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CERTIFICATION OF APPRAISER 
 

County: Pottawatomie       
Address:  604 Golf Course Lane, Saint Marys, Kansas 66536 
 
I hereby certify: 
 

• 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 the 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 this appraisal. 

• my analyses, opinions, and conclusions were developed, and this report has been prepared, In 

conformity with the Uniform Standards of Professional Appraisal Practice. 

• I have made a personal inspection of the property that is the subject of this report.  

• no one provided significant real property appraisal assistance to the person signing this 

certification.  

• the appraisal was developed, and the appraisal report was prepared in conformity with the 

Uniform Appraisal Standards for Federal Land Acquisitions;  

• the appraisal was developed, and the appraisal report prepared in conformance with the 

Appraisal Standards Board’s Uniform Standards of Professional Appraisal Practice and complies 

with USPAP’s Jurisdictional Exception Rule when invoked by Section 1.2.7.2 of the Uniform 

Appraisal Standards for Federal Land Acquisitions; and 

• the property owner, was given the opportunity to accompany the appraiser on the property 

inspection 

My opinion of value for the subject, at its highest and best use, as of July 16, 2019, is $377,000, based upon 
my independent appraisal and the exercise of my professional judgment. 
 
By: 

 
Bill Lansdowne, MAI 
Certified General Appraiser  
State of Kansas       
Cert. No. G-2496 
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS 
 
Subject Property Description:  The property appraised is a site composed two separate parcels 
totaling approximately 75.35 acres and improved as an 9-hole golf course with clubhouse, cart 
storage buildings, maintenance building and chemical storage building.   The total gross building 
area of the buildings is estimated to be 13,212 square feet based on county records. 
 
Owner’s Name and Address:  City of Saint Marys 
 

Location and Address:  604 Golf Course Lane, Saint Marys, Kansas 66536 
 
Legal Description:  In the Corporation Quitclaim Deed, Book 794, Page 

95, a copy of which is included in the addendum. 
 
Property Rights Appraised  Fee Simple Interest 
 

Current Use:   Municipal golf course  
  
Zoning:  A-1 Agricultural 
 
Subject Property Sales Record              If none, check     
(last 10 yrs. required).  
 
Grantor/Grantee                Date           Book/Page          Price     Verified By  

N/A                          
    
Purpose and Intended Use of the Appraisal:   
The purpose of this appraisal is to estimate the market value of the subject property, and the 
intended use is to assist the client with potential conversion of the subject property, which was 
acquired using grant money as part of the Land & Water Conservation Fund (LWCF), with 
alternate properties to be used for recreation. 
  
 
Highest and Best Use:  Agricultural land with development potential 
 
Land Area:   75.35 acres or 3,282,246 square feet 
 
Gross Building Area:    13,212 square feet 

 
Number of Holes:    9 holes 
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Valuation: 

 
Site Value – “As vacant” 
 

Sales Comparison Approach Indication  $377,000 
 
Value – “As Improved” 
 

Sales Comparison Approach Indication  $200,000 
 
 
Final Opinion of Value    $377,000 
 

The above opinion of market value does not include the contributing value of any Furniture, 
Fixtures and Equipment (FF&E) 
 
 
Date of Appraisal:  July 16, 2019 
Date of Report:  July 31, 2019  
 
By:   

 
Bill Lansdowne, MAI 
Certified General Appraiser  
State of Kansas      
Cert. No. G-2496 
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INTRODUCTION 

Jurisdictional Exception Rule 

The Uniform Standards of Professional Appraisal Practice provides a Jurisdictional Exception to allow 
the Appraiser to follow guidelines established by certain agencies, such as the Kansas Department of 
Transportation, Bureau of Right of Way Manual, Federal Highway Administration, CFR 24, Uniform 
Relocation Assistance and Real Property Acquisition Policies Act of 1970, the “Uniform Act”. These 
appraisals conform to Uniform Standards of Professional Appraisal Practices (USPAP), except where 
Kansas Department of Transportation, FHWA or other governmental guidelines take precedent. It is 
difficult to put a specific USPAP Standard 2 identity on an appraisal report prepared for the agency. The 
appraisals conform to USPAP Standard Rule 2-1 through 2-4 except where agency guidelines take 
precedent. However, for any inconsistencies with USPAP Standard 2, the agency bears responsibility for 
appraisal requirements that meet its specific needs and “USPAP Jurisdictional Exception Provision” 
protects the Appraiser. Therefore, the reports are not misleading.  
 
The Current Edition of USPAP defines Jurisdictional Exception as: “an assignment condition established 
by applicable law or regulation, which precludes an appraiser from complying with a part of USPAP.”1 
“The Jurisdictional Exception preserves the balance of USPAP if a portion is contrary to law or public 
policy of a jurisdiction.”  
 
The Appraiser is required to identify the specific exception and cite the legal authority justifying the 
action. Requirements issued by government agencies or other entities that establish public policy which 
add to the purpose, intent and content of the requirements in USPAP, that have a material effect on the 
development and reporting of assignment results in eminent domain proceedings.  
 
The Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book) precludes the USPAP 
requirement stated in the Comment to USPAP Standard 1-2(c), which requires an appraiser to develop 
an opinion of reasonable exposure time linked to the value opinion. Exposure time is not a component 
of the definition of value used for KDOT appraisals. In addition, Yellow Book provides that, 
“…appraisers should not link their estimates of market value made for federal acquisition purposes to a 
specific exposure time.”2 Therefore, exposure times have not been reported or developed. 

Assignment Conditions 

Specific conditions related to this assignment include: 

• The appraiser must offer the owner, or the owner’s representative, an opportunity to 
accompany the Appraiser on the inspection of the subject property.  

• A 10-year sales history of the subject property.  

• In order to determine the highest and best use of 6(f)-protected land to be converted, the 
appraiser is to ignore the actual zoning of the property if the zoning is a non-economic zoning 
established to recognize or preserve the open space characteristic of a LWCF assisted site. In 
this case, the appraiser shall determine the likely zoning that would have been established 
under the hypothetical condition that the park, or preserve, was never created.  

                                                        
1 Uniform Standards of Professional Appraisal Practice (USPAP) 2018-2019 Edition, Appraisal Foundation, 
Definitions, Page 5 
2 Uniform Appraisal Standards for Federal Land Acquisitions, Section 4.2.1.2, Page 95 
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• Existing improvements to the property are factored into the appraisal when the value of the 
improvements contributes to the highest and best use of the real property. The only 
exceptions are structures and facilities on replacement property that will not serve a 
recreation purpose for the new replacement sites 

Purpose of the Appraisal 

The purpose of this appraisal is to estimate the market value of the subject property. 

Purpose, Intended Use and Intended User 

The purpose of this appraisal is to estimate the market value of the subject property, and the intended 
use is to assist the client with potential conversion of the subject property, which was acquired using 
grant money as part of the Land & Water Conservation Fund (LWCF), with alternate properties to be 
used for recreation. 
 
The Client and intended user of the report is the Maurice Cordell, City Manager for City of Saint Marys. 
Other individuals who may rely upon the report are the authorized agents, representatives or legal 
counsel for City of Saint Marys. Any others possessing this report are not intended users.  The Appraiser 
does not authorize and is not responsible for use of this report by any party other than the Client and 
intended users. 
 

Date of the Appraisal 

The Appraiser is responsible for valuing a property in its actual condition as of the stated date of 
valuation. For purposes of appraisal, the date of inspection is used as the date of the appraisal. 
 

Date of Report 

The date of report, while not substantially different from the date of the appraisal, is the day on which 
the appraisal report was prepared.   

Scope of the Appraisal 

Scope describes the appraisal problem and the extent of collection, confirming and reporting data. 
 
The Appraiser has  

1. Analyzed regional, city, neighborhood, site and improvement data.  
2. Inspected the subject and the neighborhood.  
3. Reviewed zoning. 
4. Reviewed ownership history of the subject property for the past 10 years. 
5. Considered the unit value of the proposed acquisition, potential damages to the subject 

improvements, and cost-to-cure items, as necessary.  
6. The per unit value of the proposed acquisition, considered in the context of the total value of the 

subject, and given no damages were concluded, resulted in only comparable land sales being 
analyzed. Sales used in this report were considered the most proximate and representative. Each 
sale was placed on a sales grid, and a detailed comparable Sales Sheet, and included in the factual 
data section in this report; unless included in the Data Book.  

7. Sales data was verified directly with buyers involved in the sale transaction. Verification with 
sellers, or brokers, would also be attempted if buyer was unavailable. Sales Validation 
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Questionnaires (SVQs) filed with the County Appraiser, were used as secondary confirmation 
only if no principal or primary involved individual could be contacted. These documents are 
statements of terms of sale, made by a principal in the transaction, signed under threat of perjury 
if providing false information.  

8. Analyzed the data to arrive at a per unit opinion of value for the land, which was applied to the 
subject proposed acquisition.  
 

The appraisal report has been prepared in accordance with items set out in K.S.A. 26-513, USPAP, 
Uniform Appraisal Standards for Federal Land Acquisitions (UASFLA), Title 49 of the Code of Federal 
Regulations, Part 24, and considering guidelines established by the Kansas Department of Transportation 
in their ROW Appraisal Manual. 

Report Type  

The Appraisal Report was completed. 

Extraordinary Assumptions  

The current Uniform Standards of Professional Appraisal Practice (USPAP) describes this as, “an 
assumption, directly related to a specific assignment, as of the effective date of the assignment results, 
which, if found to be false, could alter the appraiser’s opinions or conclusions.”  

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

Consideration of post-project values is made subject to the Extraordinary Assumption that project 
completion includes a workmanlike implementation of any cost-to-cure items specified as compensable 
in the tract appraisals, and re-establishment of all groundcover in as near to like-kind as possible. There 
may be short-term effects on use or value attributable to the effect of the project during construction, and 
immediately after project completion, which are not considered to have long-term effect on fair market 
value. Marketability during the project will not be considered adverse to the Fair Market Value of the 
properties under this assumption. The assumption also includes return of ownership and use to the 
landowners, less encumbrance(s) of record of all land put to temporary use. Temporary Easements will 
be released to owners’ sole control. Permanent Easements involve the right of the agency to enter for 
future maintenance of the constructed features or to repair any facet of the project within the easement 
area which requires modification or updating. Permanent Easements will run with the land unless (or 
until) released. The extraordinary assumption(s) are listed below.   

• None 

Hypothetical Conditions  

A hypothetical condition is, “that which is contrary to what exists, but is supposed for the purpose of 
analysis. “The hypothetical condition(s) are listed below. 

• None  

Definition of Market Value  

The federal definition of market value is based on Supreme Court cases that establish and explain the 
market value standard as the measure of just compensation. It applies to all types of federal acquisitions 
that involve payment of just compensation, whether or not condemnation may be involved. 
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“Market value is the amount in cash, or on terms reasonably equivalent to cash, for which in all probability the 
property would have sold on the effective date of value, after a reasonable exposure time on the open competitive 
market, from a willing and reasonably knowledgeable seller to a willing and reasonably knowledgeable buyer, 
with neither acting under any compulsion to buy or sell, giving due consideration to all available economic uses 
of the property at the time of the appraisal.” 

Property Rights Appraised  

The property rights appraised are the fee simple interest, defined as follows: 
  

“An absolute ownership unencumbered by any other interest; subject only to the limitations imposed by the 

governmental powers of taxation, eminent domain, police power, and escheat.” 

Easement is defined as follows: 

 

“A permanent or temporary interest held by one person in the land of another, whereby the first person is 
accorded partial use of such land for a specific purpose. An easement restricts rights of the fee owner in the use 
and enjoyment of those rights extended to the easement holder. Easements fall into three broad classifications: 
surface easements, subsurface easements and overhead or avigation easements.” 

Competency 

The Appraiser has the knowledge and experience to complete the assignment competently; and in 
recognition of, and compliance with, laws and regulations that apply to the Appraiser or to the 
assignment. 

Inspection Data  

Owner Contact Details 
Maurice Cordell, City Manager 
City of Saint Marys 
200 South 7th Street 
St. Marys, Kansas 66536 
(785) 437-2311 
 
Inspection Detail 

Bill Lansdowne viewed the subject property on July 16, 2019.  Bob Schindler, he is the Street and Park 
Superintendent, with City of Saint Marys provided a tour of the golf course.  In addition, the interiors of 
the clubhouse, newer cart storage buildings and maintenance shop interiors were viewed.         

                                                        
 The Dictionary of Real Estate Appraisal, Sixth Edition, Appraisal Institute, 2015 
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FACTUAL DATA 

City Description  

St. Marys, Kansas is a small community located in southeast Pottawatomie County near the 
Kansas River.  It is located on US Highway 24 about 20 miles west of Topeka and about 30 miles 
east of Manhattan. As of the 2010 census, the population of St. Marys was 2,627, and had grown 
by nearly 50 percent since 1990. According to the 2018 population estimate, the population was 
2,636. There was a nearly 15 percent increase from the 2009 estimate, to the actual 2010 census 
number; however, since that time estimates of St. Marys population have been mostly level over 
the past 10 years.  The chart below illustrates the population trend of St. Marys since 2004. 

 
The local economy includes a diversified mix of agriculture and agricultural services, 
manufacturing industries, educational institutions, and retailing and consumer services.  It 
traditionally has been a center for local agriculture sector which includes rich cropland 
production in the Kansas River valley and cattle production from area Flint Hills pasture land.  
Over the past 20 years, the manufacturing industries have expanded rapidly featuring limestone 
quarrying and products, wood products, and electrical switches and circuits manufacturing.  
Educational resources have also expanded including growth in the local school district, Kaw 
Valley District 321, and a private education center, the St. Marys’ Academy and College.  The 
community also serves as a bedroom community for people working in the state capital of 
Topeka and the rapidly growing Manhattan, Kansas area.  The downtown commercial area 
continues to be a viable location for local small businesses and there has been extensive new 
development for retail, restaurants, offices, and consumer services on east side of the town. 
In summary, St. Marys is anticipated to continue to be a stable market for commercial real estate, 
particularly compared to similar sized small cities.  
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Demographics: 
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Neighborhood Description  

The subject neighborhood is a developing area in eastern Saint Mary’s, Kansas.  The north side of 
Highway 24 is primarily the Saint Mary's Academy and College, and the Saint Marys Municipal Golf 
Course.  On the south side of Highway 24 is St. Mary’s Industrial park and the Sandy Hook Industrial 
park subdivisions.  The south side of Highway 24 also contains a mixture of uses including industrial 
uses, retail, restaurants, office and governmental.  More specifically the neighborhood contains St. Mary’s 
High School, St. Mary’s Community Hospital, a grocery store, a convenience store, several restaurants, 
numerous retails stores, industrial and manufacturing and office/warehouse properties.  Custom Wood 
Products facility is the most prominent property in the neighborhood.  In a larger community, it is likely 
the subject would not be considered compatible with the surrounding land uses.  This is not estimated 
to be the case in this situation due to the tolerance afforded by being located in a smaller community 
 
Property Description  

Identification  
The subject property is located in southeastern Pottawatomie County, more specially in eastern Saint 
Marys.  It is identified as 604 Golf Course Lane, Saint Marys, Kansas 66536 and has a Pottawatomie 
County Parcel ID Numbers of 075-271-11-0-00-00-004.00-0, 075-272-10-0-00-00-011.00-0.     
 
Location 
The property is east of the Saint Mary's Academy and College campus and north of Highway 24.    
 
Legal Description 
A complete legal description can be found on the Corporation Quitclaim Deed, Book 794, Page 95, a copy 
of which is included in the addendum. 

Site Description (Larger parcel) 

Shape, Dimensions, Area 

The property is irregular in shape.  According to the Pottawatomie Appraiser Property Record Card, the 
subject property consists of 75.35 acres, or 3,282,246 square feet.  
 
Frontage/Access 
The property but does not have direct frontage long Highway 24.  Access is via a travel easement through 
Saint Mary's Academy and College property, along Loyola Circle. 
 
Utilities 
The subject property has city water, as well as a well water for irrigation.  The clubhouse has septic tank 
sewer service.  Additionally electric and gas service is installed to the site.   
 
Easements/Encroachments 
Travel easement document was provided by City of Saint Marys. 
 
Topography and Drainage 
The subject is rolling hills and varied terrain.  
 
Flood 
Flood Zone X (unshaded), as illustrated by Flood Hazards Map Number 2006210285C, with an effective 
date of February 17, 1988. 
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Zoning 
The subject is zoned A-1 Agricultural. This district is created to preserve rural character and protect land 
used for production agriculture, the farm family, and support services, and promote uses necessary to 
assist agricultural activities in and around the St. Marys area. The district allows limited rural residential 
development, but is primarily intended to contribute to the safe, efficient, and convenient conduct of 
farming and animal husbandry. 
 
Current Use/History of Property 
The current use is municipal golf course.   
 
Surrounding Property Uses 
Surrounding land uses include: 

North – Agricultural land 
South – Agricultural land 
East –  Agricultural land 
West –  Saint Mary's Academy and College 

 
Leases 
None 

Improvements Description 

General 
The property is improved as a golf course property, featuring a clubhouse an 9-hole golf course, and five 
outbuildings which include a shop/maintenance building, a chemical storage building and three cart 
storage buildings.  The total gross building area is 13,212 square feet.  The following is a summary of the 
individual buildings: 
 

 
 
The clubhouse is considered 1-story, wood and brick masonry building with a walkout basement 
foundation constructed in 1980 and has 1,614 SF on the upper level and 1,250 SF on the basement level.  
The upper level has a snack bar, kitchen, open area for dining or meeting and the interior finish consists 
of carpet flooring, painted drywall walls and textured drywall ceilings with fluorescent lights and ceiling 
fans.  The kitchen area has oak cabinetry.  On the lower level is two restroom/locker rooms with a 
shower, in partially finished condition.  The remaining lower space is unfinished storage. The building 
is heated and cooled by forced air, central system.  
 
The shop/maintenance building was constructed in 2009 and is a pre-engineered steel building with 
metal siding and metal panel roof surface.  The interior is open space with a restroom.  The finish is 

Building Year Area (SF)

Original cart building 1975 2,880

Clubhouse 1980 2,864

Cart building 1993 2,880

Cart building 1993 2,880

Shop 2009 1,708

Total Gross Building Area 13,212
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concrete floors, liner panel walls and exposed insulation ceilings.  The building has overhead heater but 
not air conditioning.  The chemical storage building is adjacent and is of similar construction. 
 
There are three cart storage buildings.  The original cart storage building was constructed in 1975 and 
Mr. Bob Schindler reported that the flooring has collapsed and the building is unusable and needs to be 
demolished.  The remaining two cart storage buildings were constructed in 1993 and each contain 2,880 
square feet.  These cart storage buildings are pole barns with metal siding and metal roof surfacing.  The 
interior is concrete surfaced, and has an overhead door on each end.  The buildings have no heat or air 
conditioning. 
 
The golf course is a 9-hole course with small putting green.  It is designed to utilize existing rolling hill 
terrain, with some holes having significant elevation changes, and some tree-lined holes.  The holes are 
adjacent to each other with alternate tee boxes to create a nine loop and a back nine loop and are 
conveniently located for potential walking golfers.  It has irrigated fairways and greens and appears to 
receive fair maintenance.   Other site improvements include paved golf cart paths and a parking lot which 
appears to have adequate number of parking spaces.  There is adequate signage.      
 
Property History 

The following is a summary of the history of the subject property. 

   
 
Taxes 
The subject property is exempt from taxes. 
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Conclusion 
Overall, the clubhouse, outbuildings and golf course are considered to have fair design appeal and in 
average condition for similar sized courses in rural communities, but is only in fair condition, compared 
with many surrounding and competing courses in larger communities.   
  
 

DATA ANALYSIS & CONCLUSIONS 

Saint Marys Market Conditions 

Many rural Kansas economies are agriculturally centered, and highly dependent on farming, ranching, 
and agricultural services. Saint Marys has a strong agricultural base, but is adequately diversified with 
industrial and manufacturing businesses.  The City of Saint Marys provided historical building permit 
information, that was analyzed for growth trends, and is summarized below: 
 

 
 
As shown above, there have been no commercial or residential building permits in 2018, or year-to-date 
in 2019.  In total there have been 19 residential units built since 2012, and 9 commercial buildings. 
 
Overall, the current market conditions for Saint Marys are considered stable and are projected to remain 
so; however, conditions could change rapidly if one of the local manufacturing businesses were to close 
or lay-off a large number of employees. 
 

Golf Market Conditions 

The overall demand for golf courses appears to be rebounding after several years of declining play in the 
last ten years.  The number of golfers in 2017, was roughly the same as the previous year.  Rounds played 
in the US down in 2017 at 456 million rounds, declining 2.7 percent from 469 million rounds in 2016.   The 
industry continued to see a retraction in golf facilities, with 205 courses closing in 2017 while 15 courses 
opened, a 1.5 percent net decline to 14,794 facilities.  
 
In Kansas City metro area, conditions are considered to be similar to overall national conditions and 
challenges for golf course operations.  These conditions, however, appear to be improving as some 
country clubs have closed, others repositioned out of bankruptcy, and others purchased for repositioning 
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as golf and fitness centers.  Key closures, which help alleviate some oversupply, included the 
Meadowbrook Country Club in October 2014 and the Brookridge Golf and Fitness Club in 2016.  Two 
key bankruptcies were the Staley Farms Golf Course in the north Kansas City area and the Golf Club of 
Kansas in Lenexa in 2016, which were brought out of bankruptcy by the growing Great Life Golf and 
Fitness operations.  These two courses were newer constructed courses and had debts in the $4 to $7 
million range.  Reflecting the financial risks of building a new course, they were acquired for $2.7 and 
$2.5 million respectively.  For sustaining viable golf course operations, Great Life is a nationally 
recognized leader that is buying and/or franchising golf courses and repositioning them as combined 
golf and fitness centers.  Starting in Topeka in early 2000, they have acquired or manage about 23 courses 
in Kansas including courses in Salina, Junction City, Abilene, and Wichita plus several in Topeka and 
Kansas City.  They also control about ten courses in Missouri including Osage National at the Lake of 
the Ozarks and about 22 courses in Sioux Falls, SD and Sioux City, IA area.  Some of these courses have 
been resold to area managers at prices significantly higher, but they will continue to be operated under 
a franchise agreement as combination fitness clubs and golf courses.  Recent purchases have involved 
more upscale public courses; The Golf Club of Kansas (now Canyon Farms Golf Club), Lenexa, KS; Deer 
Creek Golf Club, Overland Park, KS; Drumms Farm, Independence, MO; and Osage National, Lake of 
the Ozarks, MO; and respected traditional country clubs; Leavenworth Country Club, Leavenworth, KS; 
Shawnee Country Club, Topeka, KS; and St. Joseph Country Club, St. Joseph, MO. 
 
Locally, both the Manhattan Country Club and the Salina Country Club have struggled with declining 
membership and have had difficulty operating outside of a negative cash flow.    
 

Highest and Best Use Analysis  

Highest and best use is the legally permissible, physically suitable, and feasible use that generates the 
highest-valued return on investments in the property.   
 
As Vacant – Before Condition 

Physically Possible: 

The site is adequately sized for a large number of potential uses.  The sloping terrain and lack of frontage 
and adequate access limit commercial or industrial development, but agricultural, recreational or 
residential uses remain possible.  
 
Legally Permissible: 
The subject is zoned A-1 Agricultural. This district is created to preserve rural character and protect land 
used for production agriculture, the farm family, and support services, and promote uses necessary to 
assist agricultural activities in and around the St. Marys area. The district allows limited rural residential 
development, but is primarily intended to contribute to the safe, efficient, and convenient conduct of 
farming and animal husbandry.  It is reasonable to expect the property could be rezoned for more intense 
residential use.  
 
Financially Feasible: 
The neighborhood is a mixture of commercial and residential; however, all of the commercial and 
industrial uses are south of Highway 24.  As discussed in the Market Conditions section, there has been 
a limited amount of residential development in the community, with only 19 units constructed since 
2012, and no new units in 2018 and year-to-date in 2019.  Past development has primarily been in-fill 
development, with the most recent subdivision development occurring in 2010.  Some locals speculate 
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that development has been limited because of a lack of new subdivisions; however, the lack of 
subdivision development may indicate this development type is not financially feasible.   
 
Maximally Productive:   
Given the subject location within city limits of Saint Marys, and nearby commercial and industrial uses, 
across Highway 24, the maximally productive and highest best use, is for agricultural use, with some 
development potential for residential subdivision, as demand materializes.   
 
As Improved 
The site is improved with an 9-hole golf course with clubhouse, cart storage buildings, maintenance 
building and chemical storage building.  This current use is a permitted use. The site and building 
improvements are functional for municipal golf course use; however, the condition of the course and the 
clubhouse improvements is fair.  The golf course has continued to operate at a loss, to varying degrees, 
for many years, and given the current condition of the course and clubhouse, it is likely considerable 
dollars would have to be invested in improving the course to make it competitive in the immediate 

region, competing with courses in Topeka, Wamego and Manhattan.  Finally, as although the 
improvements are currently functional for the current use, the value of the land, as though vacant, 
exceeds the opinion of value as improved, as discussed later in this report.  Therefore, the highest 
and best use, as though improved, is to remove the existing improvements, or at a minimum 
shutdown the golf course use and hold for future residential development demand. 

Valuation of Subject  

There are three traditional methods employed in the valuation of real estate: The Cost Approach, the 
Sales Comparison Approach, and the Income Approach. Each of these approaches has strengths and 
weaknesses, depending upon the availability of market data as to replacement cost, market sales and 
rentals and the type of property being evaluated.  In the performance of this appraisal assignment and 
in the preparation of this report, we have utilized the sales comparison approach to value the site, as 
though vacant.  In addition, we have completed the sales comparison approach to value the property as 
improved.   

Sales Comparison Approach – Site Valuation 

The most widely accepted method of developing an opinion of value of the site is the Sales Comparison 
Approach, in which the Appraiser analyzed recent land sales to form a conclusion of value of the subject 
site.   
 
A query of agricultural land sales in Pottawatomie County since 2014 was made with the Pottawatomie 
County Appraiser.  Specifically, sales ranging in size from 10 acres to 160 acres, with proximity to Saint 
Marys were considered most relevant.  Numerous land sales were reviewed, and most consideration was 
given to those sales with similar highest and best use, size, and proximity to Saint Marys.  Additionally, 
the most recent land sale that was developed as a residential subdivision was utilized, which occurred 
in 2010.  Ultimately, five land sales were identified as the most comparable to the subject and used in the 
sales comparison analysis.  In order to directly compare each individual sale, a common unit of 
comparison must be identified.  Sites in the subject market area are commonly identified, described, and 
recorded by acre.  Therefore, land sales are typically compared using the sale price per acre, as the 
common unit of comparison. Detailed descriptions of the comparable sales are included in the 
addendum.   
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Once comparable sales have been identified, it is necessary to make adjustments to account for 
differences between each sale and the subject.  The site sales adjustment grid shows the individual 
adjustments made to each comparable sale.  On the following page is a brief summary of the comparable 
sales and the adjustments made in the Sales Comparison Approach.   
 

 
 

First, transactional adjustments are made to the comparable sales. All sales involved the conveyance of 
the fee simple interest, and were in all-cash or cash-equivalent terms, so no property rights or financing 
adjustments were necessary.  All five sales were arm’s length transactions and no conditions of sale 
adjustments were necessary. Finally, a market conditions adjustment was considered to account for 
increases or decreases in land values in the market.  All five sales occurred from March 2010 to October 
2018.  An adjustment of 2 percent appreciation per year was applied to the comparable sales, based on 
general market conditions as reported by the Pottawatomie County Appraiser for the area. 
 
Next, adjustments are made for physical differences between the comparable sales and the subject.  Size 
adjustments were made based on the market principle that larger sites sell for a lower per unit price, 

Sales Comparables Summary: Subject Comparable 1 Comparable 2 Comparable 3 Comparable 4 Comparable 5

Address:
604 Golf Course 

Lane

00000 Palmer 

Road
Murphy Ln 00000 HWY 24 Sublett Rd 0000 Highway 64

City Saint Marys Saint Marys Saint Marys Saint Marys Saint Marys Saint Marys

Sale Price N/A $128,700 $101,016 $148,500 $75,000 $275,000 

Sale Date N/A Oct-18 Jan-18 Apr-17 May-16 Mar-10

Size (SF)  3,282,246 956,142 1,222,294 1,161,310 849,420 2,082,756

Size (Acres)  75.35 21.95 28.06 26.66 19.50 47.81

Zoning Agriculture Agriculture Agriculture Agriculture Agriculture Agriculture

Primary Land type Pasture Dry Crop Pasture Dry Crop Pasture Pasture

Proximity to Saint Marys Adjacent Fair Fair Adjacent Fair Adjacent

Sale Price per SF $0.13 $0.08 $0.13 $0.09 $0.13

Sale Price per Acre $5,863 $3,600 $5,570 $3,846 $5,752

Transaction Adjustments: Subject Comparable 1 Comparable 2 Comparable 3 Comparable 4 Comparable 5

Sale Date/Time N/A Oct-18 Jan-18 Apr-17 May-16 Mar-10

Sale Price N/A $128,700 $101,016 $148,500 $75,000 $275,000 

Property Rights Adj. $0 $0 $0 $0 $0 

Adjusted Sale Price $128,700 $101,016 $148,500 $75,000 $275,000

Terms/Financing Adj. $0 $0 $0 $0 $0 

Adjusted Sale Price $128,700 $101,016 $148,500 $75,000 $275,000

Conditions of Sale $0 $0 $0 $0 $0 

Adjusted Sale Price $128,700 $101,016 $148,500 $75,000 $275,000 

Buyer Expenditures $0 $0 $0 $0 $0 

Adjusted Sale Price $128,700 $101,016 $148,500 $75,000 $275,000

Market Conditions (time) 2% 3% 5% 7% 19%

Cumulative Adjusted Sale Price $130,631 $104,046 $155,183 $79,875 $325,875

Adjusted Price per Acre $5,951 $3,708 $5,821 $4,096 $6,816

Physical Adjustments:

Size (SF) -5% -5% -5% -5% -5%

Location/Visibility 0% 10% 10% 10% 0%

Land Type -20% 0% -20% 0% 0%

Gross Adjustment (%) 25% 15% 35% 15% 5%

Net Adjustment (%) -25% 5% -15% 5% -5%

Net Adjustment ($) $ 97,973 $ 109,249 $ 131,905 $ 83,869 $ 309,581

Indication per Acre $4,463 $3,893 $4,948 $4,301 $6,475
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reflecting a smaller pool of prospective buyers because of capital constraints of potential buyers.  A small 
size adjustment was made to all five comparable sales, which were smaller than the subject to varying 
degrees.  The relative visibility and accessibility, along with proximity city infrastructure, city services 
and residential related amenities such as parks, green space, schools, and other residential related uses 
are positive features for a property with development potential.  Comparable 1 and Comparable 5 were 
similarly located within or adjacent to the city limits, while Comparable 2, Comparable 3 and 
Comparable 4 do not have good proximity to Saint Marys, and required a location adjustment.  Finally, 
although no adjustments were made specifically based on soil type, adjustments were made based the 
majority of agricultural land type for each sale.  Agricultural land in Kansas is generally classified as: dry 
cropland, irrigated cropland and pastureland (both native grass and tame grass).  Irrigated cropland 
generally sells for the highest per unit value, followed by dry cropland and then pastureland.  Both 
Comparable 1 and Comaprable 3 are primarily dry cropland, and required a downward adjustment.  
After adjustments, the comparable sales indicate a range of $3,893 to $6,475 per acre, with an average 
indication of $4,816 per acre.  Overall, the range of indications were given weight to reconcile a final 
indication of value, with slightly more weight given to Comparable 5, which although it as the oldest 
sale, it represents the last sale of land adjacent to Saint Marys that was residentially developed.  
Therefore, the opinion of market value of the subject as though vacant, is $377,000 (rounded) or $5,000 
per acre.  
 

 
 

Sales Comparison Approach – As Improved 

The sales comparison approach reflects the market’s perception that the value of a property is directly 
related to the prices of comparable, competitive properties.  The sales comparison approach is 
implemented by researching the market for comparable sales, applying adjustments to account for 
significant differences between the sales and the subject, and reconciling the adjusted sale or unit prices 
into an indication of value for the subject property. 
 
The subject property is located in a rural community, and rural courses have struggled to remain open, 
and many more municipal courses would have closed much earlier without municipal financial 
assistance.  The golf course sector has seen extensive restructuring in terms of ownership, changes in 
recreational focus, and an overall decline in demand for golf.  As a result, several golf courses have sold 
in recent years across that state, both in rural areas and larger metro areas.  In surveying regional market, 
three comparable golf course sales were identified as applicable to the sales comparison analysis.  These 
included one municipal course in Kingman, Kansas, one country club in El Dorado, Kansas and county 
operated course in Platte City, Missouri. These sales included two 18-hole courses and one 9-hole course.  
Each sale is considered to represent the distressed nature of the golf course industry with a limited supply 
of buyers in the area.  The sales occurred between April 2015 and January 2019 and were considered to 
occur in a period of a depressed market for golf course properties and no adjustments were given for 
changes in market conditions or time of sale.  Additional transactional adjustments were considered to 
account for differences in the transfer nature of each comparable sale.  All three sales were considered to 
be the sale of fee simple interest, so no property rights adjustments were made.  Additionally, To the best 
of the Appraiser’s knowledge, all of the sales utilized in this analysis were at market terms and no 
adjustments were required.  Finally, in regard to the conditions of sale, an adjustment was made to each 
comparable sale to account for the reported value of golf course equipment and personal property 
included in each sale.  The subject valuation does not include the value of any equipment or personal 

Subject Value per Acre $5,000 X 75.35 $377,000
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property; however, all three sales included some combination equipment and personal property 
including golf carts, fairway and greens mowers, tractors, shop equipment, turf implements, kitchen 
appliances, and dining room and office furniture fixtures and equipment. 
 

 

Sales Comparables Summary: Subject Comparable 1 Comparable 2 Comparable 3

Address:
604 Golf Course 

Lane

1100 E. Country 

Club Ln

14750 Fairway 

Lane
1155 N. Golf Street

City Saint Marys El Dorado Platte City Kingman

Sale Price N/A $550,000 $610,000 $379,500 

Sale Date N/A Jan-19 Aug-17 Apr-15

Land Size (SF)  3,282,246 3,323,628 5,327,388 2,648,448

Land Size (Acre)  75.35 76.30 122.30 60.80

Gross Building Area (GBA) 10,348 11,373 9,462 6,228

Number of Holes 9 18 18 9

Land-to-Building Ratio 317.19 292.24 563.03 425.25

Land per Hole Ratio 8.37 4.24 6.79 6.76

Constructed 1975/93/09 1960 1995 1959

Current Use Golf Course Golf Course Golf Course Golf Course

Zoning A-1 AG AG Ag

Sale Price per Acre of Land $7,208 $4,988 $6,242

Sale Price per Hole $30,556 $33,889 $42,167

Transaction Adjustments: Subject Comparable 1 Comparable 2 Comparable 3

Sale Date/Time N/A Jan-19 Aug-17 Apr-15

Sale Price N/A $550,000 $610,000 $379,500 

Property Rights Adj. $0 $0 $0 

Adjusted Sale Price $550,000 $610,000 $379,500

Terms/Financing Adj. $0 $0 $0 

Adjusted Sale Price $550,000 $610,000 $379,500

Conditions of Sale -$50,000 -$100,000 -$50,000

Adjusted Sale Price $500,000 $510,000 $329,500

Buyer Expenditures $0 $0 $0 

Adjusted Sale Price $500,000 $510,000 $329,500

Market Conditions (time) 0% 0% 0%

Cumulative Adjusted Sale Price $500,000 $510,000 $329,500

Adjusted Price per SF of GBA $44 $54 $53

Adjusted Sale Price per Acre $6,553.08 $4,170.07 $5,419.41

Adjusted Price per Hole $27,778 $28,333 $36,611

Physical Adjustments:

Improvement Size (SF) 0% 0% 0%

Location 0% 0% 0%

Condition -10% -10% -20%

Quality/Design -15% -15% -30%

Gross Adjustment (%) 25% 25% 50%

Net Adjustment (%) -25% -25% -50%

Adjusted Sales Price $ 375,000 $ 382,500 $ 164,750

Indication per SF of GBA $33 $40 $26

Indication per SF of Acre $4,915 $3,128 $2,710

Indication per Hole $20,833 $21,250 $18,306
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Two units of comparison for considered for valuation of the golf courses; one unit was price per hole and 
the second was price per acre of site area.  Based on unit price per hole, the unit sale prices ranged from 
approximately $30,556 to $42,167.  Based on unit price per acre, the unit sale prices ranged from 
approximately $4,998 to $7,208.    
 
While most of the sales were considered comparable, some adjustments were made for physical 
dissimilarities, including size, location, condition and quality/design.  No size adjustment is necessary 
for courses between 9 to 18 holes; therefore, no size adjustment was made to the comparables.  Although 
El Dorado and Platte City are slightly larger than the subject, they are both still considered rural courses, 
when compared to courses in the KC Metro, or Wichita Metro areas, or even when compared with 
courses in Topeka, Salina, Manhattan, etc.  Therefore, no location adjustments were made. Condition 
adjustments were made based on the overall of the condition of the course improvements and the 
building improvements, most specifically the club house. Comparable 1 and Comparable 2 were 
considered superior in condition, while Comparable 3 was considered vastly superior after undergoing 
a recent renovation.  Finally, all three comparables were considered superior in terms of quality of the 
golf course design and the clubhouse features and amenities.  After adjustments, as summarized in the 
table on the previous page, the comparable sales analysis indicated a relatively consistent range in unit 
value for the subject, from about $18,306 to $21,250 per hole, and $2,710 to $4,915 per acre.  Given the 
reconciled unit values of $20,000 per hole and $3,500 per acre, results in indications of value of $180,000 
to $264,000.  Most weight was given to the value conclusion derived on a per hole basis; therefore, the 
indication of value by the sales comparison approach, for the subject as improved, is $200,000 (rounded).   
 

 
 

FINAL RECONCILIATION 
Final reconciliation is the process of analyzing the value indication, from each approach completed, in 
order to consider the level of emphasis each value is given when a final value opinion is reconciled.  
Typically, this process considers the quantity, quality, and integrity of the information used to complete 
each approach.  In addition, the sensitivity of the value indication to inaccurate information is also 
considered.  The final value opinion does not simply represent an average of the value indications 
derived, but rather, relies upon the opinion and judgment of the Appraiser. 
 
One approach to value was completed, producing the following indication of value for the site, as though 
vacant: 
 

Sales Comparison Approach – Site As Vacant $377,000 

 
One approach to value was completed, producing the following indication of value for subject as 
improved: 

Sales Comparison Approach – As Improved $200,000 

 
The opinion of value of the site, as though vacant, exceeded the opinion of value as improved and at its 
current use.  Therefore, the opinion of value of the site was used to reconcile a final value. 
 

Subject Value per Unit $20,000 X 9 $180,000

Subject Value per Acre $3,500 X 75 $264,000

Indication of value by the sales comparision approach (rounded) $200,000
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As a result of my analysis and based on my judgment and experience, the opinion of market value for 
the fee simple interest for the subject real estate, as of July 22, 2019, is: 
 

THREE HUNDRED SEVENTY-SEVEN THOUSAND DOLLARS  
($377,000) 

 
The above opinion of market value does not include the contributing value of any Furniture, Fixtures 
and Equipment (FF&E). 

  



Saint Marys Municipal Golf Course    

 

  23 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ADDENDUM 
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Subject Location Map 
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Subject Aerial Map 
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Subject Flood Map 
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Pottawatomie County Property Record Card 
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Comparable Land Sales Map 
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Improved Comparable Sales Map 

 



Saint Marys Municipal Golf Course    

 

 

  44 



Saint Marys Municipal Golf Course    

 

 

  45 



Saint Marys Municipal Golf Course    

 

 

  46 



Saint Marys Municipal Golf Course    

 

 

  47 

 

 

  



Saint Marys Municipal Golf Course    

 

 

  48 

Photographs  

 
Bill Lansdowne took the following photographs on July 16, 2019. 

 

 
View of entrance road and sign, looking north 

 

 

 
View of north elevation of clubhouse looking south 

 

 
View of south elevation of clubhouse looking north 

  
 

View of north elevation of maintenance shop, looking 
south 

 

 
View of north elevation of chemical storage, looking 

south 
 

 
View of east elevation of original cart storage building 

looking north 
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View near of the north and west elevations of eastern 

cart storage building looking south 
 

 
View near of the north and east elevations of western 

cart storage building looking south 
 

 
View of Number 9 green looking west 

 

 
View near Number 2 teebox, looking west 

 
View of Number 2 green, looking southwest 

 

 
View of putting green, looking south 
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View of Number 3 green, looking south 

 

 
View of Number 4 teebox, looking east 

 

 
View of Number 4 green, looking east 

 

 
View of Number 5 green, looking east 

 

 
View of Number 6 tee, looking east 

 

 
View of Number 6 fairway, lookin north 
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View of Number 6 green, looking south 

 

 
View of Number 7 fairway and green, looking south 

 

 
View of Number 7 green, looking north 

 

 
View of Number 8 tee box and green, looking west 

 

 
View of Number 9 green, looking east 

 
View of Number 9 fairway and green, looking north 
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View of parking lot 

 
View of clubhouse interior 

 

 
View of clubhouse kitchen area 

 
View of clubhouse restroom, upper level 

 

 
View of clubhouse restroom/shower, lower level 

 
View of lower level 
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View of lower level storage 

 
View of lower level hallway and mechanical 
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Deeds 
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Underlying Assumptions and Limiting Conditions 
 
The value conclusions found in this report are made expressly subject to the conditions and stipulations 
following: 

 
1. No responsibility is assumed by the appraiser for matters that are legal in nature, nor is any opinion 

on the title rendered herewith. This appraisal assumes good title. Any liens or encumbrances, 
which may now exist, have been disregarded and the property has been appraised as though free 
and clear of indebtedness and as though no delinquency in the payment of general taxes or special 
assessments exist, unless noted in the report. 

2. The design, engineering information and data has been supplied by others and is assumed to be 
correct. However, no attempt is made to provide a civil engineer's survey of the tract of ground 
and it is assumed that no encroachments exist that would be revealed by a survey of the property. 

3. The values for land and improvements, as contained in the report, are constituent parts of the total 
value reported and neither is to be used in making a summation appraisal by a combination with 
the values created by another appraiser. Either is invalidated if so used. 

4. The possession of this report, or any copy hereof, does not carry with it the right of publication. 
Nor may the report be used for any purpose except by the client, without the previous written 
consent of the appraiser and in any event, only in its entirety and with proper qualification. 

5. All information and comments concerning the location, neighborhood trends, construction quality 
and costs, functional and economic obsolescence, condition, rents or any other data of the property 
represent the estimates and the opinions of the appraiser, formed from examination and a study of 
the property and available information. While the information has been derived from sources 
believed to be reliable, and the conclusions drawn therefrom are correct, the appraiser does not 
guarantee them and assumes no liability for errors in fact, analysis or judgment based upon this 
information.” 

6. All sketches in this report are intended to be visual aids and should not be construed as surveys of 
engineering reports. 

7. All information in this report has been obtained from reliable sources.  I cannot, however, 
guarantee or be responsible for the accuracy of information furnished by others. 

8. This opinion of value applies to land and improvements only.  The value of trade fixtures, 
furnishings and other equipment has not been included with the value of the real estate. 

9. I am is not required to give testimony or attendance in court by reason of this appraisal, unless 
prior agreements have been made in writing. 

10. The land, particularly the soil, of the area under appraisement appears firm and solid.  Subsidence 
in the area is unknown or uncommon, but I do not warrant against this condition or occurrence. 

11. Subsurface rights (minerals and oil) were not considered in making this appraisal. 
12. I inspected the buildings involved, if any, in this appraisal report and damage, if any, by termites, 

dry rot, wet rot, or other infestations was reported as a matter of information, and no guarantee of 
the amount or degree of damage, if any, is implied. 

13. The comparable sales data relied upon in this appraisal is believed to be from reliable sources; 
however, it was not possible to inspect the comparables completely, and it was necessary to rely 
upon information furnished by others as to said data; therefore, the value conclusions are subject 
to the correctness and verification of said data. 

14. I inspected, as far as possible, by observation the land and the improvements thereon; however, it 
was not possible to personally observe conditions beneath the soil or hidden structural components 
within the improvements.  Therefore, no representations are made herein as to these matters; and 
unless specifically considered in the report, the value estimate is subject to any such conditions that 
could cause a loss in value.  Condition of heating, cooling, ventilating electrical and plumbing 
equipment is considered to be commensurate with the condition of the balance of the 
improvements unless otherwise stated. 

15. Unless otherwise stated in this report, the existence of hazardous substances (including, without 
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limitation,  mold, asbestos, polychlorinated biphenyl, petroleum leakage, or agricultural chemicals, 
which may or may not be present on the property, or other environmental conditions) were not 
called to our attention nor did I become aware of such during our inspection.  I have no knowledge 
of the existence of such materials on or in the property unless otherwise stated.  However, i am not 
qualified to test such substances or conditions.  If the presence of substances such as mold, asbestos, 
urea formaldehyde foam insulation, radon gas or other hazardous substances or environmental 
conditions may affect the value of the property, the value estimated is predicated on the 
assumption that there is no such condition on or in the property or in such proximity thereto that 
it would cause a loss in value.  No responsibility is assumed for any such conditions, nor for any 
expertise or engineering knowledge required to discover them.  The Client is urged to retain an 
expert in the field or environmental impacts upon real estate if so desired.   

16. The Americans with Disabilities Act ("ADA") became effective January 26, 1992.  Unless otherwise 
noted within the appraisal report, I have not made a specific compliance survey and 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 noncompliance with the requirements of the ADA in estimating the value of the property. 

17. Neither all nor any part of the contents of this report shall be conveyed to the public through 
advertising, public relations, news, sales, or other media, without the written consent and approval 
of the author, particularly as to the valuation conclusions, the identity of the Appraiser or firm with 
which he is connected, or any reference to the Appraisal Institute. 

18. It is common practice for real estate appraisers in this geographical area to utilize county 
assessment records (ICS-Inventory Contents Sheets) for building improvement and land size.  For 
the most part, County personnel spend significant time measuring and compiling size data and 
this data is regularly updated when changes occur (through building permit notification).  
Therefore, the benefit of using this data provides efficiencies of time and also is helpful when access 
to properties (particularly comparable sales) is not readily available.  Users of this report should 
understand that County data is most likely utilized in this appraisal for estimating the size of 
building improvements and land, which can include not only comparable sales, but the subject 
property.   

19. Completing abstract or title research are not a part of the scope of this assignment and should be 
completed by professionals with expertise in these areas. Unless otherwise noted, standard utility 
and right-of-way easements are insignificant to value.  However, a current locational or boundary 
survey, which was unavailable to the Appraiser, may reveal encroachments, easements, zoning 
violations or other matters of interest that could warrant modification of the appraised value.  
Statements regarding zoning compliance are intended only in the most general sense.  Zoning and 
building ordinances vary significantly from one municipality to another and can be extremely 
detailed.  The scope of this report does not include a comparison of every potentially significant 
characteristic of the subject property's site and improvements relative to zoning, building 
ordinances, and codes.  It is, therefore, not known to the Appraiser if the building improvements 
have been built to code, or are in code compliance. 
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