
Madrona Links Golf Course Update
November 5, 2024



Agenda

• Brief background of Madrona Links Golf Course ownership and operations
• Madrona Links Golf Course update
• Next steps



PenMet Parks recognizes the
importance of the Madrona Links
Golf Course to our community.
PenMet Parks will continue to
maintain Madrona Links as a
public 18-hole golf course.



PenMet Parks is taking steps to
preserve Madrona Links as an 18-hole
golf course, improve course conditions,
and steward this asset to protect public
funds and benefit our community.

These actions will not affect golf
operations.



Background



Lease history for Madrona Golf Course
1977

City of Tacoma enters into a 50-year lease with Tyson to develop, manage, and 
operate Madrona Links Golf Course. The cost to construct the golf course is $1 
million.

1978 The golf course opens to the public.

1978-1986 Tyson operates the golf course.

1986-2014 Tyson subleases the golf course operation to JDL, Inc. 

2008 PenMet Parks purchases Madrona Links from the City of Tacoma. As part of the 
purchase, PenMet Parks is required to assume the Tyson operating lease. 

2014 Tyson subleases the golf course operation to Stutsman Enterprises, Inc. 

2023 Tyson seeks to assign lease to Rosenbloom / ZTM Holdings.

2023-present Tyson renews sublease with Stutsman Enterprises, Inc. though 2028

2024 Tyson appoints Zack Rosenbloom as its representative.

2024 PenMet Parks terminates primary lease with Tyson for repeatedly failing to take 
action to correct identified deficiencies at Madrona Links

2028 50-year operating lease will expire



Owns land and golf course.
 

PenMet Parks

Tenant Responsible for all golf course and 
food and beverage operations, 

maintenance, and capital improvements.
 

Tyson

Sub-Tenant / Golf Course 
Operator

Stutsman Enterprises

Sub-Sub-Tenant / Food and 
beverage

RM Kelly
Hackers Bar and Grill

Purchased 14-acre parcel in 
2024

ZTM

Lease contract is only 
between PenMet 
Parks and Tyson 

Madrona Links 
Golf Course 
operational 
structure 



Owner/tenant/sub-tenant net revenues

Notes: Figures reflect total 
reported net revenue. PenMet 
Parks revenue is audited. Tyson 
and Stutsman revenues are as 
reported by Stutsman. 

PenMet Parks 
(owner), 
$355,126 

Tyson 
(tenant), 
$489,861 

Stutsman 
(sub-tenant), 

$1,457,027 
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The golf course has always been located on 
two separate parcels



Madrona Links Golf Course Update
Recap: 2008 – June 2024



Brief history: 2008 – June 2024

• 2008: PenMet Parks acquires Madrona Links Golf Course. PenMet Parks purchased 
Madrona Links Golf Course from the City of Tacoma for $2 million. As part of the 
transaction, PenMet Parks is required to assume the 50-year operating lease with Tyson.

• 2014: Stutsman begins operating Madrona Links. Tyson sub-leases course operations to 
Stutsman Enterprises. PenMet Parks consents to the sublease.

• 2019 - 2024: Course deficiencies identified. PenMet Parks receives feedback from 
community members citing concerns with conditions at the golf course and clubhouse.

• April 2022: First Notice of Default. In response to community feedback, PenMet Parks 
conducts a thorough course inspection, cites numerous deficiencies, and issues a Notice of 
Default directing Tyson resolve the deficiencies within 90 days.

• July 2022: Some concerns were corrected. PenMet Parks determines Tyson has been 
working to correct the material issues cited in the Notice and Tyson agrees to continue 
addressing on-going issues.



Brief history: 2008 – June 2024

• Summer 2023: Meeting with ZTM. ZTM expresses its interest in holding the long-term 
operating lease for Madrona Links Golf Course. PenMet Parks advises ZTM any operator 
would be selected through a competitive selection process.

• Summer 2023: Tyson requests to assign the operating lease to ZTM. (Rosenbloom and 
Owen). After consideration, PenMet Parks does not consent to the assignment because 
ZTM fails to provide any qualifications demonstrating their ability to operate a golf 
course or a specific plan to resolve the deficiencies at the course. 

• Summer 2023: PenMet Parks repeatedly expresses its interest in purchasing the 14-acre 
parcel from Tyson in order to keep Madrona Links Golf Course intact. 

• October 2023: Stutsman Enterprises operating lease renewed. Tyson conducts numerous 
course inspections and reports deficiencies are present. Tyson advises PenMet Parks it 
will issue a Notice of Default to Stutsman. However, instead of holding the sub-tenant, 
Stutsman Enterprise, accountable for correcting the deficiencies, Tyson renews the 
Stutsman sublease through 2028.



Brief history: 2008 – June 2024
• November 2023: Second Notice of Default. PenMet Parks issues a Notice of Default directing 

Tyson resolve the deficiencies within 90 days. Tyson takes no action.
• December 2023: PenMet Parks hires National Golf Foundation to complete a comprehensive 

assessment of Madrona Links Golf Course. 
• January 2024: Tyson sells 14-acre property to ZTM for $1 million without consulting or 

attempting to negotiate with PenMet Parks. 
• January 2024: Tyson appoints Zack Rosenbloom as its representative.
• March 2024: Property appraised at $2.49 million. PenMet Parks commissions an appraisal by 

a certified Member of the Appraisal Institute (MAI appraiser) to conduct a professional 
appraisal. The appraisal finds the fair market value of the 14-acre parcel to be $2.49 million 
based on the property’s highest and best use of single family residential subdivision. The 
appraised value is more than twice the amount ZTM paid a few months earlier. 

• June 2024: National Golf Foundation report finalized. The report identifies significant physical 
and operational deficiencies and contains recommendations for basic oversight, physical and 
operational improvements, and operating models.



Operating Lease Update
June 2024 - Present



July 2024: PenMet Parks issues Third 
Notice of Default to Tyson
PenMet Parks is responsible for stewarding Madrona Links as a public asset and 

holding the tenant accountable for its contractual obligations under the lease.
• July 15, 2024: Third Notice of Default. Based on significant physical and operational 

deficiencies cited in the National Golf Foundation’s assessment of Madrona Links Golf 
Course, PenMet Parks issues a third Notice of Default. In the Notice, PenMet Parks 
advises Tyson that the lease will be terminated if Tyson fails to resolve the specific, 
measurable defaults, or provide a written plan to resolve the defaults, within 90 days.

• July 2024: Tyson attempts to abandon its responsibilities to properly operate or maintain 
Madrona Links. Tyson demands its sub-tenant, Stutsman Enterprises, take action to 
resolve the issues. Tyson then directs PenMet Parks to deal directly with Stutsman to 
resolve the deficiencies identified in the third Notice of Default. This is an attempt by 
Tyson to abandon its responsibilities under the Lease despite continuing to collect revenue 
from greens fees.



August 2024: Tyson/ZTM request PenMet 
Parks reconsider its denial of the lease 
assignment
• August 2024: Request for PenMet Parks to reconsider lease assignment. Tyson/ZTM 

provide a resume and cover letter for a local golf professional and request that PenMet 
Parks reconsider its denial of the lease assignment. However, Tyson/ZTM refuse to 
provide any specific plan or intentions for Madrona Links Golf Course unless PenMet 
Parks consents to the lease assignment.



October 2024: 90-day period to correct 
deficiencies concludes; Tyson takes no action
• October 12, 2024: 90-day period concludes. PenMet Parks issues Tyson a Notice of 

Default with a 90-day period to resolve the identified deficiencies on July 15, 2024. The 
90-day period ends on October 12, 2024. Tyson does not provide PenMet Parks with any 
progress updates or plans to correct deficiencies identified in the Notice of Default before 
the deadline.

• October 15 and 17, 2024: PenMet Parks inspects Madrona Links Golf Course. At the 
conclusion of the 90-day period, PenMet Parks conducts two inspections of Madrona 
Links Golf Course. Although the operator has improved some of the maintenance 
practices recommended by the National Golf Foundation assessment, all of the 
deficiencies identified in the Notice of Default remain. Tyson has not taken any corrective 
action to resolve the deficiencies and has not developed any plans to resolve the 
deficiencies. 



Condition Photos
Unless otherwise noted, Madrona Links photos were taken on October 15, 2024 

and Meadow Park photos were taken on November 1, 2024



Trees

Dense fir trees at Madrona Links create shade that 
impacts turf health, roots impact turf, cart paths, and 

irrigation, and impact play by narrowing the golf course.

Trees at Meadow Park are generally thinner and limbed up higher than the trees to let in 
more light. Root pruning is performed so roots don’t impact playing surfaces.



Trees

Photo of Madrona Links dated 1992 shows fir trees planted by Tyson. The trees are 
significantly smaller than today, allowing light and nutrients to reach the turf. The operator 
performed some thinning several years ago, however left the stumps instead of removing 

them. The 2024 photos shows trees that have grown nearly 
unchecked with insufficient maintenance, thinning, or 
limbing, creating significant issues at Madrona Links.



Fairways

Madrona Links fairways are uneven with numerous bare areas. No fairway aerification 
was reported or performed. 

Smooth fairways with even turf at Meadow Park.



Fairways at Madrona Links 



Fairways at Meadow Park



Cart paths

Cart paths at Madrona Links are impacted by unmaintained tree 
roots, creating an unpleasant user experience and resulting in the 

creation of new ruts adjacent to the paths where drivers attempt to 
avoid buckles and heaves.

Smooth gravel cart paths at Meadow Park.



Fairway grading

Stumps that were buried under the fairways during the construction of Madrona Links are decomposing and creating an uneven playing surface.



Bunker at Madrona Links shows a built-up “lip” on the 
right side as a result of bunker rakes repeatedly 

pulling sand over the edge.

Bunker at Meadow Park has smooth, groomed edges.

Bunkers



Bunkers

Although the bunkers appear to have sand, they 
are not edged or lined. An exposed tree root 
shows damage from a mower (October 17, 2024 
photo).



Ponds

Ponds at Madrona Links with substantial vegetal growth. Pond at Meadow Park.



October 18, 2024: PenMet Parks 
terminates the primary operating lease
• October 18, 2024: Primary operating lease terminated. Tyson’s failure to fulfill its 

obligations under the lease and attempt to avoid its contractual obligations, while at the 
same time collecting a significant profit from the golf course operations, left PenMet 
Parks with no choice but to terminate the primary lease.

• This action will not impact course operations at Madrona Links. Although the primary 
lease with Tyson was terminated due to their failure to correct significant course 
deficiencies, PenMet Parks has the right to assume the sublease with Stutsman 
Enterprises. PenMet Parks will then provide oversight of Stutsman Enterprises to ensure 
that Stutsman fulfills its contractual obligations.

• This is a short-term solution. The 14-acre parcel was sold to ZTM subject to a provision 
that allows for the continued use of the parcel as part of the golf course for the duration 
of the subleases, which expire in 2028. After the subleases expire, the public will no longer 
have use of the 14 acres for golf or any other public purpose.



Property Acquisition Update
June 2024 - Present



July-August 2024: PenMet Parks makes full-
price offer to purchase the 14-acre parcel 
from ZTM; offer rejected
PenMet Parks has repeatedly expressed its desire to acquire the 14-acre parcel so that 
the entirety of Madrona Links Golf Course is owned by PenMet Parks and can remain 

an 18-hole golf course for public use in perpetuity. 
• July 2024: Formal offer to purchase 14-acre parcel. PenMet Parks formally offers to purchase 

the property at its appraised fair market value of  $2.49 million from ZTM, more than twice 
the amount that ZTM paid for the property in January 2024. PenMet Parks provides ZTM with 
a full copy of the appraisal conducted by a highly-qualified MAI appraiser. This offer was not 
made under the threat of eminent domain and was an attempt to engage the owners in an 
arm’s-length negotiation in the purchase and sale of the property. 

• August 2024: ZTM rejects the offer. On August 9, 2024, ZTM rejects PenMet Parks’ offer and 
shares an appraisal commissioned by ZTM. ZTM hires an appraiser that is not a certified 
Member of the Appraisal Institute (MAI appraiser) that values the property at $8.105 million, 
more than eight times the amount that ZTM paid for the property in January 2024. PenMet 
Parks reviewed the ZTM appraisal and determined the properties used do not support the $8.1 
million value.



August 2024: ZTM threatens the future 
of Madrona Links
• August 2024: ZTM indicates the property could be developed into 72 housing units. ZTM 

states they could develop the 14 acres into 72 housing units, which would jeopardize the 
future of Madrona Links Golf Course.

• August 2024: ZTM is only willing to sell the parcel to PenMet Parks at an inflated value. 
ZTM expresses that PenMet Parks would need to pay $8 million to purchase the property 
– significantly more than the appraised value of $2.49 million and eight times the amount 
ZTM paid for it eight months earlier.

• August 2024: ZTM purchases the parcel despite advance communication from PenMet 
Parks. ZTM states that they purchased the property expecting they could take over the 
Tyson operating lease, leading to a new 40- or 50-year lease. 
• PenMet Parks had expressly advised ZTM that a long-term lease would require a competitive 

selection process in June 2023, months before ZTM purchased the parcel. 
• In fall 2023, PenMet Parks considered approving the assignment of the Tyson lease to ZTM, 

however ZTM refused to provide any qualifications showing they are capable of managing the 
golf course so PenMet Parks did not approve the assignment. PenMet Parks notified Tyson of 
this decision on November 2, 2023, months before ZTM purchased the parcel.



September 2024: ZTM unwilling to consider a 
sale or lease of the property for continued 
public use of Madrona Links 

• September 2024: ZTM states it will not sell the 14-acre parcel to PenMet Parks for 
continued use as a golf course.

• September 2024: ZTM states it will not lease the 14-acre parcel to PenMet Parks for 
continued use as a golf course.



• PenMet Parks has made every effort to negotiate a purchase of the 14-acre parcel with ZTM in 
order to keep Madrona Links Golf Course intact and protect its future as a public golf course. 

• ZTM’s unwillingness to engage in good faith negotiations with PenMet Parks and threats to develop 
the property into residential housing are jeopardizing the future of Madrona Links Golf Course. 

• If PenMet Parks does not own the 14-acres, then ZTM will prohibit public use of that property and 
PenMet Parks will be forced to close the golf course.

• ZTM’s actions leave PenMet Parks with no other option but to consider acquiring the property 
through eminent domain to preserve it for public use.

After exhausting all other avenues, eminent
domain is the only remaining option that will
allow Madrona Links to remain a public 18-hole
golf course.



Eminent domain facts
Eminent domain, which is sometimes referred to as condemnation, is a process to 
acquire private property necessary for public use following due process of law and 
payment of fair compensation to the owner.

The property must be acquired for
public use, and may not be
acquired for less than fair market
value.



PenMet Parks has taken every reasonable 
step to preserve the property for public use
• In summer 2023, months before ZTM purchased the property, PenMet Parks expressed 

its interest in acquiring the property to the previous owner, Tyson, and to ZTM.
• In March 2024, PenMet Parks commissioned a qualified appraisal that found the fair 

market value of the property to be $2.49 million for it’s highest and best use, which was 
determined to be single family residential.

• In July 2024, PenMet Parks offered to purchase the property from ZTM at its full 
appraised value of $2.49 million. The offer was not made under the threat of eminent 
domain. 

• In August 2024, ZTM declined the offer and stated PenMet Parks would need to pay the 
inflated price of $8 million to acquire the property.

• In August 2024, PenMet Parks asked ZTM if they would consider leasing the property to 
PenMet Parks for continued public use as an 18-hole golf course.

• In September 2024, ZTM stated it will not sell or lease the property to PenMet Parks.



ZTM has not reciprocated PenMet Parks’ 
attempts to negotiate
• In August 2024, ZTM declined PenMet Parks’ offer to purchase the property at fair 

market value as determined by a highly qualified MAI appraiser.
• In August 2024, ZTM stated PenMet Parks would need to pay the inflated price of $8 

million to acquire the property.
• In August 2024, ZTM stated it could develop the property into 72 housing units, 

threatening the future of Madrona Links Golf Course.

• In September 2024, ZTM stated it will not lease the property.

• In September 2024, ZTM stated it will not sell the property.
• In October 2024, ZTM/Tyson offered to sell the property to PenMet Parks for $5.3 million 

if PenMet Parks agrees to waive all claims against Tyson/ZTM. Since the value of the 
property is $2.5 million, and because the NGF report found millions of dollars of deferred 
maintenance, this is not a viable settlement and would be an irresponsible use of taxpayer 
funds. 



Next steps



Next steps
• The Board of Park Commissioners will consider Resolution R2024-016 authorizing the 

acquisition of the 14-acre parcel through eminent domain to protect and preserve the 
public’s use of Madrona Links Golf Course on November 5.

• ZTM can choose to engage in good faith negotiations to avoid eminent domain 
proceedings, even if the resolution is approved.

• If PenMet Parks assumes the Stutsman sublease, it will provide oversight to ensure the 
course is operated in a “good, prudent, and businesslike manner” and maintained in “good 
condition and repair.” 

• PenMet Parks will hold Tyson accountable for its contractual obligations under the Lease, 
including capital and maintenance investments required to catch up with overdue 
maintenance and repairs that Tyson has ignored.



Next steps – planning for continued Madrona 
Links operations when current lease expires
• PenMet Parks is taking steps to plan for the future of Madrona Links Golf Course when 

the current operating lease expires.

• PenMet Parks will continue to use the National Golf Foundation comprehensive Madrona 
Links Golf Course assessment to prepare a scope of work for golf course management 
and operations that reflects our community’s priorities. 

• This includes established standards for golf course maintenance and operations, and 
requirements to provide public programing, including more youth programming. 

• The operator will be selected using a competitive Request for Proposal (RFP) process.

• ZTM, as well as any qualified golf course management company, will be invited to submit 
a proposal.  

• Using this competitive process, PenMet Parks will select the most qualified response that 
is also reasonably priced.



More information and updates

Visit 
penmetparks.org/madrona-links-golf-course 

for current information, documents, and frequently asked 
questions.

Email info@penmetparks.org for more information or to sign up 
to receive Madrona Links updates.



Q&A
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