technical memo - forest lmd
Project Name |
To / Contact info |

CLFLWD Board of Managers

Cc / Contact info |

Mike Kinney, District Administrator

From / Contact info |
Regarding |

Date |

Land Acquisition & Management – Willow Point

09-27-2021

Jason R. Naber, Nick Bancks
Land Acquisition Review –PIDs 10.032.21.41.0021

Background
In support of the Comfort Lake-Forest Lake Watershed District (CLFLWD) Land Acquisition and
Management Program (hereafter, Program; District-Wide 5920), EOR has evaluated a privatelyowned property (the “Property”) on Willow Point of Forest Lake against criteria found in the
CLFLWD Watershed Management Plan (WMP). The Property is comprised of one parcel (PID:
10.032.21.41.0021 (Figure 1) totaling 1.99 acres. The District has been evaluating opportunities to
relocate their office; this parcel is vacant and currently for sale. Land use currently includes a
shuddered lakeside restaurant, parking lot and floating boat dockage.

Figure 1. The 1.99-acre property is highlighted in red outline. Image courtesy of Washington County
Interactive Map online at: https://maps.co.washington.mn.us/WCGIS.
Property Summary
The 1.99-acre property is located on the north side of Forest Lake, near the divide between the second
(middle) and third (easterly) basins. North Shore Trail bounds the property to its north, while Forest Lake
forms its southern boundary. A narrow portion of the property forms an exposed point, commonly
referred to as “Willow Point”, which extends almost 200 yards into the second basin of the lake. Much of
the property is already improved with a building and parking area. Those improvements are described in
greater detail below. The property has approximately 1,443 feet of shoreline, the majority of which is
natural in cover and is buffered 15 to 20 feet in width by predominantly native vegetation, including silver
maple, box elder, green ash, willow (Salix sp.), cattail, and Canada goldenrod. There are some non-native
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invasive plant species present in this shoreline buffer, consisting of primarily purple loosestrife and thistle
(Cirsium sp.). Vegetation along the shoreline includes cattail at the south tip of the point, and since the
lake is currently low, beggarticks (Bidens sp.) have colonized the exposed, wetted margins of the lake.
The shoreline appears stable at the current water elevation. Along the entire Willow Point, there is a
vertical drop slightly above the normal water elevation indicating some shoreline instability.
A constructed rain garden, roughly 2,200 square feet in size exists between the parking area and site.
Vegetation here consists again of primarily natives, including Joe-Pye weed, boneset, prairie dropseed,
yarrow, Canada goldenrod, dogwood (Cornus sp.), and willow, however non-native purple loosestrife and
thistle are also present in significant density. Other areas of the property not already improved, or in
native vegetation generally are in non-native turf grass (Kentucky bluegrass) and creeping Charlie.
Roughly 0.93 acres of the property consist of either bituminous parking surface or building space. A
7,078 sq. ft. building already exists on the property. Constructed in 2007 this structure was used as a
restaurant. The parking area consists of 65 available stalls. A dock with 24 potential slip locations is also
present. Currently 16 of the 24 available slips are being rented generating approximately $28,000
annually.
Located on the north side of Forest Lake’s middle basin the property is surrounded by residential
development. 150 feet to the southeast of the property is a public access site (“Forest Lake 2 Willow
Point”) which has a dock, boat launch and parking maintained by the Minnesota Department of Natural
Resources (MN DNR). Within half a mile is an 87-acre MN DNR aquatic management area. Within 1mile of the property are several larger tracts of city-owned lands ranging from 10 to 43 acres in size,
including Kulencamp Park, which is to the north. Forest Lake is identified as a priority lake in the 20222031 Watershed Management Plan (WMP) due primarily to its recreational value. It is one of three
general development lakes within the District. Currently Forest Lake is meeting the State Lake Water
Quality Standard for total phosphorus and Secchi depth, but still slightly above the threshold for
chlorophyll-a.

Figure 2: Photograph of Willow Point, building and dockage. (EOR September 27, 2021)
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Figure 3: Photograph of building, parking lot and native landscaped stormwater management feature.
(EOR September 27, 2021).

Figure 4: Photograph of Willow Point showing west-facing lake shoreline. (EOR September 27, 2021).
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Table 1 – Property Details for Third Lake Property
PROPERTY DETAILS

Third Lake Property

City

Forest Lake

County

Washington

Parcel(s) Size in Acres

1.99 Acres

Estimated market value- from Washington Co
Parcel Database 2021 Tax Year

$1,016,000 ($419,500 land / $596,500
building)

CLFLWD Lake Management District (LMD)
Parcel ID

Taxes paid in 2020

Forest LMD

10.032.21.41.0021
$30,334

1.99-acre Willow Point Property Summary of Metrics

The following table summarizes metrics used in evaluating the Property. The criteria used for
evaluation were taken directly from the Land Acquisition and Management Program (District-Wide
5920).
Table 2: Summary of Metrics used in Parcel Evaluation
CRITERIA
MET




CRITERIA

COMMENTS

1. The potential suitability
of the property for a
capital project or other
project identified in the
Plan.

High- The large existing building with adjacent
parking area could facilitate a potential District office
site. The property is prominently located on Forest
Lake, the largest lake within the District, which
provides significant recreational value for the area.
Direct access to the lake is useful for monitoring
purposes. The site presents significant potential for
water resource education and outreach which is
central to the District’s mission.

2. The potential for the
land rights to facilitate
the District’s pursuit of
water quality, flood
management or other
water resource goals
identified in the Plan,
with respect to specific
waterbodies or more
generally.
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High- As identified above the property presents
significant potential as a location for a future District
office site. The WMP identifies siting and acquisition
of a future office location as a potential outcome
under the District Land Acquisition and Management
Program (3012).

CRITERIA
MET










CRITERIA

COMMENTS

3. The market value of the
rights to be acquired, by
means of appraisal or
other valuation as the
Board of Managers
determines appropriate
for the transaction.

The current County-assessed value of the property is
$1.016 million. The listing price for the property is
$2.15 million. The property last sold in 2017 for $2
million. A mortgage for $1.493 million was recorded
in 2017 for the property, it is uncertain what the
remaining balance of the mortgage is at this time.

4. The water resource
value of the acquisition.

5. Consistency of the
District’s acquisition
with the City’s or
township’s land use
classification and plans
and potential for
collaboration on use of
the property.

6. The extent to which the
water resource
purposes of the
acquisition may be
achieved without the
District’s spending
public funds, due to
physical, regulatory, or
similar constraints on
use of the property.
7. Ongoing property
management costs.
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High- The site presents significant value in terms of
its potential for water resource education and
outreach. Water quality impacts of the site given the
large existing natural shoreline buffer are not
insignificant, but are localized.

High- The property is currently zoned commercial
and has been utilized as a restaurant business for
over 15 years. The size of both the building space
and parking area lend themselves well to a multiple
purpose site to be utilized for community events and
education.
Low- It is unlikely that the District could avoid
spending public funds due to property use
constraints, however potential funding for
retrofitting/refurbishing the building space for
environmental education are possible through state
grant sources.

High- The building was constructed in 2007 and
generally is in good condition. Retrofitting and
refurbishing the space would be necessary to meet
District office space needs and potential uses (e.g.
water resources education lab, boat storage, etc.)
Age of the parking area is unknown but it also is
generally in good condition. There is a large amount
of green space, including the rain garden, natural
shoreline and lawn areas that would require ongoing
care and maintenance. Some of these areas have
non-native invasive species requiring more intensive
management for an extended period (5-8 years).

CRITERIA
MET


CRITERIA

COMMENTS

8. The District’s ability to
dispose of its property
interests if its potential
use for a capital or other
project fails to
materialize.

Low- While not impossible divesture of the property
would be increasingly difficult and costly dependent
upon the amount of investment in the property to
realize its usage as an office location. Refurbishment
and retrofitting of the property to meet office needs
might limit the pool of potential buyers.
Political/community impacts would likely be
significant.

NA

9. Sources of additional
funding (e.g., grants)

NA

10. Additional
considerations

Conclusion

The Environment and Natural Resources Trust Fund
could be a potential source for water resource/
environmental education equipment and
programming but not directly related to acquisition
of the property itself. Foundational and other private
funding opportunities for use in acquisition are
unknown at this time but should be considered.
According to the listing agent no offers have been
made. The property was first listed for sale in March
2020 at $2.3 million, pulled, and then recently listed
again with a new agency in early August at the
current asking price of $2.150 million.

The property owner appears motivated to sell given
the relisting and drop in asking price. Expectations
related to value are uncertain, however the property
was purchased for $2 million in 2017 with a
corresponding mortgage of $1.493 million which
should be considered.

From review of the WMP criteria the Board should consider when evaluating pursuit of a potential
acquisition the property presents an intriguing opportunity for a well-sited District office that
provides, direct access to the lake and educational opportunities for lakeshore best management
practices. When considered in its totality this parcel clearly provides a very unique opportunity for
the District to repurpose the existing building as an office facility with educational components,
however a distinction between criteria used for fee/easement acquisition for CIPs and public
education/recreation is important to note.
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