
 

 GLADSTONE EDC REGULAR 
MEETING 

  

City Hall Chambers – 1100 Delta Avenue 
 

October 10, 2023  

12:00 PM  

     
AGENDA 

  

CALL TO ORDER 

1. Roll Call 

PUBLIC COMMENT 

CONSENT AGENDA 

2. EDC Regular Meeting Minutes of August 8, 2023 

UNFINISHED BUSINESS 

3. Sale of Land Request by Mr. Bob Bosk 

NEW BUSINESS 

4. EDC Monthly Financials through 08-31-2023 

CITY MANAGER'S REPORT 

CITY COMMISSION & COMMITTEE REPORTS 

CITY COMMISSIONER COMMENTS 

ADJOURNMENT 

The City of Gladstone will provide all necessary, reasonable aids and services, such as signers 
for the hearing impaired and audiotapes of printed materials being considered at the meeting to 
individuals with disabilities at the meeting/hearing upon five days notice to the City of Gladstone. 
Individuals with disabilities requiring auxiliary aids or services should contact the City of Gladstone 
by writing or calling City Hall at (906) 428-2311. 

Posted: 10-05-2023 

Kimberly Berry, MiPMC 
906-428-2311 

kberry@gladstonemi.gov 

 

RULES FOR PUBLIC COMMENT/ PUBLIC HEARINGS 

(Excerpt from City Commission Rules of Procedure Adopted: 11-25-2019 

A.        Public Comment / Public Hearings 

At regular and special meetings of the commission, individuals wishing to be heard may 
address the commission during the public comment/public hearing periods as set forth in 
the agenda under the following rules: 
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                1.        Each speaker shall state name and address for the record. 

2.        Each speaker is limited to three (3) minutes of comment unless the 
presiding officer decides more time is necessary 

3.        Each speaker shall try to be concise and refrain from repeating comments 
already addressed by the commission. 

4.        Speakers who do not cease speaking when asked to do so will be deemed 
out of order and will not be allowed to address the commission again for the 
remainder of the meeting; continued disruption will warrant removal from the 
meeting. 

5.        The commission shall not decide issues that arise during public comment. 

6.        Speakers should address the commission through the presiding officer. 

7.        Commissioners and staff will not debate with the public. 

8.        Speakers will not verbally attack City Commissioners, City Staff or 
members of the public attending the meeting. Any such behavior will not be 
tolerated and any person presenting in this manner will be warned by the Mayor 
and shall be removed by Public Safety for noncompliance. 

9.        No vulgar or obscene language will be used by the speakers. 

10.        Any information the speaker wants to distribute to the Commission must 
first ask the Chair (Mayor) if they may present the Commission written comments 
at the meeting. 

11.        Speakers may not ask questions of the board during this time as the 
Commission or Staff will not address them during this public comment period. 
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12:00 P.M. 
August 8 2023 
Gladstone, MI. 

GLADSTONE ECONOMIC DEVELOPMENT CORPORATION MEETING MINUTES 

 

PRESENT: Steve DeLaire, Kevin Gendron, Gary Maynard, Dirk Manson, Steve O’Driscoll, and Steven 

Soderman 

 

ABSENT:  Members Jim Andersen, Mike Nardi, Steve Tackman - Excused  

 

OTHERS:   Delta County EDA Director, Mr. Ed LeGault; Eric Buckman, City Manager; Renee Barron, 

Community Development Director  

 

Vice-Chairman Dirk Manson called the meeting to order, Renee Barron completed roll call. 

 

Public Comment: None 

 

Motion by Steven O’Driscoll; seconded by Steven Soderman to approve the May 9, 2023 meeting 

minutes as presented. 

MOTION CARRIED 

 

Presentation of the monthly financials by Manager Eric Buckman 

 

Motion by Steve O’Driscoll; seconded by Kevin Gendron to table the Bosk Proposal until next month to 

gather additional information to include evaluation of gas line cost and formal appraisal of the property. 

MOTION CARRIED 

 

Delta County EDA Director, Mr. Ed LeGault gave an update on activities for the UP-State Fair and 

Michigan SBCD Uplift Michigan Program. 

 

Motion by Dirk Manson; seconded by Gary Maynard to adjourn the meeting at 1:25 PM. 

MOTION CARRIED 

 

 

 

_________________________________ 

Kimberly Berry, Clerk 
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As oft September 8, 2023 

APPRAISAL REPORT 

OFTHE 

699 CLARK DRIVE EAST LAND 

LOCATED AT 
699 CLARK DRIVE EAST 
CITY OF GLADSTONE 

DELTA COUNTY, MICIDGAN 

Report Issued: September 13, 2023 

Prepared for: 
Mr. Eric Buckman 
Gladstone City Manager 
1100 Delta Avenue 
Gladstone, Michigan 49837 

Prepared by: 
Tony Pardee and Eric Stauss 
Pardee Appraisal Services LLC 
N3121 Deer Haven Ct 
Peshtigo, Wisconsin S41S7 
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aisal Services, LLC 
Appraisal ·U111JSulting Services 

September 13, 2023 

Prepared for: 
Mr. Eric Buckman 
Gladstone Community Development & Zoning Administrator 
1100 Delta A venue 
Gladstone, Michigan 49837 

Re: Appraisal Report of the 699 Clark Drive East Land, located at 699 Clark Drive East, City 
of Gladstone, Delta County, Michigan. 

Dear Mr. Buckman, 

The enclosed report is an Appraisal Report that has been prepared in response to your request. The report 
is subject to the Code of Ethics and Uniform Standards of Professional Appraisal Practice (USPAP) of the 
Appraisal Foundation. In addition, the report has been written to comply with Title XI of the Federal 
Financial Institutions Reform, Recovery and Enforcement Act of 1989 (FIRREA); the OCC Appraisal 
Standards of 12 CFR, part 34; and the Guidelines for Real Estate Appraisal Policies and Review 
Procedures adopted by the bank supervision offices of the Federal Deposit Insurance Corporation, the 
Board of Governors of the Federal Reserve System, and the Office of the Comptroller of the Currency, as 
of December 14, 1987. 

The accompanying report, to which this letter is attached, describes the site, pertinent data considered, 
and discusses the methods of appraisal used in reaching our conclusion. The opinions of value contained 
herein are subject to the Statement of Assumptions and Limiting Conditions included within. 

The market value estimates are based upon a physical inspection of the property by Eric Stauss on 
September 8, 2023, as well as a review of information made available by the City of Gladstone Assessor's 
Office, Delta County Officials, and the subject property representative. This information forms the basis 
and serves as a guide for the valuation. The opinions of value expressed herein are subject to the 
assumptions and limiting conditions as set forth in this report. 

5

Item 3.



Mr. Eric Buckman 
699 Clark Drive East Land 

September 13, 2023 
Page2 

The 699 Clark Drive East Land is located on a site that contains approximately 2.30 acres (according to 
the City of Gladstone Assessor's office). The site is rectangular in shape and has a predominately level 
topography. The subject site is located within the City of Gladstone North Bluff Industrial Park Area. 
The subject site has frontage and access along Clark Drive East. The site currently has a gravel surfaced 
drive entering the property, with no other site improvements. The subject site area is zoned 1-2, Industrial 
District, per the City of Gladstone. 

This appraisal consisted of developing an opinion of the Market Value of the Fee Simple Interest in the 
subject property in as of September 8, 2023, which coincides with the date of physical inspection of the 
property by Eric Stauss. Based upon research and analysis, it is our opinion that the estimated Market 
Value of the Fee Simple Interest in the subject property is $30.000 for the Real Estate only. Our 
compensation is not contingent upon the value reported. We appreciated the opportunity to work on this 
engagement, and we are available to answer any questions you may have concerning the analysis and 
conclusions. 

Respectfully submitted, 

PARDEE APPRAISAL SERVICES LLC 

~ ~ ~ ~~ 
Tony Pardee Eric Stauss 
Wisconsin Certified General Appraiser #1417 Wisconsin Certified General Appraiser #2230-10 
Michigan Certified General Appraiser #1205072905 Michigan Certified General Appraiser #1205075646 
Iowa Certified General Appraiser #CG03425 
Illinois Certified General Appraiser #553.002547 

6

Item 3.



ASSUMPTIONS AND LIMITING CONDITIONS 

This appraisal report has been made with the following general assumptions and limiting conditions. 

1. No investigation has been made of: and no responsibility is assumed for, the legal description or for legal 
matters, including title or encumbrances. Title to the property is assumed to be good and marketable 
unless otherwise stated. The property is further assumed to be free and clear of any or all lienst 
easementst or encumbrances unless otherwise stated. The property ls also further assumed to be 
current on all Real Estate Taxes (And Personal Property Taxes if applicable)t and valued as 
current unless otherwise noted. 

2. Information furnished by others, upon which all or portions of this report are based, is believed to be 
reliable, but has not been verified in all cases. No warranty is given as to the accuracy of such 
information. 

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

4. Full compliance with all applicable federal, state, and local zoning, use, environmental and similar laws 
and regulations is assumed, unless otherwise stated. 

5. No responsibility is taken for changes in market conditions, and no obligation is assumed to revise this 
report to reflect events or conditions, which occur subsequent to the date hereof. 

6. It is assumed that the utilization of the land and improvements is within the boundaries or property lines 
of the property described at that there is no encroachment or trespass unless otherwise stated in this 
report. 

7. Responsible ownership and competent property management are assumed. 

8. The allocation, if any, in this report of the total valuation between components of the property applies 
only to the program of utilization stated in this report. The separate values for any components may not 
be applicable for any other purpose and must not be used in conjunction with any other appraisal. 

9. Maps or sketches, if included in this report, are only to assist the reader in visualizing the property and no 
responsibility is assumed for their accuracy. No independent surveys were conducted. 

10. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or structures that 
render it more or less valuable. No responsibility is assumed for such conditions or for arranging for 
engineering studies that may be required to discover them. 

11. No soil analysis or geological studies were ordered or made in conjunction with this report, nor was an 
investigation made of any water, oil, gas, coal, or other subsurface mineral and use rights or conditions. 

12. Cost estimates provided herein in the cost approach to value section (if applicable) are based on typical 
average replacement costs for similar utility of buildings. These costs are used only for the purpose of 
appraisal analysis. They should not be misconstrued as an exact cost to complete or rebuild this project. 
This is an appraisal estimate only. 
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13. The appraisal is made for valuation purposes only. It is not intended nor to be construed to be an 
engineering report. The appraiser(s) is (are) not qualified structural engineers, therefore are not qualified 
to judge the structural integrity of the improvements. Consequently, no warranty, representations or 
liability are assumed for the structural soundness, quality, adequacy or capacities of said improvements 
and utility services, including HV AC systems. Should there be any questions concerning same, it is 
strongly recommended that an engineering/construction inspection be obtained The value estimate(s) is 
predicated on the assumption that all improvements, equipment and building services are structurally 
sound and suffer no concealed or latent defects or inadequacies, unless otherwise stated 

14. Neither Pardee Appraisal Services LLC nor any individuals signing or associated with this report shall be 
required by reason of this report to give testimony or appear in court or other legal proceedings unless 
specific arrangements therefore have been previously made. 

15. This report has been made only for the intended use stated and shall not be used for any other purpose. 
Neither this report nor any portions thereof (including without limitation any conclusions as to value, the 
identity of Pardee Appraisal Services LLC or any individuals signing or associated with this report, or the 
professional associations for organizations with which they are affiliated) shall be disseminated to third 
parties by any means without the prior written consent and approval of Pardee Appraisal SeIVices LLC. 
The report may not be used for SEC filings. 

16. The date of value to which the conclusion and opinion expressed in this report applies will be set forth in 
the letter of transmittal. The value opinion is based on the purchasing power of the United States' dollar 
as of the effective date of the value estimate(s). 

17. Unless otherwise stated in this report, I (we) did not observe the existence of hazardous material, which 
may or may not be present on the property. I (we) have no knowledge of the existence of such materials 
on, or in, the property; however, I are not qualified to detect such substances. The presence of substances 
such as asbestos, urea-formaldehyde foam insulation or other potentially hazardous materials may affect 
the value of the property. The value estimate is predicated on the assumption that there is no such 
material on, or in, the property that would cause a loss in value. No responsibility is assumed for any 
such conditions, or for any expertise or engineering knowledge required to discover them. The client is 
urged to retain an expert in this field, if desired. 

18. If the property being appraised is part of a larger tract, any values reported relate only to the portion being 
considered and should not be misconstrued as applying with equal validity to other portions of the larger 
tract. 

19. Any projections of market or future rents, expenses, net operating income, mortgage terms, capital 
outlays, inflation, capitalization rates, or discount rates, are intended solely for analytical purposes and are 
not to be misconstrued as predictions by Pardee Appraisal SeIVices LLC. They represent the judgment of 
the authors only as to the assumptions typically used by the market participants, and their accuracy is in 
no way guaranteed. 

20. Unless otherwise stated, the values presented in this report exclude furniture, fixtures, and equipment 
(FF&E) and machinery and equipment (M&E) present (or to be present) in the property. 

21 . If improvements or renovations are proposed, this report specifically assumes completion within the time 
frame outlined herein. Should there be any subsequent changes or delays to the construction or 
renovations schedule, this may or may not materially alter the value conclusions presented. As I cannot 
be held responsible for these circumstances, if they do occur, I reserve the right to review any changes 
and may make the necessary modifications to the analysis at an additional charge. 

8

Item 3.



22. The Americans with Disabilities Act ("ADA") became effective January 26, 1992. I have not made a 
specific compliance survey or analysis of this property to determine whether or not it is in conformity 
with the various detailed requirements of the ADA. It is possible that a compliance survey of the 
property, together with a detailed analysis of the requirements of the ADA, could reveal that the property 
is not in compliance with one or more of the requirements of the Act. If so, this fact could have a 
negative effect upon the value of the property. Since I have no direct evidence relating to this issue, I did 
not consider possible non-compliance with the requirements of ADA in estimating the value of the 
property. 

23. Any controversy or claim arising out of or relating to this appraisal report or the services provided by 
Pardee Appraisal Services LLC pursuant thereto (including any such matter involving any parent, 
subsidiary, affiliate, successor in interest, assignee, or agent of the Company or of Pardee Appraisal 
Services LLC) shall be submitted first to voluntary mediation, and if mediation is not successful, then to 
binding arbitration, in accordance with the dispute resolution procedures set forth in Annex 1 hereto. 
Judgment on any arbitration award may be entered in any court having proper jurisdiction. 

24. No recipient shall be relieved of the effect of, or its obligations under, any assumption or limiting 
condition hereof without the express written consent of Pardee Appraisal Services LLC. 

25. Acceptance of and/or use ofthis report constitutes acceptance of all of the foregoing Assumptions and 
Limiting Conditions. 
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PRIVACY NOTICE 

Pursuant to the Gramm-Leach-BWey Act of 1999, effective July 1, 2001, Appraisers, along with all 

providers of personal financial services are now required by federal law to inform their clients of the 

policies of the firm with regard to the privacy of client nonpublic personal information. As professionals, I 

(we) understand that your privacy is very important to you and are pleased to provide you with this 

information. 

Types of Nonpublic Personal Information I Collect 

In the course of performing appraisals, I (we) may collect what is known as "nonpublic personal information" 

about you or your Client. This information is used to facilitate the services that I (we) provide to you and may 

include the information provided to me (us) by you directly or received by me (us) from others with your 

authorization. 

Parties to Whom I (We) Disclose Information 

I (We) do not disclose any nonpublic personal information obtained in the course ofmy (our) engagement with 

my (our) clients to nonaffiliated third parties, except as necessary or as required by law. By way of example, a 

necessary disclosure would be to my employees, and in certain situations, to unrelated third party consultants who 

need to know that information to assist us in provided appraisal services to you. All of my employees and any 

third party consultants I (we) employ are informed that any information they see as part of an appraisal 

assignment is to be maintained in strict confidence within the firm. 

A discloser required by law would be a disclosure by us that is ordered by a court of competent jurisdiction with 

regard to a legal action to which you are a party. 

Confidentiality and Security 

I (We) will retain records relating to professional services that I (we) have provided to you for a reasonable time 

so that I (we) am (are) better able to assist you with your needs. In order to protect your nonpublic personal 

information from unauthorized access by third parties, I (we) maintain physical, electronic and procedural 

safeguards that comply with my (our) professional standards to insure the security and integrity of your 

information. 

Please feel free to call me (us) at any time if you have any questions about the confidentiality of the information 

that you provide to me (us). 
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CERTIFICATION 

I CERTIFY TIIAT, TO THE BEST OF MY KNOWLEDGE AND BELIEF ... 

the statements of fact contained in this report are true and correct; 

the reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 
conditions and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions; 

I 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; 

I have performed no services, as an appraiser or in any other capacity, regarding the property that is 
subject of this report within the three-year period immediately preceding acceptance of this assignment. 

I have no bias with respect to the property that is the subject of this report or to the parties involved with 
this assignment; 

my engagement in this assignment was not contingent upon developing or reporting predetermined 
results; 

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

my analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity 
with the Uniform Standards of Professional Appraisal Practice; 

as of the date of this report, Tony Pardee has completed the requirements of the continuing education 
program of the States of Wisconsin, Illinois, Iowa, and Michigan; 

I have not made a personal inspection of the property that is the subject of this report on a previous 
assignment; 

No one provided significant professional assistance to the person(s) signing this certification, except Eric 
Stauss, Certified General Appraiser; 

The report analysis, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the Code of Professional Ethics and Standards of Professional Appraisal Practice of the 
Appraisal Institute; 

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

As of the date of this report, I have completed the Standards and Ethics Education Requirements for 
Practicing Affiliates of the Appraisal Institute. 

~-- -;;;::::::::~ 
~-~?,-·· ~~--_-,::::: 

Tony Pardee 
Wisconsin Certified General Appraiser # 1417-10 
Michigan Certified General Appraiser #1205072905 
Iowa Certified General Appraiser #CG03425 
Illinois Certified General Appraiser #553.002547 
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CERTIFICATION 

I CERTIFY THAT, TO THE BEST OF MY KNOWLEDGE AND BELIEF ... 

the statements of fact contained in this report are true and correct; 

the reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 
conditions and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions; 

I 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; 

I have performed no services, as an appraiser or in any other capacity, regarding the property that is 
subject of this report within the three-year period immediately preceding acceptance of this assignment. 

I have no bias with respect to the property that is the subject of this report or to the parties involved with 
this assignment; 

my engagement in this assignment was not contingent upon developing or reporting predetermined 
results; 

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

my analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity 
with the Uniform Standards of Professional Appraisal Practice; 

as of the date of this report, Eric Stauss has completed the requirements of the continuing education 
program of the States of Wisconsin and Michigan; 

I have made a personal inspection of the property that is the subject of this report on September 8, 2023; 

No one provided significant professional assistance to the person(s) signing this certification, except Tony 
Pardee, Certified General Appraiser; 

Eric Stauss 
Wisconsin Certified General Appraiser #2230-10 
Michigan Certified General Appraiser #1205075646 
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SECTION I: SUBJECT PROPERTY PHOTOGRAPHS 

PARDEE APPRAISAL SERVICES, LLC 
APPRAISAL AND CONSULTING SERVICES 

PAGEi 699 CLARK DRIVE EAST LAND 
CITY OF GLADSTONE, MICHIGAN 

14

Item 3.



PARDEE APPRAISAL SERVICES, LLC 
Al>PRAISALAND CONSULTING SERVICES 

PAGE2 699 CLARK DRIVE EAST LAND 
CITY OF GLADSTONE, MICI-UGAN 
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PARDEE .APPRAISAL SERVICES, LLC 
APPRAISAL AND CONSULTING SERVICES 

PAGE3 699 CLARK DRIVE EAST LAND 
CITY OF GLADSTONE, MIClilGAN 
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PARDEE APPRAISAL SERVICES, LLC 
APPRAISAL AND CONSULTING SERVICES 

PAGE4 699 CLARK DRIVE EAST LAND 
CI1Y OF GLADSTONE, MIClllGAN 
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SECTION II: EXECUTIVE SUMMARY 

Property Name: 699 Clark Drive East Land 

Property Location: 

Property Type: 

699 Clark Drive East, City of Gladstone, Delta County, Michigan 

Vacant Land 

Owner of Record: 

Site Description: 
Land Area: 

Zoning: 

IDghest and Best Use: 
As If Vacant: 

As Improved: 

Interest Appraised: 

Date of Valuation: 

Date of Report: 

Estimated 
Marketing Period: 

VALUE INDICATORS 

Sales comparison approach 

City of Gladstone 

2.30 acres 

1-2, Industrial District, per the City of Gladstone 

Industrial Development Land 

Industrial Development Land 

Fee Simple 

September 8, 2023 

September 13, 2023 

9- 36 months 

As Is 

Land Value- 699 Clark Drive East Land: 

PARDEE APPRAISAL SERVICES, LLC 
Af'PRAlSALAND CONSULTING SERVICES 

PAGES 

$30,000 

$30.000 

699 CLARK DRIVE EAST LAND 
CITY OF GLADSTONE, MIClllGAN 
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SECTION III: ASSIGNMENT PROCESS SUMMARY 
In developing a real property appraisal, an appraiser must identify the problem to be solved, determine the scope 

of work necessary to solve the problem, and correctly complete research and analyses necessary to produce a 

credible appraisal. Following the Scope of Work principle, the appraiser must first identify the client, the intended 

user(s), the intended use of the assignment results, and the type of value being developed. 

SUBJECT PROPERTY IDENTIFICATION 

The subject property is identified as follows: 

Legal Owner/History: The current owner of this property is the City of Gladstone, who has owned the 
subject property throughout the three-year transfer history. According to the 
property representative, this appraisal may be used for potential sale negotiations. 
Based on a search of MLS and other public sources, the subject property has not 
been marketed for sale within the last three years. 

Property Address: 699 Clark Drive East, City of Gladstone, Delta County, Michigan. 

Tax Identification No. (s): 052-617-004-01 

Legal Description: 
PARCU,NCiTYOf GtAOSTONECOMW l/4COP.Of SEC 17140N R22WIB 58914900' E 131756 Tti S Jt18',ts"W115'TO ?OBCONiS1l1245'W 250'TH 
5!914~ n-JE 400'i:i tl 111&'4S'E 250' IB fl89tt9'00'W .:C<l'TO POB SPLIT ffiOM n,i--0-34-~ fO?. 2015 

Please note that a current Title Insurance Policy was not available for review to 
verify a legal description, although a survey map with legal description was 
provided and is located within the addendum of the report for review. Therefore, 
this appraisal is subject to review and verification of this legal description 
if/when a current Title Insurance Policy is available. 

CLIENT, INTENDED USE/USERS, & PURPOSE 

Client information/User(s) of the Appraisal 

This appraisal report is being completed for Mr. Eric Buckman, Gladstone City Manager, located at 1100 Delta 

Avenue, Gladstone, Michigan 49837. Mr. Eric Buckman and The Gladstone Economic Development Corporation 

and/or their affiliates are the intended users ofthis appraisal. 

"The appraiser has not identified any purchaser, borrower or seller as an intended user of this appraisal, and no 
such party should use or rely on this appraisal for any purpose. Such parties are advised to obtain an appraisal 
from an appraiser of their own choosing if they require an appraisal for their own use. Any reference to or use of 
this appraisal report by a purchaser, borrower or seller for their own purposes, including without limitation for 
the purposes of a property purchase decision or an appraisal contingency in a purchase agreement, is at such 
party's own risk and is not intended or authorized by the appraiser. " 

Use of the Appraisal 

It is my understanding this appraisal is to be used for the purpose of analyzing the property for potential sale 

negotiations. 

PARDEE APPRAISAL SERVICES, LLC 
APPRAISAL AND CONSULTING SERVICES 

PAGE6 699 CLARK DRIVE EAST LAND 
CITY OF GLADSTONE, MICIDGAN 
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Market Value Dejined-(extracted from two different sources) 

The definition of market value is taken from Legal Information Institute in partners with Cornell University of 

Law School (Title 12 CFR 34.42 Definitions issued 2013-01-01). This source defines market value in the 

following manner (similar definition as The Appraisal Institute of Real Estate, Fifteenth Edition publication by 

The Appraisal Institute: 

"Market value means 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; 

(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 U.S. dollars or in terms of financial arrangements comparable 

thereto; and 

(S) 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." 

Interest Valued 

The property rights appraised in the analysis are those associated with the Fee Simple Estate in the subject 

property. Fee Simple Estate is defined by The Dictionary of Real Estate Appraisal, 7th Edition, as follows: 

"Absolute ownership unencumbered by any other interest or estate, subject only to the limitations 
imposed by the governmental powers of taxation, eminent domain, police power, and escheat. " 

With the exception of zoning restrictions, deed restrictions (if any) and easements of record (if any), the fee is 

assumed to be free and clear of all other liens, encumbrances, restrictions and/or defects of title. 

Notwithstanding the foregoing definition, encumbrances that run with the fee ownership of the property are utility 

easements and per municipal approvals, including the zoning, currently in place. No additional reservations were 

reported. However, I recommend that a current and complete title search and survey be done on the property to 

determine the existence of any additional easements and encumbrances. Conditions of record and the valuation 

estimates contained in this report are subject to a current title search. The market values expressed and the 

property rights appraised are subject to these public utility easements, set back requirements, and any additional 

easements or encumbrances that may be determined as a result of a current title search and survey. 

PARDEE APPRAISAL SERVICES, LLC 
Al'FRAJSAL AND CONSULTING SERVICES 

PAGE7 699 CLARK DRIVE EAST LAND 
CITY OF GLADSTONE, MICIIlGAN 
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Estimated Markedng and Exposure Time 

Exposure Time is defined by The Dictionary of Real Estate Appraisal, 7th edition, as follows: 

''The estimated length of time the property interest being appraised would have been offered on the 

market prior to the hypothetical consummation of a sale at market value on the effective date of the 

appraisal; a retrospective estimate based on an analysis of past events assuming a competitive and open 

market." 

Marketing Time is defined by The Dictionary of Real Estate Appraisal, 7th edition, as follows: 

"An opinion of the amount of time it might take to sell a real or personal property interest at the 

concluded market value level during the period immediately after the effective date of an appraisal." 

It is the appraiser's opinion the estimated marketing time and exposure time for this property would be nine to 

thirty-six months. This marketing time is based upon a review of similar projects in the area, review of statistical 

data from the Multiple Listing Service (MLS), and discussions with brokers knowledgeable in the marketing and 

sale of these types of properties. 

ASSIGNMENT CONDITIONS 

Extraordinary Assumptions 

An Extraordinary Assumption is defined by the Appraisal Institute in The Appraisal of Real Estate 15th Edition 

as follows "an extraordinary assumption is something that is believed to be true for the sake of the appraisal but 

that may or may not in fact be true as of the effective date of the appraisal. There are no Extraordinary 

Assumptions associated with this valuation. 

Hypothetical Conditions 

A Hypothedcal Condition is something that is known to be contrary to fact as of the effective date of the 

appraisal but that is taken to be true for the purposes of the appraisal. There are no Hypothetical Conditions 

associated with this valuation. 

Jurisdictional Expectations 

A Jurisdictional Exception exists when a relevant law or regulation precludes compliance with the relevant 

professional standards. The requirements of federal, state, or local laws and regulations may contradict or 

supersede some portion of a set of professional standards. There is no Jurisdictional Expectations associated with 

this valuation. 
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Dates of Value 

The effective date of the value estimate is September 8, 2023, which coincides with the date of inspection of the 

property by Eric Stauss. The date of the report is September 13, 2023. 
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SECTION IV: SCOPE OF WORK 

As mentioned previously, in developing a real property appraisal, an appraiser must identify the problem to be 

solved, determine the scope of work necessary to solve the problem, and correctly complete research and analyses 

necessary to produce a credible appraisal. The appraiser must also be sure that the scope of work meets or 

exceeds both the expectations of the intended users and what the appraiser's peer's actions would be, as well as 

that their scope of work can be understood by the "general public". 

In preparing the appraisal, the appraiser: 

• The subject property, specifically the land, was physically inspected on September 8, 2023 (for appraisal 
pwposes only). The appraiser inspected the land and took photos at that time. 

• Specific data concerning the county, region, and neighborhood are premised upon information in the 
appraisers' files, provided by the county, federal, and/or state agencies. The neighborhood information 
was based upon our physical inspection as well as information provided by local townships. 

• The subject property data (acreage) is based on our physical inspection and on information obtained from 
the City of Gladstone Assessor's Office, and Delta County Departments. 

• Gathered information on comparable site sales. 
• Confirmed all comparable site information with parties of the transaction, listing or sales agent, and/or 

assessor files; 
• This valuation is based upon the Fee Simple estimated market value in "As Is" condition. 
• Analyzed the data and applied the sales comparison approach to determine a Fee Simple market value 

estimate in "As Is" condition. 
• The highest and best use of the subject property was premised upon the investigation and research noted 

above. 
• After assembling and analyzing the data defined in the scope of work, the final estimate of value for the 

subject has been established. 

In this appraisal, only the Sales Comparison approach to value has been developed, and is considered to be the 

only applicable approach to value. 

The cost approach reflects the value of the property based upon its reproduction cost, less depreciation, with an 

additional allowance for the underlying land value. As this assignment is involves vacant land with no building 

improvements, the cost approach was not feasible. 

The sales comparison approach has been developed to form an opinion of value of the site with approximately 

2.30 acres. This approach was given primary weight in the final value indication, although, most representative 

data available varied in regards to location, size, and conditions of the local market. 

The income capitalization approach was not developed and is not considered to be applicable. 
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Appraisal Standards and Reporting Guidelines 

The reporting process can be in any of two forms, namely, Appraisal Report or Restricted Appraisal Report. An 

Appraisal Report contains summary discussions of the data, reasoning, and analyses that were used to develop the 

opinion of value. Restricted Appraisal Reports contain statements of the appraiser's findings with virtually no 

detail or explanation of the data, reasoning and analysis that were used to develop the opinion of value. In the case 

of the Appraisal Reports and Restricted Appraisal Reports, any data, reasoning, and analyses not discussed in the 

report are retained in the appraiser's work file. 

This is an Appraisal Report, which is subject to the Code of Ethics and Uniform Standards of Professional 

Appraisal Practice (USP AP) of the Appraisal Foundation. In addition, the report has been written to comply with 

Title XI of the Federal Financial Institutions Reform, Recovery and Enforcement Act of 1989 (FIR.REA); the 

OCC Appraisal Standards of 12 CFR, part 34; and the Guidelines for Real Estate Appraisal Policies and Review 

Procedures adopted by the bank supervision offices of the Federal Deposit Insurance Corporation, the Board of 

Governors of the Federal Reserve System, and the Office of the Comptroller of the CUtTency, as of December 14, 

1987. This report has also been prepared in accordance with the Gladstone City Manager guidelines. 
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SECTION V: REGIONAL AND MARKET AREA ANALYSIS 
REGIONAL AREA MAP 
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REGIONAL AREA ANALYSIS 
Introduction 

Delta County, Upper Peninsula of Michigan contains 1,991.58 square miles, 1,170 ofit 

is land and 821.56 square miles is water. Its name originates from the Greek letter 

"delta" which refers to the triangular shape of the original county which included 

segments of Menominee, Dickinson, Iron and Marquette Counties. It was originally 

surveyed in 1843 and the country was formally organized in 1861. It is located on the 

northern shores of Lake Michigan and Escanaba, Michigan the county seat. Delta 

County is home to the Upper Peninsula Michigan State Fair held in Escanaba, Michigan 

and is home to the only Native American paintings in Michigan, created by the Nokay Indians in 500AD. 

IDghways 

Delta County has many highways that segregate the county. U.S. Highway 2 runs west/east and for the most part 

U.S. Highway 41 shares the same road as U.S. Highway 2 through the county, splitting north to Marquette in 

Escanaba. Michigan Highway M-35 runs north/south, Michigan Highway M-69 comes in from the west and ends 

in Escanaba. Michigan Highway M-183 goes northeast. 

Great Lakes 

Delta County is located on the northern shores of Lake Michigan, surrounding Little Bay de Noc and Big Bay de 

Noc. A little over half of Delta County is contained in the Hiawatha national Forest with over 140 inland lakes 

and 144 miles of Lake Michigan coastline. This makes Delta County a prime spot for water recreation and 

fishing as well as providing shipping ports for manufacturers. 

Population 

According to the most recent data from the U.S. Census estimates, the population in the county as of April 1, 

2020 was 36,903, down from 37,069 reported in 2010. The population consists of 20.9% under the age of 18, 

79.1% are over age 18, and 19.1% are age 65 or older. The median age was 45.6 years old. The population is 

made up of 49.5% males and 50.5% females. 

Education 

The population over the age of 25 years old with a high school diploma is 91.7%, of those 17.9% attained a 

bachelor's degree or higher. Currently there are 1,709 students in colleges and technical schools in the county. 

Delta County is home to two institutions of higher learning: Bay de Noc College and The Paul Mitchell Academy, 

according to the most recent data available. 

Housing 

The estimated median house or condo value in 2017 was $105,900 in Delta County versus the State of Michigan 

average at $137,500. The median contract rent in 2017 for apartments was $558. 
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Employment 

Major employers in the area include Hannahville Indian Community and Enterprises, Verso, Wal-Mart, Island 

Resort and Casino, St Francis Hospital, Bay de Noc Community College, Engineered Machine Products, Besse 

Forest Products Group, and Escanaba/Gladstone Schools. Unemployment in the county was 4.5% as of November 

2020 compared to the state rate of 6.3%. 

Income 

The median income for a household in 2019 in Delta County was $49,459. The per capita income for the county 

was $25,582. Approximately 16.3% of the overall population were living below the poverty line including 17.4% 

of those under the age of 18 and 8.5% of those over the age of 65, according to the most recent data available on 

city-data.com. 

Amenities 

There are 17 grocery stores, 24 convenience stores most of them with gas. 34 full-service restaurants, Wal Mart, 

Escanaba Mall, Saykllys Confectioners, and many small and privately owned businesses. Mead paper is the 

largest corporation in Delta County. 

Agriculture 

The average size of farms in Delta County consist of272 acres with 52.77% of them raising livestock, 8.06% sod 

and agricultural products and the remaining 35. 79% are harvested cropland. The average number of cattle per 

100 acres is 9.8 with 23.29% of the cattle raised as milk cows. The average age of the principal farm operators is 

55 years old. There is 2,110 acres planted with com, 604 planted with wheat, 379 have assorted vegetables and 

72 acres are orchards. 

Industrial Park 

Delta County Industrial Airpark is located at the Delta County Airport in Escanaba and offers commercial and 

general aviation services with 2 all-weather landing strips. There is also good access to truck, rail, and port 

connections. The park has 132 acres of improved land and is part of the Michigan Tax-Free Renaissance Zone. 

The Whitetail Industrial park is located in Escanaba, has 37.19 acres and is about half full. The park has good 

access to U.S. Highway 41 and Michigan Highway 35 as well as nearby rail, airport, and port access. 

North Bluff Industrial Park is located in Gladstone and has all capital improvements completed. The property is 

zoned industrial, has 110 acres, and has many lots still available for development. 

Business Development 
The Delta County Economic Development Alliance Inc works to provide marketing and advertising for Delta 

County activities and businesses. They host a website with basic information about the county, primary 

industries, transportation, infrastructure, and weather information. It does not appear that the main focus is to 

seek out and attract new businesses but instead support the existing businesses. 

PARDEE APPRAISAL SERVICES, LLC 
APPRAISAL AND CONSULTING SERVICES 

PAGE14 699 CLARK DRIVE EAST LAND 
CITY OF GLADSTONE, MICHIGAN 

27

Item 3.



Summary 

Delta County is a destination location for those looking to enjoy nature and the Great Lakes, however tourism has 

not been able to sustain this community, ore mining and paper manufacturing still are the bedrock upon what the 

rest of the community grows. Delta County has huge undeveloped areas of woodlands and provides its residents 

privacy and the opportunity to enjoy all nature offers along with hunting, fishing, and winter sports. Delta County 

has a great potential for growth with a stable workforce, nearby college for training that workforce and the 

amenities that keep residents satisfied to live in this county. 
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MARKET AREA SUMMARY 
Introduction 

The City of Gladstone, Delta County, Upper Peninsula of Michigan consists of 

7.92 square miles, of that 5 is land and 2.92 square miles is water. It was 

originally called Saunders Point, named after the Hamilton Company's 

president David Saunders, but renamed in the early 1900's. Settlers came to 

the area in 1859 when the Hamilton Corporation of Fayette, Michigan began 

using the shore as a shipping point for their iron ore. A small peninsula in Little Bay De Noc in the city park is 

called Saunders Point. Gladstone was incorporated as a village in 1887 and as a city in 1889. 

Highway/Location 

U.S. Highways 2 and 41 run concurrently through the city along the shores of Lake Michigan. U.S. Highway 2 

continues running west/east beyond the city but U.S. Highway 41 turns north to Marquette. Green Bay, 

Wisconsin is 103.9 miles southwest, Milwaukee, WI is 198.6 miles southwest and Chicago, Illinois is 278.9 miles 

south of the city. Nearby cities and towns include Escanaba which is west, Garden is east, Powers is southwest, 

Gwinn and K.I Sawyer Air Force Base is north of Gladstone. 

Population 

According to the 2019 information from city-data.com, there were 4,698 residents, of which 49.4% are male and 

50.6% are female. The median resident age is 41.8 years old and in the state the median age is 39.8 years old. 

This is a slight decrease from the 2000 census of approximately 6.6%. For the population who are over 15 years 

and over, 26.7% have never married, 49.5% were currently married, 9.9% were widowed, and 11.5% were 

divorced. 

Education 

For the population who are 25 years and over, 96.3% have a high school diploma, 18.4% have a bachelor's degree 

and 5.0% have earned a graduate degree. James T. Jones Elementary School educates 343 students, Gladstone 

Area Middle School educates 367 students and Cameron Elementary School educates 494 students. Gladstone 

Area High School educates 509 students. There are no schools of higher learning in the city however Marquette 

has Northern Michigan University 53 miles north, and Green Bay, Wisconsin offers a wide assortment of 

educational opportunities. 

Housing 

The estimated house value was $100,621, up from $66,800 in 2000. The mean price for single family homes 

were $152,137, duplexes were $94,722, multifamily were $122,256, apartments were $238,456 and mobile homes 

had a mean price of $44,008. The great recession did not have much of an impact in the Gladstone area, sales 

volumes did not decrease and prices became slightly more volatile, but overall the values did not see a significant 

decrease. New construction did reduce significantly due to the recession with permits dropping 70% since 2005 

and some years no new homes have been built. 
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Employment 

The most common industries providing employment include manufacturing which employs 20% of the 

workforce, transportation/warehousing 13%, construction 11 %, education and retail trade employ 10%, health 

care/social assistance employ 9% and agriculture/forestry/hunting employs 6% of the workforce. There are many 

corporations operating in the city including Marble Arms, Bessee Forest Products, VanAire Inc, Independent 

Machine Co, Pardon Inc, Bram.co Containers, Hoegh Pet Caskets, Brampton Bike and Ski, New Page, and Bay de 

Noc Lure Company. New Page is the city's largest employer. The mean travel time to work is 16.6 minutes and 

unemployment as of August 2012 was 8.3%. Unemployment in the state for the same time was 9.2%. 

Income 

The estimated median household income in 2019 was $53,621, up from $34,328 in 2000. The estimated per 

capita income was $25,868. The cost of living index in the city is 74.4, low in comparison to the country average 

of 100. 

Medical 

St. Francis Hospital is in Escanaba, just 2 miles to the west of Gladstone. 

Airport 

W. Gladstone Airport offers commercial and private plane services available in the city. Delta airlines offer 

passenger service daily. 

Industrial Park/Business Development 

North Bluff Industrial Park is home to many corporations and largely for manufacturing. It abuts Union Pacific 

Railroad and has all amenities. There are lots available for sale and the park is owned and operated by the city. 

Gladstone Economic Development board actively promotes Gladstone to businesses and works to keep existing 

commercial locations filled with businesses or retrofit the buildings for new use. 

Summary 

Gladstone has a strong economic base with manufacturing with supporting companies and right beside Escanaba 

which offers any lacking retail amenities needed. The area is remote from any other large city, at least an hour in 

either direction, so it should continue to maintain population, incomes, and economic stability in the future. 
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SECTION VI: SITE ANALYSIS 
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The 699 Clark Drive East Land is located on a site that contains approximately 2.30 acres (according to the City 

of Gladstone Assessor's office). The site is rectangular in shape and has a predominately level topography. The 

subject site is located within the City of Gladstone North Bluff Industrial Park Area. The subject site has frontage 

and access along Clark Drive East. The site currently has a gravel surfaced drive entering the property, with no 

other site improvements. The subject site area is zoned 1-2, Industrial District, per the City of Gladstone. 

Size and Shape: The 699 Clark Drive East Land is located on a site that contains approximately 2.30 acres 

(according to the City of Gladstone Assessor's office). The site is rectangular in shape. 

Frontage, Accessibility, and Parking: The subject site is located within the City of Gladstone North Bluff 

Industrial Park Area. The subject site has frontage and access along Clark Drive East. 

Topography: The subject site has a predominately level topography. 

Utilities: The subject site is served by public utilities necessary for development. 

Site Improvements: The site currently has a gravel surfaced drive entering the property, with no other site 

improvements. 
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Environmental: The appraiser(s) are not qualified to detect the presence of environmental contaminants. The 

presence of potentially haz.ardous materials may impact the value of the property. Unless otherwise stated in this 

report, the value estimates are predicated on the assumption that there is no such material on or in the property 

that would cause a loss in value. No responsibility is assumed for any such conditions or for any expertise or 

engineering knowledge required to discover such contaminants. Any party relying on this appraisal is urged to 

retain an expert in this field, if desired. 

Easements and Encroachments: Typical utility easements are assumed to exist on this site. No apparent 

encroachments or adverse easements were noted from physical inspection; however, the appraisers make no 

guarantee in that regard. I assume for purposes of this report that there are no adverse easements or conditions. 

From an inspection of the site, the usual utility, sanitary sewer and storm water easements exist on the property. 

Zoning: The subject site area is zoned 1-2, Industrial District, per the City of Gladstone. 

REAL ESTATE TAXES AND ASSESSED V ALOES 

The subject property's tax identification nwnber is 052-617-004-01. As the subject property is currently owned by 

the City of Gladstone, the property is exempt from assessment and taxation. 

Conclusion - Site Analysis: The site's size and shape are adequate and functional to support a commercial/ 

industrial development within the constraints of the zoning parameters. The subject site area does not appear to 

be located within a flood zone. 
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SECTION VII: IDGHEST AND BEST OSEN ALUATION METHODOLOGY 
HIGHEST AND BEST USE ANALYSIS 

Since real estate value is determined by its use potential, the reported value estimates are based on the highest and 

best use of the property. An analysis of the highest and best use of a property provides the foundation for a 

thorough investigation of the interaction of market forces. The collection and analysis of the general data used to 

estimate property value provides the evidence on which a highest and best use conclusion is based. 

Highest and Best Use is defined as: 

The reasonably probable and legal use of vacant land or an improved property, which is physically possible, 

appropriately supported, financially feasible, and that results in the highest value. The highest and best use must 

meet four test criteria; namely, legal permissibility, physical possibility, financial feasibility, and maximal 

profitability. 

1: Legally Permissible Uses - What uses are legally permitted on the subject site with respect to 
zoning ordinances and deed restrictions? 

2: Physically Possible - What uses are physically possible on the subject site? 

3: Feasible Uses - Of those uses determined to be physically possible and legally permissible, which 
ones will produce a positive return? 

4: Highest Net Return - Of those uses that are feasible, legally permissible, and physically possible, 
which will produce the highest net return? 

Estimating the highest and best use generally involves consideration of the subject property under two scenarios: 

as vacant land and as improved. The as vacant scenario assumes that the subject site is vacant or can be made 

vacant for development. The highest and best use as improved addresses whether the proposed improvements are 

the best utilization of the property. The highest and best use of the underlying land may differ from that of the 

property as improved if the improvements do not constitute an appropriate use generating the highest net return to 

the land. The overall purpose of determming the highest and best use of the property as improved is to identify 

the use that would be expected to produce the greatest value to the site. 

When potential buyers contemplate purchasing real estate for personal use or occupancy, their principal 

motivations are perceived benefits of enhanced enjoyment, prestige, and privacy. Purchasers of investment 

property are frequently motivated by the promise of net income or capital accumulation and certain tax 

advantages. These investors are more directly concerned with feasibility, an indication that a project has a 

reasonable likelihood of satisfying their specific objectives. These objectives may include assured occupancy, 

establishing operating costs at a reasonable and acceptable level, and potential property appreciation. 
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''AS VACANT" 

Legally Permissible 

The subject site is approved for the industrial development land. If the vacant site were sold, the current zoning 

would legally encumber the site to be developed as per the zoning and approvals currently in-place. Any other 

type of development would most likely be subject to rezoning and approvals. Given surrounding land use 

patterns and demand for industrial land space in the immediate neighborhood, some type of industrial 

development would most likely be allowable, either by alternative zoning, variances, and/or municipal approvals. 

Physically Possible 

To be a physically possible use, the size, shape, and topographical features of the site must be adequate in order to 

support any proposed or existing development. This parcel has a predominately level topography, with a site area 

of approximately 2.30 acres, according to Delta County and City of Gladstone personnel. The physical aspects of 

the site do not impose constraints that would restrict it from being developed under the highest and best use. 

The subject parcel is served with all necessary public utilities that should have sufficient capability to serve most 

forms of industrial development (consistent with surrounding land use patterns). It is assumed the site has 

adequate load-bearing capacities for development as an industrial site. 

The size and topography of the parcels do not appear to limit any legally permissible uses, either as currently 

zoned or under a scenario of rezoning (as if vacant) for some alternative type of development. 

Financially Feasible and Maximally Productive 

Sufficient demand is considered to exist, as evidenced by survey data reviewed regarding vacancy rates, 

occupancy levels, past operating history of similar properties in the area, supply and demand characteristics in the 

immediate area, and development trends. This type of use is considered to provide the greatest return to the land 

and should result in the highest underlying land value. As vacant, and after considering the legally permissible 

and physically possible uses, it is the appraisers' opinion the financially feasible and maximally productive use of 

the site would be for industrial use, which takes advantage of the site location. 

Conclusion -As Vacant 

It is the appraiser's opinion that some type of industrial use is considered to be the highest and best use of this site 

as if vacant and available for development. Considering properties in the area and the inherent demand as 

evidenced by other industrial properties, industrial use would be provide sufficient return to an investor. 
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&'AS IMPROVED" 

The highest and best use as improved is for the use as an industrial site. The owner has not obtained any approvals 

for any proposed development that were provided or available from the City of Gladstone property file. Demand 

exists for these types of facilities, as evidenced by the industrial growth within the area and the diminishing 

availability of industrial lots. 

The valuation methodology will be developed next. The highest and best use analysis has formed the basis for 

comparison in the approach to value. 
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VALUATION METHODOLOGY 

The valuation process involves researching current market conditions and trends as well as collecting and 

analyzing specific site data relating to the subject property. Based upon the market and site data obtained, an 

analysis of the subject's competitive position and market appeal may then be prepared. Value conclusions are 

drawn based upon this information and the informed judgment of the appraiser(s). 

Valuation Approaches 
In the valuation of real estate, any one or any combination of the three traditional appraisal methods may be used. 

These three methods are known as the cost, sales comparison, and income capitalization approaches to value. All 

three approaches are based on the economic principle of substitution. 

Cost Approach 

In the cost approach, a property is valued based on a comparison with the cost to build a new or substitute 

property. The cost estimate is adjusted for the depreciation evident in the existing property. Appraisers compare 

the cost of the subject improvements to the cost to develop similar improvements as evidenced by the cost of 

construction of substitute properties with the same utility as the subject property. The estimate of development 

cost is adjusted for market-extracted losses in value caused by the age, condition, and utility of the subject 

improvements or for locational problems. The land value is then added, usually based on comparison with sales of 

comparable sites. The sum of the value of the land and the improvements is adjusted for the rights included with 

the subject property again based on market comparisons. 

Sales Comparison Approach 

The methodology of the sales comparison approach suggests that the value of the property being appraised tend to 

be set by the cost of acquiring an equally desirable substitute property without undue delay. This approach 

requires a detailed comparison of sales of comparable properties to the subject property. The accuracy of this 

approach is determined to a large extent by the existence of and availability of data on recent sales of properties 

that are similar to the subject in use, location, age, size, quality, condition, and general appeal. Therefore, a 

sufficient number of comparable sale transactions must be available for analysis, and the information obtained 

including price, financial terms, and property description must be reasonably reliable. As such, this approach is 

most accurate when used for properties that have wide market appeal and are frequently bought and sold on the 

open market. It can be used with a variety of property types and is the only relevant approach in most vacant land 

appraisals. 
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Income Capitalization Approach 
The methodology of the income capitalization approach suggests that the value of the property being appraised 

tends to be set by the present worth of its future benefits. For rental properties, the future benefits are defined as 

the projected net operating income (i.e., cash flow before debt service) plus the net sales proceeds at disposition. 

The present worth of the future benefits may be estimated by the direct capitalization method or by a discounted 

cash flow (DCF) analysis. The accuracy of the income capitalization approach depends to a large extent on the 

availability of comparable rental data, vacancy rates, operating expenses, holding costs, and the perceived rate of 

return required by investors for the property type being analyzed. 

Valuation Approaches Developed 

In this appraisal, only the Sales Comparison approach to value has been developed, and is considered to be the 

only applicable approach to value. 

The cost approach reflects the value of the property based upon its reproduction cost, less depreciation, with an 

additional allowance for the underlying land value. As this assignment is involves vacant land with no building 

improvements, the cost approach was not feasible. 

The sales comparison approach has been developed to form an opinion of value of the site with approximately 

2.30 acres. This approach was given primary weight in the final value indication, although, most representative 

data available varied in regards to location, size, and conditions of the local market. 

The income capitalization approach was not developed and is not considered to be applicable. 

The sales comparison approach will be developed next. 

PARDEE APPRAISAL SERVICES, LLC 
APPRAISAL AND CONSULTING SERVICES 

PAGE25 699 CLARK DRIVE EAST LAND 
CITY OF GLADSTONE, MICHIGAN 

38

Item 3.



SECTION IX: SALES COMPARISON APPROACH 
VALUATION OF THE IMPROVEMENTS 

The "Sales Comparison Approach" is defined in The Appraisal of Real Estate, Fifteenth Edition (sponsored by the 

Appraisal Institute) as: 

"The process of deriving a value indication for the subject property by comparing similar properties that 
have recently sold with the property being appraised, identifying appropriate units of comparison, and 
making adjustments to the sale prices (or unit prices, as appropriate) of the comparable properties based 
on relevant, market-derived elements of comparison. The sales comparison approach may be used to 
value improved properties, vacant land, or land being considered as though vacant when an adequate 
supply of comparable sales is available. " 

Comparable properties are best analyzed on a unit of comparison basis (e.g., per square foot, acre, etc.). By using 

the appropriate unit of comparison, the effect of varying property sizes can be mitigated. The most common unit 

of comparison for a land valuation is the price per foot or the price per acre of land, with the price per acre 

considered most applicable in this scenario due to the size of the subject parcel. Analyzing this indicator most 

closely reflects the actions and decision processes of buyers and sellers in the marketplace. 

The sales comparison approach has been developed to form an opinion of value of the property as a site 

containing 2.30 acres of industrial site area. Due to the lack of recent comparable sales within the immediate area, 

the appraisers utilized some sales which were older and/or outside the area. 

A summary of each comparable sale from the local market considered applicable for the analysis to estimate the 

value of the subject property based upon a sales comparison approach follows. 

SITE VALUATION 

The following page contains a Comparable Land Sales Summary. This table includes four (4) land sales, 

including active listings, which were purchased for commerciaVindustrial use, all of which are located within the 

subject's marketing area. It should be noted that (according to City of Escanaba officials) there are currently six 

lots available for sale within the Whitetail Industrial Park with site sizes ranging from 1.53 acres to 1.94 acres 

(with additional land available for division). These lots are currently available for purchase at $14,000 per acre. 

As these lots are considered to be located in a slightly superior location, with slightly more desirable access and 

visibility in comparison to the subject lot, the subject lot is concluded to have a per acre value that is slightly less 

than those available within the Whitetail Industrial Park. Additionally, as there are very limited recent sales and 

active listings for industrial lots within the immediate market area, older land sales, alternative use sales, and sale 

or listings located outside of the immediate market area of the subject property were considered. Therefore, some 

larger than typical adjustments were considered for this analysis. 
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COMPARABLE LAND SALES SUMMARY 
COMPARABLE LAND SALES SUMMARY CHART 

Sale# Site Description I Sale Site Information 
Address Date 

1 2929 3rd A\'mue Apr-18 Site Size (Acres): 
Escmiaba, Ml 

2 2927 & 2929 16th A,=ie Apr-20 Site Size (Aaes): 
Escmiaba. MI 

3 TIID Highway 2 & 41 Aclive Site Size (Aaes): 
ESCllll!ba, MI 

4 Balsam Street Adive Site Size (Aaes): 
Kingsford, Ml 

PARDEE .APPRAISAL SERVICES, LLC 
APPRAISAL AND CONSULTING SERVICES 

2.92 

4.11 

2.09 

11.48 

Sale Prlte Sale Price Brellkd01t0 

S380,000 PerAae: $130,137 

$220,000 PerAae: S53,S28 

$53,000 PerAae: $25,359 

S69,900 PerAac: 56,089 

PAGE27 

Comments 

This property was lbnm:rly zoned Ll&ltt-Industrial, but 
"ll'BS purchased for rezoning for commr.rdlll 
rede,-.Jopm.eot. The property was Connerly a fmuily 1i.m 
pmk. The property is located in an area of primarily 
commercial properties including Mmards am! Meijer. 

This property consists al two adjacem par,:els located 
.along 161hA,,ieue North and North 30th Slrffl, as wel 
as frou1age along the Escanaba 111d L~ Superior 
Rllllroad. The property is zoned G, Heavy 
Mmwf'acturmg District. 

This property is zoned Town DO\-.lopmont Disttict mid 
can be developed for commercial, light-industrial, or 
midmml use. The property has Jlishway 2/41 fi:Ollb!gc. 

IDdus1lial propmyfor salt "11-ilhin the City of Kingsford 
The property is ..... et and partially blacktopptd. 
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ADJUSTMENT GRID 

COMPARABLE SALES ADJUSTMENT GRID 

Sale Number 
Sale Prke/Acre 

Property Rights 

FiDan~g 
Conditions of Sale 

Market Conditions 
Date of Sale 

Adjusted Unit Value 
(Prior to Physical Adjustments) 

Physical Cbaracteristlcs 
Loation 
Access/Visibility 
Size 
Sb11pe/FUDctional 'l"til~ty 
~ite ~provem~nts/Use 
Water Frontage 
Topography 

Total Physical Adjustments 

Adjusted Unit Value 

Total A~jus~ent (%) 
(From Sale Price/Unit) 

Adjusted Sales Price: 

1 
$130,137 

0% 
0% 
0% 

0.00% 

$130,137 

-5.00% 
-25.00% 

0.00% 
0.00% 

-60.00% 
0.00% 
0.00% 

-90.00% 

S13,014 

-90.00% 

2 3 4 
$53,528 $25,359 $6,089 

0% 0% 0% 
0% 0% 0% 
0% -10%. -10% 

0.00% 0.00% 0.00% 

$53,528 $22,823 $5,480 

-5.00% -S.00% 10.00% 
-25.00% -35.00% 0.00% 

-- -
5.00% 0.00% 15.00% 
0.00% 0.00% 10.00% 

-50.00% -5.00% 0.00% 
0.00% 0.00% 0.00% 
0.00% 0.00% 0.00% 

-75.00% -45.00% 35.00% 

S13,382 Sll,553 S7,398 

-7S.00% -50.50% 21.50% 

Mean (all sal!,!s) Per Acre 
:\'Iedian (all sales) Per Acre 

Sll,587 
S12,783 

Reco1u:lled Value 

Unadlusted Sales Price: 
l\fean Per Acre 
Median Per Arre 

S53,778 
S39,444 

ANALYSIS OF COMPARABLE LAND SALES 

2.30 Acres@ 

Reco11elled Vollle 

$12,000 
$27,600 

$30,000 

Adjustments to the sale prices of comparable properties are required to account for differences that may exist 

between a comparable and the subject. Adjustments are typically considered for property rights transferred, 

financing, conditions of sale, market conditions (time), location/access, size, zoning, use, and physical 

characteristics, including density. 

All of the comparable sales represented the transfer of fee simple interest on an all cash or equivalent terms basis. 
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Market Conditions 

Each of the comparable sales transactions occurred from 2018 through 2020, with current active listings also 

considered. 

Location 

Location encompasses a number of issues, including locations within different sub-market areas, the 

character/condition of surrounding development, comer versus interior location, access, and visibility. It is 

important to assess which factors truly impact value for different types of real estate. 

Size 

With respect to size, as the site increases in size the sales price per square foot or acre typically decreases, with all 

other factors remaining equal. This is due to the diminishing marginal returns associated with each additional unit 

(acre) added. As mentioned above with regard to location, the density for development can affect the 

consideration given for a site to a greater degree than the size of the site. 

Shape/Functional Utility/Use/Site Improvements 

Adjustments for the shape and functional utility were considered as many of the subject properties are irregular or 

less functionally attractive for development. The subject property is unimproved. 

Physical Characteristics 

Important physical characteristics include shape, topography, environmental concerns, site improvements, water 

frontage, and availability of infrastructure. Physical characteristics adjustments were considered for those 

properties with site improvements at the time of sale; water frontage; and environmental concerns. 

Land Value Conclusion 

The sales data is considered the most representative sales data available to assist the appraiser(s) in estimating the 

value of the underlying land. 

All sales are similar vacant commercial/industrial land sales, or improved properties purchased for 

commercial/industrial redevelopment. After considering all factors of adjustment, it is the appraiser's opinion the 

applicable site value for the subject site area, is $12,000 per acre for the site. Therefore, the following is indicated: 

2.30 acres of site area@$12,000 per acre 

ROUNDED 

PARDEE APPRAISAL SERVICES, LLC 
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$27,600 

$30.000 
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SECTION XI: RECONCILIATION FINAL VALUE CONCLUSIONS 

Reconciliation is the portion of an appraisal where the various approaches to value are weighed to judge their 

reliability with respect to valuing the subject. Emphasis is usually placed on the approach, or approaches, that 

seem to best estimate the market value of the subject property. The values for the subject indicated by the 

valuation analysis are as follows: 

VALUE INDICATORS 

Sales comparison approach Asls 

Land Value- 699 aark Drive East Land: 

$30,000 

$30.000 

The cost approach reflects the value of the property based upon its reproduction cost. less depreciation, with an 

additional allowance for the underlying land value. As this assignment is involves vacant land with no building 

improvements, the cost approach was not feasible. 

The sales comparison approach has been developed to form an opinion of value of the site with approximately 

2.30 acres. This approach was given primary weight in the final value indication, although, most representative 

data available varied in regards to location, size, and conditions of the local market. 

The income capitalization approach was not developed and is not considered to be applicable. 

The final reconciled estimate of value was based solely on the sales comparison approach, as this was the only 

applicable approach. 

This report and the value estimate contained within are subject to the Assumptions and Limiting Conditions 

contained herein. 
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SECTION X: ADDENDUM 
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APPRAISAL REQUEST 
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Gmail Tony Pardee <tony@pardeeappraisals.com> 

City of Gladstone 
5 messages 

Renee Barron <rbarron@gladstonemi.gov> Mon, Aug 14, 2023 at 12:30 PM 
To: "tony@pardeeappraisals.com" <tony@pardeeappraisals.com> 

Hi Tony, 

I got your name from Kevin Gendron. Our EDC board is looking to sell a piece of vacant property in our industrial park 
(approx. 2.5 acres). We need to determine a fair market value. Is this something you could do for us and if so we would 
need a cost estimate to get it approved by our board. 

Tony Pardee <tony@pardeeappraisals.com> 
To: rbarron@gladstonemi.gov 

Sorry for the delay. 

Wed, Aug 16, 2023 at 8:33 AM 

Yes this is something that we can help you with. Our traditional fee for Commercial loUsite valuations is $1,600 and 
improved properties is $2,400. Current timing is 30 days. 
Thank you, 

Tony Pardee 
Certified General Appraiser WI, Ml, IA, & IL 
Pardee Appraisal Services, LLC 
Peshtigo, WI 54157 
0: (715)735-6900 
F: (715)582-0169 
C: (715 )330-1289 
E: tony@pardeeappraisats.com 

[Quoted text hidden] 

Renee Barron <rbarron@gladstonemi.gov> 
To: Tony Pardee <tony@pardeeappraisals.com> 

Thu, Aug 17, 2023 at 3:27 PM 

That sounds great. We have a parcel in our industrial park (undeveloped) that we have a buyer for and we need an 
appraisal. Let me know what you need and I'll get you the information. 

[Quoted text hidden] 

Tony Pardee <tony@pardeeappraisals.com> 
To: Renee Barron <rbarron@gladstonemi.gov> 

Just need a parcel number and/or survey map :). 
Also, who the appraisal report should be addressed to. 
Thank you, 

Tony Pardee 
Certified General Appraiser WI, Ml, IA, & IL 
Pardee Appraisal Services, LLC 
Peshtigo, WI 54157 
0 : (715)735-6900 
F: (715)582-0169 
C: (715)330-1289 
E: tony@pardeeappraisals.com 

Thu, Aug 17, 2023 at 3:40 PM 

https://mail.google.com/maiVu/0/?ik=5f3fdb6681 &view=pt&search=all&permthid=thread-f: 177 4226509051211739&simpl=msg-f: 177 422650905121173.. 1 /2 
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[Quoted text hidden] 

Janice Frizzell <jfrizzell@gladstonemi.org> Fri, Aug 18, 2023 at 1 :06 PM 
To: Renee Barron <rbarron@gladstonemi.gov>, "tony@pardeeappraisals.com" <tony@pardeeappraisals.com> 

Hi Tony, 
The parcel number is 052-617-004-01. You can also see all of the parcels on your GIS Website by 
following this link: 
https://gladstonemi.maps.arcgis.com/apps/webappviewer/index.html?id= 
544 7bbf2848848f7b0ab5eea6b8723a2 

If there is anything else that you need, please let me know. 

Thank you, 

Janice Frizzell 
City of Gladstone Assessor 

From: Renee Barron <rbarron@gladstonemi.gov> 
Sent: Friday, August 18, 2023 10:15 AM 
To: Janice Frizzell <jfrizzell@gladstonemi.org> 
Subject: FW: City of Gladstone 

Could you give Tony the parcel number to Tony for me, for Steve viaus old spot in the industrial park. Thanks 

Sent from my Verizon, Samsung Galaxy smartphone 
[Quoted text hidden] 

https://mail.google.com/maiVu/0/?ik=5f3fdb6681 &view=pt&search=all&permthid=thread.f: 177 4226509051211739&simpl=msg-f: 177422650905121173. . . 2/2 
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REAL ESTATE TAX AND ASSESSl\.fENT INFORMATION 
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9/8/23, 6:20 AM Parcel Number - 052-617-004-01 I City of Gladstone I BS&A Online 

f 699 CLARK DRE GLADSTONE, Ml 49837 (Property Address) 

Parcel Number: 052-617-004-01 

Item 1 of2 1 Image /1 Sketch 

Parcel is Vacant 

Owner and Taxpayer Information j 

Property Owner: CITY OF GLADSTONE 

Summary Information 
> Assessed value: $0 I Taxable Value: $0 > Property Tax information found 

Owner CITY OF GLADSTONE 
1100 DELTA AVE 
GLAD.STONE. Ml 49837 

SEE OWNER INFORMATION 

General Information for Tax Year 2022 '------------------~ ~-------------

~Pfi.t>'~ 
~ool~d 
Map Number 
UHr Number Index 
User Alpha 1 
u.;rA1ph■ 3 
Historic■ ! Distrid 
i.iserAlpha2 

402 RESIDENTIAL-VACANT 
GLADSTONE AREA si::HooLS ~·. . . ·• 

No Dato to Display 
0 
Not Available 
Not Avoiiabie 

No 
Not Available 

Principal Residence Exemption Information 

H--..dDate 

Principal Residence Exemption 

2022 

Previous Year Information 

Year 

2021 

2020 

2019 

Land Information 

Zoning Code 
Land Value 
Renaissance Zone 

ECF ~el!Jtiborhood 
Lot Dimensions/Comments 

Lot(s) 

No lots found. 

No Dato to Display 

B-2 
$0 
No 

COMMERCIAL 
No Data to Display 

Unit 
Assessed Value . . " .. ~ ' ... ,... -· 
Taxable Value 
State Equalized Value 
Date of Last Name Change 
Notes • 
Cens~s Block Group 
Exemption 

MBORAssessed 

$0 

$0 

$0 

Total Acres 
Land Improvements 
Renaluance Zone Expiration 
Data 
Mortgape Coda 
Neighborhood Enterprise 
Zone 

Frontage 

Total Frontage: 0.00 ft 

Legal Description L _________ _ 

052 City of Gladstone $0 .. 

$0 
$0 
09/22/2022 
Not Available 
No Data to Display 
No Data to Display 

June 1st 

0.0000% 

Final SEV 

$0 

$0 

$0 

100,000.000 
$6,746 
No Doto to Display 

No Doto to Display 

No 

Final 

0.0000% 

Final Taxable 

$0 

$0 

$0 

Depth 

Average Depth: 0.00 ft 

PARCELIN CITY OF GLADSTONE COM W 1/4 COR OF SEC 17 T40N R22WTH S89*49'00" E 1317.56' TH S 1*18'45"W 115' TO POB CONT S1*18'45"W 250· TH 
S89*49'00'E400' TH N 1*1B'45"E 250' TH N89*49'00'W 400' TO POB SPLIT FROM 617-004-00 FOR 201S 

https://bsaonline.com/SiteSearch/SiteSearchDetails?SearchFocus=All+Records&SearchCategory=Parcel+Number&SearchText=0S2-617-004-01&uid... 1/2 
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918/23, 6:20 AM 

Land Division Act Information 

Date <>t Last Split/Combine 
Date Form Filed 
oatitemrteci --~ ·-•· -··---·--- . -
Acreage of Parent 
s,11fti111ni~ 
PaNnt Parcel 

Sale History 

No Doto to Dispfr1y 
No Data to Display 
09/09/2014 . 
0.00 
0 
No Data to Display 

Sale Date Sale Price Instrument 

No sales history found. 

Parcel Number - 052-617-004-01 I City of Gladstone I BS&A Online 

N111?1ber of Splits l-,t 0 
Unallocated Div.s of Parent O 
unaiioc:atec1 Div.a_ Trensfemd o 
Rights Were Tnnsfernd Not Available 
Courtesy Split • • • • Not Availabie 

Grantor Grantee Terms of Sale Uber/Page 

"Dlsdalmer: BS&A Software provides BS&A Online as a way for municipalities to display infonnation online and is not responsible for the content or accuracy of 1he data herein. This data 
is provided for reference only and WITHOUT WARRANTY of any kind, expressed or inferred. Please contact your local municipality if you believe there are errors in the data. 

Copyright C 2023 BS&A Software, Inc. 

https:/lbsaonline.comlSiteSearch/SlteSearchDetails?SearchFocus=All+Records&SearchCategory=Parcel+Number&SearchText=052-617-004-01 &uid... 212 
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9/8/23, 6:20 AM Parcel Number-052-617-004-01 I City of Gladstone I BS&A Online 

Image/Sketch for Parcel: 052-617-004-01 

N 59.t 4'31 011 W -400' 

C) 0 
::i ., 

052-617-004-01 ... 
3: w 
ln Su bject Sita 

,0 

" " lo 2. 3.ac ~ Cl.ARK DRl~E 

:, . .. 
"' z 

,-~;•4~"0" E 400' 

Skotoh bjl ApeH Slce1oh 

.. DIR11lmer: BS&A Software provides BS&A Online as a way for municipalities to display information onllne and Is not responsible for the content or accuracy of the data herein. This data is provided for reference 
only and WITHOUT WARRANlY of any kind, expressed or Inferred. Please contact your local munldpallty If you believe there are errors in the data. 

Copyright C 2023 BS&A Spftwana Inc. 

https://bsaonline.com/SiteSearch/PrintAttachment?SearchFocus=All+Records&SearchCategory=Parcel+Number&SearchText=OS2-617--004-01 &uid=1... 1/1 
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National Flood Hazard Layer FIRMette fliFEMA 

) 250 500 1.000 1,500 

Legend 
SEE FIS REPORT FOR DETAILED LEGEND AND INDEX MAP FOR FIRM PANEL LAVOI/T 

SPECIAL FLOOD 
HAZARD AREAS 

OTHER AREAS OF 
FLOOD HAZARD 

Without Base Flood Elevatlon (BFE) 
Zone A, V, A99 

With BFE or Depth Zone AE, AO, AH, VE, AR 

Regulatory Floodway 

0.2% Annual Chance Flood Hazard, Arel 
of 1% annual chance flood with averag1 
depth less than one foot or with dralnat 
areas of less than one square mile zone 

Future Conditions 1% Annual 
Chance Flood Hazard zone x 

Area with Reduced Flood Risk due to 
Levee. See Notes. Zone x 

Area with Flood Risk due to Levee Zone c 

NO SCREEN Area of Minima I Flood Hazard Zone X 

C=::::J Effective LOMRs 

OTHER AREAS I Area of Undetermined Flood Hazard Zon 

GENERAL 1- - - · Channel, Culvert, or Storm Sewer 
STRUCTURES I I I I I I I Levee, Dike, or Floodwali 

Cross Sections with 1% Annual Chance 
Water Surface Elevation 

• - - - Coastal Transect 
-113- Base Flood Elevation Une (BFE) 

;..__ Limit of Study 

--- Jurisdiction Boundary 

--- --- Coastal Transect Baseline 

OTHER 1- -- Profile Baseline 
FEATURES ___ Hydrographlc Feature 

C Digital Data Available N 

MAP PANELS 

No Digital Data Available 

Unmapped + 
The pin displayed on the map Is an approxlmat 
point selected by the user and does not repr8S4 
an authoritative property location. 

This map complies with FEMA's standards for the use of 
digital flood maps If It Is not void as described below. 
The basemap shown complies with FEMA's basemap 
accuracy standards 

The flood hazard Information Is derived dlrectly from the 
authoritative NFHL web services provided by FEMA. This map 
was exported on 9/12/2023,at 11:07 AM and does not 
reflect changes or amendments subsequent to this date and 
time. The NFHL and effective information may change or 
become superseded by new data over time. 

This map image Is void If the one or more of the following map 
elements do not appear: basemap Imagery, flood zone labels, 
legend, scale bar, map creation date, community ldentfflers, 
FIRM panel number, and FIRM effective date. Map images for 
unmapped and unmodernized areas cannot be used for 
regulatory purposes. 
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APPRAISER QUALIFICATIONS 
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PARDEE APPRAISAL 
SERVICES, LLC 
Peshtigo, WI 

APPRAISAL QUALIFICATIONS 
of 

Eric Stauss 
Wisconsin Certified General Appraiser #2230-10 

Michigan Certified General Appraiser #1205075646 

Specializing in commercial real estate appraisal and consulting, Pardee 
Appraisal Services, LLC consolidates the experience of individuals 
with diverse backgrounds and expertise. Specific services available 
include commercial real estate appraisal and consultation in 
conformity with USP AP and FIRREA; market and feasibility studies; 
business valuations; expert witness testimony related to the services 
provided. 

APPRAISAL EXPERIENCE 

EDUCATION 

Income Producing and Special Purpose properties, including (but not limited to) 
the following: 

• Apartment/multi-family 
• Lodging facilities 
• Special purpose properties 
• Retail shopping centers 
• Subdivision & condominium development (incl. retail, commercial 

multi-and single-family residential, & condominiums) 
• Industrial/warehouse, production facilities 
• Senior housing (CBRF, adult family home, assisted living, senior 

apartments, RCAC) 
• Office buildings 

Appraisal Institute/Mckissock, courses completed: 
• Basic Appraisal Principles 
• Basic Appraisal Procedures 
• Real Estate Finance, Statistics, and Modeling 
• 2014-2015 IS-Hour National Uniform Standards of Professional 

Appraiser Practice (USP AP) 
• General Appraiser Market Analysis Highest and Best Use 
• General Appraiser Sales Comparison Approach 
• General Appraiser Site Valuation and Cost Approach 
• General Appraiser Income Approach 
• General Appraiser Report Writing and Case Studies 
• Commercial Appraiser Review - Subject Matter Elective 
• Expert Witness for Commercial Appraisers - Subject Matter Elective 
• 2022-2023 USP AP Update 
• Appraising Small Apartment Properties 
• Michigan Appraisal Law - 2021 
• Basic Hotel Appraising - Limited Service Hotels 
• Appraisal of Single Tenant Distribution Centers 
• Introduction to Legal Descriptions 
• Appraisal of Owner Occupied Commercial Properties 
• Appraisal of Self-Storage Facilities 
• Appraisal ofFast Food Facilities 
• Appraisal of Industrial and Flex Buildings 
• Appraisal of Land Subject to Ground Leases 
• Residential Property Inspection for Appraisers 
• Land and Site Valuation 
• Introduction to Commercial Appraisal Review 
• Appraisal ofREO and Foreclosure Properties 

Lakeland College - May 2013 
• B.B.A Business - Accounting 

University of Wisconsin - Whitewater; May 2006 
■ B.S. Education - Social Studies Broadfield w/History Emphasis 
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REPRESENTATIVE CLIENTS 

Banks/Lending Companies 
■ Stephenson National Bank & Trust 
■ Wells Fargo RETECHS 
■ Nicolet National 
■ Peshtigo National Bank 
■ Farmers and Merchants Bank & Trust 
■ State Bank of Florence 
■ Choice Bank 
■ Upper Peninsula State Bank 
■ MBank 
■ BayLake Bank 
■ First National Bank 
■ Investors Community Bank 
■ BLC Community Bank 
■ Heartland Business Bank 
• Range Bank, N.A. 
■ Forward Financial Credit Union 
■ First Bank, Upper Michigan 

Other Clients 
■ Midwest Asphalt 
■ Joy Properties 
■ Elliot & Company 
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PARDEE APPRAISAL 
SERVICES, LLC 
Peshtigo, WI 

APPRAISAL QUALIFICATIONS 
of 

Tony Pardee 
Pardee Appraisal Services LLC 

N3121 Deer Haven Ct 
Peshtigo, WI 

(715)-735-6900 (0) 
(715)-330-1289 (C) 
(715-582-0169 (F) 

tony@pardeeappraisals.com 
Wisconsin Certified General Appraiser #1417-10 

Michigan Certified General Appraiser #1205072905 
Iowa Certified General Appraiser #CG03425 

Illinois Certified General Appraiser #553.002547 

Owner- August 2006 to Present 
Previously Pardee Real Estate LLC August 2006 - September 2014 

Specializing in real estate appraisal and consulting, Pardee Appraisal 
Services, LLC consolidates the experience of individuals with 
diverse backgrounds and expertise. Specific services available 
include commercial real estate, residential real estate, machinery and 
equipment, and business valuation appraisals and consultation 
services in conformity with USP AP and FIRREA regulations. 

APPRAISAL EXPERIENCE Income Producing and Special Purpose properties, including (but not 
limited to) the following: 

ADDITIONAL EXPERIENCE 

• Apartment/multi-family 
• Lodging facilities 
• Special purpose properties 
• Retail shopping centers 
• Subdivision & condominium development (incl. retail, 

commercial multi-and single-family residential, & 
condominiums) 

■ Industrial/warehouse, production facilities 
■ Senior housing (CBRF, adult family home, assisted living, senior 

apartments, RCAC) 
■ Office buildings 

Residential Real Estate Appraisal Services, FHA certified 
■ Single-family 
■ Waterfront 
• Agricultural 
• Recreation 

Equipment Valuation 
• Manufacturing 
• Industrial 
■ Construction 
■ Retail 
• Restaurant 

Commercial Appraiser - Meicher Real Estate LLC; Middleton, WI 
Commercial Real Estate Appraisals. April 2001-September 2006 
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EDUCATION Appraisal Institute, courses completed: 

• Nation USPS Update Course: 2020-2021 & 2022-2023 
• Complex Valuation: 2023 
• Uniform Appraisal Standards for Federal Land Acquisitions: 

Practical Applications: 2018 
• Standards of Professional Practice 
• Advanced Income Capitalization 
• Highest & Best Use and Market Analysis 
• General Applications 
• Disclosures and Disclaimers 
• Business Practices and Ethics (2020) 
• Fundamental of Separating Real, Personal Property and 

Intangible Business Assets: 2012 
• Online Business Practices and Ethics: 2011 
• Analyzing Tenant Credit Risk and Commercial Lease Analysis: 

2010 

Appraisal Education Academy, courses completed: 
• National USPAP Update Course: 2014-2015; 2012-2013; 2010-

2011 
• Bullet Proof Your Appraisal: 2014 
• Sales Adjustment Strategies for the Current Market: 2013 
• Valuation of Basements: 2013 
• Cost Approach: Dilemma or Valid Conclusion: 2012 
• Effective Report Writing: 2008 
• Uniform Appraisal Dataset Overview And Application: 2011 
• Reviewing Appraisals: 2011 
• Foreclosures and Short Sales: Dilemmas and Solutions: 2011 
• New Tools for a New Market: 2010 

Wisconsin Realtors Association, Courses Completed: 
• Fannie Mae's/Freddie Mac's UAD Update-2014: 2014 
• 2018-19 National USPAP Update Course: 2018 

American Society of Appraisers, courses completed: 
• Principles of Appraisal Practice and Code of Ethics: 2014 
• BV201 - Introduction to Business Valuation, Market Approach: 

2014 
• ME201 - Introduction to machinery and Equipment Valuation: 

2014 
• ME202 - Machinery and Equipment Valuation Methodology: 

2014 
• ME203 -Advanced Topics and Case Studies: 2014 
• ME204- Machinery and Equipment Valuation - Advanced 

Topics and Report Writing: 2014 
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McKissock, courses completed: 
• Fair Housing, Bias and Discrimination: 2023 
• Commercial Land Valuation: 2023 
• Appraisal of Self Storage Facilities: 2023 
• Appraisal of Industrial and Flex Buildings: 2023 
• New Construction Essentials: Luxwy Homes: 2021 
• Valuations of Residential Green Buildings: 2021 
• Valuation of Residential Solar: 2021 
• The Fundamentals of Appraising Luxwy Homes: 2021 
• New Construction Essentials: Luxwy Homes: 2021 
• Valuation of Industrial Incubators: 2021 
• That's a Violation: 2019 
• Evaluations, Desktops, and Other Limited Scope Appraisals: 

2019 
• Supervisor-Trainee Course for Michigan: 2019 
• 2016-2017 7-HourNational USPAP Update Course: 2017 
• Basic Hotel Appraising - Limited-Service Hotels: 2017 
• Advanced Hotel Appraising- Full-Service Hotels: 2017 
• Appraisal of Fast-Food Facilities: 2017 
• Michigan Appraisal Law: 2017; 2019, 2021, 2023 
• Introduction to Expert Witness Testimony 
• Michigan Law 2013; 2011; 2009: 2007 
• Expert Witness Testimony: 2009 
• Appraising the Oddball: 2007 
• 2006 National USPAP Update Course 
• The Cost Approach: 2007 
• The Dirty Dozen: 2007 

Other Education Taken: 
• New Interagency Appraisal and Evaluation Guidelines 

University ofWisconsin- Whitewater; December 2001 
Areas of Study: 

• Real Estate Development 
• Real Estate Investments 
• Real Estate 

REPRESENTATIVE CLIENTS Banks/Lending Companies 
• Stephenson National Bank & Trust Wells Fargo RETECHS 
• Nicolet National Wisconsin Bank & Trust 
• Peshtigo National Bank Farmers and Merchants Bank & Trust 
• Upper Peninsula State Bank MBank 
• First Bank, Upper Michigan First National Bank & Trust 
• Range Bank Great North Bank 
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BALANCE SHEET FOR VICKI SCHROEDER 1/1Page:10/03/2023 11:24 AM
User: VICKI
DB: Gladstone

Period Ending 08/31/2023

                                     Fund 244 ECONOMIC DEVELOPMENT FUND

BalanceDescriptionGL Number

*** Assets ***

(9,154.90)CASH244-000-001.000
52,805.74 INVESTMENT IN FIRST BANK244-000-017.000

636.04 ACCRUED INCOME244-000-055.000

44,286.88 Total Assets

*** Liabilities ***

0.00 Total Liabilities

*** Fund Balance ***

39,727.35 CURRENT SURPLUS - RESERVE244-000-389.000
10,961.32 FUND BALANCE244-000-390.000

50,688.67 Total Fund Balance

50,688.67 Beginning Fund Balance

(6,401.79)Net of Revenues VS Expenditures
44,286.88 Ending Fund Balance
44,286.88 Total Liabilities And Fund Balance
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REVENUE AND EXPENDITURE REPORT FOR VICKI SCHROEDER 1/1Page:10/03/2023 11:24 AM
User: VICKI
DB: Gladstone

PERIOD ENDING 08/31/2023
% Fiscal Year Completed: 41.80

% BDGT
USED

AVAILABLE
BALANCE

NORMAL (ABNORMAL)

ACTIVITY FOR
MONTH 08/31/2023

INCREASE (DECREASE)

YTD BALANCE
08/31/2023

NORMAL (ABNORMAL)
2023-24

AMENDED BUDGETDESCRIPTIONGL NUMBER

Fund 244 - ECONOMIC DEVELOPMENT FUND
Revenues
Dept 000 - REVENUE

100.00 (671.71)282.96 671.71 0.00 INTEREST ON INVESTMENTS244-000-665.000
0.00 8,450.00 0.00 0.00 8,450.00 TRANSFER FROM FUND BALANCE244-000-699.390

7.95 7,778.29 282.96 671.71 8,450.00 Total Dept 000 - REVENUE

7.95 7,778.29 282.96 671.71 8,450.00 TOTAL REVENUES

Expenditures
Dept 537 - ADMINISTRATIVE

0.00 100.00 0.00 0.00 100.00 MATERIALS & SUPPLIES244-537-751.000
0.39 249.02 0.00 0.98 250.00 COPIES244-537-757.000

100.00 0.00 7,000.00 7,000.00 7,000.00 ECONOMIC DEVELOPMENT ALLIANCE CONTRIBUTI244-537-800.005
0.00 1,000.00 0.00 0.00 1,000.00 LEGAL FEES244-537-802.000

22.28 77.72 22.28 22.28 100.00 AUDIT FEES244-537-803.000
100.00 (50.24)0.00 50.24 0.00 OTHER OPERATING SUPPLIES244-537-960.000

83.71 1,376.50 7,022.28 7,073.50 8,450.00 Total Dept 537 - ADMINISTRATIVE

83.71 1,376.50 7,022.28 7,073.50 8,450.00 TOTAL EXPENDITURES

100.00 6,401.79 (6,739.32)(6,401.79)0.00 NET OF REVENUES & EXPENDITURES

83.71 1,376.50 7,022.28 7,073.50 8,450.00 TOTAL EXPENDITURES
7.95 7,778.29 282.96 671.71 8,450.00 TOTAL REVENUES

Fund 244 - ECONOMIC DEVELOPMENT FUND:
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