes!
voebe, e foter celforiee the il cored Bost wre smusE s e
tegedd prereisshiting | ploeeiced pessebilioe, finanerad fasibifing o
el priuetivig”

Thit debmitien & applicd specafizally 1o the liglest aod best e
at Leead. 1005 recopmized that it cases where o site his exisiing
improvermertz e concluded lighest and hest nse s if vacunt
iy B i Turend B 1he Dighest sed bast pse i en the oxisteg
Impresemsnls tus inprosvely. The existing wse will comtinue.
P e watil e Tamd value, e s Tnghest and beat use, enceeds,
e letal vulue of the propesty umdc 145 existitn wie plos Mie cost
ol ceamim ing 41 allering the exizlog sloucture.

A mesd - macked prooery with s unigue phyvsics] desten spectul
congiuclzon emalemaly, ora Bavoul that resleets ies walioy o the nse
lor which 1 was bl s consilered s speeral pumose properly.
specid pummase propenics. such s school huiblings, may he
appruissd hased o e cierenn cee g the meost like!y altemgie
g, eriher han their gbeso il best e, Please see U ppprssal
delinitians i 1hs Addenda of this repun.

Highest and Hesl Lse as a Special Porvpose Property: (entin-
el ws w5 sehool buildings.

Tlighest and Best Allermative Use: Aparioenis, olbee, indus-
rigl use, i,

Far the st pars, the expsting <chool properties have mon sold
nar Desn effered for sale in the past five seats: hewever, the
Gardicld Avenue momdaciuring aod warckouse spacye is corremly
hetog attered tor sale, and ceported]y s an ofifer pending.

Srevial use properties, G, schoeds, have a reletvely snal]
ket and wsually lengihy magkel exprenre needal inoorder
sell ALarkcting time dor the subfedt praperins s cstmrted 1w
FEnE o A 19 30 manths.

Appredsal Trestiooze, Digionomy of eal Fxls Appeaisal, 45, [ hicagu:

Aporaisal Institege, 20002], 0. 133,



Waluan Procedure:

Matles Conparisan A pperasich

The sales compunson approagh o valwe exomines the most recent
sile prices of propertizs sionilus o the sabpect in sive, type or
utility that bave solilin the markeiplace.  Tivs approach. also
cilled the direct suled comparizen methed, s good evidence of
vithae heamise 1 represants the activilies and ceactions uf hoyers,
se [ durs, msers und investors, The theony Behind the sales comnpsr.
sz aparoach s hased wn the "prnciple of sopsiuiop” wingh
implics that 4 pewdeal pessoen will ool pice reeone L by or Tent o
propesty Wan o will eost i buy of rent a comparable sulstioge
Ty

The sales commparizan appooach o rekdively simpic. The assunnp-
oot Keowledieable busers o sellers, acone prodently and in
theer vaen Besl inrerest 22ould recet the sriterion af @ “ratbonal ™ or
elicient murket, 10we assume 1hat ke marken ts efhcien, or sven
redsomably elficient, then it can e sssumgd shatthaee 15 o ratbonal
relaticnship botwcen e prive paid for real estate l its physical,
femgtine] and.or cooneimie conTponese, 2.u., lacaton, uge, s,
el

The wales companson approach compaees commodites af other
properlies that Bove sold and makes sdustements for sieilar andsor
dissirndlar charadernsies. Topros we an estimale oF valog for the
subyect properivs. sn ceanomstee nwede! was desianel vsing o
subsel ot Toerbeen comparaklc schoe] sales which will beanalysced
and adjesled b e subject. The veonomerie madel is 3 quantita-
tive spprowcl o adjasting the commperalle sales and estimating: the
vashues ok subjeet propertics. The indiv idual property allobuotes
cordideeed o thas munled are and size. date of sale, boilding
scuatre Tt ared, hocalion, extraordinary circurslanges, and date
tbe propenty was il The location Eaw lor ravasares the overall
qualily s level of thye site™s lazaiion and is deermioed by
apprasser chservation.  Cxlrsonlisane circumseangcs 1ekes ok
sccaun any Bcters eocurring at the tine af the sele which are ot
Lyprival and may bave il an inflacnce oa the seles priee (i,
LADs prosioily e Chosier Park School), The coonomeric
model hag a 994 contidense level n oredicting the vicugs of the
SUReCE propunics,

L osl Apsrowch

As aconollaey o the sabes compun s gppreacts o Oe appral soe bus
pertommed 3 costappreech analvsis 1 the individual propeics L
cormaboraly the conslusions ole coomatnelric moededs, This Lan,
azwell as ooer explulory netes. are retuined i te Rarmslond &
Wigcn, Ing, 1iles.

A valuation summary is presented on he ol Ly pewe.
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Cortificalion:

The vederskred cerliBes that. 1a the besl af Bis znowledige anl
T

The statenwszils of el comaaned inthis repail aye U sl comrect,

| he penomted smalvses, opinions, and conclosions ane el only
e the reported gssumplion gl leniimpe cocditions, and are oy
porsorEl. unbiased prafessional ol vses, opintong amd concba-
SIS,

The wnilersisnzd has na present ar prospective inleres: in Lhe
proqery Wit 3y the suhject of this eopoet, sl Tas no peesenal
inleTest ot s with respoet 19 the parics mvalved.

Clar cormpen satiog 33 Aot Con g eht un 2115 am or everd Tesultinz
om Lhe analyses, opinions, ar cenelusions , of B use al, this
roparrl.

Crar anelvses, opiedans, and comclusions weree dey sloped, and this
repor kas been propared. inconforaty with she requircments of
e Standards of Prefessional Preesice ol the Spprasal Tstilege,

The ase of this repor s auhjeer e the requesements ol the
Apprngal Tegiute relating to oreview by s duly aothorized
FLpreAEnbiLl LV es.

As of the date of 1his reparte the indersigned, Maxwell O
amaland. r., his currcetly completed the contmoimg sdueaticn
prugraina ol the Appeaisal Inibete.

The andersipned hias macde a personal spection of te properly
1hat 13 the sebject af this repaor,

o one provided signifcant o fessiorel assistezce 0 e persen
sapning This repoerl, bow meer, Ma. Shoncon Locphle, Rasnslod A
Wiren, Ine. sttisticiutand issneial e appraiser, worked oa tns Ny,
a5 dad John M, Vieen, SRA] for Loul valwstion, and Gy A,
Battucllo, AL for the valution of e Mstone Ceetral High
schoal.

Infommation fumizheld by Jolingon Coona] resacling 2 siocs,
buildmje sepuneg footwe, aldresses, ages ol the properties, e, 15
assumned to e corrent, and hag nal been indenendenily eomobo-
raled.

This epprassal assivmmcnt was oot hazsed on a eedwested mineatnm
valiatioen. a spesnfie valuatsan, ur the approtvat o e loan.
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The undecsivmadd have the knevw ledine anil cepericnes negessary 10
complete the assisnment compeient b

M LA

Mavwed] O, Ramsland, Ir., MAT
Micnesora Conified General Diconse; AP - 4000940 eap res B30 0%
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APPREAISAL BEFINITHSS

MARKET VALLE

Market value s defined T the Appraisal Srandards Bowrd of The &pprasal Feundation oo page 4

ofats publicabon Lon oo Semdunds of Prodessonal annraisal Procise, 2000 Fditom L SPAP2I06)Y

HEN
RIARKTT WALL'E: atape of vilug, statl s an apinicn, that presusnes the smansler
af s prapery (1e, aTighl of awnership or o hundle af such rekits), 25 ol 21 corzn
elate, weder spaecifis conditions as set fonlt in the dedimtoo od the fenm idestilied Tve
e appraiser as applicable 1 an appraisal.’

The wawdiconal deBimiiom af naerk el valoe os

The muest probghle anee whieh o sreperty sbeald T o @ competilive sl opon
mierket nnder all conditions requisie w a far sale, e buver and seller cach acling
nradenily and knowledgeahly, ond assuming e precs is not affecied by amlae
stimwlus. Traplicil in this delinition is the consummation of @ sale as of o specidiced
date and the passing of fitke from seller o hover onder conilitions w hereby;

. barver anc seller arg trpuealor moelvited;

b+

hoth paries aro well mlonned or well advised, ard scting irewho
shey consider therr own hest inlerests;

A a reasonable time 15 allowsd for expasure in Lhe open matkee:

4. provonean 15 made in e of cushon LD 5. dollos or i enns of
banzial arraneemc s compatable theoes; and

3. the price ceoreseels e normal ronsideraton for thy property sold
anaffecled by spegial or ercatve fimmcing or sals conccssions
sranted v anyone sssocianed with e xale !

The Appraca] Foundatien, Unifomm Skmsbends of Poofossieng) Sppraisal Praciice,
2008 Editiom Weshingtan, IO The Appraisal Faundatwn, 2006], p. 4.

Linuforr Standards of Prolossiome] Appritial Praciec, 06 Edition. oo L94,
reberencing publesherd regulstions by FIREEA o 1Y Jaly 3, 1990 sl Aewus 24,
P90, amd ginimy other govemment instioulions (e, FRS, WO, FDIC, OTS amd
QGCCYE “This definition s alse relerenced o regalations juizstly puiilished by the
T, QTS RS, snd FIHC o fune 7. 1994, and in ke dricragenay Appeadsad and
Fvatwertion Cinidediomes, daled Qgtober 27, 19947




VALUE IM USE

The valud o spacithe propetty s o a spectfic person ot spoctio Timm o apmesed to the vacue o
peesens or Lhe market in general. Spocial-pumose soopersice seel as chwrches, sehaels, and puhlic
huildinus, which ane seldore haug!n aod sobl in e epen markel, v be valoed onihe bases of valoe
i g The value i owse Do specifie person nesy mebole s sentismental valoe companent. The value
i wsc looa speciiie fiom muay be dhe vinag of the plant as pur ot an miegrated wndtiplant aperalion.
Sor afva use value.”

USE YALLE

1. I eentiamnics, the stribubion of value to poods and semvives hosed
upon ihewr wsefulness to thosc who cotsunte B, e dilaze
exchampe vature,

s I rewl csle apprased, the value o specific prupeny has [or a
spec i use;, may ke the highest and best nse othe property ar some
clier use specificd  os o comdilon ol the appraisall may he wsed
where lepslatnon has ecn cracted o preserve Summand, tmberlieml,
or wlbser open space Ll e weban fringes. See ofve valoe in use”

SPECIAL-FURPOSE FROPERTY

A e -rnarke Cproprerty withe a wsigne physicalalesien, special coretroetivn materials, of alayoot
thist mestmcts s otihily Lo L use For which o wos bl alsa galled spesed-desam property

LIMITED-MARKET PROFERTY

A property that bas reluively tow potentisl buyers gt & pasticudar time,

Litnited-marke: properics may beappeaicod bagol ot e ie caerenl wseor the enost likclraltcmative
e, Droe o (b ve lstively smadl markets and leowetty roarkel cxposuns neoded fosell suchproperlies,
thaerer rovay b Tincle evidenes o soprairl an opanion af macker value based oo their canmen T

The | nclicnany of Real Esiate Appeaisal. 27 edilwm, p. 306,

£ Ibid, p. 303
; Ibid., p. 272
' Ihicl., p. 165

The Appravsal of Beal Tsine, 127 edition, g 20,




CONSISTENT USE

Ve prineiple ol consistenn use, which bolds T Lead cannet bz vitliod Dised onone uss while
impeovements are valaed based wrcoerother. o The e value ol aogite ciades snonterim use msy
R fter suhszantially from Uy market valoe of tbe same ste s tough vacant aod avaiable for
developrnent under ks long-term higkest amd et oge, oy oetmeded anpreovenmenes cledely do
ool resecbile the ideal nprovemett, but they Jo creste mereraents of vilae aver e selee afihe
vaca lamwd. These Snprovenents ey appew oo olate the principle of consistent use, bt fact
“hee enarket stenply ocknowledpes that, durieg the ransRion Lo 3 cew use. the value comribuged by
oll improvements taoan ampreced propery make e lacd and e L'.":.'i‘:i':illg INPIOYemCits wallh
mere than the vacant laed,

= hid., . 324



Comparhie Sales Rogreesion Amlysis

Acrralliple rowrcssion aoalysss obf T4 coanparebhe seluos] wales Tos been periomed moorder o provide
an estim.ie of valus i the sales compunzgon appresch The mmliple regression imalysis rneasunes
the relationziip of independent vianables wod dependent eutpal. Factors s s dats ol sale, dale
buale, s and logatson arg e indeperdent varignles (the X variables, cxproessed as Xp moon
couation that are nked tooasiogle dependent varable {he ¥ ovarabsled; o thos case, prace por souasee
ool The relationsbey o e indcpeindent variables w he dependont varmble B3 exprossed thrompeh

M rogrossion vinatiom,

Thi ieutependent vanables muost ke cxpressol in anumerical fommal. Baee ol sale, X, i oxprossed
anesically by mvasucing Uhe munlrer ef dass beww cen o base dute scd Uie comparables’ datcs ot sale,
Toe exarople, Wity a buge dale of Lovawe 1, 190, 34425 Govs passed wenil vampacable #1 seld i
April 14¥ed,

Exprossice e oiher X vaeiables i o nuonesical Teercal is mare simple. Laod square Teot anca, X
sguare foot wred of properte. X oand vear bl XL e numencal volues. Taocotioen, X 08 a
autjective TActer hased on appraisct oheereation, s expressed o a scale of O throsseh 50 0 weang
sunerior, 3 g averaae amd 5 beine peor. The Tocation fwetor measeees g ovoralb qualist and
leved b b site™s loeaton. Exsrerdinamy smeumstines, X2 based on the corcomstmges of the
sale;, extracrdinery circumsiznees in the sale are exprossed with o 1 value and nommal of Bpical

cIrcunvalmees are expressed with adl value

Fo make a prediction ol value Joe the sulject propoery, cach wodependen sarioble for the subaect s
multipliced by the coelMecieng for ik vanable, wad the sum of the prodeets 15 sl ed oo the constant.

Alpebraically, the equatio:s s expressed as Tollows:

Y = B, TR T | i . T | R O 0 T ) R
w hure, ¥ depeodemn variab]e

X, tridezrendent vanahle

h. - cre Mt For that variahle

C - VLOTES L3l

Eregemtod e ke fodloeinge prapwes b6 wodiseossion of te regression aoulysis.
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Thcere are variows stalistical Tests Woodetenmome whether the resailiog repression equatione 15 reballe

im prediciing a valwe for he subjcot propeny.

The R factor "represents e perecstiee mavem il ol the dopondent vacwble thil can he expliing!
bew the perecotape maveenemt in the mcdepemlent vanables, or b wel] chanpes m e imdepamdent

e value of the BE faeler an be [Tom

virables cxplae the change m ihe dependent verable,
e 16 imslicading o explaimed varisoge, 1 imslicatieg therve 1w no opexplained variance. e case
af the 14 oheervutien rogrcssion madel, the e-squoned faetar is 9336, 0 ather wanks, Y7H5 Y ol the
chuange i the dependent vomihbe (pree per square foot) i cxpliened by changes ic the indepeident
variahles {land arce. date of gale. sice, location, exteaccdinary swcumsiance, :md date built 1, B s

ex pressed as iollows;

. a

Eaplatmel Yariaene - a0y - ?2'1 Exs
Tertal W urianwe iy - ?}! Tas

RI =

The 17 caleuiutioo is based oo a lewst syuares premise where erroe (ahich is defned as the observed
value [ less the mean value Y1is squarcd (Y 0T lor cach obscrvation. The syareyars sum of
Cres sguarcs s e desceninator of thy gguadion, or the TS or totd sum af the syuaces. The
nurerlor of the cgeation is e syoared suinaf Te pedicted valoe I'E’]l less TG mean £ or ESS,

e explained sum of the sguaees.

The Adjustel B or B s a femmula for sdjusting the 187 for degeees af frecdon, {Deprees af Srecdom
equal il 101l sumbar of abservations or comparakle sales fexpressed as o) less the cumber of
mdependent variahles, cp land arca, dane, size. dare buealt, otc. fospressed as k) nenus 1 {1
dependent variable, e n-k - 1), The e Ll the L ] darwrees of regcom, ard Lo fomiwia

15 sanply expressed as:

BS4in - k - 1
Ta&8{m - 13}

Mumphy, Lloyd T "Detgmmimmy the Appropriste Bguetom in doluple
Ruepression Analysis"” e cDppraeal dovesmel Oktober 208U, n, SH.



Empleying our arevics syualians, B s calenlste] as Gollvws:

R':

The adjusted 1 is & more meaeinehs] measare of overall 11 thar RY Tor 2 muliple weeression

analy s,

The standard Troe afthe Bstimale, phbrovined as SEE. =0 measure of the gqualiy af £t of the

ATAEIR4

crveraks] equation G s escfu) in s ownrisht ™ The SEE is 20 estimaie fnoe the data owhe sunple
ctandied dovy oo ef the residuals. B deserilcs he variabelity of e dependent vamakle (Y] ghown
the e revression ling, Inodls simplest e, o low SFF suopests a mors significan overall
represston cowalion. and o higher S110 supecals ot sipmticance,  bnthis vaplanation. bigher ael
Lowwer znes eelative foeres comparod 1o the mesn of the depernlent vaesable. Inotber words, s SEE tha
is 2085 of the mean of the depeadenst varahle indicaites o more meantng L] eegressian equativn 1han
kS That s A0% ol the mean af the depemlem viecahle, The SET o L5718 which equanes 1o 23 0%

of the mean. (415 wlentefied in Saommery Oulgat snder the heasling ANV A [analvsis ol vanandee)

RES{n - k- 1)
T85ir - 1)

(L - By n -k - 17
im - 1

M3 gl -6 - 1)
15014 - L)

JLI021E 53045
TR

L2oMIL5E2

25 the sugare ool oF e e syuare (RS of the residuoal.

Studvresund. AL, L sine Fromoeneteics: & Practical fGuide, ed, po 33




The aquatien for caleulann the Semdanl Ecrer of the Estimante, SEE, follmas,

ST = :!-.. __l:_r-:_s:idlul.l.? :

T I deprees of freedom

To coleuloe the SEE. the resilwals Tor cach obsers ation are nesded. The residoal cg the alsserved
value of ¥, i this cese price per 6, minws ke predicted value of ¥ Phe residual 1015 s how far
the abservation lies fom dhe regression ne, Lo mest our assurintions of reeression, we can cheek
that bodh e mesn and sunt atthe residuals is zero Peith roanding). Sirce some of the nesisd ks ore
Megalive valoes, o eoasls us 1o work will all positve values we sguaee cach of ther, The sun of
ther sequarzd cesibwaly s caloulbeed aml then divided by the residwa] dewrees e fremlor:, whickh are

1A 0= 1] ks case The sguats roel of thrs umber ey e SEL. The values amd calulations

It vhe observalions and S1EE are shown buelow.
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The T-stafistic demopstrates the statsticz] sipmticange af the eafependent vomables noexplaining
the dooendent variebic, The tule af thwmb s Cun s T-slatisic of X Oz 1 secepable, The profemod
telluod is o eonsall aceilical value ol T ebied, Prosentod Belew are 1he calewlsted U-statisics for sy
independem vaniables and the commespornling conRdence levels based on 7 degrecs ol lreedam (14

obscrvations nomus & coctbicens menas 1. the dependent varwhleh

rdependent AW amakl; T-Sbatislig Canfileesee Ly ol
Lard 5y, Fr Area, X PRI BooRSEN
Dute ot Sale, X, 2504 S O
Suguire Feet, X, 042 == gh Ot
Lawation, X, Ak L L LA
Cxnwndinary Circenstange, X, 2917 R
Drale Thaill, X, 30941 RO I )

The T-statesic demmonstrates the statistical significance of the mdependeot varizstles el ainig e

dependent vamable. The fommuols for the T-glhalistic 1=

o coctfieicnt
T-stalislic -
slapdard cTor

Lok ot the negression vutpat for syoaee fect (30

coelficienl 100250
szl errer .ORA37
- 502

The F-statistic ia & measurerment 1o detereaine wlweeher the tonak cquetion 14 siemilwcant in prodicting
the fependent vanably (Y). "The F-siptistic Prerformas for ibe cntire coguition wis the U-ststistic dogs
for a sigbe indopendem vanzble (noedloss 1o say m & two vanable cguation, weeh onc Jependent and
are I cpendent vaniable. the T-slatisie aod the Foslagistic wall beequal), Refeming e F-distrilution
taldes for the critical value of Foat (01 o0 99% cenlidence ke el] and netne d coelMcients o the
renzralor anil ¥ devresy of reedoum m the Jenominislar; the F-stalistic Br U reiression egesiion Is
TR.97L which execeds the 99 9qcanfidenes level, The B-statistic is explained and calewlated as G-
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were applicd wsing the repression couotion.
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Thig ia we appraisal repott inlendsl wocomply wih e reperting reguergmerts set ferth under
Sddrleed Rl 2220 pod the Und foer S ndands of Professional Appraisal Practice Assuch, o naphe
nat inehle TNl disewssions al ahe i, reasoning, and enaleses thal wees esed i $he apprinsal
process oodovelap tke appruser's oninien of value. Supporung docemendalion cenceerang e distl,
reasoninge. sod walvaes & relamed i gpeeaisce s Ble The informaotion contiiced m this repen
iz speeitie o s needs o e elient acd for e miendod use siaked in Uns eeport. The appraiser is
e cespensible tor waothariacd vse ol tis repmt.

o respongibidivy 15 assumed for legal or side consideradions. TAle o e peopeay £ assumed o be
paad andd murketable unless ofheowibe ssoed s repor.

The properly 15 appraised frec and elearat sy or il Lens and crgerthranees oreless wibemn e siated
it s repont.

Bespansihle owneeship and cumputent preperly management are assued unless olerwise staled
in Ehis repwin.

The infonmation Lenwshod oy others i believed to he relinble, Howoever, no wamenty s ogiven for
L15 CIeCUTECY.

Al cogimecrmg 15 assummed ta be correel. Aoy plot plong aond lustisive madeeal in s repor, an
imclualed vrly e assisl the reader m visoalieing the poopesiv.

1015 sassammaed that there ane ne Padden ar unapparcet cenditicns of the property. suhsoll, o stouctures
that render it rwee oF fess viluable, Xoeocsocsibelity s assummed St such conditiens ar for
arzancing for engincenng $tudics that may be required o diseaver e,

It ig asguricd that Huere iy ] vomgliaoce with all applicable federal, stane. zeal Tocie] eoyinosmental
repulations and Taw s unless othemaee slated i Ons sepon,

[t1s assurzed thatall applicable socksse sl s repulagions and restrictions have boen complical vk,
unloss a nonconiormiey bas been stated, delomed, and considered m thee spprissal repot.

I iy agsumed that all eogaired lieenses, cenificales of cbenpaney, or ather legislative or
adnumstralive unhenty from any local, statc, ar matiooal govermimental, ot privaie snliy or
areaniFation e boeen ot can be oblumed of rencwed Bor any use on which the valos estirlcs
containgd in this repon ate baged.

Apy sieleh i this report may st apprasincgie dirgensiong and i meleded o ossisy e readere e
vigualiving the property. daps angd gxhihils T im ey report, ame prsvided for reader relemenge
umneses o1y, N0 Plarahes &8 10 20cUEacy i cxproessod oF implicd unless ethorwisc stated in this
Teperl. Nooseevey hos Doty snade far he puepase oF This repa.
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1 15 assumrcd Thal B o lsagion of U Jand ael improserients is within he oandanes o roperly
fines of he propersy deseriled and at thete ts no eneruwchemen ar e spass LRless ofhemise staled
i 1his rereeT.

The sppraiser i mot qualified e deteel bocardous wastc and’on s ic malemals, Aoy cotmnont by
the appraiser 1hat mieht sweeest the passibilioy o the presence of sueh swbstances should ot be
tzken as conlimmation afthe presenes of Tarardeus wasie soléar weade materials, such detemieation
wolld reowire invasitgamion Ty @ wealiFed expen in the field of envieonmental sssessment. The
presence oF sulvstanscs steh ag ssbestod, uren-Jommaldehyde Toam insulacon, or other potenticlly
hurardous materials may affeer the value of the prapeny. The appruiser’s value csiimske 15
prewicated on the assompion that Mere s oo such matcral oo or m e propenty that sweuld caose
a loss i valse ucless otherwise stated in this report. o responschiline is assweed for any
emvizonmental comlitiens, ar forany expectise areneincering knew ledge resguirad o diseaver them.
TEe appraiser's descrintions ard reswi1ing corenents are Lhe result of the routine ahservilons made
ditrioes the appratsal process,

Any propozed impreverents are assined 1o e compleinl moa send warkmachke maenee e
ageandanse wth the submiatted plans and speciiications.

The distributian, iCiny, of the wats] valuation in 1his cepoct buedween Tad and vmprovements aylies
caaly winder the stated proseam af wiilizstion. The separute allocalions (or Ll end Ruildmps mouse
taod b used incorpanctiva with any elwt appraisal sod are incalid SFso sz,

Posgession af this repor, or g copy theeeaol does not canry wish i Lhe right afprhlicatoon. [ ey ot
he nsed for anv purnase by any persen ather than the pacty Lo whon it as sddressed witkout The
wivilen <onsent of 1the anpraiser, and inany event. anly with proper waiicen qualificeton and enly
i1 08 Cnlbrcty.

Weither all oz any pat of The cantzats ol this repon (especially any conclasions ws 10 value, the
ety of the appraiser, er the T with wlich the appeaiser 15 conregted ) shall e dissenmaled
the public threueh advenisiog, public reldions, cows sales, or other mealia wilbowl prior wodlen
consent s approvil of the appriusers.,

The Americans wilk Dicabilitnes Act, " AL beeste effective Jannary 26, 1662 The sppraiser has
ot made 1 xpecific cormpliance surveyranalvsis of this propeny o detepmine whether o1 rol il is
confornity with the virious detailed regurenwents o the ADA. 1L s possible thil s coeplisoce
sirvey afthe property dogether with jdetailed analveis o MNihe requicemens of the AL, could reveal
that the propenty is not o coirpliance with vns or moge af the requicemonts olthe Avl. 5o, 1his Tt
may have i neeativee ollect woos the value of the propeny. Sinoe thoere is na diceet evidence relaling
12 1hig issae, non-cotplianes with the requircments of ALDRA hes not bern considered inastimativg
th value o Lhe propore.



QUALIFICATIONS OF THE AFPPRAISKIL

Mawwell & Ramsland, Ir, Mal, URE

Prescat Fosilien: Rarnslimdd S Wipen, e
Mcul Bxtate Appraisers & Consuliaets
)2 West Supeant Sireet, Suils G0
[rubuch, Miancseti

Pasi Expericaee: Asgociale: O Robet Boccher, MaAal, CRE
Wislpputon, I L2 {1970 1971)

Aeeaciate Wither 5. BatchiTo, Al R1EPA
Washimglon, It O {3007 - 197H

Stal Appraiser, Uiy Margage Theparimene
Fepatable il Assucaes Sovicty of the Lniled Slaws
Washengton, Lo O 0180d - TtG7)

Frofessional Associations: Appricsul Instilute
{Certifonte Moo 5079
Careclon: AJREA, Mimesora Chapter No. 35 (1975 -198 13
Fresidem: Al Dulath-Swpoerior Chapler (1975 « 1470 1FE - 1979

Cowngeloes af Read Estate
(Certinewde Mo, 9511

Amenicar Sociely af Appratseas (1971 2iHkag
ARA, Accrediled Semiar Appratser
irector. ASA. Educebonad Fowulation {1972 - [977)

Certilted General Licensed Appradser:  Stae of Anzoni 10 30036 aap 151G
Stane of Califorma 10 AGOIHREE eup 20004
State ol Corlorade 10 COMIDT LT3 wap 1751 10
State od Tagorgia 10 5034 wp 51007
State of Hlinois 03 13306 38 ] exp 2007
Slate of Jowa [ COOT 716 cop 6230007
Slate ol binncsold 113 AP-AG0HPD cap & 31.07
Srale ol Mebrasha 10 CORS YR aap 1223108
Stale of Wew Tersey license 10 RGO1332 wxp 1231007
Scate of Ohin I CA04TTET0 cxp L0647
Srate ol Tennessoe 10 NOOO2200 cap | 1-30 07
State al remis 103 4007 005394 cap T3 1003
State of Washington 1 [ G+3 eap 41508
Slate of Wisconsin 10 156010 p~p 12 12:07



Mcmbhcr: Arerican Arbirion Assaciaion
Insbriute ab Propoty Tasaticn [affiliae}
Real Estale Counselinge Ciroup of Awmerics

Fducatiom: Comveersity off Minmesola
Bachelor ar Arts (13 Dulwhb

Aansrican Cnnsersily
AREA, Beal Estate Azl [1963)
Bnatitute on ‘Tax Plamime in Real Estae (19060

Llvvgrsily af Conmecticut
AlIREA, Keal Estane Apprusal [1{30647)
AL AL Beal Bxlate Apprasal ¥ 100E)

Fguitabte Lite Avisurance Socicty of the [nated 5lates
Rreal Betate Finanee and Valuation

Fwa vear fomma] mansgement progzam {19605 - 1967
Washingtan, 1y

Ramsland & Vieen. ine., 15 a redl cstate appraist and consulling ficen with offevs i Duolud, Micoesota, The
firm's expericnce racaes Trin o nationad Tidpaon apprise] practice ws o reiona] hase sereing Minnesos,
Wiscwsinoend the Lake Supenerropon, The natonal lesteation geperiomee s imadioonad by invosived recopmincd
retal, distrbutian aod publishing companics, 7 he firm 0so specialives mothe analvsis sead valuaton of etereisy
iy pd-nge developments, kotels, regional sBoppang centers, ard Iarge ipdusteial and diseributos propermice. Re-
glomatl surviess melude more tradilional valuation wsigamenls: Tvancial undstwriting, ad valonem, ceninent
dernain, ceananee easibulily. afbigadion, ankopley, Inisalion supper, wsel allocadion, and iesurocee valoation.

The 1hn gpecializes in the arca o departimene stare and revion shopping center valuation, mainligining an
exlensave data hase on department siore sales, reatadl soiges, goowml ent, and prosgwectiviee ingiysis, Foonometric
madels have heenylevelopasd empboving this data. The I has also cxpenisc inreal catate prodlen arcas such
as fnarciel workouwls, lazardous waste and asbueslos,

Iy LS Mr Ronnsland woe edecled o menzber apl Ramslart & Vieen, Ing,, Becune allilinted with the Res
Tostate Comrscling Gronp of Amcnze, [ne ., 4 nationwide asscmblage of soal esile counselers, apprasors and
acscdenucians. The proup wis feunded in 1975 Lo topreseen oncts oek of national cxperts.

M. Ramskand is 2 ditecter of e Miooesola Texpayers Assiciation. Past dirccwesdips melwde the Caollepe of
%1, Beholuaticn, Minnesota Pulilie Radie (regioesal panel], S Luke's Hospital o[Doluth (chaimmanyothe Maeshall
Froparatory Schwel, e Minoeseta Hisber Tdecation Fagrlities Awthoniy feheinnam), the BayFont Pk Develop-
nmwent Assarertion (charman], M Crracuate kMedical Educational Coauna] (elaurran), the Dulah-Sepuenor
Chapter of ke Apprmzal Institwte fonessdent). aed the Blue CrossBlue Shicld corperate member board.



e Rarasfond las been @ sicootiey e appraisal reponts submitied Lo omyor finaneial und lerdimg mstinniens,
ineluding insurance conpacies, coamnercial banks, sav s and laan, pensior 2inmds, <o . pus ALOreeys, camor-
Toons and irdividoal cliems.

(orpnraie
Llivnts:

AltaTney
ClieiLts:

Barkers Tkl

Brookiicld Developtcnt
Burlmgton socthern Bailvoad
Rurr WoliT

Tillarl Departenent Sloces, Ine.
L. & LR Railrood

Faleraicd Deprriment Slores
Gencral Gromels Properie Ine.
IME DPropenics Llerpany

K -hdart

Enighe-Riulder Mewspapers, Inc.
akehend Fipelinoe, Duloth

Vay Company

Melvine Simon & Assecipes, o
Morchantile Slores Company. Ine.
M

¥y Department Sloges, 51 Lol

Archbald & Spriy, Santi Berbara
Crolcrty, Ramhile & Bacler, Mikneapolis
Dorsey & Whotney, Minneapohs

Favure & Beosen, Minneapons
Fennenore Craiy, Phoemx

Faley & ardner, vlilvesekoe

Frodrikson & Byron, PoAL dMinncapalis
Vick, boawt, Eale & Megan. B, Chicagn
Fryberger, Buchanire. s . Tholacl
Garvey, Schuhert & Rarer, Seatlle
Gross & Welgs, Chimaba

Handt. Fride, CFBricn, Taris . Daluth
Humplbtey. Furingten ... budopondonec
Jobhinsan, Fallen, Thuleth

Jobesan, Slercer, ITeamn, Yineoar. Babeich

Insticutinnal

Clients:

Clodar BEopids Cliy Asscasors Offe
ity af Duluth

Lake Cuunly, Minmnesota

Melemnan Appraisal District, Wico, TX
Statg of Minncsoly

soorth Catoling Depirtment of Revenow
Fock [sband Board of Review

innesota Power Compony
Slenilgomoery Wand

Secbracks Furnitere Mt

Movdstvom, Seanle

*urth Shore Bunk of Cemroeies, Peluh
srrvcest Bank, DalotheMicneapolis
Chireainn Woarrld- Herald

IO Penney

TriFce=Hahn Com.. San Dicge

SPM Corporatioe

Hak's Ine.

Sears Focmack & Canpany, O hicoig
Son Line K lrgqud Caympany

Lot Stiates Sive] Corp.

LS Hank - [l innemalis

Wi SLaur

Wesl Foblishioe Company

Jongs, Thv, Woaviy & Popmee, Clewetand
Landels, Wipley, Diamand, San Franeisoo
Leowd, Soeet & Deinhard, Mmneoppeelis
Lockradee, Grimedal, Mawen .. SMinmneepolis
Momisan & Foorster, Denver & San Franciseo
el Vel & Biehree, Kansgas Cioy
Ordcele, Ashenden, Lyoms & Ward, Cragag
Peters & Chunka. Lincoln, KE

Robbing, Kaplin, Miller & Cieesi, Minncapolis
Siepel, Brill. Greopmer & Doy, Minneaspolis
senncoschein, tah & Rosen ., San Framgisca
WoryE. Seker. Sevtmour and Pease, Calumbus
Waleh, Colwcei, Slackhaose, .. Aalitkston
Winston & Strawn, Chicduo

Ainnte, Chestinut, Vamell, Berley (L Seatle

Sl Lows Counly. Minncsota

Cedleps ol 51 Schelstics

avoway Port Aatharicy

supenor. Wisconsm Assessor’s S
Tammant Appraisal Lestrel, Fodl Worh, TX
Liniversity of Minncsota, Duluth
Washingron staee Do of Bevenoe



Fulrlistied Arilicles:

Ramsland, Maswell O, I, "Ellwood: A Tacutioner's Obscrvacions”™ The Apprateal Joursel, [Chicago:
Amengmm lesiniulg ot Read Fstale Appraisersi, July 1971

Famsland, hagwed O 01, "Besidentia] Moneawe Terms; A Comparadive Analvsis” Faliaran, Vol Td a1,
[ wshireromn, DS Arerican Socicy ol Appraisers ), Aqpeic 19710

Ramslond, Mixwell O, Tl Williom I Lanhuny, "Appraisal Al A Pibot Praject™ §efuerior Yo, TH S, 2,
["Washinitton. [0 Amcrican Socicty of Anpraisss . Sevember 1971,

Fameland, Maowcll O Jr. "Appriscrs, Creatmpe o Valeation dModel" Asbesres fooew, Yol 3, ko, 30 Tort
Colline, OO0 Muediacem, loc.], Apol 104950

Ramslund, Macwell 00, Ie, "An Asbestos Sepsessueenmt MTodol & Waloabon Melbodoloagy For Appradscrs™
fovpeenpecatad e, Woll 100 o 1 W icage Woscareh Departsnenl of the American Tnstitste ol Beal Dstate
Appraisers [, Spriny 1990

Fomeslumd, Mexa el € I, "Asbestos: Bisk oo the Somediotion Pracess" Teedaeat KRepoet Moeasurny e
Foffioets e Facercfoms Meterials Costcorinmizn oq Hoal Erxdare Paliees: Tocirigues aod Aoplicitions, [Chicago:
Appraisel Inszwe], 12

B!, Masaell O, fr, "ddabls: RBeal Fare srl Besieess Folegueise Yoaloes® 050 Fnaere wod Wonegemoess
Counfororee, |Now Yook, Internabional Cowicrl wd saoppeng Cenfors] §9002

Wilson, Alberl B, Maxwell €0 Rususlad, I, Tlescas Wiltheliey, ond Ropger Groves,"Ad Valarem Taxaticn
ancd Envirenmentsd Dovaluation Par I An Geerciew of the [ssaes and Processes” ol of Properss Tax
Managrement New York: Fanel Pebhishers!, Suminser 1963

Wilsor, Adhere 20, Maxw 2]l O Homislarad, 1z Thomas Wilkelnwy, amd Rower Croones" S Wulonem Taxaniv
prud Loviraronentt Poevileation Pan 11 Stacdeeds of Proad pul Case Daw O™ Segread of Properie Tax
Mieagreaneny [Mew York: Fanel Pablishers”, Fuedl p9e

Eamgland, Mloowel] Ch Jo *Valiaiom of Asheslos-Tnpaired Propoerie™ dsaesios ifovky and dfedecad Adfoaeces,
Vol ¥ ol Sowmeebook an Asbeatos Discoses: Modical, Legal, ond Eagmesriog Aspecis by Pafers, Quorge A
arnd Barbara L. [ Salem, MNH; Buiterweorth Lesal Puablishiers®, Oetaher [UYE

Eamsland, Maxwe: 10, Je and Danied 150 3 Tarkhiaun . "Elotel Ad Viloremn Tax [szucs; The Scponle Comspozenty
al Valoe" Romslamd & Vigen, Inc., Octaher 13, D094 Wi papis

Romzslomed, Maxwell O, deeosod Danicl B Sorkiam, "Real Fstate Problem Salviag Thooeeh BErosomelric
Muethed 8" 10T Faetionh Annial Confirerce, [Aclanne istinne of Property Taxatwe ], Jume 19590,

Rarmslard, Mo el O Jooood Pomiel B Muackbkam, “Macket-Supported  Adpasonenes sy Mallip
Raurission Analyss” Fe Apaesrial Sogenal, | Chicaea: Apprasad Insiiole ], Speil (9585,

Ramzluul, Maxswell O, Iroaod Williaon M. Rimard, Fro, "Quanlifeing Business Tnorprise Valoe by hlalls”
Tl Appeainat doeereral, IO e Appruse] stinic o el .

Cotwell, Peter Bl Aol O Bomslaead, Jr o Oosine wich Techrooogrie ] Clusege; The Case ol Retai™ e
dogirreal ot Beal farase Pinance vl Soovamees, Volwoe 26, Tssoe 1, Laoary 20605,



QUALIFICATIONS OF TIE APFRAISER

Johin M ¥igen, SRALRM

Present Postion: Rartehand & Wieen, [ne.
Boal Bstate Appraisers & Consallasns
Lasrescdale uildioeg:
32 West Sunerior Strevt. Soile 66K
Draluth, Mamesots 53802

Fast Feal Eavlle BExporcned: Thary-threed wears rend  estale cxpoTionte consising i
apprasals, sesidental and comnwrcial sakes, aml property
I RTEATITR AN

Profeszional Assovialions: Apocuisal Tustitute

Lk hupueeioe C e Mo 183
{Payt Presidesn 2HIER

(ealith Becred aof Realores

hAammesot Assacawn ol Bealtors
Tl Desivnition

1ieense il ime ot Brand Balate Appriser - Adiniu2y
Lerafied Goneral Ohessifcaien

Wistursin Real Bulale Apprser - a7 50-15 0
Lertitivd General Olass Hiceation

Muomher: Bdl Dresignanon S1303% (14749
[Former  American Instivole of Real BLlats Appraisens)

SEA Desicnation, Corlafication S909007 (15D
(Former  Socicryr of Real Esiate Appraisers)

Cettidicd Instructor, Stale of Minnesosa
Peparttoent of Secuntics, Real Faate Divisnon

Heal Estate
Appralsal Educalion: Compliant  with  gqualiGemp aul corliming oducation

reyuieemern Har:

Apprazal Ingtitule
e of wWinacsob
- wule of Wiscansgin

LemBman Btandinls of Professeonal Appraisal Pracnice

Land Tzl Allums e Symposioms
| 140 2005 |



Yiwen [coolinwed)

Eoal Bslale Appraisal
Eaduarion Cotnrued:

Roprosentaive Chent Lise

Pt Congenvation Trdping Cemer (1M
[omed Consery slion Sieaiepies

Fralerai Lord Exchanpes & Acqussiiiong - (204K
Appraisal Seminars Coupses of Diverse Content (1752005

3M Heal Estale Depariment
Cumscreation Fund
Fmploves Belocilion ol
Foderal Leposil Insurenee Corsoratiom
lrom Bange Basourecs & Mohabilaaeion Hoerd
LY Mining Campara Lands and Minerzls Diviswn
Metrapalitin Fedoral Bank
whrmesotn Cites of
Croneg|]
Clouel
[k
Crratd Nlarars
Heernantown
Moose Lake
Proctor
Mimonesond Countees: 50 Lowis, Lake Cook,
Foowcticihaclung, amd Aikin.
Minmeana Duepactenent of Malural Resources
Muacaore Lasd Trust
SYiimesota Parks and Trals
Slamesona Power and Livht Company
Faature Conseryncy
wourth Shwre Bank of Cintenence
Putlaleh Comoration
Repuhlic Bank of Duhith
S Tane Bl
City of Superior, Wisconsin
Communiiy Develnpment Prognam
Srale of Minnciot
Appraiscr Coniract Mo, TRd-2552
Linitol States Forcst Sereice
Lniversity of Minnssot
Office of Beal Estale Comdingtor
L5, Bank Svslen
[
Mottaem Land & ddinecals Divisien
Weils IFargo
Wesicrn MNauopal Baok



OUALIFICATIONS OF THE APIMRAISER

Gary A. Battuelln, Al

Present Pusition: Rl 8 Vigon, T, 11951 - povsenl)
Bl Falate Appraisers & Consuliants
2 West Supenur Slreet s600)
Drluch, Minnesota

pensber: Appristsiel Inslitatle  1ake Supaio? Chagper

RAAS Dresipmation, Certileate Bo, 7477

Ticenses: el la Real Fstoe Appridscr - S3HKS 30T Qoeneral)
Wisconsine Real Estate Appraiser - A 10-000{Cer General)

Acaderu

Eihzcatiom: Linaiversily of Mlinnesota
Crraduate ¢hood of Pusiness agd Ecanormies
nastces ol Business Aulroaiistcation (19492)

L niversiy of Wiscansin-Supericr
Drera Progessing Majer, B S, - Sumitna Cun Lawle ( 1923)

Michesae Technaleica: [lniveraity
Foplacomng (1970 - 1972)

Appraise] Edvcation: SREA Courses, Universily of Wiscobnsin
Clowrse 101 (1927
R-2 evaminalipn i [ 978}
Marrative Bepor Soemirarp [ 97
AdREMA Couzies, Liniversity of Alinnesols
Capitalization [Laral 10110982,
22 Keporl Writing {1984
223, Amwlareds of Pratessiomal Pracsee (19835)
ALREM Examinations
it lization [ {14273
14-20 Proecduncs (L1984
-1, Case Studies {1984)
B, Real Estaie levestiment Anabveis £1983)
Freom Appravsal Insidnie Sominu:s
Bopwor: Writimg [ 204
Rilcs & Fanos {2004)
LuPAL Lyndaw (2403)
Separating Keut & Peisonal Properly Teene lnangihle
Businoss Assels {20035)
Cutaloination Appraising - sdviencod Topics (2502)
Abtacking und Dreleraling Appraisals in Lilgacdon (2001)
FFederal Land Exehanges (2000
Case Studics i Comcaercial Flighestand Dest Lise §2000)



Battue o {continued)

Puhlications:

Fosetiad List ot Cisents:

“Appraisal 1ssies e the Yaloation af Extremely Daree Buitdings.”
Fine Appratsed Aaraal, (QOctober 1996 3043080 1he Appraisil
[estiluate, Chicai

Tleg Impact of Beal Propeny Tasakon Upon  Egenomic
Developrawnl,”  Masler's  Disserlaion, 199 Unpversily of
Minnesat

e Baiwelle 55 oan acknowledged contributar to the recently
puldlished "Appraising Indlustoial Properies” toxt ol tbhe Approdsal
Jnseitle (2(H)3)

Alumirunm Corparation uf America
Frthers Trust, Sow York

Burlingten Marhern S el

Cantalnct {:'-;lel}ruiiun al A nen
Lashnh, dlissabee and Iran Racue Railwiy
Federal Lvposit Imsuzatce Com. (F D0
Cieneral Elegtae

Careed [ahes Giow Transpmssion Company
Hallett Dock Company

To1 Case de ampany

IME Properties, Inc., Chicass

Jeno's, Ine.

Enigh-HBidder Publizhing

Fooppers Comipany, Pifisburyh

M & 1 Fiest anomal Rack ol Superior, Wi
Mioncsota Departrecnt of Trmsoriiion
Slnnesoli Minmg & Manufacring
Sinnesotg Moy

Mentgomery Wank, Inc,

Lo Tenmey Company, Ine,

Resolution Trust Comperation (R TC)
Sears Hocbuck d Curepary

Soar Line Kailway

Supenior Water, Lighl & Power Cuo.
LI5X Compemion

Woest Tublishing Comypuy

Wi pool Larpiraticn

Winechagmo bl userics

The Appraisal [estiane comluts a voluntoy prograne of gontinuing education R its designated
mernbeys. MAls and RAS who meet the niniern stocilards ol his prowran ae awaeled periodic
eadus stionad certificatoor. o cemenily cepidficd under this TELUGLTIL



QUALIFICATIONS 0OF THE ASS001ATE

Shannoo M. Lucpke

Fresenl Position: Assogite Appraiser
RomslirE & % en, TIne,
Rul Estale Apprisers 8 Congl Ll
302 Woest Bupuerior Streel, Suite 4040
Cruluth, Mlionessta

Education: Brigham Young Liniversity
Frosve. [ Hak
Bachetor ol Scicncs (2602, Sulisties

Appraisad Instilule

Caurse L1 - Real Estale Appraisal Privciples iFuh 2004)

Heal Estate appraisal Procedures {Feh 2005)

Course 210 - Basie Income Capitalizazion {Apel] 20005)

Course 340 « Ropero Writing Valuation Avalvsis [y 20K16)

Comese 310 - Advanged Income Capitalization thing 20040}
Prosource

Peational LSPAF 15 Hour {aurse { Auygust 20053
Uniseesiey ol 5t 'Thonms, Minneapuobis

Legal Issues in RBoal Estate [fanupry 2005)

Urbnm Land Eooeumics { Angust 2003}

Adkvaneial Topmes (Janmunmy 2000}

Bamsland & Vigen, [ac,, is 2 reul esluty sppraisal arb comzelling fimn with ellices in Baluth, Mameson, The
firmn's experience ranpes fom a oational ldisaticn sppraisal pracive w4 regional base secsine Minnesolu,
Wisconsinund 1he Lake Superior region, Thenational litigaloon expericace hs traditienally invelved recoenized
relail. distribation amd publishing companics. The [inm also specializes in the analysis and valuion af intereity
mixed-ugsedevelopments, htels, regional shapping eomters, and Zarpe indusieial and distibulion propertics. Re-
glomal services invlude more tradilional vaivaiion assivnments: Jinaneial underwriting, #d valorem, eminen
demam, ecanamic feasibility. arhitration, bankrupley, [igation sepport, asset allocation, amd insummes val o,

Tihe fiewn specializes inthe srew of deparmment stone valwation, matrtainig an cxiensive Bat bisc on departmoeesy
stere sules, rental rates, pronnd rent. and productivtty anclysis. Foonemetric models have bres de mopid
emploving this dara. The finn hes also cxpenise o real estate Prablem arcas such as fmancial warkouts,
hiezardaus waste and ashesios.

Ms. Luepke 35 fnniliar with and employs e stuesics] Techzngues vsed m varicus depatnecn stone, ], anl
warchouse analyvsis, and has prepared complete apprsal repoes in vizians velwes wolee the sugrervisivn ol Mr,
Famslaend.





