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MANISTEE CITY PLANNING COMMISSION
70 Maple Street, Manistee, Michigan 49660

Meeting of Thursday, February 6, 2003
7:00 p.m. - Council Chambers, City Hall

AGENDA

Roll Call
Public Hearing

1.
2.

Citizen Questions, Concerns and Consideration
Approval of Mmutes
Planning Commission Meeting (1/2/03)

New Business

1. Coast Guard Station
2,

Unfimshed Business

1. Manistee Masonic Temple Association, 342 Fifth Street - Special Use Permit

Other Communications
1.
Work/Study Session

Adjournment

Spealing at Meetings:

Unless waived by the Commission for a specific meeting, any public
comment shall be limited to five (3) minutes per speaker, one time only.
If a %::oup of people wish to be heard on one suiject, a spokesperson
may De appointetf who may request that the Chairman approve more
than the normal five (5) minutes. If necessary, a maximum of five (5)
minates will be aflowed for the group to caucus to choose their
spokesperson and develop their comments.



TO:

FROM:

DATE:

RE:

Planning Commission Members

Denise Biakesle@s%
Secretary, Community Development

January 31, 2003

Planning Commission Meeting February 6, 2003

The January Planning Commission Meeting will be at 7:00 p.m. on Thursday, February 6, 2003 The
following items are on the Agenda:

1.

Coast Guard Station. A representative from the Coast Guard will make a presentation to the
members of the Planning Commission on the proposed expansion of Station Manistee.

Manistee Masonic Temple Association, 342 Fifth Street - Special Use Permit. A Public
Hearing was held last month in response to a request from the Masonic Temple Association
for a Special Use Permit to allow religious/assembly as a Special Use in the R-4 Residential
District. No representative was in attendance at the January Meeting to answer questions.
This item was tabled until the February 6, 2003 Planning Commission and a letter was sent
on behalf of the Planning Commission asking that a representative be in attendance so this
matter could be acted on.

NOTE: If the Planning Commission were to issue a Special Use Permit for the Masonic
Temple Association they will be required to apply for a variance from the Zoning Board of
Appeals because they do not meet the parking requirements of the Zoning Ordinance.

See you at the meeting!



MEMORANDUM

TO: Planning Commission Members

FROM: Jon R, Rose
Community Development Director

DATE: February 6, 2003

RE: Add item to February 6, 2003 Planning Commission Agenda

We have received a request from the City Manager asking if the Planning Commission would consider
amending the agenda to discuss the sale of certain City owned property. This Agenda Amendment

could take place afier the approval of Minutes. It would then be placed after the items that currently
are on the Agenda (Coast Guard and Masonic Temple). A motion would be required.

The City Council has received a request from Jeff Seng asking to purchase City Owned Property
located on Monroe Street. Interest has also been expressed by Sand Product Corporation.

The City Council is asking the Planning Commission if this City Owned Property should be offered
for sale. Attached are two appraisals that were done on the property.

JRR:djb
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QFFICE - 33 LAKE S1. YARD - 15 LAKE ST.

January 23, 2003

Mitch Deisch

City of Manistee

70 Maple Street
Manistee, MI 49660

Dear Mitch,

I am very interested in purchasing lots 6 through 11 of block 2 (703.09) in Kings Addition in the
City of Manistee. Please let me know if these lots are for sale and what the proposed asking
price is.

Sincerely,
d
Jeff Seng

Seng Crane & Excavating, Inc.



Manistea Appraisal Service, Inc.

Fllz No. JL3121Manistes

APPRAISAL OF

Complete Land Appralsal Summary Report

LOCATED AT:

Monroe Sireet
Manistee, Mi 49660

FOR:

City of Manistea
70 Maple Strest
Manistes, M| 49660

BORROWER:

GLIENT. City of Manistee

AS OF:

February 4, 2003

BY:

John A. Lyman, Jr.
State Licensed Appraiser

1121 Parkdals Ave., P.O. Box 501, Manistes, MI, 48660 (231) 723-3555 Eax (231) 723-6287



Manistes Appralsal Servies, Inc.

Fite No. JL3121Manistee

21 4{03

Mr. Mitch Delsch
City of Manistes

70 Maple Strest
Manistes, Ml 49660

Fila Number; JL3121Manistes

Dear Mitch,
in accordance with your request, | have personally inspected and appralsed the raal property at:
Monroe Street
Manlstee, Mi 48660

The purpose of this appraisal is to eslimate the market value of iha subject proparty, as vacant,
The properly rights appraised are the fee gimple Interest In the site.

in my opinion, the estimated market value of the property as of February 4, 2003 is:
$100,000
One Hundred Thousand Dallars

The attached repori contains the description, analysts and supportive data for the conclusions,
final estimate of value, descriptive photographs, limiting conditlons and appropriate certifications.

Respectfully submltied,

_

John A, Lyman, Jr.
Siate Licensed Appralser

1121 Parkdale Ave., P.O. Bax 301, Manistes, M1, 48660 (231) 723-3555 Fax (231} 723-6G287




LAND APPRAISAL REPORT Fllg Mo, JE3121Manistee

roperty Address Monroe Strest Copsus Treel 09009 LENDER BISCRETIONARY USE
t Manistea Counly Manistes Stale Mi Zn Cade 49660 Sale Price $
3 Leaal Desoiplion KINGS ADDITION LOTS 7,8+ 1/2 OF LOT 11, BLOCK 2 Dala
OvnerdOeeupant City of Manistee _MapReference _26-101 Motigags Amount  §
Sale Prica § N/A Date of Sale A Property Rights Appraised Marigage Type
7] Loan chemas/concessions to be pald by ssllers /A Foe Simpla Discount Poliis and Other Concensiong
RE. Taxes$ New split Tax Year 2003 HOA SMa. NFA Leaghold Paid by Sellsr $
Lender/Ciient City of Manistea Candorminkam (HUDVA) |~
Ie Street, Manistes, M1 49660 PUD Souree
LOCATION [ Urban [__} Sububan Rural NEIGHBORHOCD ANALYSIS  tor g Far  ver
BUILT UP Over 75% 25.75% Under 25% Emplayment Siablliy OO0
GROWTH RATE [ Rapid Staite Slow Convanlarce 1o Errployment %l O]
PROPERTY VALUES Incroasing Slabla Dedining Convenlanca to Shopping :}
DEMANIVSUPPLY Shoriage In Balanca Over Supply Convenience (o Schacls ]
[ MARKETING TiME [ under 3 s X] 3.8 Mos, (1 over 6 mgs. Adsquecy of Public Transportation ] ) (] {7
[5} PRESENT LAND USE % LAND USE CHANGE | PREDOMINANT SNGLEFAMLYHOUSING | Regoalion Fadiijas OX&TO
kY singiz Farmlly B5%] Not Likely OCCUPANGY PFRIGE AGE | Adetuacy of Faciities OO
& D% Likely Oveer §(000) {ws) | Property Compatintity OX OO0
5% In process Tenant L] 25 Low ___New [ Pratection fom Datrimental Cond, ] ] (] ]
0% To: Condominium Vecant (0-5%) 750 High 100 | Police & Fire Prolaction ] X} ) L]
5% Vacant {over 5%) D Fredaménant General Appenrance of Properties :] :] :]
5% 85. 75 | Anpagt to Markat [0

Note: Race or the raclel composition of the nelghbothaad ars not considered rallabls appraisal factors. comveNTsIhis area is focated alang Monroe
| Strest i the City of Manistes. The City of Manistes is the socla! and econamia center of the area. This area s located adjacent to Harhor

Village, a condominium development that s attractive tg higher income buyars, This area in the City of Manistee is in geod demand
§ according io local Realtors.

imengions 120 x 130.8 Topography Level

Sits Ama 16656 Sq.FL. +/- Cemer Lot Np Sizo Average
Zaning Classification R Resldential Zonlng Compliance Noncanforming Shape Rectangular
HIGHEST & BEST USE: PresentUse Vacant Other Use  Condominium Drainaga Appears Adeguate
UTILITIES Public Giher SITE IMPROVEMENTS Type Pubilc  Privale View Lake Michlgan-Guod
Elacticily Sirmet Paved |:| Landscaping Najural

= Gas CwbiGuller  Corngrete ] Drivaway No driveway
Waler Sidavalk Concrele ] Anporent Essaments  Typical Utlity
Sanitary Sewer Steel ghls  Electrie (] [ FEMAFoodHazard  Yeorr Na X
Slorm Sewer (X Alley Platted X[ | remaemezone 280757 0007 By
Comments (Apparent adverse 2ssaments, encroachments, special assessmants, slids ereas, eta): Typical Utllity easements do not have an adverse affect

on value.

morkol analysie. The descripllon éncludes a dallar
peztlus. I a significent Ham tn tka somparablo praperly is superior
of sukject; |f a sipnillcant Jem (1 the rempazabia Ja inferlor g,
subjest.

The wndersignod hus reclted Ihrae recent sales al properties mesi almiliar and proximaio lo subjecl aad has zonsidered thess in the
ud)uzimsnt, refingting morkel reacilan lo thase Itemz of aignificenl vazlaticn bolwson the subjoel and romparsble aro)

10, or more frvoroble than, tha subject proparty, o minys {+) eelusimand |15 made, lhus reducing the indicated valus
or lets tavorable than, the auhjeci proporty, o ples (+) adjustment Iz mede, thax Incrozaing the indicated velve of he

ITEM SUBJECT COMPARABLE NO. 1 COMPARABLE NG, 2 COMPARABLE NO. 3
Monrpe Siresf Harbar Drive Lakeshore Drive Lakeside Avenus
Manistee Manistes Manistes Onzskama
> Proximity o Subject G s e T Mile .5 Mile 8 Miles
Sales Frice 5 WA |0 ih g 82,500 |- e B5000 =t i g 100.000
Price/ Parcel $ N/A 78 BU2E00W e g 3B5000& - ettt g 1000000 < 27 L
Data Seurce Inspection Inspection, County inspectlon, County fnspection, County
VALUE ADUUSTMENTS | DESCRIPTION DESCRIPTIGN | s pfutmens DESCRIPTION | 2 Agron DESGRIFTICN | +¢45 Adpmiment
Sales or Financing oy Conv. ! Conwv. ! Conv. E
% Concessions None : None i None ;
N/A 9/01 J +4.625 1 0/00 ] +8,500 | 5/02 |
Urban/Gand Urban/Good : Urban/Good : Subwiban/Good !
120 x 138.8 180 x 200 ; 74.3 x 108 ' 75 x 200 i
take M-Good Lake Mi-Avg. l 5,000 | Leke MI-Avg. : 5,000 Lake MI-Good i
Improvements Nona None : Nong ; None '
Improvemenis None Nona i Nena ] None i
Improvements Nane MNone | None i None |
Hat Adj. (igtal) R lxle T p625(IX[+ [ s 135001 (X[« [T]- 5 0
Indiicatzd Vaiup Gross; . 0.4 Grssi |7, 15.8 Giods:, "0 0.0
at Subisel C e et 0.4 (5 102,125 5.9l 98,500 { et 000 8 100,000
CGommenls of Sales Compaiison: Al three comparables Indicated a similar market valus, All three were used to determine the subject's
stimated market valupg. View adjustments were dslarmined using figures from matket studies of the logal MLS and the county
equalization department,
Gomments and Condilions of Appralzal; See Attached Addendurm.
g Finat Reconeliation: Both the cost and income approaches to value lack rationale; thersfore, anly the comparables sales approach will be
E used to determine the sublect's estimate market value,
[¥] | (WE) ESTIMATE THE MARKET VALUE, AS DEFINED, OF THE SUBJECT PROPERTY AS OF February 4, 2003 tobed 100,000

E I'{Wa) carlliy: that to the bast of my (our) knowledge and befisf, the facts and datz usad hereln are true and corect; thal | (we) perscnally ing
fﬂ and inspected ali comparabla sales glled In this report; and that [ {wa) have o undisdosed Interest, present or prospective theroin,
x

pecled the subject proparty

ppralser(s) Reviaw Appratser D DO D Did Not
Johm A Lyman, Jer (il appiicable} Inspect Properly
g Polerzi [igad Bok BT ATIT o

Freqictary Lend Fom B4m8



ADDENDUM

Fila No.: JL3i21Manistes

Borrower; CLIENT: City of [Manistes
Casa No.:

Property Address: Monroe Strest
Staie: Mi Zip: 49860

Clty: Manistes
Lendar, Clty of Manlstee

GCondition of Appralsal Comments
Appraisers are raquired to be licensed and are ragulated by the Michigan Depariment of Consumer & Industry Services,

P,0, Box 30018, Lansing, Michigan 48903.

PURPOSE OF APPRAISAL:
The purpose of this appralsal was to estimate the market value of the subject property as defined hesain.

FUNCTION OF APPRAISAL:
The function of this appralsal was 1o assist the client, The Cliy of Manistee, in evaluating the subjsct proparty for

planningiseling purposes, This appraisal may not be used or relied upon by anyons othar than the client, for any purposes
whatsoever, without the expressed writlen consent of the appralser.

Addendurmn Page 1of 1



SUBJECT PROPERTY PHOTO ADDENDUM

Baorrower: CLIENT: City of Manistee File No.:__JL3121Manistes
Praoperty Address: Monrog Street Case No.:
City: Manistee State: Mi Zip: 48860
Lendsr: City of Manistes
FRONT VIEW OF
SUBJECT PROPERTY

Appraised Dafe; February 4, 2003
Appraised Value: § 100,000

Ty
& REAR VIEW OF
b SUBJECT PROPERTY

%

Sra

i
Ty

STREET SCENE




LOCATION MAP

Bomower: CLIENT: City of Manistee File No,: JL3121Manistes
| Property Address: Monroe Strest Case No.:
City: Manistes Stale: MI Zip: 49660

Lender: City of Manistes

MANISTEE LAKE AREA
(NOBTH:FART)

J ,
i
LAKE - -
MIGHIGAN
. -

1121 Parkdale Ave., P.O. Box 501, Manistee, MI, 49660 {231) 723-3555 Fax (231) 723-6287




! pcation Map

Bormower; CLIENT: City of Manistee File No.: JL3121Manistee
Property Address: Monrog Street Case No.:
Cily: Manistee State: Ml Zip: 40660

Lender: City of Manisies
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1121 Parkdale Ave., P.C. Box 501, Manistes, MI, 49660 (231} 723-3555 Fax (231) 723-6287
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FileNg. FL3121Manistee

DEFINITION OF MARKET VALUE:  The mosi prebable price which & proparty should bring in a competitive and opan market
under al! conditions requisite to a fair sale, tha buysr and seller, each acting prudently, knowledgeably and essuming the price is not
affected by undue stimulus. Implich in this definitlon is the censemmation of & sale as of a specliisd date and the passing of title from
saller to buyer under conditiens whereby: {1) buyer and seller ars typleally metivaled; (2} both parties are well Informed or wall advised,
and azch acting In what he considers hs own best Inferest; (3) a reasonable time is allowed for exposure In the open merket; (4) payment
i5 made In terms of cash In U.S. dellars or in terms of financlzl arrangemeants comparable thereto; and (5) the price represents the normal
consideration for the property sald unafiected by speclal or creative finzneing or sales concessions* granted by anyens assoclated with the
sale,

*Adjustments to the comparables must be mede for spacial or creative financing or sales concessions. No adjustments are necessary for
these costs which are normally paid by sellars as & result of traditlon or law In 8 market area; these costs are raadily Identifiable since the
seller pays these costs in virtually all sales transactions. Special or creative financing adjustments can be made {o the comparable property
by comparisons to financing terms offerad by a third party instituitenat lender thal is not already involved in the preperty or transactlon, Any
adjustment should not be calculated on @ mechanical doliar for doltar cost of the financing or cencession but the dollar amount of any
adjustment should approximate the market's reaclion to the financing or concessions based on the Appraiser's Judgmant.

STATEMENT OF LIMITING CONDITIONS AND APPRAISER'S CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS: The appraiser's certification that appears in the appraisal report is subject io the
foliowing conditions:

" 1. The eppraiser wil not e responsible far matiers of a legal nature that affect sither the properly being appraised or the title to It. The
appralser assumes that the title Is good and merketable and, therefore, will not render any opinions about the fitle, The property Is appralsed
on the basis of it being under responsible ewnership,

2. The appraiser has provided a skeich in the appraisai report to show approximate dimensions of tha Improvemants end the sketch Is
Includad only to assist the reader of the report In visualizing the property and understending the appraiser's determination of its size.

3. The appraisar has examined the available flood maps that are provided by the Faderal Emergency Managament Agancy (or other data
snurces) and has noted in the appraisal report whether the sublect site is located in an identified Special Flood Hazard Area. Becausa the
appraiser 15 not & surveyor, he or she makes no guarantees, express or impliad, ragarding this determination.

4. The appraiser will not give testimony or appear n court becauss he or sha made an appraisal of tha propesty In quastion, unlsss specific
arrangements fo do so have been made beforehand.

5. The appralser has estimated the value of the land in the cost approach at its highest and bast use and the improvemants at their
conirlbutory valug. These separate valuations of the land and improvemants must not be used in conjunction with any other appraisal and
are Invalid If thay are so used.

&. The appraiser has noted In the appeaisal report any adverse conditions {such as, needsd repairs, depreciation, the presence of hazardous
wastes, toxic substances, atc. ) observed during the inspection of the subject property or that he or she became aware of during the normal
research invelved In performing the appralsal. Unless oftherwise stated In the appraisal raport, the appralser has no knowledge of any hidden
or unapparent conditiens of the property or adverse environmental conditions {including the presence of hazardous wastes, toxic
substances, ete. ) that would make the property more of less valuable, end has assumed that there ara no sitch conditions and mekes no
guarantees or warranties, exprass or impiled, regarding the condltion of the praparty. The appraiser wlll not be responsible for any such
cenditians that do exist or for any engineering or iesting that might ba raquired to discover whether stich conditions exist. Because the
appraissr Is nat an expert in the fiekl of anvironmental hazards, the appraisal report must not be considerad as an enviranmantal assessment

of the property.

7. The appraiser obtained the information, eslimates, and epinions that were expressed in the appralsal report fram saurces that he or she
considers to be reliable and believes them to be true and cerrecl. The appraiser dogs not assume responsibility for the accuracy of such
jterns that were furnished by other partiss.

8. The appralser will not disclose the contonts of the appraisal report except as provided for In tha Uniform Standards of Prefessional
Appraisal Praclice.

9, The appralser has based his or har appralsal report end valuation conclusion for an appraisal that Is subject to satistactory completion,
repairs, or alterations on the assumption that complation of the Impravements will be performed in a workmangke manner,

10, The appraisar must pravide his or her prior written consent befare the lender/client specified in tha appralsal report can distribute the
appraisal report (including cencluslons about the property value, the appralser's Identity and professional designations, and raferences to
any professional appralsal organizations or the firm with which the appralser {s asscclated ) to anyone other than the borrower; the
mortgagee or its successors and assigns; the mortgage insurar; consultants; professlonal appralsel organizatlons; ny state or federally
approved financial institution; or any department, agenoy, or instrumentality of the United States or any state or the District of Columbia;
except that the lendariclient may distribute the property description sactian of the report only to data cellection er reporting service(s)
without having to obtaln the appraiser's prior wrltten consenl. The appralser's written cansant and approvel must also be obtalned before
the apprelsal can be conveyed by anyone to tha publis through advertising, public relations, news, sales, or other media.

Vasani Land Page 1of 2



Filz Ma. JL312tManistee
APPRAISERS CERTIFICATION:  The Apprafser certlfies and agress that

1. I'have researched the subject market area and hava selected a minimum of three recent sales of properties most similar and proximate
to the subjact praparty jor consideration In the sales comparisen analysis and have made a dollar adjustmant when appropriate to reflect the
market reactien to thase items of significant variation. If a significant item In a comparable praperty |s superlor to, or mora faverable than,
the subjact property, | have made a nagative adjusiment to reduce the edjusted sales price of the comparable and, if a significant item In a
comparabls properly is inferfor 4o, or Jess favarable than the subjact praperty, | have made & positive adustment $o increase the adjusied
sales price of tha comparsble.

2, | have tzken into consideration the factors that have an impact on valua In my devalopmant of the estimate of market value In fhe
apgraisal report. 1 have not knowingly withheld any significant information from the appraisat repart and | balieve, to the best of my
knawledge, that ail stataments and Information in the appraisal report are true and correct.

3. ) slated in the appralsal report only my own personal, unbiased, and professional analysis, opintons, and conciuslons, which ara subject
only 1o the cenlingant and Limiting Conditions specified in this form.

4. | have no present or praspective inferest In the property that is the subjsct to this report, and | have no present ar prespactive personal
interest or bias with respect to the participants in the transaction. 1 did not base, alther partielly or completely, my analysis andfor the
estimate of market value in the appraisal report on the race, color, religion, sex, handicap, familia status, or nationat origin of elther the
prospective owners or occupants of the subfect property or of the present owners or ocoupants of the properties in the vicinlty of the
subject property,

§. 1have no present or sontemplated future inlerest in the subject property, and nzlther my current or future emplayment nor my
compensalion for performing this appraisal Is contingent on the appralsed valus of the property.

6. | was not required to report a predetermined valus or direction In value that favors the tause of the client ar any ralated party,
the amount of the value estimata, the atlainment of a specific result, or the occurrence of 8 subseguent event in arder to receive my
compensation and/or employment for performing the appraisal. | did not basa the appralsal report on a requested minimum valuation, a
speclfic valuation, or the need to apprave a specific merigage loan,

7. | performed this appraiszl In conformity with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that ware in place as of the affetlive date of this appratsal,
with tha exception of the depasture provision of those Standards, which does not apply. | ecknowladga that an astimate of a reasonable
time for expesure in the open market |s a condition in the definition of market value and the eslimate 1 developed is consistent wilh the
markaling time noted in the nelghborhood section of thls report, unisss ! have otherwise stated in the recenciliation seclion.

8. | have personally inspected the sebject property and the axiarior of alf properties listed as comparables
in the appraisal report, | further certlfy that | have noted any apparant or known advarse condltions In the subject impravements, on the
subjecs site, or on any site within ths immadiate vicnity of tha subject properiy of which | am aware and have made adjustmanis for these
adverse conditions In my analysis of the property value to the extent that | had market evidence to support them. | have also commentad
abeut the efiect of the advarse canditions cn the markelabliity of 1he subject property.

9. | personally preparad all conclustens and oplnions about the real estate that were set forth in the appraisal report. If ) reliad on
significant profassional assistance fram any individual or individuals in the performance of the appreisal or the preparation of the appraisal
repart, | have namad such individual(s) and disclosed the spectfic tasks performed by tham in tha reconcilletion secticn of this appraisal
repari. | certify that any individual so named Is qualified to perform tha tesks. { have not authorized anyena to make a change io any iem in
the report; thereflore, if &n unauthorized change |s macs to the appraisel repert, 1 will t2ke no responshilty for it

SUPERVISORY APPRAISER'S CERTIFICATION:  Ifa supervisory appralser slgned the appralsat report, he or she certifies
and agrees that: | directly supervise the appralsar who prepared the appraisal report, have reviewed the appraisal repord, agree with the
statements and conclusions of the appralser, agrea to ke bound by the appraiser's certifications numbered 4 through 7 above, and am taking
full respansibiiity for the sppraisal and il appraisal report.

ADDRESS OF PROPERTY APPRAISED: Monroe Street, Manistes, M1, 40660

APPRAISER: SUPERVISORY APPRAISER (only if required)
Signature: Signature:

MName: John A Lyman, Jr. Nama:

Date Signed: 02/04/2003 Date Slgned:

Siate Certllication # State Cerlificalion #:

or State License # 1201005578 or State License #

Siate: Slate:

Expiration Date of Cartificalicn or Licansz: Jfuly 31, 2004 Expirativn Date of Cerlificalion or License:

E] Did D Did Not inspect Property

State Licensed Appraisar

Vacant Land Pages 2 of 2
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Manistee Appralsal Service, Inc.

file No, JL3121Manistes

-t

File Number; JL3121Manistee

Mr. Miich Deisch

City of Manistee

70 Maple Street

Manistee, MI, 48660

Borrower : CLIENT: City of Manistee
Involce #: JL3121Manistee
Order Date 1/14/03
Reference/Case # :

PO Number :

Complete Land Appraisal Summary Reporf

Manroe Strest
Manistee, Ml 49860

Vacant Land Appralsal

Invoice Total

State Sales Tax @
Deposit

Deposit

Amaunt Due

Terms: Please put involce number on check.

Please Make Check Payable To:

Manistee Appraisal Service, Inc.
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P.0. Box 501, Manistes, Ml 49660
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L. AND APPRAISAL REPORT File N, JE.3122Manistes

Propeity Address Monrge Sirest Census Tract 9909 {ENDER DISCRETIONARY USE
Clty- Manistee County Manistes Siale MI Zp Cage 48660 Sale Prics H

j=} Learl Dasoiption KINGS ADDITION LOTS 8, 9+ 1/2 OF LOT 10, BLOCK 2 Dale

2 pani City af Manisise Map Referance26-101 Morigage Arount 5

[E{ Sale Prica 5§ NIA Dala of Sgla NIA Property Rights Appraised | Mortgags Type

E', Lgan chames/concessions 1o be paid by seflers NAA Fea Simple Discount Petls and Cther Concessions

] R.E. Taxes5 New split Tax Year 2003 HOA BiMa. NIA Leashsld Pald by Seller 3
t enderfClieat Cley of Menistes [} Ccendominium GHUDIVA)
70 Maple Strest, Manistes, MI 40680 PLD Sowrce
LOCATION A Lkban _J Sub\rhats Rural NEIGHBORHOOD ANALYSIS God Mg P Pax
BUILT UP iX] over 5% [ ) 2575% [} Under2s% Enmloyment Slabilky O X % OJ
GROWTH RATE | Raplid Z_] Stable :] Slaw Cenvenience o Employrment : E :}
PROPERTY VALUES [X] Increasing % Stable Dedliningy Convenlence {o Shopping : z] % :l
DEMANDISUPPLY [ Shortage X] InBalance Dver Supply Convanlencs 1o Schocls [ [X] L)
MARKETING TIME Under 3 Mes. Yl 3-6 Moz, [ over 6 Mos. Adaquacy of Publlc Transportallen L i z] :} :
PRESENT LAND USE % LAND USE CHANGE | PREDOMINANT ‘S EFAMLY HOUSING | Recraation Fadiiles (1) L
Singls Famify B5%) Hot Likely [ | occurancy PRICE AGE  |Adsquacyof Fasillies (] x O O
2.4 Fanilly 0%] Lixely Cwrer $(000) 4 | Properly Compatiniity 1 O
Muili-Family 5% In process D Tenant . D 25 Law  New | Protection from Dalimentz! Cond. ] % :| :
Commerdal D% Te: Condomlinium_§ Vacant{0-5%) 750 High ____100 | Palica & Fire Praleclion O O [0
Indusirial 5% Vacant {over 5%) D Predominant Genaral Appaarancs of Properlies X % j :
Vacsnt 5% 85. 75 | Anpeal Io Markst %] [ ]

Note: Race or fha racial composition of the naighbothood are not considered raflabla appralsal factara. comyvenTsThis area is located along Monroe
Streat In the Clty of Manistee, The Cly of Manisteg js the social and economic center of the area. This area is locatad adjacent {o Harbor

Vfillage, a condeminlum development that is attractive 1o highsr income buyers. This area tn the City of Manistes |s in aood demand
according to [ocal Resltors.

Dimansions 120 x 144 ‘Topography Lavel

SHe Arsa 17280 Sa.Ft +/- Comer Lot No Bize Averags

Zoning Cizssification R1_Residential Zoning Gomplanca Nonconforming Shapa Rectangular
HIGHEST & BEST USE: Prasent Uss Vecani Other Use  Condominium Drainage Appears Adeguate
UTILITIES Public Olher SITE IMFROVEMENTS Type Public  Privale View | ake Michinan-Good
Elsthidiy Street Paved [:I Landscaplng Natural

Gas Cub/Gutter  Cancrate [:] Driveway No driveway

Water Sidewalk Concrete E] Appurent Essements  Typical Lllity
Sanltay Sewer  SteetLighis  Electric ] FEMA Flood Hezard  Yes" Na X,
Stom Sewer _ {X] My Platted 1 [3 | FEMA* MepiZone 260131 0001 B/XY

Comments (Apparent adverse nasements, sncroachments, epecal asseasments, olids srans, ste): Typical Utility easements do not have an adverse pifect
on vale.

Thu underzlgnad has tociied thrse recenl dlea of groparsies mosl olmllior and arozimbls 1o subject and has considered thoee In the markat anzlysis. Tha dascriplion Includes a dollar
ad|usimenl, reflesting markel reeclion 1o those Hams of signilicanl varlallea botwaen ihe subjoct pnd comporakla properting, I e slynlficanl Ham In the compatabla property |5 superler
ta, or mers {ovoeakia lhan, the sub)eet properly, @ minus {-) ndfpueiment i madp, thua raducing the Indicated valun of sublect; If 3 sigelficont llem in the comparoble 1o ielntlor e,
ar Iozs [avorable than, Ihe aekjeet proparty, o plus {+) odlvatmant Io mada, thus Increosing the indicaled valuo of ihe subjacl.

fTEM SUBJECT COMPARABLE NO. 1 COMPARAELE NO. 2 COMPARABLE NO. 3
Monroa Street Harbor Drive Lakeshore Drive Lakeside Avenue
Addrass Manistes Manistae Manistea Onekama
Proximily lo Suilect s Mille .5 Mite 8 Miles
Seies Price N/A S st B g2 500 | e e P § 85,0002 TR ] 10,000
Price/ Parcel 5 N/A B 5 $O2E00F <" 8 5000 - 5ns Bl R g {00000 ot
-4 Dala Source Inspection Inspection, Gounty |nspecticn, Gounty Inspection, County
-3 VALUE ADJUSTMENTS CESCRIPTION DESCRIFTION ’ +{:3 Adstment DESCRIPTION ! -} Adgustment DESCRIPTION f +{-)3 Adfustment
7 Salas or Financing o s i Conv. : Caonv. : Conv. i
= Concesslons : Nong ' None : None i
'3 Dale of Suls/Timea Ni& 9/01 H +4,62518/00 i +8,500 | /02 \
%] Locaiion Urban/Goad Urban/Goad ' Urban/Good i Suburhan/Good !
Site/Viaw 120 % 144 180 x 200 i 74.3 %108 i 75 x 200 :
View Lake Mi-Ava. |aka Mi-Avg. i Lake Ml-Ava, : Lake MI-Good i 5,000
H Improvements None Nona ' None ‘ None i
Improvemernis Nong None i Ncna : Nane i
Improvements Nena None ! None i }
Nat Ad], tlatat) G X 46251 X+ [ )-8 8,500 5,000
indlcated Velus RS :!| Gross:, Bl Cmss: 10,
of Subjact L e 5 503 97,125 | Net’ 5 93,500 05,000

Comments of Gaias Comparisan: All three comparables indicaled a similar market value. All three were used to detennine the subject's
esfimated markst valua, View adiustments wara ttetermined using figuras from market studies of the local MLS and the county

agualization depariment,
Commanis and Condilions of Appraisal: Sea Attached Addendum.

= Fina! Reconciliation: Both the cost and income approaches to value kack rationale:; therefore, ony the comparables sales approsch will be
used to determine the subject's esfimete market value

L (WE} ESTIMATE THE MARKET VALUE, AS DEFINED, OF THE SUBJECT PROPERTY AS OF February 4, 2003 tobe§ 95,000
| (We) certify: that lo the best of my (our) knowledge and beliaf, the facis and data used heraln are frue and corract; that | {we) personelly inspected the subject pioperty
and Inspected all comparoble sales citad In this report, and that 1 (we} hava no undiscloged Interast, present or prospective thereln.

Ooid [ oiakat

Inzpect Property

Revisw Appralser
{if opplicabic)

Procuvat g Polerss] Digal Echticr sftwars, EEIHETI v fiasnidirma oo

Appraliser(s)

John A Lyman,
Preprintary Lind Form DD




ADDENDUM

Borrower: CLIENT: City of Manisiae File No.: JL3122Manistee
Property Address: Monroe Street Casa No.:
City: Manislee Stale: M| Zip: 49660

Lerder: City of Manistes

Condition of Appraisal Comments
Appraisers are required to be licensed and are reguiated by the Michigan Department of Cansumer & Industry Services,

P.O. Box 3001B, Lansing, Michigan 48909,

PURPQOSE OF APPRAISAL:
‘The purpose of this appraisal was i estimate the market value of the subject propsrty as defined herein.

FUNCTION QF APPRAISAL:

The function of this appraisal was to assist the client, The City of Manistes, In svaluatlng the subject property for
planning/seliing purposes. This appraisal may not be used or relled upon by anyone other than the clisnt, for any purpeses
whatsoaver, without the expressed written consent of the appraiser.

Addendum Page tof 1



SUBJECT PROPERTY PHOTC ADDENDUM

Boower, CLIENT: City of Manisteo

File No.:  JL3122Manistee

Cage No.:

Property Address: Monroe Sireet
City: Manisteg State: Mi Zip: 40660
Lender: City of Manistes
FRONT VIEW OF
SUBJECT PROPERTY

Appraised Date: February 4, 2003
Appraised Value: 595,000

REAR VIEW OF
SUBJECT PROPERTY

STREET SCENE




LOCATION MAP

Borowes: CLIENT: Ciy of Manistes Filg No.:  JL3122Manistee
Preperiy Address: Monros Strest Case No.:
City: Manlstes State: M1 Zip: 40650

Lendsr City of Manistes

'MANISTEE LAKE AREA
{NORTH:PART)
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MIGHIGAN
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1121 Parikdale Ave., P.0. Box 501, Manistes, MI, ABBB0 (231) 723-3555 Fax (231) 723-6287



Locatian Map
Borrowar: CLIENT: City of Manistes Filz No,:  JL3122Manistee
Properiy Address: Monrce Streel Case No.:
City: Manistee Siate: M Zip: 49680
Lender; City of Manistee
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FleNo. JL3122Manistiea

DEFINITION OF MARKET VALUE:  The most probable price which a property should bring in a competitive and open market
under all conditiens requiske fo a falr sale, the buyar and saller, each acting prudantly, knewledgeably and assuming the price is not
affected by undue stimulus. Implicit In this definition is the consummation of a sale as of a spetified date and the passing of title fram
seller to buyer under conditions whereby: (1) buyer and saller are typically mativated; {2) both parties are well informed or weil advised,
and each acting In whet he considars his pwn best interast; (3) a reasonable fime is allawed for expasure in the open market; {4) paymant
Is made In ierms of cash In U.S. dollars or [n terms of finansial arrangemeants comparabla thereto; end (5) tha price represents the normal
considaration for the property sold unaffected by special or crealive financing or sales concesslong® granied by anyone associated with the
sale,

~Adjustmants to the comparables must ba made for special or crealive financing or salas concesslons. No adjustments are necessary for
thase costs which are normally paid by sellers as a rasult of fradition or law In & merket area; these costs are readlly Identifiable since the
selier pays thesa costs in viriually all sales transactions. Special or craative financing adjusiments can ba made to tha comparable property
by comparisons to financing iarms affered by a Enlrd party Institutional lendar that Is not already Involved in the property or transaction. Any
adjustment should not ba calculaiad on & machanicat dollar for dallar cost of the financing or concessian but the dollar amount of any
adjustment sheuld aparoximate the markat's reaciion to the financing or concesslons based an the Appralser's judgment.

STATEMENT OF LIMITING CONDITIONS AND APPRAISER'S CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS:  The appralser's certification itiat ppears in the eppralsal report Is subject to the
following condilions:

{. The aporelser witl not be responsible for matters of a tagal nature that affect aither the praparty being appraised or the fitle ta if. The
appraiser assumas that the title is good and marketable and, therefore, will not ronder any opiniens about the title, The property Is appraised
an the basis af It being under responsible ownership.

2. The mppraiser has provided 2 sketch In the sporalsal report to show approximats dimansians of the Improvements and the sketch is
included only to assist the reader of the repart in visualizing the property and understanding the appralser's datarmination of its size.

4, The appraiser has examined the available flood maps that are provided by the Federal Emargency Management Agency (or other data
sources) and has aoted in the appraisal report whether tha subject site is located In an Identiiat Spacial Flood Hazard Area. Becauss the
gppralser Is nat a surveyor, he or she makes no guarantess, exprass of implied, regarding this determiration,

4, Tha appralser will not give festimony or appear in caurt because he or she mada an appraisal of the praperty In guestion, unless spacific
arrangements {0 6o o have besn mede beforehand.

. The appraiser has estimated the value of the land In the tost epproach at its highest and bast use and the improvements at their
coniributory vaiue. These separate valuations of the land and improvements must not be used in conjunctian with any other appralsal and
are invalid If they are so used.

6. The appralser has noted In the sppralsal report gny adverse randitions {such as, needed repairs, depretiation, the presenca of hazardous
wastes, toxic substances, efc. ) observed during the Inspaction of the sttbject propearty or that be or she bacame ware of during the normal
research involved In performing the appralsal. Unless atharwlse stated In the appraisal repert, the appraiser has no knowledge of any hidden
ar unappsrent conditions of the property or adverse enviranmental conditions {Including he presence of hazardaus westas, toxis
substancas, etz ) that would make the property more or less valuable, end has assumed that thera are no such conditiong and makes no
guarantess or warranties, express or implied, regerding the condition of the property. The appraiser wlll nat be responsible fer any such
conditions that de exist or for any englneering or testing that might be required to discover whether such conditions exist. Becauss the
appratser iz not an expert in the field of environmental hazards, the appraisal reporf must not be consldered as an environmantal assessment

of the property.

7. The sppraiser obtained the informatian, estimetes, and opinlons that were exprassed in the appraisal report from sources that he or she
conslders to be reliable and beliaves them to be true and correct. The eppralser does not assume responsibility for the eccuracy of such
items that were furnished by other parties.

B, The appraiser will not dlsclose the contents of the appralsel raport except as provided for in the Uniform Standards of Professionat
Appratsal Practice.

9. The appralser has based his or her appraisal report and valuation canclusion for an appraisal that s subject to satisfactory comglation,
repairs, or alterations on the assumption 1hat completion of the tmprovements will be periormed In & worlananlike manner.

10. The appralser must pravide his or her prior written consent before the lender/cliant specified in the appraisal repert can distribute the
appralsal report (including concluslons abaut the property value, the appralsec’s |dentity and prefessional dasignations, and referznces 1o
any professional eppraisal crganizetlons or the firm with which the appraiser Is assoclatad ) to anyone athar fhan the borrower; the
mortgages or Its suceessors and assigns; the mortgage insurer; consultants; professlonat appraisal organizations; any state or federally
approved financial institution; ar any departmant, agency, or instrumentality of the United States or any state or the District of Columbla;
except that the Jender/cllent may distribuie the property descrigtien section of the repart only to data collectien ar reparting sarvice(s)
without having to obtain the eppralser's prior written consent, The appraiser's writien consent and approval must also be abtained bafore
the appraisal san be conveyed by anyone to the public through advertlsing, public relations, news, ssles, ar other media.

Vacant Land Page 1of 2



Fllado. JL3T22Manisice
APPRAISERS CERTIFICATION:  The Appraiser cerlifies end agraes that:

1. I'have researched the subject market area and have selected a minimum of three regent sales of praperties most similar and proximate
to the subject property for consideration in the sales cemparisan analysis and havs made a dollar adjustment whan appropriate to reflect the
market reaction to thase ltems of significant variation.  a significant itam In a comparabls property is suparlor to , or mars favorable then,
tha subject propesty, | have made 2 negative adjustment ta reduce the adjusted sales price of the comparabla and, If a slanificant ltem in a
comparable property |s inferlar to, or fess favorable than the subjsct property, | have mada & positive adjustment to increase the adjusted
salas prica of the comparehla,

2. 1have taken into conslderation the factors that have an impact an vaiue in my development of the estimate of market value in the
appraisal repori. | hava not knowingly withheld any slgnificant Information from the appraisal report and | believe, to the bast of my
knawladge, that all stafements and informatian in the aparaisal repert are true ang coret,

3. | stated In the appraisal report onty my own persanal, unbiased, and professlonal analysls, opinions, and conclusions, which are subject
only to the contingant and Limiting Conditions specified In lnls form,

4. | have no present or prospestive interest in the property that is the subjett lo this report, and | have no present or prospeclive persanal
Interast or bias with respect to the participants In the transaction. | did not base, elther partially or compiztely, my anelysls and/or the
estimate of market vaiue in the appralsal repart on the race, solor, religion, sex, hardlcap, familial status, or national origin of elther the
prospective ewners or accupants of the subject property or of tha present owners or occupants of the properties in the vicinity of the
sublect property.

5. I'have no present or contemplated future interest in the subject property, and naither my current or future employment nor my
compansation for parfarming this appraisal is contingent on the appralsed value of the property.

G. | was not required to report a predetermined value or direction [n value that favars the cause of the client or any related party,
the amount of the value estimate, the attalament of a speclfic result, or the oecurrence of a subsequent event in order to receive my
campensation andfor employment for perfarming the appraisal. | did not base the appraisal rapart on a requastad minlmum valuation, a
specific valuation, or the need to approve a specific morigage loan.

7. | performed this appraisal in conformlty with the Unlfarm Standards of Professional Appraisai Practice thal wera adopted and
promulgaiad by the Appraisal Standards Board of Tha Appralzal Foundation and that were In place as of the effective date of this appraisal,
with the exception of the departure provislon of thase Standards, which does not apply. | acknowledge that an estimate of a reasonahle
time for axposure in the opan market Is a eandition in the definltion of market value and tha sstimate | developed is cansistent with tha
marketing time noted in the neighborhead section of this repott, unless | have olherwise stated in the reconcillation seclion,

8. | have personally inspected the subject proparty end the exterior of all properties listed as comparabies
in the appraisal report. | further certlfy that | have noted any apparant or known adverse conditions in the subject impravements, on the
subject site, or on any site within the immedizte vicinity of the subject property of which | am aware and have mads adjustments for thase
adverse conditions in my analfysis of the propariy value to tha sxtent that f had market evidence to support them. | have also commanted
abouzt the effect of the adverse condilicns on the markatahliity of the subject property.

8. | personally prapared all conchislons and opinlons about tha rezf estate that were set forth in the appraisal raport, 1 relied on
significant professionat assistance from any Individual er individuals in the performance of the appralsai or the preparation of the appralsal
repart, | have named such Individual(s) and disclosed the spscific tasks performad by them in the reconciliation section of this appraisal
report. | certify that any Individual 5o named Is qualified to parform the fasks. [ have not authorized anyona to make a changa 1o any item In
the repart; therafore, If an unatihertzed change is mads to the appralzal report, | will 12ke no respansibllity for it

SUPERVISORY APPRAISER'S CERTIFICATION:  [fa supervisory appraiser signed the appralsal report, he or she certifies
and agraes that: | directly supervise the appraiser who prepared the appraisal repert, have raviewed the appralsat report, agree with the
statements and conclusions of the appralser, agrae to be bound by the appralser's certifications numbered 4 through 7 abave, and am taking
full respensibility far the appraisal and the appraisal report.

ADDRESS OF PROPERTY APPRAISED: Monroe Sirest, Manistes, M1, 49860

APPRAISER: SUPERVISORY APPRAISER (only if required)

Slgnature: Signafure:

Name: John A Tyman, Jr. Nama;

Dale Signed; 02/04/2003 Date Signed:

State Cerlification # State Certification #

or State License #: 12010056578 or State Licanse #

Stata: State:

Expiration Date of Cerfification or License: July 31, 2004 Expiration Date of Certification or License:

[V o [ oid Mot Inspect Property

State Licensed Appraiser

Vacant Land Page 2 0f 2
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Manistes Appraisal Service, Inc.

FilaNa, JL3122Manistes

File Number; JL3122Manlstes
Mr, Mitch Delsch
Clty of Manistes

70 Maple Street
Manistas, MI, 49660

Borower : CLIENT: City of Manistes
Invaice # : JL3121Manistee

Order Date : 1/14/03

Reference/Case #

PO Number :

Complets Land Appralsal Summary Report

Monroe Strest
Manistes, Ml 48660

Vacant Land Appraisal

Invoice Tolal

State Sales Tax @
Deposit

Deposit

Amount Due

Terms: Please put involee number on chegk,

Please Make Check Payable To;

Manistee Appraisal Service, Inc.

Fed. LD. 4

Manistee Appraisal Sarvice, Inc.
P.0. Box 501, Manistes, MI 49660

2 4103

1121 Parkdals Ave., P.O. Box 501, Manistee, Mi, 48680 (231) 723-3555 Fax {231) 723-6287




96 Maple Sireer o PU0. Box 358 ¢ Manisiee, Michigan 49660

January 31, 2003

TO: Zoning Board of Appeals Members
FROM: JonR. Rose ﬁ
RE: Coast Guard Station

The Coast Guard will be making a presentation at the Planning Commission meeting regarding the
proposed expansion of Station Manistee. This City of Manistee is in full support of the expansion
of the Coast Guard Station and has been working with them on this expansion. The proposed plan
does not meet all the requirements of the Zoning Ordinance (the Coast Guard is exempt from local
zoning and they are not required to ask for variances).

We wanted to inform the Zoning Board of Appeals of this opportunity to see this presentation. The
meeting will be held on Thursday, February 6, 2003 at 7:00 p.m. in the Council Chambers.

We hope to see you there.

JRR:djb



10-31-28a2 3:23PM FROM

LANGWORTITY
STRADER
LEBLANG &
ASSOCIATES, INC,

LML (Y
PLANNING
CHNSLILANTS

Cann Rapils = Ruvar DAk

19 TORIA SW
SUVTR 450
Uit Rames
LURTAI)

L HLA/3RG.7750 VoI

BIGAMHATR FAX

TRANSMITTAL

To:  Jonand Denise
Plamming and Community Development
City of Manistee
From: Jerry
Re:  Manistee High School Survey Results
Daie: Qctober 31, 2002

Dear Jon and Denise:

Attached (one page) is a summary of the Manistee High School survey results.
The percentages have been rounded.

Jerry

1



18-31-2002 3:33PM FROM

MANISTEE HIGH SCHOOL SURVEY RESULTS
CITY OF MANISTEE MASTER PLAN PROJECT

# QUESTION YES NO NO
OPINION

1| The Manistee area is expetiencing sprawl (the unplanned spread of |  27% 29% 46%
development away from Manistee City info outlying rural tewnships).

2 | The homes in my neighberhood are weli-maintuined, 0% 22% 8%

3 | The Manistee area needs more industrial development. 30% 43% 17%

4 | Bike peths should be comstructed throughout the City and adjoining 70% 22% 8%
townships.

5 | The Manistec Lake shoreline should be used for additional industria] % 0% 5%
development.

6 | The Manistee area is a safc place to live. 100% - -

7 | Additional parks are needed in the Manistee area. 68% 18% 14%

8 .| Employment opportunities are readily avajlable in the Manistee area. 43% 33% 24%

9 | Iregularly shop in the downtown (on River Streat). 32% 68% -

10 { Compared to my knowledge of other cities, Manistee is an attractive city. 83% 17% -

1) | I hope to live in the Manistee area afier graduation or collepe, 22% 61% 17%

12| The Manistee area needs a large refail shopping mall. 70% 22% 8%

I3 | The Manistee arca needs more tourism. 309% 61% 9%

14 | The casino is good for Manistee’s economy. 56% 22% 22%

15 | The grounds avd buildings of most businesses in the Manistee area ure 78% - 22%
well-mainiained.

16 | The Manistee area needs additional housing which is affordable by low 35% 22% 43%

income residents,

17 | A US-31 by-pass (highway) should be constructed on the east side of
Manistee Lake (possibly in the Stronach Township area) t6 reduce current 39% 48% 13%
traffic fevels and congestion in the City.

18 | Businesses onRiver Strzetin Downiown Manistee care more about tourists 52% 30% 18%
than local residents. :

19 1 As long as a project is well-planned, it's okay to mix residential and 399 30% 30%
commercial development on the same sitz.

20 | Manistee City, Filer Township, and Manistee Township should be 26% 35% 39%
cambined a5 one large community,

Source: Survey prepared and compiled by LSL Planning, Inc., Qctober 2002,




