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Introduction & Summary of Results 
Appendix A - Bangert Island Riverfront Transformation Project: Phase 1 (Project) Better Utilizing 
Investments to Leverage Development, or “BUILD,” Benefit-Cost Analysis provides the benefit-
cost analysis (BCA) of the Project improvements. It includes the estimation of Project costs and 
benefits, summarizes the principles informing benefit-cost analysis, and details the 
development of the full benefit-cost analysis, including computation of the all-important 
benefit-cost ratio.  

Subsections provide background and context on the Project, definitions, descriptions of societal 
benefits and how they relate to the BUILD Merit Criteria, and the methodologies used for 
estimation.  

The benefit-cost ratios of 7.19 using a 7% real discount rate demonstrates the Project benefits 
outweigh the Project costs and is therefore economically justified. 

In response to feedback from the City’s submission for the 2018 BUILD Grant, a risk and 
uncertainty analysis of the benefit-cost-ratio was conducted for the 2019 submission.  This 
analysis showed that the benefit-cost-ratio proved very stable, and returned a benefit-cost-
ratio of between 6.58 and 9.04 using a 7% real discount rate. 

Background  
The City of Saint Charles’ history and economic vibrancy is forever linked to its river roots. Yet 
today, approximately a quarter of the City’s Riverfront along Bangert Island sits blighted and 
underutilized. Flooding frequently damages properties that are adjacent to the island. Missouri 
River control structures, built in the 1930s and 1940s, caused the channel separating the 
properties from the island to fill with sediment. The Bangert Island Riverfront Transformation 
Project will recycle the channel spoils to raise the acreage adjacent to the island above the 100-
year flood elevation, creating both an aquatic resource and economically viable development 
sites.  

Streets of St. Charles encompass 27-acres of mixed-use development area incorporating retail, 
entertainment, and residences. It features a town center design with a neighborhood 
atmosphere. Located in the City of St. Charles in the St. Louis metropolitan area, it has become 
a destination for dining, shopping, entertainment, and a place to live and work. Streets of St. 
Charles is bordered by I-70, South 5th Street, South River Road and South Main Street, and has 
become a magnet that the City hopes to leverage.  

The Streets of St. Charles project also borders the proposed Project. It will supplement this 
unique development by bringing additional economic benefits to the community. 

Report Focus  
Appendix A presents the full Bangert Island Riverfront Transformation Project BUILD Benefit-
Cost Analysis. This report contains the estimation of the project costs and benefits and the 
calculation of the benefit-cost ratio. The sections of this Appendix are as follows: 

 Introduction & Summary of Results 
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 Section A - General Methodology 

 Section B - Project Costs 

 Section C - Transportation Infrastructure Improvement Benefits   

 Section D - Smart Growth Benefits  

 Section E - Property Value Benefits    

 Section F - Ecosystem Benefits  

 Section G - State of Good Repair Benefits 

 Section H – Project Benefit-Cost Analysis 

The five benefit categories and their components, including the BUILD Merit Criteria, are 
outlined in Exhibit I-1 below. 
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Exhibit I-1: Summary of Benefit Categories and BUILD Merit Criteria 

Benefit 
Category 

Category 
Description 

Societal Benefits 
BUILD Merit Criteria / 
Long-Term Outcomes 

Estimating Procedure 

Transportation 
Infrastructure 
Improvements 

 

Section C 

Economic benefits 
resulting from 
transportation 
modifications, such 
as road and sidewalk 
improvements. 

 Travel Time Savings 

 Operating Cost 
Savings 

 Safety / Prevented 
Accidents 

 Environment / 
Reduced Emissions 

 Quality of Life 

 Economic 
Competitiveness 

 Safety 

 Environmental Protection 

 Non-Federal Revenue 

 Innovation 

 

Estimate: time, safety, 
and emission reductions 
provided by pedestrian, 
sidewalk, path, and other 
improvements 

Smart Growth 
Impacts 

 

Section D 

Economic benefits 
resulting from 
locating workplaces, 
shopping, dining, and 
recreation together 
and closer to 
underserved 
populations. 

 Travel Time Savings 

 Operating Cost 
Savings 

 Safety / Prevented 
Accidents 

 Environment / 
Reduced Emissions 

 Health 
Improvements 

 Quality of Life 

 Economic 
Competitiveness 

 Safety 

 Environmental Protection 

 Non-Federal Revenue 

 Innovation 

Estimate: number of trips 
generated by new 
developments and share 
that have reduced travel 

Multiply: by time, cost, 
safety, environmental, 
and health factors 

Property Value 
Increases 

 

Section E 

Economic benefits 
resulting from 
creating new land 
value through 
increasing 
accessibility to the 
land while removing 
it from the 
floodplain. 

 Property Value 
Increases 

 Economic 
Competitiveness 

 Quality of Life 

 Innovation 

 Partnership 

 Non-Federal Revenue 

Estimate: sales prices of 
newly created lots and 
increased values of 
adjacent lots 

Ecosystem 
Impacts 

 

Section F 

Economic benefits 
resulting from 
infrastructure that 
improves water 
quality, creates 
riparian lands, and 
increases recreation 
and tourism. 

 Environmental 
Sustainability 

 Health 
Improvements 

 Environmental Protection 

 Quality of Life 

 Innovation 

Determine: acreages of 
improved lands, gallons 
of improved water, 
numbers of new users of 
recreation and tourism  

Multiply: by cost factors 
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State of Good 
Repair 

 

Section G 

Economic benefits 
resulting from the 
rebuild of 
transportation, and 
other public 
infrastructure, that 
provides 
maintenance and 
repair savings. 

 Maintenance and 
Repair Savings 

 State of Good Repair 

Estimate: maintenance 
and repair costs in 
absence of project 

Benefit Categories 
This subsection introduces the five benefit categories. Each category is discussed in greater 
detail in sections C-G of the report.  

Transportation Infrastructure Improvements Benefits are economic benefits resulting from 
transportation modifications, including road and sidewalk improvements. In this Project the 
transportation improvements can be divided into four societal benefit components: 

1. Travel Time Savings 
2. Operating Cost Savings 
3. Safety / Prevented Accidents  
4. Environment / Reduced Emissions 

In addition, the Project will have significant impacts on the economic vitality and quality of life 
in the community. The Project will create construction jobs during the four-year construction 
period and provide continuing employment in the commercial, retail, residential, and 
recreational aspects of the Project. This employment will provide income to the community, 
stimulating the local economy and creating additional jobs and income. 

Smart Growth Impacts Benefits are economic benefits resulting from locating workplaces, 
shopping, dining, and recreation together and closer to underserved populations. Some of the 
societal benefits of smart growth overlap those fostered by the transportation infrastructure 
improvements described earlier. Smart Growth Impacts Benefits include: 

1. Travel Time Savings 
2. Operating Cost Savings 
3. Safety / Prevented Accidents  
4. Environment / Reduced Emissions 
5. Health Improvements 

Property Value Benefits are economic benefits resulting from creating new land value through 
increasing accessibility to the land while removing it from the floodplain.  

Ecosystem Benefits are economic benefits stemming from infrastructure modifications that 
improve water quality, create riparian lands, and increase recreation and tourism. These 
benefits to society are detailed in a FEMA report, cited below in subsections of this report, and 
discussed in the Ecosystem Benefits section. They include:
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1. Aesthetic Value 
2. Air Quality 
3. Biological Control 
4. Biodiversity 
5. Climate Regulation  
6. Erosion Control  
7. Flood Hazard Reduction  
8. Hurricane Storm Hazard Risk 

Reduction 

9. Water Supply  
10. Fiber/Raw Materials  
11. Food Provisioning  
12. Habitat  
13. Pollination  
14. Recreation/ Tourism  
15. Storm Water Retention  
16. Nutrient Cycling  
17. Water Filtration  

18. Soil Erosion  
19. Carbon Storage  

20. Soil Formation  

In addition, the project will also provide health benefits by promoting a healthier lifestyle for 
residents of the community.  

State of Good Repair Benefits result from the current Project that avoid future rebuilding, 
maintenance and repair costs. These savings are economic benefits of the Project.  

What is a BCA?  
The next step involves development of the benefit-cost analysis (BCA). As noted in the BUILD 
Guidance, “BCA is a systematic process for identifying, quantifying, and comparing expected 
benefits and costs of a potential investment.”1 Inclusion of a BCA ensures that available funding 
is used for projects that provide “significant economic benefit to users and the Nation as a 
whole,” relative to the funds spent to implement the project. BCA theory and methodology are 
discussed in greater detail in the following sections. 

This report presents a complete BCA. The BCA quantifies all expected outcomes against a no-
build, or current status, baseline scenario. The BCA monetizes the Project’s expected benefits 
and compares the discounted present value of the benefits to the Project’s estimated costs.  

The BCA’s assumptions are well thought out and documented. Data sources are cited, values of 
key input parameters are supported, and detailed spreadsheets are included in the Appendices. 
All valuations and calculations adhere to both established BCA methodology and Department of 
Transportation BUILD Guidance. Benefit categories either adhere to the specified BUILD Merit 
Criteria or provide additional documented rationale. 

Results Summary 
Exhibit I-2 provides the estimates of both the benefits and costs, and the benefit-cost ratios in 
numerical form. These estimates are detailed for the 7 percent discount rate. 

 

 

                                                      
1 2019 BUILD Additional Guidance. Benefit-Cost Analysis for Applicants. U.S. Department of Transportation. 
https://www.transportation.gov/BUILDgrants/additional-guidance 

https://www.transportation.gov/BUILDgrants/additional-guidance
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Exhibit I-2: Benefits, Costs, and Benefit-Cost Ratios for the Project ($1,000s) 

 

Exhibit I-3 again summarizes the benefits and costs, and the benefit-cost ratios, in numerical 
form, but also adds the calculation of the net benefit. The net benefit is an alternative measure 
of a project’s worthiness. In total, the Project is estimated to provide $114.7 million in net 
benefits (assuming a 7 percent discount rate). 

Exhibit I-3: Benefits, Costs, Benefit-Cost Ratios, and Net Benefits for the Project ($1,000s) 

 

This analysis concludes: 

1. The benefits of the Project outweigh the costs; 
2. The Project provides a promising investment of public funds. 

Organization of the BCA Report  
The BCA Report is divided into several sections and subsections. 

Section A: General Methodology 

The General Methodology section presents the rationale, theory, and calculation plan for 
completing the full BCA. This section describes how the methodology conforms to the BUILD 
Guidance provided by the U.S. Department of Transportation and, where appropriate, how 
additional direction postulated by other government agencies is incorporated into the analysis.  

General Methodology subsections review how the process of BCA assists decision makers in 
comparing a project against a no-build alternative, and the procedure for adjusting the analysis 
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to accurately account for the changing value of the dollar over the life of the project. The 
subsections also explain the major systematic steps in BCA, and the importance and 
interpretation of both the net present value analysis and the critical benefit-cost ratio. 

Section B: Project Costs 

The Project Costs section describes how analysts use the no-build, or base case, condition to 
compare against the Project. This section also presents the analytical assumptions for one-time 
capital and on-going maintenance costs associated with the Project.  

A subsection details the one-time construction, planning, engineering and design costs, 
followed by a subsection on maintenance costs. The final subsection presents the justification 
and methodology for using a discounted value of the costs.  

Sections C-G: Project Benefits 

The next five sections present the Project Impacts & Benefits. The categories are derived from 
criteria specified in the USDOT BUILD Guidance. However, this project is a bit unconventional in 
that it includes both transportation and storm water infrastructure. The results include 
improved transportation systems and newly developable land recaptured from the 100-year 
floodplain.  

Therefore, the benefit calculations include traditional transportation benefits (travel time 
saved, crashes avoided, vehicle operating costs savings and reduced vehicle emissions) and the 
increased value of the land elevated above the floodplain elevation. The benefits also include 
an Automated Electric Trolley and access to an improved ecological recreation asset: Bangert 
Island Park. The BCA presents the expected benefits and impacts of the project and estimates 
the dollar values of each impact. 

The BCA is organized around the drivers that change the measures of effectiveness (MOE) of 
the Project. The changes in these MOE, such as time saved or crashes avoided, are monetized 
to estimate the benefits of the project. Some MOE can occur in more than one Benefit Driver 
Section. Travel time savings and crash reductions, for example, occur in both the Transportation 
Infrastructure Improvements Benefits section and in the Smart Growth Benefits section.  

The description and rational for inclusion of these and other MOEs are included in each benefit 
section as they appear in case a single reviewer was reading that section. 

Section H: Project Benefit-Cost Analysis 

The final section, Benefit-Cost Analysis, combines the results of the individual benefits and costs 
to evaluate whether the project investment is justifiable. This section of the analysis accounts 
for the change in value of the dollar over time, as described in the BUILD Guidance.  
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Section A: General Methodology  
This section presents the overall methodology to calculate the full benefit-cost analysis (BCA). 
The methodology draws from several widely recognized sources. These sources include the 
BUILD Guidance provided by the U.S. Department of Transportation in December 2018,2 and, 
where appropriate, direction from the National Cooperative Highway Research Program,3 
Federal Emergency Management Agency (FEMA),4 and US Army Corps of Engineers (USACE).5  

The BCA estimates the anticipated benefits expected from this Project over its lifetime 
compared to the Project’s anticipated costs. The costs include resources to construct the 
project and the anticipated costs of maintenance. The estimated monetized benefits are based 
on projected impacts to users and non-users of the project.  

This BCA incorporates the latest Guidance available. It uses the updated parameter values 
specified by the USDOT, taking into consideration the latest discussion of both selection of 
analysis period and construction cost accounting. The BCA also incorporates the latest statutory 
and regulatory information available. The BCA is transparent, reproducible and provides step-
by-step rationales regarding its approach and methodology.  

The subsequent section identifies the various impacts expected as a result of the Project. These 
impacts frame the organization of the BCA and identify the relative significance of each 
expected impact. Claimed benefits are linked to the Project, as directed in the USDOT 
Guidance. Additional Project benefits are described and justified, as required. 

Benefit-Cost Analysis  
BCA monetizes both the economic benefits and costs of a project to assist decision makers in 
their consideration of project development.  

The initial comparison in BCA is to calculate the net benefits. This is done by subtracting 
economic costs from total economic benefits. The second comparison is to calculate the 
benefit-cost ratio (BCR) by dividing the present value of total economic benefits by the present 
value of total economic costs. The ratio allows for justifying a single project, or ranking and 
comparing different projects, by conveying which project produces the most benefits for every 
dollar of cost (total benefits/total costs).  

A BCR of one (1) indicates that the total benefits equal the total costs. In this case, for each 
dollar of cost, a dollar of benefits accrues. If the BCR is less than one (1), the total costs exceed 
the total benefits. This indicates a poor investment of resources. In this instance, the decision 
makers may review non-monetized benefits to determine if a project can be justified. A BCR 

                                                      
2 Office of the Secretary, U.S. Department of Transportation. Benefit-Cost Analysis Guidance for Discretionary 
Grant Programs. December 2018.  
3 Guidebook to Funding Transportation Through Land Value Return and Recycling. NCHRP Research Report 873. 
2018.  
4 FEMA Benefit-Cost Analysis Re-engineering (BCAR). Development of Standard Economic Values. Version 6.0 
December 2011.  
5 https://www.usace.army.mil/ 

https://www.usace.army.mil/
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greater than one (1) indicates the project is economically justified where the project generates 
more than one (1) dollar in benefits for each dollar spent.  

For projects such as transportation infrastructure development, decision makers can compare 
and prioritize projects from a variety of development scenarios. Projects with higher BCRs are 
preferred, and the BCR becomes a factor by which projects are authorized to move from 
conceptual planning to detailed design and implementation. Project selection may also reflect 
projects with higher net benefits. Exhibit A-2 provides some useful applications of BCA.  

 
Exhibit A-2: Useful Applications of Benefit-Cost Analyses (BCA) 

 

The BCA recognizes, as noted in the USDOT BUILD Guidance, that the comparison of benefits to 
costs over the life of a project is not as simple as adding up the benefits. This is because the 
value of a dollar changes with time. A dollar an entity spends or earns in the future is usually 
worth less than it is today. Therefore, to compare multiyear projects, one must account for the 
changing value of the dollar.  

Two factors account for the diminishing value of the dollar with time: inflation and the time 
value of resources. As directed, the BCA is careful not to compare nominal dollars, which reflect 
inflation (also known as current or year-of-expenditure dollars). Rather, this report compares 
projects in constant dollars or real dollars, expressed in a common base year with the effects of 

Useful Applications of Benefit-Cost Analyses 

A BCA considers the changes in benefits and costs that a project would cause by a 
potential improvement to the status quo. Decision makers may use BCA to help 
determine the following: 
 

 Whether or not a project should be undertaken at all - (i.e., whether the project's 
life-cycle benefits will exceed its costs) 

 
 When a project should be undertaken - A BCA may reveal that the project does 

not pass economic muster now, but would be worth pursuing in the future due to 
projected regional growth. If so, it is prudent to take steps now to preserve the 
future project’s footprint 

 
 Which among many competing alternatives and projects should be funded given 

a limited budget - A BCA can be used to select from among design alternatives 
that yield different benefits 

 
 After project implementation - A BCA can evaluate current project performance, 

or evaluate implemented projects, to verify BCA ratios for future project 
performance measurement 
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inflation removed. This BCA uses the U.S. Bureau of Labor Statistics (BLS) Consumer Price Index 
(CPI) Inflation Calculator to convert nominal dollars into real dollars.   

The time value of resources is accounted for by the annual percentage factor known as the 
discount rate. This adjustment reflects the principle that benefits and costs that occur earlier 
are more highly valued than those that happen in the future. The discount rate accounts for the 
costs associated with rerouting assets needed for an investment from other beneficial uses. 
Through discounting, decision makers can objectively compare their investment against the no-
build scenario, based on their respective current values.  

This BCA presents the results using a 7 percent per year discount rate to discount streams of 
costs and benefits to their present values. Each category of benefits and costs is discounted 
separately for each year of the analysis period for which it accrues.  

The analysis period of thirty-four (34) years for this BCA covers the years of initial development 
and project construction, and the operational period over which the benefits and recurring 
costs are attained. As a rule-of-thumb, the USDOT recommends no less than a twenty-year 
timeframe for BCA.6  

This Project has a construction period of 4 years, and 
we have assumed an operating period of 30 years to 
realize the full economic development potential of 
the Project. As such, the Project analysis period 
begins in 2018 and ends in 2052. The estimates of 
benefits and costs cover the same scope as the 
Project.  

Exhibit A-3 provides the major steps in the BCA 
analysis process, in which the Project is compared to 
the no-build scenario. 

The objective of the following sections is to discuss, 
in greater detail, several methodological issues and 
procedures applied in this review. These areas 
include defining the base case condition and 
adjusting the benefit and cost values.  

Base Case Condition (“The Without Project Alternative”) 

An important aspect of BCA is the selection of a base case (i.e. a “do-nothing base case” or a 
“no-build alternative” in USDOT BUILD terminology) and its comparison with the recommended 
Project. USDOT suggests a more accurate description of the base case is that of a “do minimal” 
scenario, allowing for maintenance and ongoing operations of the facility. In essence, this 

                                                      
6 U.S. Department of Transportation. Office of the Secretary. Benefit-Cost Analysis Guidance for Discretionary 
Grant Programs. December 2018.  

1. Establish objectives 

2. Identify constraints and specify 
assumptions 

3. Define the base case  

4. Set the analysis period 

5. Develop base case estimate 

6. Estimate benefits and costs relative 
to base case 

7. Compare net benefits and calculate 
the cost-benefit ratio 

8. Make recommendations 

Exhibit A-3: Major Steps in the Benefit- 
Cost Analysis Process 
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defines the condition absent the proposed Project.7 Though the project is not completed in this 
scenario, the BCA does consider changes that would nevertheless occur in the absence of the 
Project itself.  

Benefit-Cost and Net Present Value Analysis 
To determine whether an investment is justifiable, a BCA quantifies the benefits and costs. The 
analysis can analyze benefit and cost quantities in a variety of ways, such as total benefits 
minus total costs (i.e. net present value analysis) or benefits divided by costs (i.e. benefit-cost 
ratio).  

In this case, the net present value of the costs is based upon estimated capital costs provided 
by the City of St. Charles and their engineers. Costs and benefits are estimated in 2019 dollars.  
However, in order to be meaningful, a BCA must not only express all benefits and costs in 
monetary terms, it must also account for the change in the value of the dollar over time as 
described in the section above.  

As noted, the value of a dollar changes not only with inflation, but also because today’s dollar is 
worth more than a future dollar. For example, a single dollar available today would be worth 
more than one single dollar in five years because the dollar today could be invested and earn 
interest (income) for five years. An economic concept called “net present value,” accounts for 
the impact of time on the value of money and discounts the future value of a dollar.  

An appropriate discount rate can be used to calculate the "present value" of any sum of 
resources or money to be spent or received in the future. The discount rate for costs and 
benefits applied in this BCA is 7 percent. Through discounting, a project investment can be 
objectively compared against the no-build alternative based on the respective present values. 
This concept of net present value is important because the timing of project costs and benefits 
are often distinct. 

A frequent observation in public infrastructure projects is that costs accrue both immediately 
and over time. Benefits, meanwhile, accrue over time and after the accrual of most costs. 
Exhibit A-4 provides the pattern of a theoretical project benefit and cost flows. Costs, as 
considered by an engineer, inflate over time to reflect the generally accepted increases in the 
costs for goods and services. This provides an estimate of the cash that is going to be necessary 
to complete a project. However, benefits, as considered in economics, are discounted as they 
move into the future. Net present value provides the common ground to properly analyze costs 
and benefits. 

                                                      
7 Office of the Secretary, U.S. Department of Transportation. Benefit-Cost Analysis Guidance for Discretionary 
Grant Programs. December 2018. 
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Exhibit A-4: Typical Streams of Project Costs and Benefits 

 

Most major infrastructure projects use a period of analysis of 20 to 50 years, though some use a 
longer period.8 However, there is no specific criterion for selecting a period of analysis. For the 
purposes of developing this BCA, a period of 4 years of construction and 30 years of operation 
has been utilized. 

As noted above, a BCR greater than one (1) indicates the anticipated net present value of 
benefits derived because of the proposed improvements will exceed the estimated net present 
value of costs, and that the investment is anticipated to provide positive value to the 
community. A ratio of less than one (1) indicates that the anticipated benefits are less than the 
estimated costs and would require further study or innovative strategies to justify the project. 

 

Risk and Uncertainty 
 

A project BCA requires the development or collection of a wide variety of information.  Some of 

this information may be directly observable, but others may require estimation or forecasting 

from previous time periods.  For each cost and benefit category, the analysts seek to produce 

the best estimate for that item.  However, there is inherent uncertainty in the precision of the 

estimates.  Some data may be old or improperly collected.  Even the best estimates may be 

wrong as future conditions may not be what was anticipated. 

Engineering cost estimates address uncertainty by incorporating a contingency cost in their 

estimates.  In early cost estimates, the contingency may be large, but as design moves to 

construction the project aspects become better known and the contingency (uncertainty) is 

reduced.  Still, project costs may be more or less than anticipated. 

                                                      
8 USACE, National Economic Development Procedures Manual, Urban Flood Damage. IWR Report 88-R-2. March 
1988 

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21

Time 

Benefits 

Costs 
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Benefit estimation is a multistage process.  First, analysts must identify measures of 

effectiveness (MOE) for each component of the investment.  For example, smart growth 

investments may eliminate some automobile use, reducing congestion, eliminating emissions, 

reducing crashes, and saving fuel.  In each case, the analyst must estimate the amount of 

change in the MOE.  The assumed change in the MOE with and without the project is uncertain. 

and this uncertainty must be recognized in the analysis.  

Each MOE could be studied in detail to develop a potential distribution of potential outcomes.  

These distributions could be analyzed in a simulation to estimate an expected value to be 

applied in the BCA.  Unfortunately, we do not have enough data to develop such simulation.  

We rely on the literature for estimating the best value for each MOE.  Then we apply a price to 

that change in value to estimate each benefit. 

In some cases, the literature for a benefit category specifically addresses the uncertainty in 

others it does not.  Experienced benefit analysts understand the level of uncertainty and how it 

varies across categories.  In order to address uncertainty in this BCA, we have assigned a high 

and low range for each category measured.  This range is used to calculate a high and low range 

for the value of the category.  That range, high and low, are then run through the BCR 

calculation.  This review provides a measure of confidence in the expected value of the project 

BCR.   
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Section B: Project Costs  
 

This section describes the analytical assumptions for both one-time capital and on-going 
maintenance costs associated with the Bangert Island Riverfront Transformation Project. The 
first subsection describes the baseline and the alternative. The next subsection details the one-
time construction, planning, engineering and design costs. The third subsection describes the 
maintenance costs. The fourth and final subsection of this chapter presents the discounted 
value of the costs. 

Baseline and Alternative 
This BCA measures costs and benefits of the proposed Project against a baseline (also called the 
“base case” or a “no build” case). The baseline represents an assessment of the way the world 
would look should this Project not receive the requested BUILD Discretionary Grant funding.  

The redevelopment area in the baseline, for the most part, will resemble the present state. 
However, the BCA analysis factors in projected changes (e.g., baseline economic growth, 
increased traffic volumes, completion of already planned and funded projects) that would occur 
absent the proposed Project.  

Furthermore, the baseline assumes the continuation of reasonable and sound management 
practices. For example, the baseline scenario assumes continued maintenance on the street 
network and other public infrastructure systems by the local government. The baseline is also 
realistic in terms of transportation assumptions. For instance, most drivers, pedestrians, and 
bicyclists will continue to follow their current routes absent the proposed Project. 

The proposed Project has independent utility. It has transportation value in the absence of the 
other components. All of the costs and impacts of the Project form the basis of the estimates of 
benefits and costs, as it would be incorrect to claim benefits for the entire project but only 
count the costs associated with the infrastructure improvement project to be funded by the 
BUILD Discretionary Grant. It is also part of a larger urban renewal and smart growth project.  
For example, it is adjacent to and will provide synergy with the highly successful Streets of St. 
Charles project, as well as The Family Arena to the south and west and downtown St. Charles, 
the Lewis and Clark Boat House and Nature Center, and casino, to the north and east. 

The City of St. Charles may eventually build this project absent BUILD funding. However, the 
probability of that occurring and the possible length of delay is unknown. Such a delay would 
only postpone both benefits and costs. This would result in a similar benefit-cost ratio with 
fewer net benefits. The lost benefits - added emissions, lost-time, accident costs - will not be 
recovered. Moreover, this Project will aid in demonstrating the compelling benefits of this 
innovative smart growth development. Therefore, this BCA does not include a “now versus 
later” comparison. 
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Capital Costs 
The City of St. Charles engineering staff developed capital costs for the Project. Exhibit B-1 
provides the costs for the Project. Each element of the project provides the number of units 
and the unit costs for each required item.  

In addition, costs are included for contingency (20%), inflation (3% for 2 years), construction 
testing, preliminary engineering, property acquisition, and utility relocations. Total costs are 
just over $20 million when previously expended costs are not included. Note that in BCA the 
inclusion of an adjustment for inflation is not standard practice. Instead, economists typically 
conduct BCA in current (today’s) dollars, as forecasting inflation into the distant future for a 
variety of goods and services is too uncertain. 
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Exhibit B-1: Project Costs for Phase 1 – Units, Unit Costs and Extensions  
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Exhibit B-2 summarizes the potential funding allocation for the project by local funding source 
and year. This Project schedule is from the Project Charter developed by the City of Saint 
Charles Department of Engineering.9 The final column of Exhibit B-2 indicates the level of 
certainty of these funds.  “High Certainty Level” are funds that are currently budgeted, 
appropriated, or committed.  All matching funds are in place, the City has added two funding 
partners since its 2018 application, and the City is waiting on BUILD Grant funds in order for this 
project to be initiated and completed.  

It is important to note that the funding sources below do not include certain funds which have 
already been expended on the project. These “sunk costs” are costs which are already 
expended on the project.  Specifically, the funds for the construction of S. River Road/Arena 
Parkway, grading of material onsite, and preparation of design and permitting documents 
though  a United States Army Corps of Engineers Planning Assistance to States (USACE PAS) 
Grant are not included in the funding sources since the funds are expended or encumbered but 
are included in the project estimate. Additionally, the USACE PAS Grant federal and local funds 
are specifically separated and not included in the matching funds for the project per USDOT 
guidance on matching funds. 

Exhibit B-2: Project Funding by Source and Year  

 

The top part of Exhibit B-3 combines the funding by source by year. The ideal estimates, from 
an economics perspective, are the construction estimates with the line item for inflation 
removed, the analysis rescales the funding estimates to sum to those construction estimates 
with the line item for inflation removed. The bottom part of Exhibit B-3 provides those rescaled 
estimates, which the BCA uses as the final construction costs by year. 

                                                      
9 City of Saint Charles, Department of Engineering, Bangert Island Riverfront Transformation Project, Project 
Charter, Project Number 18STM31, Charter Version 1, 4/13/2018. 
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Exhibit B-3: Project Funding by Phase and Year 

 

Maintenance Costs 
Maintenance costs for the Project were provided by SmithGroupJJR, Inc., in conjunction with 
the City of Saint Charles. Estimates using cost per lane mile data from MODOT,10 and unit cost 
data from the City of Saint Charles, were also applied to this Project. Exhibit B-5 provides the 
unit maintenance costs. 

 

Exhibit B-4: Unit Maintenance Costs 

 

SmithGroupJJR, Inc. engineering staff also developed estimates of the linear feet and lane-
miles, for each street and improvement type based on the Project plan that would require 
maintenance. Exhibit B-5 provides the estimates of linear feet and lane-miles for the Bangert 
Island Riverfront Transformation Project. 

Exhibit B-5: Estimates of Linear Feet and Lane-Miles for Bangert Island Riverfront 
Transformation Project 

                                                      
10 http://epg.modot.org/index.php?title=144.5_Pavement_Maintenance#PASER_Rating_System 

Phase FY 2018 FY 2019 FY 2020 FY 2021 Total

Phase 1 $0 $3,300,000 $8,500,000 $8,212,536 $20,012,536

Total $0 $3,300,000 $8,500,000 $8,212,536 $20,012,536

Phase 1 $0 $3,206,479 $8,259,112 $7,979,795 $19,445,385

Total $0 $3,206,479 $8,259,112 $7,979,795 $19,445,385

Funding Totals

Construction Estimate Totals Without Inflation

Maintenance Activity

MODOT Cost 

per Lane 

Mile

Unit Cost  

per City of 

Saint 

Charles

New -$                

Major Coarse Chip Seal 10,000$         

Major 1 3/4 AC 70,000$         

Major 2 3/4 AC 140,000$       

Reg Coarse Chip Seal 10,000$         

Regional 1 3/4 AC 70,000$         

Regional 2 3/4 AC 140,000$       

Signalization 200,000$    

Bridge Deck Seal 15,000$       

Bridge Gaurdrail Repairs 15,000$       

Bridge Reconstruct 750,000$    

Minor HD Mineral Bond 16,000$       

http://epg.modot.org/index.php?title=144.5_Pavement_Maintenance#PASER_Rating_System
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The BCA multiplies the estimates of unit costs by the applicable lane-miles for the both current 
year and five maintenance cycles. SmithGroupJJR, Inc. engineering staff determined the 
maintenance cycles, using the same MODOT source cited earlier, for the unit costs. Exhibit B-6 
provides estimates of maintenance costs for the BUILD alternative. 

Exhibit B-6: Estimates of Maintenance Costs for the BUILD Alternative 

 

 

Exhibit B-7 first summarizes  capital and maintenance costs. Exhibit B-7 also discounts the costs 
in each year using a 7 percent discount rate.  

The total, undiscounted costs of the project are approximately $22.3 million. Using a 7 percent 
discount rate, the total costs are approximately $18.5 million.  

These estimates serve as the denominator in the BCR. If the discounted stream of Project 
benefits exceeds the discounted stream of Project costs, the BCR will be greater than one. A 
benefit-cost ratio over one indicates that a project represents a worthwhile investment.  
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Exhibit B-7: Summary of Discounted Project Costs 
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Section C: Transportation Infrastructure 
Improvement Benefits  
 

This section describes the four Transportation Infrastructure Improvement Benefits examined 
in the BCA. Each is expected to provide positive economic value as a result of the Project. The 
four benefits include the following:  

1. Travel Time Savings 
2. Operating Cost Savings 
3. Safety / Prevented Crashes 
4. Environment / Reduced Emissions  

A key component of this Project is the introduction of a newly signalized intersection. A history 
of traffic delay and vehicle crashes on Arena Drive and South Main Street will be improved 
upon by the Project-induced traffic flow, which will also provide increased safety to pedestrians 
and vehicles.  In addition, a new Autonomous Trolley will be introduced connection the new 
development area and Streets of St. Charles to The Historic Main Street District in Saint Charles.  
This will also improve traffic flow and pedestrian safety. 

Travel Time Savings 
The Value of Travel Time Savings (VTTS) is a benefit specified in the USDOT BUILD Guidance. In 
fact, VTTS is noted as one of the most common goals of transportation infrastructure 
improvement projects. Improved traffic flows, or the provision of new connections, often result 
in reduced travel times.   

Description 
The Value of Travel Time (VTT) refers to the cost of time spent on transport. It includes waiting 
and actual time in travel. VTT encompasses costs to consumers of personal (unpaid) time spent 
on travel, and costs to businesses of paid employee time spent in travel. The Value of Travel 
Time Savings (VTTS) refers to the benefits from reduced travel time costs.11 

Total travel time cost is the product of time spent traveling and unit costs. Unit costs can vary 
by travel conditions, type of travel and traveler preferences.12 Therefore, total travel time costs 
can differ by traveler preference or needs, and for different parts of a trip. Unreliability imposes 
additional costs. The team used the VTTS guidance from the BUILD Resource Guide relating to 
value of time rates. 

Factors that affect travel time valuation include the following: 

 Type of trip, traveler and pleasant/unpleasant conditions 

 Objectively measured vs. perceived travel time 

                                                      
11 Transportation Cost and Benefit Analysis II – Travel Time Costs. Victoria Transport Policy Institute, 2013, p. 5.2-2.  
12 Kenneth Small, Clifford Winston and J. Yan (2005), Uncovering the Distribution of Motorists’ Preferences for 
Travel Time and Reliability: Implications for Road Pricing, University of Irvine (www.economics.uci.edu).   
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 Income levels of travelers 

 The experience or perceived health benefits 

 Variability and arrival uncertainty 

 Type of travel (e.g. Driving vs. transit) 

 Improvements that reduce motorists’ need to chauffeur non-drivers 

 Drivers vs. non-drivers 

Rationale  
Economic Competitiveness is one of five long-term outcomes and primary selection criteria in 
the FHWA’s BUILD grant program.13 Benefits, such as a reduction in travel time, contribute to 
the economic competitiveness of the Project area.  

The Project will improve travel times in the city by reducing the number of individuals needing 
to travel beyond the newly developed area. Travelers will experience shorter, more reliable 
commutes as a result of this project. 

Methodology 
The BCA followed the methodology noted in the USDOT BUILD Guidance. The recommended 
values of travel time savings provided in Appendix A, Table A-3 of the Guidance are 
incorporated into the calculations for private, in-vehicle travel. However, no commercial vehicle 
benefits are estimated. The 2017 values are updated to 2019 rates.   

This time savings is valued by travelers at the rates suggested in the transportation literature. 
To estimate the net present value of these benefits, this analysis completes the following steps:  

1. Estimate the number of travelers receiving this benefit. 
2. Estimate the improved travel time along the newly developed areas. 
3. Estimate the length an average traveler’s trip. 
4. Estimate Annual Travel Time Savings. 

Travel Time Reliability 
Congestion on America’s roadways continues to cost travelers by slowing average trip time and 
increasing variability of trip time. More than half of all congestion is due to unexpected or 
nonrecurring delays caused by crashes, construction work zones, special events, or weather 
conditions.14 Inconsistent travel conditions are frustrating, cost travelers time and money, and 
put motorists and traffic incident responders at greater risk. Reliability promotes the quality 
and consistency of travel times encountered by individuals as they go about their daily lives. 

Description  
Reliability of travel time has been deemed to be of the utmost importance, therefore an entire 
section of the Strategic Highway Research Program SHRP 2 program was dedicated to the topic. 
These studies seek to improve travel-time reliability by providing transportation agencies with 

                                                      
13 BUILD Discretionary Grants. https://www.transportation.gov/BUILDgrants 
14 https://ops.fhwa.dot.gov/plan4ops/reliability.htm 

https://ops.fhwa.dot.gov/plan4ops/reliability.htm
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data monitoring, analysis, and planning tools to understand how fluctuations in traffic and road 
conditions affect traffic operations. These studies also identify effective strategies to reduce the 
variable and uncertain travel times caused by recurring and nonrecurring congestion. 

Rationale  
Improving transportation reliability is a top strategic goal adopted by the U.S. Department of 
Transportation (USDOT). Travel Time Reliability is defined as, “the consistency or dependability 
in travel times, as measured from day-to-day and/or across different times of the day.”15 

Travel Time Reliability is significant to many transportation system users, whether they are 
vehicle drivers, transit riders, freight shippers, or pedestrians. Personal and business travelers 
value reliability as it allows them to use their time more efficiently. Shippers and freight carriers 
require predictable travel times to accurately predict costs and remain competitive. 

Methodology 
The USDOT does not currently recommend a specific methodology for estimating the value of 
travel time reliability. USDOT does acknowledge the additional complexity involved in these 
estimates. The proposed Project will improve reliability in the project area. The addition of 
connectivity between the commercial areas of St. Charles, and the addition of a signaled 
intersection, will speed flow, reduce incidents, and improve reliability. The project design also 
emphasizes active transportation by providing walking and biking paths for residents, workers, 
and visitors.  The Autonomous Trolley will also improve flow and discourage short trips within 
the Main Street and project areas. 

Results  
No monetized reductions in travel time reliability were developed, but we believe that the 
reviewers should consider the reliability improvement benefits in their review. 

Operating Cost Savings 
The reduction of costs to operate a vehicle is a recognized transportation benefit. This 
subsection describes this benefit and documents the rationale for including it in this BCA.  

Description 
Transportation infrastructure improvements often smooth the flow of traffic, thus reducing the 
wear-and-tear of congestion driving on vehicles. These changes often result in lowering the cost 
of operating vehicles for passenger operators. These savings appear in the form of lower gas 
expenditures, reduced maintenance and repair costs, and depreciation.16 The reduction in costs 
of operating vehicles is a benefit to the individuals and the local community. 

                                                      
15 https://ops.fhwa.dot.gov/perf_measurement/reliability_measures/index.htm 

16 Office of the Secretary, U.S. Department of Transportation. Benefit-Cost Analysis Guidance for Discretionary 
Grant Programs. December 2018. 

 

https://ops.fhwa.dot.gov/perf_measurement/reliability_measures/index.htm
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Rationale 
The benefit of vehicle operating cost savings is specified in the USDOT BUILD Guidance as 
applicable to both passenger-related and freight-related projects. The Project is expected to 
realize this benefit for City of Saint Charles residents by improving roads, which will result in 
savings through reduced fuel consumption and miscellaneous operating costs. Passenger-
related improvements will reduce operating costs and travel mileage for service providers and 
private vehicle users. These will result in economic benefits to the Saint Charles community.    

Methodology 
This BCA followed the guidelines for determining vehicle operating cost savings specified in 
both the USDOT BUILD Guidance and the transportation literature.  

Results 
 

The benefit cost analysis includes and assessment of the Smart Growth impacts of the project.  
These benefits include a reduction in privately owned vehicle (POV) trips and miles traveled.  
These reductions, in turn, reduce fuel consumption and other vehicle operating costs.  For the 
purpose of this analysis, VOC reductions are included in the Smart Growth benefits. 

Environment/Reduced Emissions 
Operating a vehicle can generate the emission of air pollutants that affect society. Therefore, 
transportation projects that reduce emissions may produce environmental benefits. The Smart 
Growth nature of this project, discussed in the Smart Growth section below, will result in 
reducing vehicle miles travelled and emissions.  

Description 
Gasoline powered vehicles combust transportation fuels and produce emissions of air 
pollutants. Some transportation projects have potential to reduce those emissions. As 
described in the USDOT BUILD Guidance, the economic damages that result from society’s 
exposure to these emissions are negative externalities – the costs are borne by all rather than 
the just travelers and operators whose behavior produces such emissions. This Program has the 
potential to reduce emissions, and this reduction can be valued as economic benefits in the 
BCA. 

The Build Guidance defined Emission Benefits as “saved Social Costs of air pollution.” Air is a 
traditional public good. Furthermore, damage to air quality can cause negative health impacts, 
damage to surfaces, climate change, and impairment to visibility.  

Therefore, public investments that reduce mobile source emissions can reduce the amount of 
pollutants emitted to the atmosphere. This outcome reduces the negative impacts to 
individuals, structures, agriculture, and the climate. These pollutants are quantified via tailpipe 
emissions from automobiles, trucks, and buses. 
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Rationale 
The reduction of emissions from motor vehicles represent an economic benefit to society. 
Common local air pollutants as a result of vehicle operation, such as sulfur dioxide, nitrogen 
oxides, fine particulate matter and volatile organic compounds impact public health, reduce 
visibility and cause materials damage.  The USDOT Guidance provides recommended economic 
benefit values for emissions reductions. However, guidance on some additional pollutants, 
previously assigned values by USDOT, was rescinded.  

Methodology 
The Project is expected to result in reduced vehicle miles of travel (VMT) per household, and 
therefore vehicle emissions, which are valued as an economic benefit in the Smart Growth 
section of the BCA.  

Results 

Data from the Oak Ridge Energy Data Book was used in the Smart Growth section to estimate 
the dollar value of emissions from light duty vehicles.  

Safety/Prevented Crashes  
This subsection provides the description, rationale, and methodology for including economic 
benefits from safety improvements and the prevention of traffic crashes. 

Description 
Project improvements that reduce the likelihood or severity of fatalities, injuries, or property 
damage caused by crashes represent an economic benefit to the community. 

Rationale 
Safety is a prime component of transportation benefits. In the United States in 2015, there 
were nearly 6.3 million total crash occurrences, 17 35,485 traffic fatalities,18 nearly 2.5 million 
injuries,19 and 5,495 pedestrian fatalities.20  

Safety is a merit criterion specified in the BUILD Guidance.21 It was one of five long-term 
benefits specified as deliverables in the BUILD program.22 USDOT’s FHWA is committed to 
eliminating fatalities and serious injuries on our Nation's roadways. This is reflected in the 
Safety Strategic Plan’s vision for the three safety units within FHWA: “zero deaths and serious 
injuries on the Nation’s roadways.” 

                                                      
17 https://www.bts.gov/content/transportation-accidents-mode 
18 https://www.bts.gov/content/transportation-fatalities-mode 
19 https://www.bts.gov/content/injured-persons-transportation-mode 
20 https://www.bts.gov/content/transportation-fatalities-mode 
21 https://www.transportation.gov/BUILDgrants 
22 About TIGER Grants. U.S. DOT. April 16, 2015. 

https://www.bts.gov/content/transportation-accidents-mode
https://www.bts.gov/content/transportation-fatalities-mode
https://www.bts.gov/content/injured-persons-transportation-mode
https://www.bts.gov/content/transportation-fatalities-mode


 Bangert Island Riverfront Transformation Project July 2019 

 

 
   34 

 

Exhibit C-1 provides documents fatal and serious injury accidents, each year, on all public 
roadways in St. Charles, MO.23 The data shows a relatively constant number of fatal injuries 
between 2008 – 2016. Meanwhile, the number of serious injury accidents declined over the 
detailed time, following nationwide trends. 

Exhibit C-1: Fatal and Serious Injury Accidents by Year in St. Charles, Missouri 

 

 

 

  

                                                      
23 http://modot.org/safety/BlueprintCrashStatistics.htm?mobile=false 
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Section D: Smart Growth Impacts 
 

Smart Growth, as described by the US Environmental Protection Agency, includes a range of 
development and conservation strategies designed to protect health and the natural 
environment.24 The policies are designed to make communities stronger, more attractive, and 
more socially diverse. For this project, smart growth covers the economic benefits resulting 
from locating workplaces, shopping, dining, and recreation together and closer to underserved 
populations. This section describes the smart growth economic benefits envisioned from the 
project. They include: 

 Travel Time Savings 

 Operating Cost Savings 

 Safety/Prevented Accidents 

 Environment/Reduced Emissions 

 Health Improvements 

Travel Time Savings  
The Value of Travel Time Savings (VTTS) is a benefit specified in the USDOT BUILD Guidance. In 
fact, VTTS is noted as one of the most common goals of transportation infrastructure 
improvement projects. Improved traffic flows or the provision of new connections often result 
in reduced travel times.   

Description 
The Value of Travel Time (VTT) refers to the cost of time spent on transport. It includes waiting 
as well as actual time in travel. VTT covers costs to consumers of personal (unpaid) time spent 
on travel, and costs to businesses of paid employee time spent in travel. The Value of Travel 
Time Savings (VTTS) refers to the benefits from reduced travel time costs. 25 

Total travel time cost is the product of time spent traveling and unit costs. Unit costs can vary 
by travel conditions, type of travel and traveler preferences.26 Travel time costs can differ by 
traveler preference or needs, and for different parts of a trip. Unreliability imposes additional 
costs. The team will use the VTTS guidance from the BUILD Resource Guide relating to value of 
time rates. 

Factors that affect travel time valuation include:  

 Type of trip, traveler and pleasant/unpleasant conditions 

                                                      
24 About Smart Growth. US Environmental Protection Agency. https://www.epa.gov/smartgrowth/about-smart-
growth#smartgrowth. Accessed 7/11/2018.  

25 Transportation Cost and Benefit Analysis II – Travel Time Costs. Victoria Transport Policy Institute, 2013, p. 5.2-2.  

26 Kenneth Small, Clifford Winston and J. Yan (2005), Uncovering the Distribution of Motorists’ Preferences for 
Travel Time and Reliability: Implications for Road Pricing, University of Irvine (www.economics.uci.edu).   

https://www.epa.gov/smartgrowth/about-smart-growth#smartgrowth
https://www.epa.gov/smartgrowth/about-smart-growth#smartgrowth
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 Objectively measured vs. perceived travel time 

 Income levels of travelers 

 The experience or perceived health benefits 

 Variability and arrival uncertainty 

 Type of travel (e.g. Driving vs. transit) 

 Improvements that reduce motorists’ need to chauffeur non-drivers 

 Drivers vs. non-drivers 

Rationale 
The project is an example of Smart Growth policies impacting a number of BUILD Merit Criteria 
and Long-Term Outcomes. As residents reduce their times dedicated to vehicle travel, both as 
reduced commuting and residential life activities, their quality of life is significantly enhanced. 
Smart Growth promotes economic competitiveness by locating homes near work and 
recreational locations, making these areas more attractive to the local population and 
encouraging more people to live there. Reduced driving reduces accidents, which lead to safety 
benefits and to environmental benefits from reduced vehicle emissions.  

Methodology 
The proposed project includes the construction of a mixed-use work-life balanced 
development. This development will co-locate residences in an area with employment 
opportunities, dining, recreation, and shopping. It features biking and hiking trails, including the 
Katy Trail and Bangert Island’s trail system, which make it a true walkable community.  It will 
have access to a new trolley system, which will make it a true Transit-Oriented Development 
(TOD). It is also very close to, and has excellent access to, downtown Saint Charles, which will 
further cement the ability to provide the benefits of a walkable, TOD smart growth community. 
In the absence of the development of this area, it is likely that development will occur on the 
fringes of Saint Charles, in automobile dependent locations. 
 
The reduction in automobile trips that will occur due to the development of this smart growth 
community will result in time savings, while reducing operating costs, emissions, and accident 
costs. The estimation methodology relies on estimates of the level of reduced vehicle miles of 
travel (VMT) by residents of walkable communities. The analysis then multiplies these VMT 
estimates by USDOT recommended monetized values.27 
 

VMT Reduction Estimates 
 
Exhibit D-1 provides the estimates of annual Smart Growth VMT reduction resulting from the 
project. The estimate begins with the number of households. The number of affected 
households in the project is estimated to be 300. The developers of the “St. Charles Riverfront,” 

                                                      
27 Office of the Secretary, U.S. Department of Transportation. Benefit-Cost Analysis Guidance for Discretionary 
Grant Programs. December 2018, Appendix A. 
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a precursor to this project advanced this estimate. The analysis further assumes that the 
additional available land surrounding the project will yield another 150 households. The project 
will provide 18.25 developable acres and that the City has identified an additional 13.4 nearby 
developable acres, so this is considered a conservative assumption. The number of households 
in three nearby Census Tracts are also listed, each of which is entirely within one mile of the 
project. An estimate of the number of vehicles per household for all regions of 1.86 vehicles 
from the National Household Transportation Survey28 is also included. Finally, the analysis 
incorporates an estimate of daily VMT reduction for households in walkable communities and 
calculates VMT reduction as a product of the data items. 
 

Exhibit D-1: Estimates of Annual VMT Reduction 

 
 
The analysis derived the estimate of VMT reduction from a Strategic Highway Research 
Program report entitled the “Effect of Smart Growth Policies on Travel Demand.”29 Exhibit D-2 
provides a snapshot of the relevant graphic and citation. 
 
The BCA focuses on the expected economic benefits for the project. In addition to these stated 
and quantified benefits, the community will also realize significant positive benefits in 
employment, income, economic vitality, and quality of life. Smart growth communities are 
redefining what it means to have access to work and leisure activities and the transportation 
options available to enjoy these benefits. Active transportation options will not only reduce the 
household demand for automobile travel, but can improve the health of residents, visitors, and 
workers by promoting exercise and improving the air quality. 

 

                                                      
28 2009 National Household Transportation Survey (NHTS), Travel and Demographics Summary, 
p.9. 

  

29  Maren Outwater, Colin Smith, Jerry Walters, Brian Welch, Robert Cervero, Kara Kockelman, J. Richard 
Kuzmyak,,Effect of Smart Growth Policies on Travel Demand, Strategic Highway Research Program, Transportation 
Research Board, Washington, D.C., 2014  



 Bangert Island Riverfront Transformation Project July 2019 

 

 
   38 

 

  



 Bangert Island Riverfront Transformation Project July 2019 

 

 
   39 

 

Exhibit D-2: Daily VMT by Neighborhood Type 

 

 
 
The analysis assumes that additional housing in the area surrounding the project will yield half 
the daily VMT reduction, while households in the nearby Census Tracts will yield a quarter of 
the daily VMT reduction. These are conservative assumptions. 
 
Benefits per Mile 
 
The analysis developed estimates of the value of reduced travel for four categories. These 
included: 
 

 Vehicle Operating Cost  

 Value of Time 

 Value of Emissions  

 Avoided Crash Costs 

Operating Cost Savings 
The reduction in vehicle operating costs is a recognized transportation benefit. This subsection 
rationalizes the inclusion of vehicle operating costs in the BCA as a Smart Growth impact.  

Description 
Transportation infrastructure improvements often smooth the flow of traffic and reduce the 
wear and tear on vehicles from driving in congestion. These changes generally lower the cost of 
operating vehicles to both commercial entities and passenger operators. These savings appear 
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in the form of lower gas expenditures, maintenance and repair costs, tires, depreciation, and 
for commercial vehicles for truck/trailer lease or purchase costs, insurance premiums, permits 
and licenses.30 Lower vehicle operating costs benefit individuals and the local community. 
Under the BUILD program, the societal benefits from a reduction in vehicle operating cost 
savings is considered an important long-term characteristic of economic competitiveness.  

Rationale 
The benefit of vehicle operating cost savings is described in the USDOT BUILD Guidance as 
applicable to both passenger-related and freight-related projects. This project expects to realize 
this benefit. The project improves roads, which will result in savings through reduced fuel 
consumption and miscellaneous operating costs. Passenger-related improvements, the 
Guidance points out, can result in reduced operating costs for service providers and private 
vehicle users. Reduced travel mileage and improved speeds in historically congested times will 
reduce operating costs for those who live and work in the improved locale.  These Smart 
Growth economic benefits are quantifiable and will be counted in the BCA.  

Environment/Reduced Emissions 
Operating motor vehicles emit air pollutants that negatively affect society. Therefore, 
transportation projects that reduce emissions benefit the community as well as the 
environment.  

Description 
Emission benefits are saved social costs of air pollution. Air is a public good and damage to air 
quality can negatively impact the health of individuals, damage exposed surfaces, result in 
climate change, and impairment to visibility. Public investments to reduce mobile source 
emissions decrease the amount of pollutants emitted to the atmosphere and, in turn, reducing 
these negative impacts on individuals, structures, agriculture, and the climate. These pollutants 
generally come from tailpipe emissions from automobiles, trucks, and buses. Emissions are 
measured in units of mass as they are small solid components being given off into the air. The 
amount of mass being released into the atmosphere per mile driven can be quantified using 
Emission Factors. These factors describe a ratio of travelled distance to the number of solid 
components that certain types of vehicles release. Typically, they are measured in grams per 
mile. Emissions can be reduced by decreasing vehicle miles traveled (VMT). Multiplying 
Emission Factors by Saved Mileage results in a quantity of mass of reduced emissions, by 
pollutant and vehicle type.  

As described in the USDOT BUILD Guidance, the economic damages from society’s exposure to 
emissions are called externalities. Externalities are effects of a decision that affect both those 
individual who make the decision as well as others who are not involved. Air pollutants from 

                                                      
30 Office of the Secretary, U.S. Department of Transportation. Benefit-Cost Analysis Guidance for Discretionary 
Grant Programs. December 2018. 
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vehicle emissions affect both vehicle operators and individuals around vehicle operators, 
regardless of if they participate in operating vehicles. This program has the potential to reduce 
emissions of air pollutants and therefore it will be counted as an economic benefit in the BCA.  

Rationale 
The reduction of vehicle emissions are economic benefits to society. Common local air 
pollutants from vehicle operation, such as sulfur dioxide, nitrogen oxides, fine particulate 
matter, and volatile organic compounds, have corresponding economic benefit values 
recommended by USDOT. Guidance for additional pollutants, previously outlined by USDOT, 
has been rescinded.  

Transportation by passenger automobiles, trucks, and buses in a city like St. Charles generate 
environmental costs in the form of emissions of “criteria pollutants” (e.g., SOx, NOx, and 
particulates) and from the emission of greenhouse gases, such as carbon dioxide (CO2).  As 
mentioned before, this project will decrease traffic congestion and therefore reduce the 
amount of emissions. Such a reduction would not be accomplished without the project. This 
section of the BCA will show how project improvements reduce vehicle miles traveled because 
of Smart Growth. Emission reductions are then quantified and estimated in terms of dollars to 
better understand the economic impact. 

Estimating Cost per Mile Benefits 
Vehicle operating cost of $0.39/mile is from USDOT Guidance. The value of time is also from 
USDOT Guidance. The recommended hourly value of travel-time savings for personal in-vehicle 
travel ($14.80) is multiplied by average passenger vehicle occupancy (1.68), and then divided by 
an estimated 40 miles traveled per hour. The result is $0.62 per mile in travel-time savings. Oak 
Ridge Transportation Energy Data Book, #38 provides data that formed the estimate of 
emission values per mile, which is only 0.000027. FHWA’s Office of Safety Report, Safety Cost, 
March 2018 and the Fatality Analysis Reporting System (FARS) 2006–2014 (Final File) and 2015 
Annual Report File (ARF); National Automotive Sampling System (NASS) General Estimates 
System (GES) 2006–2015 formed the basis of the avoided crash costs per mile ($0.47). 
 
Results 
 
Exhibit D-3 provides the estimates of the annual benefits from VMT reduction, by geographic 
area and type of benefit. These annual benefits will be fully realized upon completion of the 
project and surrounding development. Each benefit is the product of reduced VMT and the 
estimate of benefits per mile. 
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Exhibit D-3: Daily VMT by Neighborhood Type 

 
     
The analysis does assume the benefits will phase in as development occurs, however. Exhibit D-
4 provides the time phasing of the smart growth benefits. The phasing relies on the time 
phasing of property sales and the number of direct and indirect housing units.  
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Exhibit D-4: Time Phasing of Smart Growth Benefits 
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Health Improvements 
According to the U.S. Department of Transportation website, one in four American adults 
reports a lack of physical exercise outside of their jobs. Sedentary lifestyles contribute to two-
thirds of adults in the U.S. being overweight or obese.31 The USDOT suggests transportation 
agencies and their partners create additional opportunities for individuals to incorporate 
physical activity into their daily routines and exercise for recreation. USDOT promotes “Active 
Transportation,” – a concept that encourages walking, hiking, biking, and other healthy living 
habits, as a way to promote healthier lifestyles.  

Description 
This project provides recreational opportunities to help residents of St. Charles build physical 
activity into their daily routines, including the development of new bike paths, hiking trails, and 
a more walkable community. Reducing the distance from residences to shopping areas, 
services, and places of work, encourages walking and biking and promotes a healthier lifestyle 
for residents. Additionally, providing public transportation opportunities, in the form of trolley 
service, gets residents out of their cars and more engaged in active transportation activities.   

Rationale 
This project will provide new and/or improved bicycling and pedestrian infrastructure. The 
BUILD Guidance cites public health benefits among others when considering new projects. 
Transportation improvements on newly filled land and along the riverfront area extending 
along South River Rd / Arena Parkway will create a dynamic, walkable, and bike-able mixed use 
extension of Downtown St. Charles.  
 
Aside from the economic benefits of the BUILD transportation venture, the project will also 
offer increased entree to the riverfront and the newly constructed lakes system that will 
support outdoor recreation, cleaning of storm water, habitat enhancement opportunities, and 
healthy living. The new sidewalks and trail network will provide alternative modes of 
transportation that promote healthier lifestyles.  
 
The project incorporates ADA compliant pedestrian accommodations, such as sidewalks, ramps, 
etc. along all proposed streets, as well as raised intersections along the Katy Trail Crossings, 
new pedestrian access to Island trails, trail reconstruction, cyclist amenities (air stations, repair 
stations, bike racks, etc.), and pedestrian lighting along the trails and throughout the 
development.  
 

                                                      
31 Active Transportation. USDOT website. https://www.transportation.gov/mission/health/active-transportation. 
Accessed 7/11/2018.  
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Although no dollar estimates of the benefits of these health impacts have been included in this 
analysis the USDOT should still consider them in its evaluation of this proposal, as they are 
sizable and substantial. 

Section E: Property Value Increases  
 

The project is expected to improve access to local jobs and increase private economic 
development, thus boosting economic activity and creating jobs – each noted in the BUILD 
merit criteria of economic competitiveness. The region’s increase in economic competitiveness 
is expected to result in noticeable increases in local property values.  

In response to comments from USDOT officials on the 2018 BUILD application regarding the 
reliability of land value estimates, the City of Saint Charles provided appraisals prepared by a 
3rd party real estate appraiser “Real Estate Analysts Limited” for the use on pre and post 
development property value assumptions. These appraisals are attached as Appendix A-2. 

Description 
Property value increases are an expected benefit from this project. In literature, such benefits 
are often separated into two categories: location and intensification benefits. Location benefits 
occur when new and more profitable activities locate in floodplain or less developed areas. 
Location benefits can result from improved access to transportation infrastructure or from 
reducing the expected value of flood losses and increasing the productive value of the land. 
Land use may also change from undeveloped to developed. This can result in new economic 
activity or the transfer of economic activity from another location. As described in the USACE 
Guidance, location benefits are “increases in the aggregate net income of an affected area that 
result from new location of an activity into the newly protected floodplain.” Formerly 
undeveloped land is developable.  
 
Intensification refers to the increasing efficiency of the use of land from development. 
Development may include improvements in infrastructure, such as roadways, community 
amenities/facilities, parkland, attractions, bikeways, and public areas as well as other 
characteristics of development activities. In mixed-use developments, benefits often include 
increased tax revenues and economies in operational budgets for services such as fire, police, 
and trash.  

Rationale 
As noted in the BUILD Guidance, transportation projects can make land parcels more attractive 
or more accessible, which attribute to increasing property values. The Guidance advises against 
factoring reduced travel times or other benefits in with this category. This report monetizes 
those benefits separately and ensures no benefits are accounted for more than once. As noted, 
the project may free up currently-occupied land for other uses or create new publicly-valued 
spaces.  



 Bangert Island Riverfront Transformation Project July 2019 

 

 
   46 

 

Improvements can positively influence regional economic factors such as local business 
revenue, construction employment, wealth of floodplain residents, and property values.32 The 
latter, as noted above, is also important as a BUILD merit criterion.   

Methodology 
The primary measure of location and intensification benefits is the change in land value. Real 
estate values change based on structural and location factors. Increased demand leads to 
higher land prices. Additionally, the population of the developed area will increase as residents 
realize employment accessibility and reduced travel time.  

The research team projected changes in real estate value based on expert opinion and 
comparable projects.  

The proposed project will redevelop existing underdeveloped land in the floodplain raising it 
out of the floodplain so it is suitable for development. The project will provide developable land 
in an area with employment opportunities, dining, recreation, and shopping. It features biking 
and hiking trails including the Katy Trail and Bangert Island’s trail system. It will have access to a 
new trolley system and will be very close to, and have excellent access to, downtown Saint 
Charles. 

The methodology the analysis employed was to develop an inventory of parcels along with their 
acreage, to assign a value per acreage after development of the properties, and to assign to 
each property an assumed timeframe for development. 

Parcel Inventory 
SmithGroupJJR, in conjunction with City personnel developed a list of parcels that the project 
would develop and affect. The analysis assumes the development of these properties would 
occur over a 20-year period. 

Exhibit E-1 provides a listing of the parcels that the project will develop along with the acreage 
of each parcel, the existing land use, the proposed land-use, and the timeframe for 
development. The exhibit provides a parcel number and these are pictured in a companion 
appendix. In total, the project will provide 18.25 acres of developable land. 

 

  

                                                      
32 Institute for Water Resources, USACE. Regional Economic Development (RED) Procedures Handbook. 2011-RPT-
01, March 2011.  

 



 Bangert Island Riverfront Transformation Project July 2019 

 

 
   47 

 

Exhibit E-1: Listing of the Parcels Directly Created by the Project 

 

 

Exhibit E-2 provides a listing of the surrounding parcels that the project will affect, along with 
the acreage of each parcel, the existing land use, the proposed land-use, and the timeframe for 
development. This exhibit also lists the market value of each property, the market value per 
acre, and the median of those market values per acre. In total, the project will spur 
development of other developable land, 13.40 acres of vacant or undeveloped land and the 
current median value of those properties is $120,359 per acre.  Although the Certified 
appraisals are provided for the pre-developed conditions, several properties appeared to have 
higher market values according to the St. Charles County Assessor’s records.  By using the 
higher of the two values, this allows the analysis to provide a conservative and realistic 
assessment when comparing to future property value increases. 
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Exhibit E-2: Listing of the Parcels Indirectly Impacted by the Project 

 

 

Property Values 
As part of this study, the City of Saint Charles commissioned a real estate appraisal of the 
parcels that this project would develop.33 The following paragraphs describe the appraisal and 
the conclusions of the appraisal: 

 

“Appraisal of a Typical 5.0 +/- Acre Fully Developed Lot In a Proposed 
Development Site Of 18.5438 +/- Acres South Main Street City Of St. Charles St. 
Charles County, Missouri,”  Date Of Value July 2, 2018, Prepared For City Of St. 

                                                      
33 “Appraisal of a Typical 5.0 +/- Acre Fully Developed Lot In a Proposed Development Site Of 18.5438 +/- Acres 
South Main Street City Of St. Charles St. Charles County, Missouri,”  Date Of Value July 2, 2018, Prepared For City 
Of St. Charles, St. Charles, Missouri, Prepared By Real Estate Analysts Limited, File Number – 2018-189, July 6, 
2018. 
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Charles, St. Charles, Missouri, Prepared By Real Estate Analysts Limited, File 
Number – 2018-189, July 6, 2018. 

 

“At your request, we have made a personal inspection and an appraisal of a 
typical 5.0 +/- acre lot that will be part of a site to be developed by the City, and 
that post development (filled to street grade, outside of the 500-year flood plain, 
streets, sidewalks and utilities in place, all parcels not in the City of St. Charles are 
annexed into the City and the site zoned for an intensive commercial use), will 
comprise 18.5438 +/- acres located on the east side of South Main Street, at its 
intersection with Lombard Street in the City of St. Charles, St. Charles County, 
Missouri 63301.”34 

 

“This appraisal report, of which this letter is a part, describes in detail the land, 
improvements, and method of appraisal, and contains pertinent data considered 
in reaching our conclusions. Based upon our examination and analysis of the 
property and subject to the limiting conditions and certification contained in this 
report and the Hypothetical Condition that the site has been made development 
ready, it is our opinion that the current market value of a typical 5.0 +/- acre lot 
(217,800 square feet), as of July 2, 2018, is: TWO MILLION EIGHT HUNDRED 
THIRTY THOUSAND DOLLARS ($2,830,000).” 

 

The value of $2,830,000 was divided by 5 acres (the size of each parcel) to develop a per-acre 
value for land of $566,000 per acre. This is directly generated by the project. The analysis 
captures the full value of this property as the land has either already been or will be acquired 
by the City. For land indirectly impacted by the project, the analysis assumes this land would be 
worth half as much as land directly in the project. This is because the land will not be directly on 
the newly created lake and existing parklands, but rather will be across the street. In addition, 
since these lands will not be acquired by the City, the property value increase is also reduced by 
the current value of the land using the median value of $120,359 per acre. The resulting 
property value increase was $162,641 per acre.  

Results 
 

Exhibit E-3 provides a summary of the property value benefits. Column 1 provides the acreage 
of direct parcels assumed to be developed in each year. For each property, one year is added to 
the conversion timeframe listed in the earlier exhibits too allow for property sale, closing, and 
development. Column 2 provides the assumed value per acre and column 3 is the product of 

                                                      
34 Since outside the 500-year flood plain, it is also outside the 100-year flood plain.  
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columns 2 and 3, or total property value in each year. Column 4 discounts these values using a 7 
percent rate. In total, there are 18.25 direct acres, with a value of $10.3 million in 2019 dollars, 
providing a stream of benefits with a present value of $6.4 million at 7 percent. Columns 5-9 
repeat these calculations for the indirectly impacted properties. In total, there are 13.40 
indirect acres, with a value of $2.232.8 million in 2019 dollars, providing a stream of benefits 
with a present value of $860,500 at 7 percent.        
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Exhibit E-3: Summary of Discounted Property Value Benefits 
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Section F: Ecosystem Impacts  
 

This section discusses economic impacts and benefits resulting from infrastructure that 
improves water quality, creates riparian lands, and increases recreation and tourism. It also 
provides the rationale and justification for inclusion of environmental sustainability and health 
improvement benefits in the BCA. The methodology for calculation of the benefits follows. The 
section concludes with the results of the benefit assessments.  

It is important to note that in the 2018 application, concerns were raised by BUILD evaluators 
that certain ecosystem benefits were being double counted between Ecosystem Impacts and 
Property Value Impacts.  Specific discussion is included later within the “Rationale” section to 
explain the uniqueness of these benefits.  

Environmental Sustainability 
While transportation contributes to our economy and quality of life, it can have environmental 
consequences. The U.S. Department of Transportation's (USDOT's) goal is to advance more 
sustainable methods of transportation in order to circumvent adverse impacts in the present, 
as well as  guarantee future generations will be able to experience the same or better standards 
of living and mobility.35 It promotes a holistic sustainable transportation system, where today’s 
social and economic transportation needs are satisfied in an environmentally conscious manner 
without compromising the ability of future generations to meet their needs. According to 
USDOT, sustainable transportation focuses on environmental impacts such as improving energy 
efficiency, making the nation more energy independent, reducing greenhouse gas (GHG) 
emissions, and not causing damage to the environment. 

Description 
As described on its website, USDOT has incorporated sustainable practices into the 
Department’s mission and operations.36 The opportunities that USDOT pursues include:  

 Decrease emissions of greenhouse gases (GHGs) and other pollutants, 
 Advance our national interest in increasing energy efficiency, 
 Reduce our dependence on fossil fuels, and 
 Build livable communities. 

The BUILD project values related Quality of Life benefits in its Guidance. It promotes 
transportation choices for individuals, expands access to essential services for people in 
communities across the United States, and improves connectivity for citizens to jobs, health 
care, and other critical destinations.  

                                                      
35 https://www.fhwa.dot.gov/policy/2010cpr/chap11.cfm#body 

36 https://www.transportation.gov/sustainability 
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In addition, Federal Emergency Management Agency (FEMA) allows consideration of 
Environmental Benefits in infrastructure improvement projects.37 FEMA guidance presents 
specified types of environmental benefits that may be realized when land is modified/improved 
to higher value use.  

Therefore, this project, in accordance with the USDOT, BUILD and FEMA Guidance, includes 
environmental benefits in the benefit-cost analysis (BCA). The objective is to determine the 
benefits and costs under the project.   
 

FEMA lists the following types of environmental benefits:  

1. Aesthetic Value 
2. Air Quality 
3. Biological Control 
4. Biodiversity 
5. Climate Regulation  
6. Erosion Control  
7. Flood Hazard Reduction  
8. Hurricane Storm Hazard Risk Reduction 
9. Water Supply  
10. Fiber/Raw Materials  
11.  Food Provisioning  
12. Habitat  
13. Pollination  
14. Recreation/ Tourism  
15. Storm Water Retention  
16. Nutrient Cycling  
17. Water Filtration  
18. Soil Erosion  
19. Carbon Storage  

This project enhances socioeconomic value and the quality of life in the local community. The 
project will create additional riparian land that will result in increased tourism, recreation, and 
biodiversity, all of which are valued by the public.  

Rationale 
As mentioned before, the USDOT recognizes that transportation is crucial to our economy and 
our quality of life, but there are environmental consequences to building, operating, and 
maintaining transportation systems. In turn, sustainable principles and practices are 

                                                      
37 U.S. Department of Homeland Security, “Consideration of Environmental Benefits in the Evaluation of 
Acquisition Projects under the Hazard Mitigation Assistance (HMA) Programs,” FEMA Mitigation Policy – FP-108-
024-01, June 18, 2013.  
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incorporated into USDOT’s mission and the nation’s transportation system. The BUILD project 
integrates Environmental Protection and Quality of Life among stated merit criteria.  

In keeping with these concepts, this project improves energy efficiency, reduces congestion-
related emissions, avoids and mitigates environmental impacts and otherwise betters the 
environment. Furthermore, the project increases transportation choices for individuals of the 
Saint Charles community providing more freedom when making transportation decisions. The 
project reduces the travel requirements for citizens to get to work, recreational activities, and 
other destinations.  
 
The project promotes environmental sustainability in a number of ways. Underutilized land is 
converted to more productive usage, including adaptive reuse of the former quarry. The local 
habitat is enhanced along creek, wetlands, and lake areas. Excavated sediment and accretion 
are reused or recycled from the Missouri River.  
 
Based on feedback from the 2018 BUILD Grant BCA, there was some concern that these 
benefits may be already counted in the property value improvements shown in a previous 
section.  The benefits estimated in the change in property values are based on appraisals 
conducted by local appraisers.  These appraisals use actual property transactions in similar 
areas to estimate the amalgamation benefits of the local development activity.  The 
appraisers do not include benefits to the region from the improvement of local natural 
resources such as the restoration of sensitive aquatic habitat in an area damaged by Missouri 
River channelization.  These impacts from improved natural resource management are based 
on similar projects nationwide. 
 
In this section, a conservative view of the benefit estimates detailed in the FEMA documents 
is taken and only a portion of these benefits is included.  Further, in the risk and uncertainty 
analysis evaluation of all benefits, the benefits estimated here were further discounted by 
twenty five percent. 
 

Methodology 
The proposed project includes the conversion of lands among various land use types. These 
land conversions provide ecosystem benefits. The estimation methodology relies upon 
environmental values of different land use classes. The analysis couples these values with 
estimate of the amount of land converted from one land use type to another. 

Environmental Land Values  
The Department of Homeland Security’s Federal Emergency Management Agency (FEMA) 
provides environmental values for five types of land. The five land classifications are: 

 Agricultural Land - Acquired land that remains agricultural and is either leased or sold 
back for agricultural purposes 
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 Riparian Areas - Similar to Green Open Space, but the land is located along a water 
feature such as the stream, creek, or river. These areas serve as a buffer to improve 
water quality entering the stream, as well as reducing erosion potential 

 Wetlands - A wetland is an area of land whose soil is saturated with moisture either 
permanently or seasonally. 

 Green Open Space - Defined as land allowed to revert to a natural state or be converted 
into park-like settings 

 Forests - A forest is an area dominated by trees. Hundreds of more precise definitions of 
forest are used throughout the world, incorporating factors such as tree density, tree 
height, land use, legal standing and ecological function. 

 

 The relevant FEMA report states: 

“FEMA has identified and quantified environmental benefits for mitigation activities. 
Incorporating environmental benefits into the overall quantification of benefits for 
acquisition-related activities supports the Flood Insurance and Mitigation 
Administration’s (FIMA’s) mission of risk reduction, environmental compliance, and 
preservation of the natural and beneficial functions of the floodplain.”38 

In addition, FEMA has developed an excel-based “Environmental Benefits Calculator for 
Acquisition Projects,” and developed a policy statement regarding the consideration of 
environmental benefits.39 Finally, a more detailed report provides detailed environmental 
benefits for many land use types along with the methodology and data used to estimate the 
values.40 Exhibit F-1 provides these values in monetized benefits per acre per year. 

                                                      
38 FEMA, Hazard Mitigation Assistance Guidance, Hazard Mitigation Grant Program, Pre-Disaster Mitigation 
Program, and Flood Mitigation Assistance Program, Federal Emergency Management Agency, Department of 
Homeland Security, Washington, DC, February 27, 2015. 

39 U.S. Department of Homeland Security, “Consideration of Environmental Benefits in the Evaluation of 
Acquisition Projects under the Hazard Mitigation Assistance (HMA) Programs,” FEMA Mitigation Policy – FP-108-
024-01, June 18, 2013.  

40 Final Sustainability Benefits Methodology Report, Federal Emergency Management Agency, Department of 
Homeland Security, Developed under Contract HSFEHQ-10-D-0806, Task Order HSFEHQ-11-J-1408, Washington, 
D.C., August 23, 2012 
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Exhibit F-1: Monetized Environmental Benefits by Type of Land Use and Type of Benefit 

 

 
The project team adjusted these values for use in this project. First, the analysis updated the 
data from 2011 values to 2019 values using the U.S. Bureau of Labor Statistics (BLS) Consumer 
Price Index (CPI) Inflation Calculator.41 The CPI inflation calculator uses the All Urban Consumers 
(CPI-U) U.S. city average series for all items, not seasonally adjusted. This data represents 
changes in the prices of all goods and services purchased for consumption by urban 
households. The analysis used the CPI change from February 2011 to February 2019. 
 
Next, the analysis eliminates the benefits of Hurricane Storm Hazard Risk Reduction from the 
wetlands land use category. Exhibit F-2 provides the revised monetized environmental benefits 
by type of land use and type of benefit. 
 

                                                      
41 U.S. Bureau of Labor Statistics, https://www.bls.gov/data/inflation_calculator.htm  

Agricultural 

Lands

Riparian 

Area Wetland Green Space Forests

Aesthetic Value 51.87$           580.87$         1,720.99$     1,623.00$     
Air Quality 215.06$         204.47$         225.65$         
Biological Control 14.29$           163.68$         
Biodiversity 113.12$         
Climate Regulation 204.21$         214.48$         13.19$           395.23$         
Erosion Control 11,447.30$   64.88$           62.22$           
Flood Hazard Reduction 4,007.01$     
Hurricane Storm Hazard Risk Reduction 3,982.70$     
Water Supply 218.57$         
Fiber/Raw Materials 560.72$         
Food Provisioning 609.44$         1,338.96$     
Habitat 835.41$         164.07$         
Pollination 900.85$         290.08$         
Recreation/ Tourism 15,178.07$   483.57$         5,365.26$     
Storm Water Retention 5,335.30$     293.02$         
Nutrient Cycling 527.65$         
Water Filtration 4,251.89$     731.21$         
Soil Erosion 127.14$         
Carbon Storage 51.48$           
Soil Formation 109.47$         
Total 1,255.10$     37,492.94$   15,391.34$   7,853.90$     683.10$         

Environmental Benefit

Monetary Benefit per Acre per Year ($, 2011)

https://www.bls.gov/data/inflation_calculator.htm
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Exhibit F-2: Revised Monetized Environmental Benefits  

 
 

Land Acreages 
 
SmithGroupJJR developed drawings and estimated the acreages that the project would affect 
based on City-developed plans for the BUILD project. Exhibit F-3 summarizes the changes in 
land uses in acres. In total 22.9 acres would switch from one land use to another. In all cases, 
wooded wetlands would be converted to either riparian areas or greenspace areas. The net 
effect would be a decrease of 22.9 acres of wooded wetlands and an increase of 20.7 acres of 
riparian areas and 2.2 acres of greenspace areas. 
 

Exhibit F-3: Land Use for Maintenance Easements (Acres) 
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Project staff revised the categorization scheme to match the land categories for which FEMA 
provided ecosystem value data. Specifically, the analysis assigns the wooded wetlands category 
to the wetlands category rather than the forests category. This was a conservative assumption 
as wetlands have a higher ecosystem value than forests. 

Results  
Exhibit F-4 calculates the ecosystem benefit of land use changes. The first two columns provide 
the acreages for the existing conditions and after the project, respectively. Note that only 
acreages that change land uses are included. The third column summaries the annual 
environmental benefits per acre by land use. The fourth column calculates the environmental 
benefits of the current land uses by multiplying the existing acres by the benefits per acre. The 
fifth column calculates the environmental benefits after the project by multiplying the acres by 
land use after the project by the benefits per acre. The sixth and final column, subtracts the 
existing condition benefits from the post program benefits to calculate the increase in 
environmental benefits, which the methodology estimates at  around $590,000 per year. 
 

Exhibit F-4: Annual Ecosystem Benefit of Land Use Changes 

 
 
This estimate seems reasonable for the development of a new lake in place of a former slough 
area that included several dilapidated residences, abandon cars and other debris. The area will 
now have additional recreation opportunities, increased number and lengths of trails, and 
other amenities. It will also allow for capture and treatment of runoff and effluents, reduce 
erosion, and increase habitats. 

Health Improvements 
The project will provide health improvements to the St. Charles community in at least two 
ways. The first is through the reduction of vehicle emissions, discussed earlier in the 
Transportation Infrastructure Improvements and Smart Growth Impacts sections. Getting 
people out of their motor vehicles reduces a source of air pollutants that can affect health. The 
second is by promoting Active Transportation, for example walking, biking, and hiking, that 
enhance the health of the community.  
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Description 
As noted on the USDOT website, one in four American adults report a lack of sufficient physical 
exercise outside of their jobs. Sedentary lifestyles contribute to the two-thirds of US adults who 
are overweight or obese.42 Active Transportation promotes walking, hiking, biking, and healthy 
living.  

Rationale 
This project provides opportunities for people to exercise for recreation and build physical 
activity into their daily routines. It will do this by developing bike paths, hiking trails, and a more 
walkable community for the people of St. Charles. Reducing the distance from residences to 
shops, services, and work promotes a healthier lifestyle environment for residents. Providing 
additional public transportation opportunities, in the form of trolley services, also gets 
residents engaged in more active transportation activities. The project will provide new and/or 
improved bicycling and pedestrian infrastructure. The BUILD Guidance notes public health 
benefits among additional benefits to consider in project development.   

Transportation improvements on newly filled land and along the riverfront area extending 
along South River Rd / Arena Parkway will create a dynamic, walkable, and bikeable mixed-use 
extension of Downtown St. Charles. The addition of walking and biking trails, the Katy Trail, and 
paths along the Bangert Island encourage these and other healthy lifestyle choices.  

Aside from the economic benefits of the BUILD transportation venture, the project will offer 
increased entree to the riverfront and the newly constructed lakes system that will support 
outdoor recreation, cleaning of storm water, habitat enhancement opportunities, and healthy 
living. The new sidewalks and trail network will provide alternative modes of transportation to 
promote healthy lifestyles. The project is expected to result in increased Eco-tourism as well.  

  

                                                      
42 Active Transportation. USDOT website. https://www.transportation.gov/mission/health/active-transportation. 
Accessed 7/11/2018.  

 

https://www.transportation.gov/mission/health/active-transportation
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Section G: State of Good Repair  
 

This merit criteria of the BUILD project relates to economic benefits resulting from the rebuild 
of transportation and other public infrastructure that provides maintenance and repair savings.  

Maintenance and Repair Savings   
State of Good Repair savings may include reducing long-term maintenance and repair costs 
(life-cycle costs). Improving State of Good Repair may reduce operating costs and congestion by 
reducing the amount of time that the infrastructure is out of service due to maintenance and 
repairs. It may also forestall a facility from being removed from service entirely.43 

Description 
State of Good Repair results in maintenance and repair savings by improving the condition or 
resilience of existing transportation facilities and systems. This includes the project’s current 
condition, as well as how the proposed project will upgrade it. Impacts on long-term cost 
structures, long-term lifecycle cost structures, or overall life-cycle costs are USDOT elements. 44 

Rationale 
State of Good Repair is a merit criteria listed in the BUILD application information materials. 
Continued flooding threatens the existing transportation infrastructure efficiency, mobility of 
goods,  accessibility and mobility of the local residents, and economic growth. The project 
incorporates plans to maintain the transportation infrastructure regularly, reducing 
maintenance and repair costs compared to the current no-build situation. The project includes 
city partnerships and strategic investments that provide capital to help implement 
infrastructure improvements proactively.  

The American Public Transportation Association has noted that the State of Good Repair is an 
issue of national importance.45 State of Good Repair relates to improving the condition and 
resilience of existing transportation facilities and systems. In a State of Good Repair, total 
replacement of the asset is not necessary, and savings are realized from reduced expenses for 
maintenance and repair. The reduction of operating costs and congestion, as assets are not out 
of service for maintenance and/or major repairs, is another benefit.  
 

                                                      
43 Benefit-Cost Analysis Analyses Guidance for TIGER Grant Applicants. 
www.transportation.gov/sites/dot.gov/files/docs/TIGER_BCA_Guidance.pdf 
44 Notice of Funding Opportunity for the Department of Transportation’s National Infrastructure Investments 
Under the Consolidated Appropriations Act, 2018 Federal Register / Vol. 83, No. 82 / Friday, April 27, 2018 / 
Notices. Page18658. 

45 American Public Transportation Association, Resources, Standards, State of Good Repair, 2015: www.apta.com. 

http://www.transportation.gov/sites/dot.gov/files/docs/TIGER_BCA_Guidance.pdf
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As stated in the TIGER Notice of Funding Availability,46 projects should: 1) be consistent with 
relevant plans to maintain transportation facilities or systems in a State of Good Repair and 
address current and projected vulnerabilities; 2) if left unimproved, the poor condition of the 
asset will threaten future transportation network efficiency, mobility of goods or mobility of 
people, or economic growth; 3) be appropriately capitalized up front and using asset 
management approaches to optimize its long-term cost structure; 4) have a sustainable source 
of revenue available for operations and maintenance of the project, and 5) improve the 
transportation asset’s ability to withstand probable climate change impacts.  

Methodology 
This section describes the calculation of on-going maintenance and repair costs that will occur 
in the absence of implementation of the project. If the City of Saint Charles implements the 
project, the Bangert Island area will undergo significant reconstruction and investment. The City 
will reconstruct and repave the entire corridor and install new sidewalks, pedestrian crossing, 
trails, and traffic lights. In the absence of this investment, the corridor will instead require 
significant periodic investments in order to maintain the various elements in working order. 

In conjunction with City personnel, SmithGroupJJR developed estimations of maintenance costs 
if the project is completed as well as if it is not completed. Comparing the two cost scenarios 
allows developers to see which scenario is more costly in the long term. Section B of the 
appendix presents the methodology for the development of maintenance costs. This 
methodology involves the development of unit costs and the number of units in lane-miles. 
That section presented the costs of maintenance in the build alternative. The analysis uses the 
same methodology to develop maintenance costs in the absence of the project. Exhibit G-1 
provides the estimates of maintenance costs for the base no-build alternative. 

  

                                                      
46 Notice of Funding Availability for the Department of Transportation’s National Infrastructure Investments under 
the Consolidated and Further Continuing Appropriations Act, United States Department of Transportation, 2015 
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Exhibit G-1: Estimates of Maintenance Costs for the Base No-Build Alternative 

 

 

Exhibit G-2 provides the maintenance costs, by year, for both the build and the no-build cases. 
Column 1 totals $4.8 million in costs for the no-build scenario, while column 2 totals $2.8 
million for the build scenario. Column 3 calculates maintenance savings of $1.9 million, which is 
called the State of Good Repair benefit. The total discounted benefits are approximately $0.8 
million using a 7 percent real discount rate.  
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Exhibit G-2: Summary of Discounted State of Good Repair Benefits 
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Section H: Benefit-Cost Analysis Results 
 

A Benefit-Cost Analysis (BCA) quantifies the benefits and costs of a particular project to 
determine whether an investment is justifiable. In order to be meaningful, a BCA must not only 
express all benefits and costs in monetary terms, it must also account for the change in value of 
the dollar over time. The value of a dollar changes not only with inflation, but also because 
today’s dollar is worth more than a dollar available years from now. For example, a single dollar 
available today would be worth more than one single dollar in five years because it could be 
invested and earn interest/income for five years. An economic concept called “net present 
value,” accounts for the impact of time on the value of money and discounts the future value of 
a dollar. 

This concept of net present value is important because the timing of costs and benefits are 
different. The project sponsor experiences costs both immediately and over time, while 
benefits accrue over time after the project sponsor has incurred much of the costs. Exhibit H-1 
provides a sample of typical project benefit and cost flows. Costs, as considered by an engineer 
for example, inflate over time to reflect generally accepted increases in the costs for goods and 
services. This provides an estimate of the cash that is going to be necessary to complete a 
project. However, benefits, as considered in economics, discount as they move into the future. 
Net present value provides the common ground against which the analysis can consider costs 
and benefits.  

 

Exhibit H-1: Sample Project Costs and Benefit Streams 

 

 

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21

Time 

Benefits 

Costs 
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For this study, the analysis assumes a 30-year benefit horizon starting after project completion 
in 2021. These types of projects typically provide a stream of benefits that last at least 20 years. 
The timeframe for analysis of the benefits and costs must therefore extend well into the future 
to measure project benefits accurately. For this project, the protection of property from floods, 
the creation of a smart growth walkable community, and the creation of a lake and recreation 
space that connects multiple areas and venues will last far into the future. 

The benefit-cost ratio is the net present value of benefits divided by the net present value of 
costs. A benefit to cost ratio greater than one indicates that estimated benefits exceed 
estimated costs and that the investment is worthwhile. A ratio less than one indicates the 
estimated benefits are less than estimated costs and that the project sponsor should consider 
further study or innovative strategies to economically justify the project. 

Exhibit H-2 summarizes the benefits of each of the seven benefit categories in discounted 
present value dollars using a 7 percent discount rate. The largest category of benefits is still 
Smart Growth, followed by property value increases. 

Exhibit H-2: Benefits by Category Using a 7 Percent Discount Rate ($, 1000) 
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Exhibit H-3 summarizes the benefits and costs of the project in discounted present value dollars 
using two alternative discount rates. The cost borne by the City of Saint Charles is equal to 
$18.5 million in discounted present value dollars at 7 percent. In contrast, the analysis 
calculates that the project will create $133 million in benefits assuming a 7 percent discount 
rate. 

Exhibit H-3: Benefits and Costs of the Project Using 3 and 7 Percent Discount Rates 

 

 

Exhibit H-4 compares the benefits and costs using benefit-cost ratios. As mentioned before, this 
is the net present value of the benefits divided by the net present value of costs. According to 
this analysis, the benefit-cost ratios are significantly greater than one, indicating that this 
project presents a desirable investment. The benefits outweigh costs by a ratio of 7.19 at a 7 
percent discount rate. 

 



 Bangert Island Riverfront Transformation Project July 2019 

 

 
   69 

 

Exhibit H-4: Benefit-Cost Ratios for the Project 

 

 

 

Exhibit H-5 provides the estimates of benefits and cost and the benefit- cost ratios in numerical 
form with detail for each of the benefit categories for the 7 percent discount rates. 
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Exhibit H-5: Benefits, Costs, and Benefit-Cost Ratios for the Project 

 

Exhibit H-6 again summaries the benefits, costs, and the benefit-cost ratios in numerical form, 
but also adds the calculation of the net benefit, an alternative measure of project worthiness. In 
total, the project is estimated to provide $114.7 million in net benefits assuming a 7 percent 
discount rate. 

 

Exhibit H-6: Benefits, Costs, Benefit-Cost Ratios, and Net Benefits for the Project 

 

 

This analysis concludes the benefits of the Project outweigh the costs and the project provides 
a promising and economically worthwhile investment of public funds. 

 

Accounting for Risk and Uncertainty in Cost and Benefit Estimates 
 

A project BCA requires the development or collection of a wide variety of information.  Some of 
this information may be directly observable, but others may require estimation or forecasting 
from previous time periods.  For each cost and benefit category, the analysts seek to produce 
the best estimate for that item.  However, there is inherent uncertainty in the precision of the 
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estimates.  Some data may be old or improperly collected.  Even the best estimates may be 
wrong as future conditions may not be what was anticipated. 

Engineering cost estimates address uncertainty by incorporating a contingency cost in their 
estimates.  In early cost estimates, the contingency may be large, but as design moves to 
construction the project aspects become better known and the contingency (uncertainty) is 
reduced.  Still, project costs may be more or less than anticipated. 

Benefit estimation is a multistage process.  First, analysts must identify measures of 
effectiveness (MOE) for each component of the investment.  For example, smart growth 
investments may eliminate some automobile use, reducing congestion, eliminating emissions, 
reducing crashes, and saving fuel.  In each case, the analyst must estimate the amount of 
change in the MOE.  The assumed change in the MOE with and without the project is uncertain. 
and this uncertainty must be recognized in the analysis.  

Each MOE could be studied in detail to develop a potential distribution of potential outcomes.  
These distributions could be analyzed in a simulation to estimate an expected value to be 
applied in the BCA.  Unfortunately, we do not have enough data to develop such a simulation.  
We rely on the literature for estimating the best value for each MOE.  Then we apply a price to 
that change in MOE to estimate each benefit in monetary terms. 

In some cases, the literature for a benefit category specifically addresses the uncertainty in 
others it does not.  Experienced benefit analysts understand the level of uncertainty and how it 
varies across categories.  In order to address uncertainty in this BCA, we have assigned a high 
and low range for each category measured.  This range is used to calculate a high and low range 
for the value of the category.  That range, high and low, are then run through the BCR 
calculation.  This review provides a measure of confidence in the expected value of the project 
BCR.  The uncertainty ranges selected were: 

 Project Construction: Low 3%, High 10% 

 Direct Property Value Increase:  Low 5%, High 5% 

 Indirect Property Value Increase: Low 5%, High 5% 

 State of Good Repair: Low 5%, High 5% 

 Ecosystem Benefits: Low 5%, High 25% 

 Vehicle Operating Cost - Smart Growth: Low 3%, High 15% 

 Value of Time - Smart Growth: Low 3%, High 15% 

 Emission Benefit - Smart Growth: Low 5%, High 15% 

 Avoided Crash Benefit - Smart Growth: Low 3%, High 15% 
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Exhibit H-7: Evaluation of Uncertainty in Cost and Benefit Category Estimates, 7% Discount Rate 

 

 

Low end of range demonstrates a high confidence in estimated value of cost or benefit.  High 
end of range demonstrates a lower confidence in estimated value of cost or benefit.  The 
assumed low and high end of the range are applied to the point estimate of each cost and 
benefit category.  This results in a range of BCR estimates from 5.57 to 7.65.  Even with 
substantial discounting of the benefits estimated, up to 25% in one category, the estimated BCR 
is very stable.  We therefore have high confidence that the Phase 1 project BCR is greater than 
5.5, indicating that each dollar invested in the project will generate at least 5.5 dollars in 
benefits to the City of Saint Charles Community and the region. 
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Appendix A-1  
 

This appendix provides the Table of Contents for the Excel working spreadsheet for the 
calculation of benefits and cost and BCR and NB. The spreadsheet provides all relevant 
intermediate and final calculations and well as most data tables included in the text. The 
Spreadsheet is provided in a separate file. 

 

Table of Contents 
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Appendix A-2 Certified Professional Real 
Estate Appraisals 

 

FOR PRE-DEVELOPMENT AND POST-
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18.5438 +/- ACRES  
SOUTH MAIN STREET 
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July 6, 2018 
 
 
 
Mr. Brian Faust 
Right-of-Way Specialist 
City of St. Charles 
200 North 2nd Street, Room 202 
St. Charles, MO 63301 
 
Dear Mr. Faust: 
 
At your request, we have made a personal inspection and an appraisal of a typical 5.0 +/- acre lot that 
will be part of a site to be developed by the City, and that post development (filled to street grade, outside 
of the 500-year flood plain, streets, sidewalks and utilities in place, all parcels not in the City of St. 
Charles are annexed into the City and the site zoned for an intensive commercial use), will comprise 
18.5438 +/- acres located on the east side of South Main Street, at its intersection with Lombard Street in 
the City of St. Charles, St. Charles County, Missouri 63301.   
 
This appraisal report, of which this letter is a part, describes in detail the land, improvements, and method 
of appraisal, and contains pertinent data considered in reaching our conclusions. 
  
Based upon our examination and analysis of the property and subject to the limiting conditions and 
certification contained in this report and the Hypothetical Condition that the site has been made 
development ready, it is our opinion that the current market value of a typical 5.0 +/- acre lot (217,800 
square feet), as of July 2, 2018, is: 
 

TWO MILLION EIGHT HUNDRED THIRTY THOUSAND DOLLARS ($2,830,000) 
 
Our market value conclusion is premised on the exposure time estimate contained in the Reconciliation 
Section of this report. The following appraisal report, of which this letter of transmittal is a part, will 
indicate how we have arrived at this value conclusion.  This letter is invalid as an opinion of value if 
detached from the report that contains the text and exhibits.   
 
Respectfully submitted, 
 
REAL ESTATE ANALYSTS LIMITED  

        
Michael A. Green           
Principal             
                   
    
 



 

 

SUMMARY OF SALIENT FACTS AND CONCLUSIONS 
 
Location: South Main Street at Lombard Street, City of St. 

Charles, St. Charles County, Missouri 63301 
 
Type of Property: Vacant Land - assumed to be filled to grade and with 

all utilities in place and zoned for an intensive 
commercial use, most like “PD-MU” – Planned 
Development Mixed Use 

 
Improvements:   None 
 
Land Area: 18.5438 acres; 807,768 square feet 
 
Typical Lot: 5.00 acres; 217,800 square feet  
 
Zoning: Current - various zoning categories – assumed to be 

re-zoned to “PD-MU” - Planned Development Mixed-
Use 

 
Highest and Best Use: Commercial Development 
 
Date of Inspection: July 2, 2018 
 
Date of Value:  July 2, 2018 
 
Date Report Written: July 6, 2018  
 
Property Rights Appraised: Fee Simple 
 
Estimated Market Value: $2,830,000 

 
Hypothetical Condition: The market value estimate is based on the 

Hypothetical Condition that the subject site has been 
filled to street grade, is out of the 500-year flood 
plain, has all utilities, streets, and sidewalks in place, 
is zoned for an intensive commercial use and all 
parcels not already in the City of St. Charles are 
annexed into the City of St. Charles 
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NATURE OF ASSIGNMENT 
                 
Purpose of Appraisal 
 
Our assignment has been to appraise a hypothetical, typical 5.0 +/- acre lot within the 18.5438-acres of 
land that post development (filled to street grade, outside of the 500-year flood plain, streets, sidewalks 
and utilities in place) located on the east side of South Main Street, at its intersection with Lombard Street 
in the City of St. Charles, St. Charles County, Missouri 63301.   
 
The purpose of this appraisal is to estimate the current market value of the fee simple interest in a typical 
5.0 +/- acre lot based on the Hypothetical Condition that the subject site has been filled to street grade, is 
out of the 500-year flood plain and has streets, sidewalks and all utilities in place. 

 
Type of Report 
 
This appraisal report presents a detailed discussion of the subject property, the neighborhood, the data 
analyzed and the valuation analysis. 
 
Identity of the Client and Intended User(s) 
 
This appraisal is intended for use only by the client, City of St. Charles. Use of this report by others is not 
intended by the appraiser.   
 
Intended Use 
 
The intended use of this appraisal is to assist our client in the consideration of a disposition of the 
proposed three or four 5.0 +/- acre developed lots that comprise subject site, after the development work 
has been completed.  
 
Property Interest Appraised 
 
This appraisal is of the Fee Simple Estate. 
 
According to The Dictionary of Real Estate Appraisal, 6th ed., 2015, Fee Simple Estate is: An absolute 
fee; a fee without limitations to any particular class of heirs or restrictions, but subject to the limitations of 
eminent domain, escheat, police power, and taxation.  An inheritable estate. 
 
Type and Definition of Value 
 
We have been asked to determine market value, which is defined as: 
 

 “The most probable price which a property should bring in a competitive and open market under all 
conditions requisite to a fair sale; the buyer and seller each acting prudently and knowledgeably and 
assuming the price is not affected by undue stimulus.  Implicit in this definition is the consummation 
of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: 
 

1. buyer and seller are typically motivated; 
 
2. both parties are well informed or well advised, and acting in what they consider their best 

interests; 
 
3. a reasonable time is allowed for exposure in the open market; 
 
4. payment is made in terms of cash in United States dollars or in terms of financial 

arrangements comparable thereto; and 
 
5. the price represents the normal consideration for the property sold unaffected by special or 

creative financing or sales concessions granted by anyone associated with the sale.” 
 

(12 C.F.R. Part 34.42(g); 55 Federal Register 34696, August 24, 1990, as amended at 57 Federal Register 
12202, April 9, 1992, 59 Federal Register 29499, June 7, 1994) 
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Effective Date of Appraisal and Date of Report 
 
The effective date of this appraisal is July 2, 2018. The date of the report is July 6, 2018. 
 
Scope of Work 
 
The scope of this appraisal is as follows: 
 

 To inspect the subject property.  The subject was inspected on July 2, 2018 by Michael A. Green – 
the site was walked, and photographs taken. 
  

 To review the St. Charles County Assessor’s Records in respect to ownership and real estate taxes 
due. 
 

 To review the city of St. Charles zoning maps and ordinances pertaining to the permitted uses of the 
site.   

 

 To assess the economic effects of the neighborhood and the community at large upon the subject 
property.   

 

 To gather and analyze comparable land sale data and when and where possible, to obtain 
confirmation of market data by one or more parties to the transaction, or a participating broker.  If 
this were not the case, the information was obtained from sources we believe to be reliable.  
Additional data sources such as the Multiple Listing Service (MLS), Realist, and CoStar were 
reviewed. 

 

 In the preparation of this appraisal, we gathered comparable land sale data and analyzed this data 
as it relates to the subject.  The analysis of the data resulted in the conclusion of value presented in 
this appraisal report.  The Cost and Income Approaches were not utilized in this report.  The Sales 
Comparison Approach to value was utilized in this assignment. 

 
Extraordinary Assumptions and Hypothetical Conditions 
 
It is a Hypothetical Condition of this report that the site has been made development ready, that is filled 
to street grade, raised out of the 500-year flood plain and with all streets and sidewalks in place and 
utilities connected; and that the parcels not already in the City of St. Charles city limits will be annexed 
into the City, and that the site will be zoned to allow for an intensive commercial use. 
 
Additional Definitions 
 
Reasonable Exposure Time 
 
As defined in The Appraisal Foundation, Statement on Appraisal Standards No. 6 (SMT-6), adopted 
September 16, 1992, Reasonable Exposure Time is the length of time the property interest being 
appraised would have been on the market prior to a hypothetical consummation of a sale at market value 
on the effective date of the appraisal; a retrospective estimate based upon an analysis of past events 
assuming a competitive and open market.  The concept of exposure time not only encompasses 
adequate, sufficient, and reasonable time, but also adequate, sufficient, and reasonable effort. 
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FIRREA STANDARDS 
 
Minimum appraisal standards for federally related transactions have been established by Title XI of the 
Financial Institution Reform, Recovery and Enforcement Act of 1989 (FIRREA), amended June 6, 1994.  
All appraisals shall, as a minimum: 
 

 Conform to generally accepted appraisal standards as evidenced by the Uniform Standards of 
Professional Appraisal Practice (USPAP) promulgated by the Appraisal Standards Board (ASB) of 
the Appraisal Foundation unless principles of safe and sound banking require compliance with 
stricter standards; 

 Be written and contain sufficient information and analysis to support the institution's decision to 
engage in the transaction; 

 Analyze and report appropriate deductions and discounts for proposed construction or renovation, 
partially leased buildings, non-market lease terms, and tract developments with unsold units; 

 Be based upon the definition of market value required as set forth in this subpart; and  

 Be performed by State licensed or certified appraisers in accordance with requirements set forth in 
this subpart. 

 
CERTIFICATION OF VALUE – REPORT DATED JULY 6, 2018 
 
We certify that, to the best of our knowledge and belief: 
 
1. The statements of fact contained in this report are true and correct; 
 
2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions, and 

are our personal, impartial, and unbiased professional analyses, opinions, and conclusions. 
 
3. We have no present or prospective interest in the property that is the subject of this report, and we have no personal interest 

with respect to the parties involved. 
 
4. We have no bias with respect to any property that is the subject of this report or to the parties involved with this assignment. 
 
5. Our engagement in this assignment was not contingent upon developing or reporting predetermined results. 
 
6. Our 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. 

 
7. The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the 

requirements of the Code of Professional Ethics & Standards of Professional Appraisal Practice of the Appraisal Institute, 
which include the Uniform Standards of Professional Appraisal Practice.  

 
8. Michal A. Green made a personal inspection of the property that is the subject of this report.  
 
9. Michael A. Green has not performed appraisal services, as an appraiser, regarding the property that is the subject of this 

report within the three-year period immediately preceding acceptance of this assignment.   
 
11. The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly authorized 

representatives. 
 
12. Michael A. Green have acted in an independent capacity and the appraisal assignment is not based on a requested minimum 

valuation, a specific valuation, or the approval of a loan. 
 
13. Michael A. Green is competent to complete this report in accordance with the Competency Provision of USPAP. 
   
 

REAL ESTATE ANALYSTS LIMITED 

       
Michael A. Green        
Principal         
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ASSUMPTIONS AND LIMITING CONDITIONS 

 
The conduct of this appraisal is necessarily guided, and its results influenced by the terms of the assignment and the 
assumptions, which together form the basis of the study.  The following conditions and assumptions, together with 
lesser assumptions embodied in this report, constitute the framework of our analyses and conclusions. 
 
1. Unless otherwise stated, the value of the property is based upon the present conditions of the national and 

local economies, the present purchasing power of the U.S. dollar, present financing rates as of the date of this 
appraisal and is subject to any future changes which may occur in any or all of these conditions. 

 
2. The forecasts, projections, and operating estimates contained in this report are based upon current market 

conditions, anticipated short term supply and demand factors, and a continued stable economy.  These 
forecasts are, therefore, subject to changes in future conditions. 

 
3. All information and comments concerning the location, neighborhood, market, trends, construction quality and 

costs, obsolescence, condition, necessary repairs, expenses, income, taxes, zoning, or any other data of or 
relating to the property appraised herein, represent the estimates and opinions of Real Estate Analysts Limited, 
formed after an examination and study of the property. 

 
4. While it is believed the information, estimates, and analyses given and the opinions and conclusions drawn 

therefrom are correct, Real Estate Analysts Limited does not guarantee them.  We believe the information 
which was furnished to us by others is reliable, but we assume no responsibility for its accuracy. 

 
5. We assume no responsibility for matters legal in character, nor do we render any opinion as to the title, which is 

assumed to be good and the property marketable.  All existing liens and encumbrances except as specified 
herein have been disregarded and the property appraised as though free and clear and under responsible 
ownership and competent management. 

 
6. The sketches in this report are included to assist the reader in visualizing the property.  We have made no 

engineering tests or surveys of the property and assume no responsibility for the structural soundness of the 
improvements, stability, and/or load bearing capacity of the soil and subsoil, adequacy of drainage, location of 
property lines and improvements on the site, hidden or unapparent conditions, or any other matters of a related 
nature. 

 
7. It is assumed that all applicable zoning and use regulations and restrictions have been complied with, unless a 

non-conformity has been stated, defined, and considered in the appraisal report. 
 
8. It is assumed that all required licenses, certificates of occupancy, consents, or other legislative or administrative 

authority from any local, state, or national government or private entity or organization have been or can be 
obtained or renewed for any use on which the value estimate contained in this report is based. 

 
9. Unless otherwise stated in this report, the existence of electro-magnetic fields (EMF), poor indoor air quality 

(IAQ), carbon monoxide and other gases or substances/materials, including without limitation radon, asbestos, 
polychlorinated byphenyls, petroleum leakage, or agricultural chemicals, which may or may not be present on 
the property, or other environmental conditions, were not called to the attention of nor did the appraiser become 
aware of such during the appraiser's inspection.  The appraiser has no knowledge of the existence of such 
materials on or in the property unless otherwise stated.  THE APPRAISER, HOWEVER, IS NOT QUALIFIED 
TO TEST SUCH SUBSTANCES/MATERIALS, OR CONDITIONS.  If the presence of such gas or substances, 
such as radon, asbestos, urea formaldehyde foam insulation, or other hazardous materials or environmental 
conditions may affect the value of the property, then any loss in value would have to be deducted from our 
concluded value because the value we have estimated in this appraisal 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. 

 
10. The Americans with Disabilities Act (ADA) became effective January 26, 1992.  The appraiser has 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.  Unless otherwise stated, the value conclusion stated in this report is based on the assumption that 
the property is not in compliance with ADA requirements. 

 
11. Possession of this report or a copy thereof does not carry with it the right of publication, nor may it be used for 

any purpose by anyone but the client without the previous written consent of the appraiser and then only with 
proper written qualification, and in its entirety. 
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12. We are not required to give testimony or to appear in court by reason of this appraisal, with reference to the 
property in question, unless previous arrangements have been made. 

 
13. The distribution, if any, of the value concluded in this report between land and improvements applies only under 

the stated program of utilization.  The separate allocations of value for land and improvements must not be 
used in conjunction with any other appraisal and are invalid if so used. 

 
14. Any value estimates provided in this report apply to the entire property.  Any proration or division of the total 

into fractional interests will invalidate the value estimate, unless such proration or division of interests has been 
set forth in the report. 

 
15. This report was not prepared for syndication purposes, nor is it to be used for syndication purposes without the 

consent of the appraisers and then only with proper qualifications. 
 
16. Neither all nor any part of the contents of this report (especially any conclusions as to value, the identity of the 

appraisers or the firm with which they are connected, or any reference to the Appraisal Institute or the MAI 
designation) shall be disseminated to the public through advertising media, public relations media, news media, 
sales media, or any other public means of communication without the prior written consent and approval of the 
appraiser. 

 

17. This appraisal report has been prepared for the exclusive benefit of the addressee.  It may not be used or relied 

upon by any other party.  Any party who uses or relies upon any information in this report, without the 
preparer’s written consent, does so at his own risk. 
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GENERAL LOCATION AND AREA DATA 

 

 
 
GENERAL LOCATION AND AREA DATA 
 
Metropolitan Area 
 
The St. Louis metropolitan area is the 20th largest region in the country, with a total population of 2.8 
million.  The CBSA includes seven counties in Missouri (City of St. Louis, Franklin, Jefferson, Lincoln, St. 
Charles, St. Louis, and Warren) and eight counties in Illinois (Bond, Calhoun, Clinton, Jersey, Macoupin, 
Madison, Monroe, and St. Clair).  The following information obtained from ESRI Business Analyst, 
compares the demographics of the St. Louis CBSA and the United States. 
 

Sites

2010 Total 

Population 

(U.S. 

Census)

2017 Total 

Population 

(Esri)

2022 Total 

Population 

(Esri)

2010-2017 

Population: 

Annual 

Growth 

Rate (Esri)

2017-2022 

Population: 

Annual 

Growth 

Rate (Esri)

2017 

Median 

Household 

Income 

(Esri)

2022 

Median 

Household 

Income 

(Esri)

2017-2022 

Median 

Household 

Income: Annual 

Growth Rate 

(Esri)

2017 Total 

Housing 

Units (Esri)

St. Louis City, MO 319,294 316,260 312,349 -0.13% -0.25% $37,980 $43,088 2.56% 178,154

St. Louis County, MO 998,954 1,013,355 1,023,053 0.2% 0.19% $62,547 $71,554 2.73% 441,826

St. Charles County, MO 360,485 396,448 425,199 1.32% 1.41% $75,939 $83,113 1.82% 154,943

Jefferson County, MO 218,733 226,606 232,810 0.49% 0.54% $59,042 $67,682 2.77% 91,035

Warren County, MO 32,513 34,217 35,503 0.71% 0.74% $53,791 $63,580 3.4% 15,332

Lincoln County, MO 52,566 55,442 57,774 0.74% 0.83% $56,631 $64,695 2.7% 21,947

Franklin County, MO 101,492 104,486 106,984 0.4% 0.47% $52,896 $60,391 2.69% 45,135

St. Clair County, IL 270,056 268,351 264,778 -0.09% -0.27% $52,680 $55,303 0.98% 118,136

Madison County, IL 269,282 268,295 266,968 -0.05% -0.1% $53,873 $56,953 1.12% 119,039

Monroe County, IL 32,957 34,585 35,912 0.67% 0.76% $72,671 $82,569 2.59% 14,180

Macoupin County, IL 47,765 46,942 45,731 -0.24% -0.52% $49,979 $53,122 1.23% 21,584

Jersey County, IL 22,985 22,850 22,461 -0.08% -0.34% $56,412 $61,456 1.73% 10,130

Clinton County, IL 37,762 38,772 39,570 0.36% 0.41% $59,470 $66,545 2.27% 15,877

Calhoun County, IL 5,089 4,834 4,594 -0.71% -1.01% $50,349 $54,382 1.55% 2,835

Bond County, IL 17,768 17,130 16,590 -0.5% -0.64% $50,021 $53,193 1.24% 7,089

St. Louis CBSA 2,787,701 2,848,573 2,890,276 0.3% 0.29% $57,690 $65,282 2.5% 1,257,242

United States 308,745,538 327,514,334 341,323,594 0.82% 0.83% $56,124 $62,316 2.12% 138,912,632  
 
As shown above, according to ESRI, Business Analyst, the 2010 U.S. Census Population of the CBSA 
was 2,787,701, and it is expected to increase to 2,890,276, by 2020.  Population for individual counties in 
the (CBSA) shows a continuing pattern of migration to less urbanized areas. 
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St. Louis County, the most heavily populated area, has limited opportunities for future growth.  The total 
population as of 2017 is 1,013,355, or a 1.44 percent increase from the 2010 U.S. Census Population of 
998,954.  The City of St. Louis attained its population peak of over 850,000 in the 1950s, and the number 
of residents declined from that time up through the early 2000s.  The total population as of 2017 is 
316,260, or a 0.95 percent decrease from the 2010 U.S. Census Population of 319,294.              
 
In percentage terms, the counties of St. Charles, Warren and Lincoln have posted the largest gains.  
Between 2010 and 2017, the population increase for St. Charles County was 9.98 percent, and Warren 
and Lincoln Counties indicated increases of 5.24 percent and 5.47 percent, respectively.  During this 
same time period, the greatest percentage of growth in Illinois was in Monroe County, with a 4.94 percent 
increase. 
 
Regarding the local business environment, the St. Louis Regional Chamber provides the following 
information:  
 
“Driven by a diverse and well-educated work force, Greater St. Louis is a major national business center. 
With an excellent quality of life and affordable cost of living, Greater St. Louis is a great base for 
companies and people alike. 
 
The St. Louis area benefits from a highly diversified economy that doesn’t lean heavily on any particular 
sector and provides a high degree of stability.  Greater St. Louis has a business climate primed for 
continued growth, as the area is forging new frontiers in innovative and exciting industries.  We are 
targeting the following industry clusters in which the region has both existing strengths and strong growth 
prospects: 
 

• Financial and Information Services 

• Bioscience 

• Multi-modal Logistics & Manufacturing 

• Health Science and Services 
 

Greater St. Louis also includes strong small and mid-sized business communities.  Recent progress in 
landing startup companies, coupled with over $1 billion in venture capital invested in technology firms 
from 2014-16, is establishing St. Louis as the center of innovation in the Midwest. 
 
For startups, the resources are terrific. The region has numerous business incubators where fledgling 
firms can find advice, nurturing, and inexpensive office and lab space; additional information regarding 
entrepreneurial resources are available. 
 
In 2015 Popular Mechanics named St. Louis number one out of the "14 Best Startups Cities in America."  
In the two years since it was formed, the Regional Entrepreneur Exchange, or T-Rex as it’s known, has 
grown to 200 companies with 80,000 square feet of co-working and incubator space in downtown St. 
Louis.   
 
The following rankings demonstrate the strength of our business environment: 
 

• St. Louis ranks as the 9th most cost-competitive location to do business among the U.S. metros 
with populations exceeding two million, according to a study released by KPMG LLP in 2016. 
KPMG's Competitive Alternatives study measured different cost components, including labor, 
taxes, real estate, and utilities, as well as non-cost-competitive factors. 

• St. Louis ranks as the 7th of the "Top 10 Large American Cities of the Future 2013/14 - Human 
Resources" in Foreign Direct Investment (fDi) magazine's ranking, which includes over 400 cities 
throughout North America and Latin America.  

• The percentage of St. Louisans age 25 or older with bachelor’s degrees or higher — more than 
30 percent — exceeds the national average, according to the American Community Survey 2015. 
This same survey found that among St. Louis area residents 25 or older, 12.8 percent have 
graduate or professional degrees, exceeding the U.S. average of 11.6 percent.” 

Greater St. Louis is home to the 17 Fortune 1000 headquarters, of which 9 are Fortune 500, summarized 
as follows: 
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Company Rank

Revenues

($ Billions)

Express Scripts Holdings 22 100.3

Centene 66 40.7

Emerson Electric 139 20.3

Monsanto 204 13.5

Reinsurance Group of America 246 11.5

Jones Financial (Edward Jones) 403 6.7

Graybar Electric 420 6.4

Ameren 431 6.1

Olin 467 5.6

Post Holdings 508 5

Peabody Energy 533 4.7

Panera Bread 760 2.8

Stifel Financial 785 2.6

Caleres 790 2.6

Edgewell Personal Care 845 2.4

Belden 846 2.4

Arch Coal 946 2
 

 
Greater St. Louis is also home to some of the nation’s largest private companies.  The following St. Louis 
companies are listed among Forbes’ America’s Largest Private Companies. 
 

Company Rank

Enterprise Holdings 13

World Wide Technology 30

Edward Jones 48

Graybar Electric 55

McCarthy Holdings 124

Apex Oil 129

Schnuck Markets 170

Alberici Corp.  219
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The 25 largest employers in the metropolitan area are summarized in the following table: 
 

# Company HQ  Employees 

1 BJC HealthCare St. Louis MSA 28,351

2 Wal-Mart Stores Inc. Bentonville, AR 22,290

3 Washington University in St. Louis St. Louis MSA 15,818

4 SSM Health Care St. Louis MSA 14,926

5 Mercy Health   St. Louis MSA 14,195

6 Boeing Defense, Space & Security Washington, DC 14,000

7 Scott Air Force Base St. Louis MSA 13,000

8 Schnuck Markets Inc. St. Louis MSA 9,956

9 U.S. Postal Service Washington, D.C. 9,956

10 AT&T Communications Inc. Dallas, TX 9,000

11 Archdiocese of St. Louis St. Louis MSA 8,780

12 McDonald’s Oak Brook, IL 7,550

13 City of Saint Louis St. Louis MSA 7,404

14 Saint Louis University St. Louis MSA 7,400

15 Washington University Physcians 7,222

16 Special School District of St. Louis County St. Louis MSA 6,272

17 Edward Jones St. Louis MSA 6,100

18 Imo's Pizza St. Louis MSA 5,515

19 Enterprise Rent-A-Car (Enterprise Holdings) St. Louis MSA 5,500

20 Express Scripts Inc. St. Louis MSA 5,323

21 Wells Fargo Advisors St. Louis MSA 5,107

22 Walgreens Springfield, IL 4,740

23 Target Corp Minneapolis, MN 4,675

24 General Motors Detroit, MI 4,560

25 Ameren Corporation St. Louis MSA 4,439
 

 
St. Charles County 

 
St. Charles County (established October 1, 1812) is located in the northwest portion of the St. Louis 
region and encompasses 561-square-miles. The Missouri and Mississippi Rivers border the county on 
two sides. Once a semi-rural area, St. Charles County’s population has grown by 70 percent since 1993 
and is the fastest growing county in Missouri.  St. Charles, St. Peters, and O’Fallon are the three largest 
communities in the area with Wentzville, Lake St. Louis, Dardenne Prairie, Weldon Spring, and Cottleville 
strongly trailing behind.  

 
Residential development has occurred principally in the Golden Triangle, a triangular section of land 
bordered by I-70, I-64 (formerly US Highway 40/61) and the Missouri River. While most industrial and 
commercial development has been along I-70, I-370 and Highway 94/364 on the eastern edge of the 
County, numerous business parks have opened along I-64 and are being marketed to high tech 
industries.   
 
The Route 364 Extension includes a bridge crossing over the Missouri River and a highway from I-270 in 
West St. Louis County to I-64 just north of Highway N in St. Charles County, changing a section of 
Missouri Route 94 to a freeway.  The final phase of the extension opened in November of 2014.  
Additional major thoroughfares and extension of arterial roads throughout the County are also planned 
over the next ten years.   
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Major employers in St. Charles County include: 

 

Largest Employers City Industry Employment

General Motors Wentzville Manufacturing 4,560

CitiMortgage O'Fallon Finance & Insurance 3,800

MasterCard Worldwide O'Fallon Finance & Insurance 2,400

Wentzville R-IV School District Wentzville Educational Services 2,118

Fort Zumwalt School District O Fallon Educational Services 2,100

Francis Howell School District St. Charles Educational Services 2,000

Serco Inc. Wentzville Professional & Scientific & Technical Services 1,729

Ameristar Casino Resort Spa St. Louis  St. Charles Arts, Entertainment & Recreation 1,600

True Manufacturing Company Inc. O'Fallon Manufacturing 1,475

St. Charles County St. Charles Government & Public Administration 1,261

St. Charles Community College St. Peters Educational Services 940  
 
Demographic information provided by ESRI, Business Analyst, as well as maps of St. Charles County are 
included on the following pages: 
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City of St. Charles 
 
St. Charles is a city in, and the county seat of St. Charles County, Missouri. It lies just to the northwest of 
St. Louis, Missouri, on the Missouri River, and played for a time a significant role in the United States' 
westward expansion. St. Charles can be accessed from Interstate 70 using the Cave Springs, Zumbehl 
Road, First Capitol Drive, and Fifth Street exits, or Highway 94. 
 
The total population as of 2017 was 69,188, a 0.69 percent annual increase from the 2010 U.S. Census 
Population of 65,805.  The 2017 median household income was $57,882 and this is projected to increase 
at an annual rate of 2.54 percent through 2022.   
 
The City of St. Charles school district has seven elementary schools, two middle schools, two high 
schools, and the Lewis & Clark Tech Building located on Zumbehl Road.  There are other schools like, 
the Francis Howell School District and the Orchard Farm School District that serve St. Charles as well.  
St. Charles is also home to a variety of private schools including Immanuel Lutheran (Pre-K to 8), Zion 
Lutheran (Pre-K to 8), St. Charles Borromeo, St. Cletus, Academy of the Sacred Heart, Duchesne High 
School formerly named St. Peter High school, and Saints Joachim and Ann.  
 
Lindenwood University is located on Kingshighway, it was the first higher education institution west of the 
Mississippi.  The school is perhaps most noted for its strengths in the performing arts and education.  
St. Charles lies at one end of the Katy Trail, a 225 mile long state park enjoyed by bikers and walkers. 
Since the late 1970s, there has been very healthy new home construction, commercial growth, and 
explosive population growth in the St. Charles area. In describing the area, someone coined the phrase 
the Golden Triangle in the Eighties, referring to the tremendous growth in real estate development in the 
St. Charles County region bordered by Highways 70, 40 and 94.  
 
A new community development called the New Town at St. Charles is the best example in the St. Louis 
area of the new movement in residential development and community planning, New Urbanism. An 
11,000-seat arena called the Family Arena was built in the early 1990s and is used by minor league 
sports franchises and hosts events like concerts, shows, circuses, graduations, and special college 
sporting contests.  Another prominent feature of St. Charles in the new development category is the St. 
Charles Convention. 
 
The Riverfront area and Main Street is a central gathering place and focal point for the community. The 
primary features of the riverfront and Historic Main Street are residences and businesses open year-
round. Each block features shops, restaurants, and offices that visitors and locals frequent. Much is 
planned for the development and improvement of the area, including Northward extension of the KATY 
Trail, residential and commercial development, parking garage expansion, casino expansion and 
development of hotels. 
 
Key demographic information provided by ESRI, Business Analyst, as well as various maps of the City of 
St. Charles are included on the following pages: 

http://en.wikipedia.org/wiki/Saint_Charles_County%2C_Missouri
http://en.wikipedia.org/wiki/St._Louis%2C_Missouri
http://en.wikipedia.org/wiki/Missouri_River
http://en.wikipedia.org/wiki/Interstate_70
http://en.wikipedia.org/wiki/Missouri_State_Highway_94
http://en.wikipedia.org/wiki/Elementary_schools
http://en.wikipedia.org/wiki/Middle_schools
http://en.wikipedia.org/wiki/High_schools
http://en.wikipedia.org/wiki/High_schools
http://en.wikipedia.org/wiki/Lindenwood_University
http://en.wikipedia.org/wiki/Katy_Trail_State_Park
http://en.wikipedia.org/wiki/New_Urbanism
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Neighborhood Analysis 
          
The neighborhood analysis provides a bridge between the analysis of general influences on all property 
values and the study of a specific property.  The goal of the neighborhood analysis is to determine how 
the operation of social, economic, government and environmental forces influences property values in the 
specific area in which the subject property is located.  According to The Appraisal Institute, The Dictionary 
of Real Estate Appraisal, 6th Edition, 2015, a neighborhood may be defined as: 
 
A group of complementary land uses; a congruous grouping of inhabitants, buildings, or business 
enterprises. 
 

 Boundaries and Access – The subject property is located in eastern St. Charles County in the City 
of St. Charles.  The neighborhood is bounded by but not limited by Interstate 70 to the north. South 
Fifth Street to the west, The Missouri River to the east and Friedens Road to the south.  South Fifth 
Street, South main Street and South River Road all connect just south of the subject and become 
Arena Parkway, a major connector from Interstate 70 to the north and Highway 364 (Page Avenue 
Extension) to the south.  Interstate 64 / Highway 61 provides north / south access throughout St. 
Charles County and east / west access into St. Louis County.  Interstate 70 provides good east / 
west access throughout St. Charles and St. Louis Counties.   

 

 
 

 Homogeneous Uses – Land use within the neighborhood is dominated by the Street of St. Charles, 
a multi-use commercial / residential development on almost 30 acres in the southeast quadrant of I-
70 and South Fifth Street.  The Streets of St. Charles is becoming the City’s second anchor, after 
historic Main Street; and continues to be developed.  A 600,000 square foot, three story building is 
under construction to add additional retail and office space.  About 20,000 square feet of retail space 
will be available on the building’s ground floor, with two levels of office space totaling about 40,000 
square feet above.  The new building will be located at the northeast corner of Beale and Lombard 
streets, across from Firebirds and P.F. Changs.  Tru by Hilton, a five-story hotel, located at the south 
end of the property across from Mission Taco, includes 87 guest rooms and a modern environment 
with cross-functional public spaces, recently opened on June 22, 2018.  Last year, Drury Inns 
opened its Drury Plaza Hotel, with 198 rooms.  The development also includes an AMC Theatre, Bar 
Louie, First Watch the Daytime Café, and P.F. Chang’s among other national retailers. 
  
Locally-owned and operated boutiques and shops include Olivino, MOD, Leopard Boutique, Brulee 
Boutique, Sole & Blues, Think Pink Nail Salon and Massage Luxe. 
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The Residences offers luxury apartment living at the 309-unit complex located above street level 
retail at the Streets of St. Charles. 
 

 Neighborhood Trends - Neighborhood support services are considered good in the immediate 
vicinity. There are a variety of commercial developments along Interstate 70 and Highway 94.  
 
Ameristar Casino continues to provide entertainment to this portion of the community, as does the 
Historic Downtown area of the City of St. Charles which offers various gift, antique, and restaurant 
entertainment. 
 
Commercial development has been taking place over the last several years and is expected to 
continue as the economy continues to improve and the success of City based developments such as 
the Streets of St. Charles has encouraged other supporting developments such as the Rivers 
Crossing Apartments.  
 

   Summary – The location of the neighborhood is considered good for a variety of uses, as is 
evidenced by the current mix of uses.  Public services, neighborhood support systems, major 
highway accessibility and proximity to commercial centers are all considered good. 
 

THE PROPERTY 
 
History of the Property 
 
According to the records of the St. Charles County Assessor’s Office, title to the subject property is 
currently vested in the City of St. Charles in respect to the parcels highlighted in blue on the attached plat 
map and in respect to the pink highlighted parcels, other individuals as noted on the lot list below.   
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Ownership 
 
In total the subject comprises 15 adjacent and at present separately plated parcels as follows: 
 

Parcel No. Address Size in Acres Owner

T120800022 1414 S. Main Street 0.2000 City of St. Charles

105420B000 1416 S. Main Street 0.2700 City of St. Charles

T070800169 S. Main Street 1.0800 City of St. Charles

105210A000 1420 S. Main Street 0.3300 City of St. Charles

105150A000 S. Main Street 0.0500 City of St. Charles

105120A000 1426 S. Main Street 0.2238 City of St. Charles

105090A000 1430 S. Main Street 1.2000 City of St. Charles

105000A001 1436 S. Main Street 0.6300 City of St. Charles

105000A000 1440 S. Main Street 0.6000 City of St. Charles

T120800023 1559 S. Main Street 0.3400 City of St. Charles

104400A000 1559 S. Main Street 1.9900 City of St. Charles

105330A000 S. Main Street 6.4700 Ben Giesman

103230A000 1602 S. River Road 1.2500 Robert Whys

104760A000 1606 S. River Road 0.9000 Alice Redmond et. al.

104580A000 old River Road 3.0100 Bessie Lee Tucker et. al.

Total Land Area 18.5438  
 
Legal Description 
 
A legal description of the site was not provided, but it is presumed that a metes and bounds survey would 
be undertaken to establish the precise site boundaries and to provide a legal description. 
 
Real Estate Taxes 
 
The properties owned by the City are currently tax exempt, and as it is presumed that the City will acquire 
the other four parcels prior to disposition, they toto would be tax exempt.  At the time of the purchase by a 
private entity the County would value the subject parcel for real estate taxation purposes. 
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Description of the Site – Entire 18.5438 Acre Parcel 
 
Physical Features 
 

 Size/Dimensions – According to the St. Charles County Assessor’s records, the parcels comprise 
18.5438 acres.  Of this total, 11.63 acres are located on the east side of Old South River Road / The 
Katy Trail and 6.9138 acres (owned by the City) is situated on the west side of Old South River 
Road / The Katy Trail.  It is assumed that the section of Old South River Road between the two 
“parcels”, would remain in place for secondary access to the site.   

 

 
 

 Configuration – The site is basically rectangular in shape as shown on the previous and following 
exhibits and plat maps. The property has approximately 1,100 feet of frontage along South Main 
Street. 

 

 Topography/Drainage – The parcel will have level topography, at street grade (at grade with South 
main Street) and drainage of the site will be adequate.  

 

 Flood Plain – As noted, the subject is assumed to be elevated out of the 500-year flood plain. 
 

 Access – Access to the subject property will primarily be available from South Main Street, but it will 
have secondary access from Old South River Road.     
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 Ground Stability – We assume that the fill will be properly compacted and that the site will be 
stable and appropriate for construction. 

 
Legal 
 

 Zoning - The use of some of the parcels that comprise the property is regulated and controlled by 
the zoning ordinances of the City of St. Charles.  Those parcels are zoned “C-2” General Business 
District, except for one parcel (1426 S. Main Street), which is zoned “R-1E” Single Family 
Residential District.  Those parcels located in an area of unincorporated St. Charles County are 
zoned “C-2” Commercial and “A” – Agricultural – see the following zoning maps.  
 
Upon acquisition of the non-City owned properties the City will re-zone the entire site to “PD-MU” – 
Planned Development Mutli Usze to provide for the wiedest lattitude of development types. 
 

ZONING MAP – CITY PROPERTIES 
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ZONING MAP - COUNTY PROPERTIES 
 

 
 

 Conformance - The subject property, as vacant, complies with the legal zoning requirements.   
 

 Easements/Encumbrances/Moratoriums - The subject property is assumed to be / will be 
encumbered by only the typical easements associated with utilities and street rights-of-way. 

 

 Encroachments - We were not provided an ALTA/ACSM Land Title Survey.  There were no 
obvious encroachments.  

 
Utilities 
 

 Water/Sewer - Water/sewer services are provided by St. Charles County. 
 

 Electric/Gas - Electricity is provided by Ameren. Gas is provided by local providers. 
 

 Other – Local telephone service is provided by various companies. 
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Environmental  
 
As referenced in the Assumptions and Limiting Conditions to this report, we are not considered experts 
nor competent to assess environmental issues.  Upon physical inspection of the subject property, no 
indication to the “untrained eye" of environmental hazard could be found. 
 
Development 
 
The City is intending to fully develop the subject site, which means filled to street grade, outside of the 
500-year flood plain, streets, sidewalks and utilities in place, all parcels not in the City of St. Charles are 
annexed into the City and the site zoned for an intensive commercial use. 
 
Post development the City is expecting to make available for development (vertical construction) three or 
four 5.0+/- acre lots and it is one of these lots that is the subject of this appraisal.    
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PHOTOGRAPHS OF SUBJECT PROPERTY 
 

 
 

View North Across Subject From South Main Street  
 

 
 

View North Across Subject From The Terminus Of South River Road  
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HIGHEST AND BEST USE 
 
The highest and best use of both land as though vacant and property as improved must meet four criteria 
according to the twelfth edition of the Appraisal Institute's text book, The Appraisal of Real Estate.  The 
highest and best use must be legally permissible, physically possible, financially feasible, and maximally 
productive.  These criteria are most often considered sequentially but due to their interaction may also be 
considered in concert, depending on the particular situation. 
 
It is recognized that in cases where a site has existing improvements, the highest and best use may be 
determined to be different from the existing use.  The existing use will continue, however, unless and until 
the land value in its highest and best use exceeds the total value of the property in its existing use. 
 
The determination of the highest and best use of the land lies in market analysis and the economic 
concept of supply and demand.  This entails ascertaining that use of the property which will produce the 
most value to both the owner and the community for the longest foreseeable time, and which will be 
consistent with the uses of the surrounding properties, the neighborhood, and the community. 
 
An analysis of the factors affecting highest and best use as they pertain to the land as though vacant and 
the improved site follows. 

 
Highest and Best Use as Vacant 
 
The highest and best use factors considered are identified as follows: 
 
Legally Permissible 
 
The zoning is presumed to be “PD-MU”, Planned Development - Mixed Use by the City of St. Charles.  
This district will allow a number of uses including many commercial and residential and mixed uses.   
 
To our knowledge, the site is not and will not be encumbered by any restrictive easements or 
encroachments.  It is our opinion that the highest and best use of the site, based upon the legally 
permissible uses, is for a development with a use compatible with the adjacent mixed use commercial 
development – The Streets of St. Charles.  
 
Physically Possible 
 
The size, shape, topography, accessibility, availability of utilities, soil conditions, and the risk of natural 
disasters, in particular flooding, but also earthquakes affect the uses for which a site can be developed. 
The subject site will be level, regularly configured and at grade with South Main Street and elevated out of 
the flood plain. The public street system is in place, is in good condition, and adequate for the local traffic 
needs and the property has extensive frontage on South main Street, across from the Streets of St. 
Charles.  Overall, the subject is ideally suited to development. 
 
Financially Feasible 
 
Of the legally permissible and physically possible uses, only some may be financially feasible.  The 
subject is located on South main Street across from the very successful Streets of St. Charles 
development.  A use compatible with and complimentary to this development would be ideal and this 
would most likely comprise a mixed-use commercial / residential development.  The subject’s somewhat 
rear location might make retail use more difficult, although a destination retailer would no doubt be 
attracted to the synergy of the overall Street of St. Charles development.  Office space with apartments or 
condominiums over, hotels, and perhaps an entertainment type users would all be ideal for this site.  
Overall, in our opinion a mixed use, commercial / residential development will be a financially feasible use 
of the site.  
 
In terms of office space, the St. Charles County sub-market generally underperforms the larger market 
and as can be seen from the following exhibit, this is the case currently.  However, the subject offers a 
premier location and new office space, with views of the Bangert Island and the Missouri River would 
likely be the premier space in this sub-market.  
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The St. Charles retail market is performing on a par with the overall market, but as a retail destination the 
Street of St. Charles is a premier location and even with the subject’s rear location, some retailers, most 
likely destination type users would be attracted to the subject. 
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The apartment market is very strong at present, with record low vacancy rates, increasing rents and 
increasing investor demand across all sub-markets.  A development featuring some residential elements, 
again taking advantage of the potential views would be feasible for the subject site.  
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Maximally Productive 
 
This analysis determines which of the financially feasible land uses produces the highest residual land 
value.  This then determines which of the various financially feasible uses are maximally productive. 
 
We have concluded that a mixed commercial / residential use, with an entertainment element would be 
the maximally productive use of the site.  
 
Highest and Best Use Conclusion 
 
The subject site’s location, zoning, neighborhood trends, size, and shape, are conducive for a mixed 
commercial / residential use development.  
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METHOD OF APPRAISAL 
           
The traditional methods by which market data may be processed into a value indication include the Cost 
Approach, the Income Approach, and the Sales Comparison Approach. 
 
The Cost Approach is based on the presumption that the informed purchaser would pay no more than 
the cost of producing a substitute property with the same utility as the subject property.  The Cost 
Approach is particularly applicable when the property being appraised involves relatively new 
improvements which represent the highest and best use of the land, or when relatively unique or 
specialized improvements are located on the site and for which there are no comparable properties in the 
marketplace.  This approach is used to value improved property. 
 
The Income Approach is a procedure in appraisal analysis which converts the anticipated benefits 
(dollar income or amenities) to be derived from the ownership of the property into a value estimate.  The 
Income Approach is widely applied in appraising income producing properties.  Anticipated future income 
and/or reversions are discounted to a present value figure through the capitalization process.  This 
approach is largely used to value improved property, or income producing land 
 
As the subject is a parcel of vacant land the Sales Comparison Approach is the most appropriate 
approach to use. 
 
Sales Comparison Approach 

 
The Sales Comparison Approach is based upon the presumption that an informed purchaser would pay 
no more for a property than the cost of acquiring an existing property with the same utility.  This approach 
is applicable when an active market provides sufficient quantities of reliable data which can be verified 
from authoritative sources.  The Sales Comparison Approach is relatively unreliable in an inactive market 
or in estimating the value of properties for which no real comparable sales data is available.   I have 
assembled data regarding the sale of vacant land and have concluded that there is sufficient relevant and 
comparable data to use this approach.  My field inspection included a search of the public and private 
records, as well as interviews with brokers knowledgeable of the area.  An effort was made to obtain 
sales of parcels with characteristics similar to the subject property.   
 
We have specifically researched sales of vacant commercial, development ready sites considered to 
have reasonably similar locational and physical characteristics to the subject. 
 
We have also included in our analysis relevant listings of large commercial sites that have similar 
locational and physical characteristics.  
 
In the accompanying land valuation section, sales have been adjusted for market conditions, i.e. time.  
Other adjustments made in comparing the properties are, by necessity, subjective in nature, but we have 
attempted to be consistent in their application. 
 
Details of recent sales of undeveloped land, which were considered in our analysis, are summarized on 
the following pages.  Following the individual land sale summaries are a location map, and a Land Sales 
Adjustment Grid that summarizes the pertinent details of each sale transaction and the adjustments 
applied to each sale in recognizing differences between that property and the subject.   
 
We would note two sales that are not directly comparable to the subject due to their small size, but SSM 
Healthcare purchased 711 Veterans Memorial Drive in 2014, a 3.16-acre parcel with excellent exposure 
to I-70 and located just west of the subject for $3,000,000 and then incurred $139, 850 in demolition costs 
to remove an old banquet center.  The total price of the cleared site was thus $3,139,850 or $22.81 per 
square foot.  At the Streets of St. Charles, St. Charles Hotel Associates purchased a 1.1651-acre lot on 
the south side of the development to construct a Tru Hotel and paid $900,000 for a fully developed pad 
site, or $17.75 per square foot. 
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Sale No. 1 
 

 
 
Seller McKelvey Partnership 
Buyer                              Cross MO 2 LLC 
Instrument/Date          Warranty Deed dated July 6, 2015 
Recorded            Book 6383 / Page 1351 
County St. Charles 
Selling Price $1,841,063 
Unit Price $6.14 per square foot 
Type of Transaction  Sale of the fee simple interest 
Financing Sellers received all cash 
Site Area 300,024 square feet; 6.8876 acres 
Zoning “C-2” Community Commercial 
Zoning Compliance N/A vacant site 
Highest & Best Use Commercial – retail development 
Utilities In Use   None – Vacant Land 
Utilities Available  All public utilities available 
Access Legal and physical access from Mid Rivers Mall Drive and St. Peters 

Howell Road – a signalized intersection 
 
Specific Location of Sale 
 
This site is located at 3031 and 3301 Mid Rivers Mall Drive in St. Peters and is situated on the northwest 
and southwest corners of Mid Rivers Mall Drive and St. Peters Howell Road at a signalized intersection.  
 
Sale Verification: The sale price of $1,841,063 was confirmed by Michael A. Green with Shari Nevels of 
McKelvey Properties, the seller’s broker (636-669-9111) on December 28, 2017.  The Certificate of Value 
filed at the St. Charles County Assessor’s Office shows the same sale price.  This sale was personally 
inspected by Michael A. Green.  This site was developed with a 42,136-square foot Wal-Mart 
neighborhood grocery store in 2015 and a Wal-Mart gas station on the adjacent parcel – see discussion 
below. 
 
Property Description 
 
This is the sale of a two-parcel property, carved out of a larger 20+ acre site.  The buyer purchased a 
6.1841-acre parcel on the north side St. Peters Howell Road and a 0.7035-acre parcel on the south side.  
The two parcels comprise 6.8776 acres or 300,024 square feet.  Both elements are generally level, 
rectangularly shaped commercial lots at a signalized intersection.  The site was developed with a 42,136-
square foot grocery store, built for, and leased to Wal-Mart on the larger parcel and a Wal-Mart branded 
gas station on the smaller parcel. 
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Sale No. 2 
 

 
 
Seller  Koenig St. Peters LP 
Buyer                               Macy Gray Holdings, LLC 
Instrument/Date           Warranty Deed dated May 18, 2017 
Recorded             Book 6745 / Page 1272 
County  St. Charles 
Selling Price  $2,865,000 
Unit Price  $8.25 per square foot 
Type of Transaction   Sale of the fee simple interest 
Financing  Sellers received all cash 
Site Area  347,330 square feet; 7.9736 acres 
Zoning  “SD-OC” General Office / Commercial 
Zoning Compliance  N/A vacant site 
Highest & Best Use  Commercial development 
Utilities In Use    None – Vacant Land 
Utilities Available   All public utilities available 
Access  Legal and physical access from Mexico Road and St. Peters Centre 

Boulevard – a signalized intersection 
 
Specific Location of Sale 
 
This lot is located at the northeast corner of Mexico Road and St. Peters Centre Boulevard – a signalized 
intersection, in St. Peters.  
 
Sale Verification: The sale price of $2,865,000 was confirmed by Michael A. Green with Keith Schneider 
of Cushman & Wakefield, the sellers broker (314-520-2747) on December 28, 2017.  The Certificate of 
Value filed at the St. Charles County Assessor’s Office shows the same sale price.  This sale was 
personally inspected by Michael A. Green.  The buyers are constructing an apartment complex. 
 
Property Description 
 
This is the sale of a generally level, rectangular commercial site at a signalized intersection. 
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Sale No. 3 
 

 
 
Seller Kaplan Lumber Co. / Leonard Kaplan Trust 
Buyer                              Columbia / Wegman O’Fallon, LLC 
Instrument/Date          Warranty Deed dated October 20, 2016 
Recorded            Book 6635 / Page 1854 
County St. Charles 
Selling Price $1,883,699 + $400,000 utilities = $2,283,699 
Unit Price $8.17 per square foot 
Type of Transaction  Sale of the fee simple interest 
Financing Sellers received all cash 
Site Area 279,481 square feet; 6.416 acres 
Zoning “C-2” General Business 
Zoning Compliance N/A vacant site 
Highest & Best Use Commercial development 
Utilities In Use   None – Vacant Land 
Utilities Available  All public utilities available – see comments 
Access Legal and physical access from O’Fallon Road 
 
Specific Location of Sale 
 
This site is located along O'Fallon Road, just east of the O'Fallon Road / Highway K intersection, the 
address is 1000 Landing Circle. 
 
Sale Verification: The sale price of $1,886,699 and the estimated $400,000 site development costs was 
confirmed by Joe McEntee of Wegman Companies.  The buyers are constructing a senior living facility. 
 
Property Description 
 
This is the sale of a generally level, rectangular commercial site and was purchased for the development 
of a senior housing community.  Per discussions with Joe McEntee of Wegman Companies, the 
development will comprise 109 to 113 units with completion estimated in late July 2018 (the property has 
now been completed and comprises a 100,000 square foot senior living facility – The Landing of 
O’Fallon).  The parcel was raw land, although utilities were adjacent to the site.  The buyer indicated that 
an additional $400,000 was required to develop the site as "pad ready". 
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Sale No. 4 
 

 
 
Seller Lockwood DPR LLC Manchester 270 Development Inc. 

Buyer                              Manchester 270 Development Inc. 
Instrument/Date          Warranty Deed dated September 4, 2015 
Recorded            See comments 
County St. Louis 
Selling Price $2,600,000 
Unit Price $12.78 per square foot 
Type of Transaction  Sale of the fee simple interest 
Financing Sellers received all cash 
Site Area 203,425 square feet; 4.67 acres 
Zoning “MXD” Mixed Use Development 
Zoning Compliance N/A vacant site 
Highest & Best Use Mixed use, commercial development 
Utilities In Use   None – Vacant Land 
Utilities Available  All public utilities available – see comments 
Access Legal and physical access from Manchester Road and Des Peres Road 
 
Specific Location of Sale 
 
This site is located in the northwest quadrant of Manchester Road and I-270 in Des Peres, St. Louis 
County and has an address of 12815-19 Daylight Circle. 
 
Sale Verification: The sale price of $2,600,000 was confirmed by Steve Collins of Manchester 270. 
 
Property Description 
 
The buyer, Manchester 270 was the seller of a former quarry that was acquired by them in 1994 and filled 
with approximately 6,250,000 cubic yards of clean fill material and later sold to Lockwood DPR LLC for a 
mixed-use development.  During negotiations, Manchester 270 agreed to buy back (they retained this 
land at closing) a 4.67 +/- acre parcel for a proposed hotel at a price of $2,600,000, or $12.78 per square 
foot.  The price "paid" for the hotel site was contingent upon Lockwood DRP would install the street 
infrastructure and utilities.  This is a 4.67 acre, fully developed pad site, subsequently developed with a 
hotel and which is part of a mixed-use development comprising a 60-unit assisted living facility to be 
operated by Provision Living LLC and a 254-unit luxury apartment complex.  Future plans also include an 
office/retail development.   
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Sale No. 5 
 

 
 
Seller Lockwood DPR LLC Manchester 270 Development Inc. 
Buyer                              Sunset Ridge Owner, LLC 
Instrument/Date          Warranty Deed dated September 4, 2015 
Recorded            Deed Book 21669, Page 167 
County St. Louis 
Selling Price $6,316,250 
Unit Price $12.67 per square foot 
Type of Transaction  Sale of the fee simple interest 
Financing Sellers received all cash 
Site Area 498,326 square feet; 11.44 acres 
Zoning “MXD” Mixed Use Development 
Zoning Compliance N/A vacant site 
Highest & Best Use Mixed use, commercial development 
Utilities In Use   None – Vacant Land 
Utilities Available  All public utilities available – see comments 
Access Legal and physical access from Manchester Road and Des Peres Road 
 
Specific Location of Sale 
 
This site is located in the northwest quadrant of Manchester Road and I-270 in Des Peres, St. Louis 
County and has an address of 12831 Daylight Circle. 
 
Sale Verification: The sale price of $6,316,250 was confirmed by Steve Collins of Manchester 270, an 
entity which sold the land to Lockwood DPR and by reviewing St. Louis County records. 
 
Property Description 
 
This parcel is being developed with a $49 million luxury apartment development to be called the 
Residences at Sunset Ridge.  The development will have a mixture of one, two and three-bedroom units, 
with a total of 254 units.  The site is part of a former quarry that is being developed with office, multi-family 
and senior living uses. This is an 11.44 acre, fully developed pad site which is part of a mixed-use 
development comprising a 60-unit assisted living facility to be operated by Provision Living LLC, the 
apartments, and a hotel.  Future plans also include an office/retail development.   
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Pace Properties is marketing a fully developed lot, lot 3A, next to Schnucks and comprising 7.55 acres at 
$10.00 per square foot.  This property is in the southwest quadrant of Mexico and Mid Rivers Mall Roads.  
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COMPARABLES SALES MAP 

 

 
 
The elements of comparison for which adjustments may be required include:   
 

 Property Rights - Any dissimilarity in property rights conveyed in the sale of the comparable and 
those being valued in respect to the subject need to be considered. 

 

 Financing Terms - Any significant unusual financing conditions affecting the sale, such as 
advantageous seller financing, are adjusted in the cash equivalence calculation. 

 

 Conditions of Sale – Any known unusual or atypical buyer and/or seller motivations, such as one of 
the parties acting under duress, or where the sale is known not to be an arm’s length transaction, are 
adjusted for in the analysis. 
 

 Immediate Expenditures Made by Buyer - A knowledgeable buyer will consider expenditures that 
will have to be made upon purchase of a property because these costs will affect the price the buyer 
agrees to pay.  These could include the cost of demolishing the existing improvements.   

 

 Time/Market Conditions - Market conditions change over time.  Therefore, past sales must be 
examined in the light of the direction of change, if any, between the date of the sale of the 
comparable and the date of valuation of the subject property. 

 
Physical Characteristics 
   

 General Location - The general location of a site in terms of its neighborhood and the economic 
influences of that neighborhood are critical factors in the value of real property. 
 

 Specific Location - The specific location of a site in terms of its proximity to similar uses, a corner or 
mid-block location; if a corner location whether the corner is signalized, visibility and exposure are 
factors that influence value. 

 

 Access - Access is critical.  Buyers will pay a premium for a site that offers a quicker access to major 
traffic ways.   
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 Size - All else being equal, a smaller site will tend to be priced at and sell for a higher unit price than a 
larger site, and adjustments for significant variations in size are warranted.   
 

 Configuration - Generally the more symmetrical a site is the more useful it is to a developer or user; 
hence the value is usually higher. 

 

 Topography - Sites may differ in value due to topographical characteristics.  Sites with steeply 
sloping terrain may make the construction of improvements more difficult and therefore more 
expensive. 

 

 Zoning - Land use and development may be regulated by city or county government and these 
regulations may preclude or restrict (in terms of height, density, and size) certain types of 
development.  Sites with fewer restrictions allowing more varied or intensive development may 
command a higher price, all other things being equal. 

 

 Utilities - The need to provide all or some utilities to a site is a cost to a developer and would tend to 
result in a lower price paid compared to a similar site with all utilities provided. 

 

 Easements & Encumbrances – Properties with beneficial or adverse easements and encumbrances 
will achieve higher or lower units prices compared to a property with no such easement or 
encumbrances in place. 

 

 Site Work Needed – Sites requiring work to make them development ready, such as clearing trees 
and grading would be considered inferior to sites that are development ready.  
 

 Site Improvements - Land already improved with utilities, curb cuts, gutters, paving, and other 
improvements making the site ready for immediate development may command a higher price than a 
similar site without such improvements.  Sites may also be improved with structures that are 
considered an encumbrance to the proposed development and this would tend to adversely affect 
price. 

  
The characteristics for which adjustments are required as discussed above are analyzed in relation to 
each comparable as follows: 
 
Property Rights - The sales were all of the fee simple interest, the same interest that is being valued at 
the subject. 
 
Financing Terms – As far as we are aware the comparables were not subject to any unusual financing 
terms. 
 
Conditions of Sale – As far we are aware the comparables were not subject to any unusual conditions of 
sale. 
 
Immediate Expenditures Made by Buyer - As far as we are aware, none of the comparables were 
subject to any significant expenditures made by the buyer(s) immediately after the purchase, except as 
noted in respect to Sale 3. 
 
Time/Market Conditions – The sales occurred between July 2015 and May 2017, a period of time when 
commercial land prices have been rising as developers and users re-enter the market, economic 
conditions are improving and demand for space is increasing.  We have made adjustments to represent 
market trends from the date of sale to the present.  In our opinion, property values in the subject 
neighborhood have exhibited the following pattern: 
 

1. Increased from February 2016 to December 31, 2016 by 1 percent annually; then 
2. Increased from January 2017 to December 31, 2017 by 2 percent annually: then 
3. Increased from January 2018 to present by 3 percent annually 

 
The adjustments for physical characteristics are as follows: 
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Sale 1 comprises a 6.8876-acre site, comprising two parcels located on either side of a signalized 
intersection that were developed with a retail store and an associated gas station.  In terms of general 
location, the subject and comparable are considered similar in that both are located in fast growing 
suburban St. Charles County communities.  In terms of specific location, while the subject does not front 
a major road or is at a signalized intersection, its proximity to and the fact that it will likely be viewed as a 
part of The Streets of St. Charles is a major locational advantage, as are its potential river views for any 
upper level offices or residences.  While the comparable occupies a very good location at a signalized 
intersection on Mid Rivers Mall Drive, a major north / south thoroughfare, with a primary cross street, this 
is somewhat of a “typical” commercial location and it does not have the unique locational features of the 
subject.  In terms of physical characteristics, but for the fact that the north half of the comparable’s site 
was wooded and sloped down, thereby requiring some grading and some tress to be removed, the 
comparable is similar to the subject in that is a rectangularly shaped site, zoned for a commercial use and 
with all utilities available.  However, the comparable was not a fully developed site compared to the 
subject which will have sidewalks and streets in place and be part of the multi-parcel development ready 
property.  In making an adjustment for this factor we have noted the data in respect to comparable 4 and 
5 which were sold as development ready pad site for $12.50 +/- per square foot after the seller had 
originally purchased a larger site for just over $6.00 per square foot and then undertaken all of the 
infrastructure development.  Some of the 100 percent +/- price differential is due to size and other factors, 
but in our opinion, it is reasonable to assume that at a minimum 25.0 percent adjustment for site 
development work should be made.  Overall, we have made adjustments to reflect the subject’s superior 
specific location, its larger size, required site clearance / grading and site development work, and we also 
made a nominal configuration adjustment as the comparable comprises two separate parcels. 
 
Sale 2 comprises a 7.9736-acre site located at a signalized intersection that while zoned for a commercial 
use is being developed with an apartment complex.  In terms of general location, the subject and 
comparable are considered similar in that both are located in fast growing suburban St. Charles County 
communities.  In terms of specific location, as noted above, the subject has a number of unique 
characteristics, and while it has a rear position and limited exposure it is essentially a part of the larger 
Street of St. Charles complex and as such considered superior to the comparable’s “typical” position at a 
signalized intersection on Mexico Road, at a primary cross street.  In terms of physical characteristics, but 
for site development work, the comparable is similar to the subject in that is a rectangularly shaped site, 
generally level, zoned for a commercial use and with all utilities available, but, as with comparable 1, this 
site did need to be cleared of a cluster of trees in its center, but it was not as heavily vegetated as 
comparable 1 as such the adjustment was smaller.  Overall, we have made adjustments to reflect the 
subject’s superior specific location, its required site clearance and development work. 
 
Sale 3 comprises a 6.416-acre site located in a good but secondary location, just off of Highway K and 
opposite a grocery store anchored shopping center, Monticello Plaza.  In terms of general location, the 
subject and comparable are considered similar in that both are located in fast growing suburban St. 
Charles County communities.  In terms of specific location, as noted above, the subject has a number of 
unique characteristics, and while it has a rear position and limited exposure it is essentially a part of the 
larger Street of St. Charles complex and as such considered superior to the comparable’s location.  In 
terms of physical characteristics, but for site development work, the comparable is similar to the subject in 
that is a rectangularly shaped site, generally level, clear, zoned for a commercial use and with all utilities 
available.  Overall, we have made adjustments to reflect the subject’s superior specific location and its 
site development work in place. 
 
Sales 4 and 5 are both located in a prime west St. Louis County location, considered similar to the 
subject’s prime and unique location.  These sales, but for size is similar to the subject in that both are 
development ready (for vertical construction) pad sites that are rectangularly shaped, level, clear, zoned 
for a commercial use and with all utilities available.  We have noted that both of these comparables for 
about the same price per square foot despite a size differential, and as such did not make an adjustment 
to the larger comparable for size.  Overall, we have made an adjustment to reflect the subject’s smaller 
size. 
 
An adjustment grid has been prepared and is presented below.  The differences discussed above are 
converted into percentage adjustment and applied to the unit sale prices of the comparable properties.  In 
cases where subjective judgment is employed in the section of an adjustment, care has been taken to 
apply such adjustments in a uniform way.   
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Typically, adjustments are made in a particular order; i.e., adjustments for property rights, financing, and 
sale and market conditions are made and applied first.  Additional adjustments are made to this subtotal, 
first for location and then for physical characteristics. 
 

Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5 Average

Address S. Main Road, 

St. Charles

3031 Mid Rivers Mall 

Drive, St. Peters

5130 Mexico Road, 

St. Peters

1000 Landing Circle, 

O'Fallon

SWQ Manchester 

Road and I-270, Des 

Peres

SWQ Manchester 

Road and I-270, Des 

Peres

Sale Date 7/2/2018 7/6/2015 5/18/2017 10/20/2016 9/4/2015 9/4/2015

Sale Price N/A 1,841,063$              2,865,000$              2,283,699$              6,316,250$              2,600,000$              

Land Area/SF 807,768 300,024 347,330 279,481 498,326 203,425 325,717

Land Area/Acres 18.5438 6.8876 7.9736 6.4160 11.4400 4.6700 7.4774

Zoning "PDMU" "C-2" "SD-OC" "C-2" "MXD" "MXD"

Price/SF 6.14$                      8.25$                      8.17$                      12.67$                    12.78$                    9.60$        

Elements of Comparison

Property Rights 0.00% 0.00% 0.00% 0.00% 0.00%

Adjusted Price 6.14$                      8.25$                      8.17$                      12.67$                    12.78$                    9.60$        

Financing Terms 0.00% 0.00% 0.00% 0.00% 0.00%

Adjusted Price 6.14$                      8.25$                      8.17$                      12.67$                    12.78$                    9.60$        

Conditions of Sale 0.00% 0.00% 0.00% 0.00% 0.00%

Adjusted Price 6.14$                      8.25$                      8.17$                      12.67$                    12.78$                    9.60$        

Expenditures by Buyer (Immediate) 0.00% 0.00% 0.00% 0.00% 0.00%

Adjusted Price 6.14$                      8.25$                      8.17$                      12.67$                    12.78$                    9.60$        

Time/Market Conditions

Ann Adj. to 12/31/2015 @ 2% 1.00% 0.00% 0.00% 1.00% 1.00%

Ann Adj. to 12/31/2016 @ 3% 3.00% 0.00% 1.00% 3.00% 3.00%

Ann Adj. to 7/2/2018 @ 3% 5.00% 3.00% 5.00% 5.00% 5.00%

Total 9.00% 3.00% 6.00% 9.00% 9.00%

6.69$                      8.50$                      8.66$                      13.82$                    13.93$                    10.32$      

General Location 0.00% 0.00% 0.00% 0.00% 0.00%

Specific Location 25.00% 20.00% 25.00% 0.00% 0.00%

Access 0.00% 0.00% 0.00% 0.00% 0.00%

Visibility 0.00% 0.00% 0.00% 0.00% 0.00%

Size 0.00% 0.00% 0.00% 0.00% 0.00%

Configuration 5.00% 0.00% 0.00% 0.00% 0.00%

Topography 0.00% 0.00% 0.00% 0.00% 0.00%

Zoning 0.00% 0.00% 0.00% 0.00% 0.00%

Utilities 0.00% 0.00% 0.00% 0.00% 0.00%

Easements / Encumbrances 0.00% 0.00% 0.00% 0.00% 0.00%

Site Work 10.00% 5.00% 0.00% 0.00% 0.00%

Site Improvements 25.00% 25.00% 25.00% 0.00% 0.00%

Total - Loc., Phys. & Inc. Characteristics 65.00% 50.00% 50.00% 0.00% 0.00%

Final Adjusted Price 11.04$                    12.74$                    12.99$                    13.82$                    13.93$                    12.90$       
 
After adjustments, the comparables indicate a value range of $11.04 to $13.93 per square foot, with an 
average of $12.90 per square foot.   
 
Placing equal weight on all sales, we have concluded a value for the subject of $13.00 per square foot.   
 
VALUE CONCLUSION 
 
5.00 acres – 217,800 square feet x $13.00 per square foot $2,831,400 
 
                                                                            Rounded to       $2,830,000     
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FINAL RECONCILIATION 
 
The Sales Comparison Approach is based upon general indicators of value of four similar sites observed 
in the market place and is given additional credence due to the amount of available data.  This approach 
is somewhat limited due to the inability to make direct comparisons, since no two properties are exactly 
alike. 
 
Based on our examination and analysis of the property and subject to the limiting conditions and 
certification contained in this report, it is our opinion that the market value under the current market 
conditions of the fee simple interest of the subject property, as of July 2, 2018, subject to the Hypothetical 
Condition referenced earlier, is: 
 

TWO MILLION EIGHT HUNDRED THIRTY THOUSAND DOLLARS ($2,830,000) 
 
Marketing Time/Exposure Time 
 
Marketing time is the time it takes an interest in real property to sell on the market subsequent to the date 
of the appraisal.  Exposure time is the estimated length of time the property interest being appraised 
would have been offered on the market prior to the hypothetical consummation of a sale at market value 
on the effective date of the appraisal. Exposure time is always presumed to occur prior to the effective 
date of the appraisal.  We have estimated marketing time at twelve months and exposure time at twelve 
months.  
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QUALIFICATIONS 
 
Real Estate Analysts Limited was founded in 1977 in the City of St. Louis, Missouri, with the goal of 
offering first rate real estate appraisal and consulting services to its clients.  The staff is thoroughly 
experienced in all phases of real estate analysis, from appraisal to feasibility studies, from site selection 
to investment counseling.  The firm's success is a result not only of its staff and experience, but also of its 
thoroughness and philosophy of integrity and confidentiality.  Real Estate Analysts Limited is dedicated to 
fulfilling the requirements of each assignment and giving the client the information needed to make sound 
and profitable decisions. 
 
Real Estate Analysts Limited's professionals are thoroughly trained and experienced in all facets of real 
estate appraisal, investment analysis, and market research.  All senior staff members are certified real 
estate appraisers in Missouri, with several credentialed in Illinois as well.  Our staff includes a Member of 
the Appraisal Institute. The MAI designation is generally considered the highest measure of competency, 
and most difficult to attain commercial and residential designations in the industry. Members of our staff 
have also been qualified as expert witnesses in the courts of various jurisdictions. 
 
Real Estate Analysts Limited's clientele ranges from the smallest individual investor or owner to many of 
the nation's "Fortune 500" firms.  Considerable appraisal work is undertaken for real estate developers 
and owners of all forms of investment real estate, banks, other financial institutions and lending agencies, 
numerous city, state, and federal government agencies, attorneys, architects, large and small businesses 
and corporations, and an assortment of other clients having a need for occasional or frequent valuation of 
real property. 
 
Michael A. Green, Principal, has been actively engaged in the appraisal profession since 1984, initially in 
London England and has prepared appraisals of all types of commercial and industrial properties and 
vacant land for sale/purchase, financing, ad valorem and capital gains tax, and for litigation purposes.  
Mr. Green is a member of the St. Louis Association of Realtors (SLAR), the Missouri Association of 
Realtors (MAR), and the National Association of Realtors (NAR). He is a State Certified General Real 
Estate Appraiser in the State of Missouri, and has a license valid through June 30, 2020, Certificate No. 
RA001032.  He is also licensed in the State of Illinois through September 30, 2019, License No. 
553.001354. 
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March 20, 2018 
 
 
 
Mr. Brian Faust 
Right-of-Way Specialist 
City of St. Charles 
200 North Second Street, Rm 202 
St. Charles, Missouri 63301 
 
Re: 1610 Old River Road South, Unincorporated St. Charles County, Missouri  
 
Dear Mr. Faust: 
 
The following Standard Format Appraisal Report of which this letter of transmittal is a part, was completed in accordance 
with the requirements outlined in the Local Public Agency Land Acquisition Book, as well as in accordance with the 
Uniform Standards of Professional Appraisal Practice and with both the Rules of Professional Ethics and the Standards of 
Professional Practice of The Appraisal Institute.  The report is subject to the included General Assumptions and Limiting 
Conditions. 
 
Based upon my analysis of the data researched and analyzed and subject to the Certification, Limiting Conditions, and 
other supporting documentation retained in my files, it is my opinion the diminution in value of the subject property, as of 
March 13, 2018, is: 
 

EIGHTY-FOUR THOUSAND FIVE HUNDRED FIFTY DOLLARS ($84,550) 
 
It has been a pleasure working on this assignment for you.  If you or your associates have any questions concerning the 
information contained in this report, I will be happy to answer them. 
 
Respectfully submitted, 
 
REAL ESTATE ANALYSTS LIMITED  

      
Michael A. Green   
Principal   
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STANDARD APPRAISAL FORMAT 
 

County:   St. Charles   
Route:   Old River Road South 

      Job No.:       N/A  
      Parcel No.:      N/A 

Area of Contiguous Ownership:   281,833 + / - square feet, 6.47 + / - acres 
(Per St. Charles Assessor’s) 

 
Acquisition:   
(As by information provided by the City of St. Charles) 

Normal Land:  N/A  
Controlled Land: N/A 
Fully Controlled Land: N/A 

             Permanent Easement:   N/A 
 Temporary Easement:    N/A  

 
       Remainder: 0 square feet, 0.0 acres 

  
Appraiser: Michael A. Green 
Effective Date of Appraisal: March 13, 2018 

 
1. Owner and Tenant-owner:    
 
 The current owner of the subject property is Ben Giesman, whose address is 1291 S. Pointe Prairie Road, City of 

Wentzville, Missouri 63385.    
 
2.   Purpose of Appraisal: 
 
 The purpose of this appraisal is to estimate just compensation, if any, due the owner as a result of appropriating 

certain realty rights as herein described. 
 
 A.  Fair Market Value Definition:  Fair market value is the value of the property taken after considering comparable 

sales in the area, capitalization of income, and replacement cost less depreciation, singularly or in combination, as 
appropriate, and additionally considering the value of the property based upon its highest and best use, using 
generally accepted appraisal practices.  If less than the entire property is taken, fair market value shall mean the 
difference between the fair market value of the entire property immediately prior to the taking and the fair market value 
of the remaining or burdened property immediately after the taking. (RSMo 523.001). 

 
 B.  Intended Use:  The intended use of the appraisal report is to assist the agency (City of St. Charles) in its 

determination of the amount paid for the property rights acquired or conveyed. 
 
 C. Intended Users:  Intended users of this report are the agency, the Missouri Highways and Transportation 

Commission, the Missouri Department of Transportation, the Federal Highway Administration, and the United States 
Department of Transportation, and persons authorized by the client, state enforcement agencies and such third 
parties as may be authorized by due process of law, and a duly authorized peer review committee.  Although the 
Agency and the Missouri Department of Transportation authorizes a copy of this report be provided to the owner of 
the subject property of this appraisal for information and settlement purposes only, the owner is not an intended user 
as defined by USPAP. 
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 D. USPAP Compliance Statement:  This appraisal was prepared according to the contract/assignment from the 
agency.  The intended use of the appraisal is for eminent domain related acquisition and the agency is the only 
intended user (except as indicated above).  The agency bears responsibility for contract/assignment requirements that 
meet its needs and therefore are not misleading.  In combination with the Scope of Assignment and review function, 
all appraisal reports assigned by the agency identify the problem to be solved, determine the scope of work necessary 
to solve the problem, and correctly complete research and analysis necessary to produce a credible appraisal, and 
are therefore in compliance with USPAP Standard 1.  In that the agency is the only intended user of the report and 
others may only be provided copies for informational purposes, the agency has determined that reports prepared in 
conformance with these procedures constitute a Summary Appraisal Report, which fulfills the agency’s needs.  It is 
misleading for an appraiser to disregard a part or parts of USPAP as void and of no force and effect in a particular 
assignment without identifying in the appraiser’s report the part or parts disregarded and the legal authority justifying 
this action.   

 
3.   Interest Appraised: The interest being appraised is the Fee Simple Interest. According to The Dictionary of Real 

Estate Appraisal, 4th ed., 2002, Fee Simple Estate is: An absolute fee; a fee without limitations to any particular class 
of heirs or restrictions, but subject to the limitations of eminent domain, escheat, police power, and taxation.  An 
inheritable estate. 

 
4.   Scope of Work: The scope of this appraisal is as follows: 
 

 To identify the property by street address, tax parcel number and legal description.  
 

 To inspect the subject property.  Michael A. Green inspected the subject on March 13, 2018.  At the 
request of the client I did not contact the property owner to make a formal inspection arrangement.  The 
property was inspected from the public street only.    

 

 Viewed on-line Assessor’s Office data to determine the current ownership and when it acquired the 
subject property.  

 

 Reviewed on-line the St. Charles County Assessor’s and Treasurer’s Office web sites to determine the 
current real estate assessment and tax burden information.     

 

 Obtained and reviewed aerial photographic data depicting the subject property from the St. Charles 
County GIS Service.    

 

 Reviewed the Zoning District Map of St. Charles County, Missouri to determine the current zoning of the 
subject property.   

 

 Reviewed the St. Charles County Missouri Code to determine requirements and permitted uses within the 
subject’s zoning district.   

 

 To determine the size of the site.  The site size is per the St. Charles County Assessor’s Office records. 
  

 To assess the economic effects of the neighborhood and the community at large upon the subject 
property.  The appraiser viewed the immediate and surrounding neighborhood and analyzed relevant 
data to assess the subject’s location and its economic impact upon the subject property.  Based upon my 
inspection of the subject property and the neighborhood and my review of other relevant information 
including zoning information, I formed a conclusion as to the highest and best use of the property. 
 

 To gather and analyze comparable sale data (vacant land) and when and where possible, to obtain 
confirmation of market data by one or more parties to the transaction, or a participating broker.  If this 
were not the case, the information was obtained from sources I believe to be reliable.  Additional data 
sources such as the area MLS, Xceligent, CoStar and LoopNet were reviewed.  Michael A. Green visited 
all of the comparables used.  

 

 In the preparation of this appraisal, I relied upon data from the St. Charles County Assessor’s Office and 
zoning department in respect to some of the physical, legal and economic characteristics of the property 
and the comparables. 
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 In the preparation of this appraisal, I gathered comparable sale data (vacant land sales) and analyzed this 
data as it relates to the subject.  The analysis of the data resulted in the conclusion of value presented in 
this appraisal report.   

 

 Based upon the intended use and users of this report, in conjunction with the complexity of the 
assignment I concluded that the use of the Standard Appraisal Format was appropriate.  The Sales 
Comparison Approach was utilized in the valuation of the subject 

 
In estimating the market value of the subject site by the Sales Comparison Approach I gathered and 
analyzed comparable land sales from the subject's market area.  The subject's market area is considered   
to be St. Charles County, however, because of the lack of comparable data in the subject’s market area i 
have expanded our search to include properties in St. Louis County.   When possible, I obtained 
confirmation of comparable land sales by one or more parties to the transaction, or a participating broker.   
If this was not possible the information was obtained from other sources I believe to be reliable.  Real 
property certificates of value (signed by the buyer or their representative) and certified as being true and 
accurate representations of the consideration paid (sale price) and terms of sale were acquired for each 
comparable sale.  These certificates are filed with the deed at the time of recording and may be obtained 
from the Assessor's Office. I reviewed deeds on file at the St. Charles and St. Louis County Recorder of 
Deeds Office for each comparable sale to determine easements and other characteristics.  I also 
obtained and reviewed an aerial photograph of each comparable sale.  I personally viewed and 
photographed each comparable sale.   After all sales were gathered, confirmed, inspected and analyzed I 
applied the Sales Comparison Approach and estimated the market value of the subject site. 
 
Based on all of the foregoing investigations and market data the appraiser estimated the market value of 
the subject property after the acquisition.  The difference between the estimated market value before and 
after the acquisition forms the basis for compensation due the fee holder. 
 
This report was prepared in conformance with the Scope of Assignment and the requirements of the 
format assigned. 
 

The date of the property inspection and the date to which the value estimate applies is March 13, 2018.  This report 
was prepared in conformance with the Scope of Assignment and the requirements of the format assigned.   
 

5. Identification of the Realty:   
 

The subject property is located in the southeast quadrant of Interstate 70 and Old South River Road.  Its west 
property line is adjacent to the Katy Trail.  The street address is 1610 Old South River Road in Unincorporated St. 
Charles County, Missouri.  The County tax identification number is 6-014D-3280-00-0014.00, and the tax account 
number is 105330A000.  The brief legal description was taken from the St. Charles County Assessor’s records as 
follows.  
 
ST CHAS COMMON BLK 1 PT LOTS 4, 5 & 7 
 

6. History of the Property:  
 
Ownership of the property is currently vested in Ben Giesman.  According to St. Charles County records there was a 
transaction involving the property on June 30, 2017.  The property was transferred between related parties and 
therefore it is not considered a market transaction.  The subject property is not currently (March 2018) listed for sale. 
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7.   Description of Realty Before Acquisition: 
 

A. Zoning: 
 
The subject property is zoned “C-2”, General Commercial District (approximately 244,833 square feet) and “A”, 
Agricultural District (approximately 37,000 + / - square feet) by St. Charles County.  
 
The “C-2”, General Business District per the zoning code, “The intent of this district is to provide locations for a 
wide range of commercial, retail, and service activities serving a large community trade area. The regulations 
embodied in this district facilitate the establishment of conditions suitable for operations of businesses catering to 
the general public.” 
 
Permitted uses are largely commercial in nature. The subject as vacant land is a permitted use. There is no 
minimum lot size requirement (except seven thousand (7,000) square feet for residential). There is a front yard 
setback requirement of 25 feet and a rear yard requirement of 15 feet.  There are no minimum side yard 
requirements except where the side yard adjoins with an “A”, Agricultural District or “R”, Residential District where 
the minimum side yard setback is 10 feet.  
 
The “A”, Agricultural District per the zoning code, “The intent of this district is to provide for agricultural, 
recreational, wildlife, open space, farming and river oriented uses related uses to discourage premature and 
disassociated urban development.  locations for a wide range of commercial, retail, and service activities serving 
a large community trade area. The regulations embodied in this district facilitate the establishment of conditions 
suitable for operations of businesses catering to the general public.” 
 
Permitted uses are largely agricultural in nature. The subject as vacant land is not a permitted use. The minimum 
lot size of five (5) acres is designed to support agricultural and home sites which require proper siting in a rural 
area.  
 

 

SUBJECT 
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B. Land: 
 

 Size/Dimensions - The subject site, per the St. Charles County Assessor’s office records is 6.47 +/- acres or 
281,833 +/- square feet.   
  

 Configuration – Overall, the site is rectangular in shape – see following plat map and aerial photograph.   
 

 Topography/Drainage – Overall, the site is generally level. Drainage appears adequate.  
 
Flood Plain - Per Flood Insurance Community Panel No. 29183C0288G dated January 20, 2016, the subject is 
located in the “AE” zone, which is an area with a 1.0 percent chance of flooding in any given year. Based flood 
elevations are shown as derived from detailed hydraulic analysis.  Flood insurance would be required. 
 
Zone “AE” is a special flood hazard area and use of and development of land within such an area is governed by 
Chapter 410 of the City’s (St. Charles) ordinance.   A floodplain development permit shall be required for all 
proposed construction or other development, including the placement of manufactured homes, in the areas 
included in “A” and “AE” Zones on the Flood Insurance Rate Maps (FIRM) for St. Charles County.  No person, 
corporation, or other entity recognized by law or unit of government shall initiate any development or substantial 
improvement or cause the same to be done without first obtaining a separate floodplain development permit for 
each structure or other development.   
 
A non-conforming use is considered a structure, or the use of a structure or premises that was lawful before the 
passage or amendment of the ordinance, but which is not in conformity with the provisions of this Chapter, may 
be continued subject to the following conditions: 
 
If such structure, use, or utility service is discontinued for twelve (12) consecutive months, any future use of the 
building shall conform to this Chapter. If any non-conforming use or structure is destroyed by any means, 
including flood, it shall not be reconstructed if the cost is more than fifty percent (50%) of the pre-damaged market 
value of the structure. This limitation does not include the cost of any alteration to comply with existing State or 
local health, sanitary, building, safety codes, regulations or the cost of any alteration of a structure listed on the 
National Register of Historic Places, the State Inventory of Historic Places, or local inventory of historic places 
upon determination.   
 

 Ground Stability – I was not furnished a soil analysis, therefore, no conclusion can be ascertained with regard to 
the stability of the site.  However, based upon visual inspection, no problems were identified.   

 

 Easements/Encumbrances/Moratoriums – The subject property is not subject to any but normal street and 
utility easements, and to my knowledge there are no encumbrances or moratoriums in effect. 
 

 Encroachments – I was not provided an ALTA survey for the subject property, but there were no obvious 
encroachments.  A survey should be obtained to confirm that the subject site is free from encroachments.  My 
appraisal is not predicated on this being done. 
 

 Access Before Acquisition – Currently there is no vehicular access to the subject property.  Pedestrian access 
is available via the Katy Trail which is the subject’s west property line.  I was provided this information by a 
representative with the City of St. Charles.  The Katy Trail is a 237-mile (386 km) trail stretching across most of 
the state of Missouri, with over half of it following the Lewis and Clark's path up the Missouri River.  America's 
longest "rails-to-trail" project, formerly the MKT rail line, is flat and scenic and is ideal for hiking, running, or 
cycling.  In addition, horseback riding is also allowed on a 35 mile section of the trail, from Sedalia to Clinton.  
Finally, I would note that the parcel does not have direct access from the river and is located west of the river with 
a 150 + acre park owned the City of St. Charles between the river and subject site.   
 

 Utilities in Use Before Acquisition – None Vacant Site 
 

 Utilities Available Before Acquisition – Electric   

http://www.bikekatytrail.com/faq.aspx#horse
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Plat Map 
 

 
 
Aerial Plat Map 
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Flood Map 
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C. Fee Owned Improvements, Fixtures and Personalty: 
 
The subject is unimproved.  

 
 D. Tenant Owned Improvements, Fixtures and Personalty: 
   
  None 
 
 E. Other Appraisal Considerations: 
 

None. 
 
8.   Highest and Best Use Before Acquisition: 
  

The present zoning is “C-2”, General Commercial District and “A” Agricultural by St. Charles County.  The “C-2” 
Commercial zoning allows for a wide range of commercial, retail and service uses. There are no minimum lot size 
restrictions.  The “A”, Agricultural District allows primarily uses agricultural in nature and there is a five (5) acre 
minimum lot size requirement (as noted previously only approximately 37,000 square foot or 0.85 acre is zoned 
agricultural).  As such, the site could only be developed with a commercial use.   In my opinion the highest and best 
use is for commercial development, such as allowed by the zoning ordinance. 
 
Physically Possible 
 
The size, shape, topography, accessibility, availability of utilities, soil conditions, and the risk of natural disasters, in 
particular flooding, affect the uses for which a site can be developed.  Although the site meets the requirements for 
commercial development, it is located in a special food hazard where the only access would be through the adjoining 
parcel to the south.  The likelihood of such access by St. Charles County is minimal. The site is only served by 
electric.  In spite of the fact that development of the site with a commercial use is legally permissible, it is my opinion 
that it is not physically suitable and conducive to development for those uses permitted under the zoning ordinance.  
As such, it is my opinion that development of the site is physically possible only if assembled with adjacent parcels for 
a recreational use. 
 
Financially Feasible 
 
Of the legally permissible and physically possible uses, only some may be financially feasible.  The subject is in an 
area of St. Charles County where development is significantly affected by the area’s location in a flood hazard area.  
Further, the likelihood of the County allowing access across the Katy Trial is very unlikely.  In my opinion, considering 
the developmental restrictions I have outlined an assemblage for a recreational use represents a financially feasible 
use. 
 
Maximally Productive 
 
This analysis determines which of the financially feasible land uses produces the highest residual land value.  This 
then determines which of the various financially feasible uses is maximally productive.   
 
After completing my analysis, I have concluded the highest and best use of this site, as vacant, is for a recreational 
purpose. 
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9. Valuation Before Acquisition  
 

A. Sales Comparison Approach Before Acquisition: 
 
I have determined that the highest and best use of the subject as vacant is for recreational purposes. In 
determining the value of the subject land, I have utilized the Sales Comparison Approach.    

 
The Sales Comparison Approach is based upon the presumption that an informed purchaser would pay no more 
for a property than the cost of acquiring an existing property with the same utility.  This approach is applicable 
when an active market provides sufficient quantities of reliable data which can be verified from authoritative 
sources.  The subject's market area is considered to be St. Charles County, however, because of the lack of 
comparable data, that is, sales whose development is significantly effected by their specific location in a flood 
hazard area I have expanded my search to include properties in St. Louis County as well.  I have assembled data 
regarding the sale of vacant land and have concluded that there is sufficient relevant and comparable data to use 
this approach.  My field inspection included a search of the public and private records, as well as interviews with 
brokers knowledgeable of the area.  An effort was made to obtain sales of parcels with characteristics similar to 
the subject property.  
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Land Value 

 
I have undertaken an analysis of land transaction data in order to determine the value of the subject land.  The 
sales reviewed and analyzed are as follows: 
 
Sale No. 1 
 

 
 

Seller     Jeanne /& Donald V. Nangle 
Buyer                               City of Fenton 
Instrument/Date            Warranty Deed dated October 27, 2017 
Recorded              Book 22756 / Page 1808 
County     St. Louis 
Selling Price    $35,000 
Selling Price Including Demolition $55,000 
Unit Price    $0.44 per square foot 
Type of Transaction    Sale of the fee simple interest 
Financing    Sellers received all cash 
Site Area    124,582 square feet; 2.86 acres 
Zoning     “PR, Parks & Rec 
Zoning Compliance   N/A vacant site 
Highest & Best Use   Recreational Use 
Utilities In Use  None – Vacant Land 
Utilities Available W,E,G,S 
Access Legal and physical access from Larkin Williams Road 

 
Specific Location of Sale 
 
This site is located at 731 Larkin Williams Road, City of Fenton, St. Louis County, Missouri 63026.  
 
Sale Verification: The sale price of $35,000 ($55,000 including demolition of the improvements noted below) was 
confirmed by Michael C. Curran with Joshua Voylse of Keller Williams Southwest, the listing agent (MLS 
#16081974).  The Certificate of Value filed at the St. Louis County Assessor’s Office shows the same sale price.  
This sale was personally inspected by Michael A. Green. 

 
Property Description 
 
This is the sale of a generally level, irregular shaped parcel.  This property was formerly operated at the Queen of 
Hearts Bar / Lounge which contained 4,266 square feet and was built in the late 1960s. The business shut down 
after Meramec River flooding in January 2016. Per the prior owner, the 2015/2016 flood was the highest in 50 
years. Per the Fenton mayor, the building was knocked off of its foundation and the structure had extensive wood 
rot. The major also indicated that FEMA would not allow the building to be repaired or rebuilt. 
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Sale No. 2 
 

 
 

Seller     Jeanne /& Donald V. Nangle 
Buyer                               Earle J. Kennedy 
Instrument/Date            Warranty Deed dated April 25, 2017 
Recorded              Book 22469 / Page 3837 
County     St. Louis 
Selling Price    $14,500 
Unit Price    $0.48 per square foot 
Type of Transaction    Sale of the fee simple interest 
Financing    Sellers received all cash 
Site Area    30,056 square feet; 0.69 acres 
Zoning     “PR, Parks & Rec 
Zoning Compliance   N/A vacant site 
Highest & Best Use   Recreational Use 
Utilities In Use  None – Vacant Land 
Utilities Available W,E,G,S 
Access Legal and physical access from Larkin Williams Road 

 
Specific Location of Sale 
 
This site is located at 817 Larkin Williams Road, City of Fenton, St. Louis County, Missouri 63026.  
 
Sale Verification: The sale price of $14,500 was confirmed by Michael C. O’Neil with Joshua Voylse of Keller 
Williams Southwest, the listing agent (MLS #16080282) on March 14, 2018.  The Certificate of Value filed at the 
St. Louis County Assessor’s Office shows the same sale price.  This sale was personally inspected by Michael A. 
Green. 

 
Property Description 
 
This is the sale of a generally level, mostly rectangular shaped parcel.  At the time of sale, the site was not 
improved.    
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Sale No. 3 
 

 
 

Seller   Betty Muench & Monica Stiehr 
Buyer   Pond Valley LLC 
Instrument          Warranty Deed Type dated May 11, 2015 
Recorded            Book 21502 Page 293 
County   St. Louis 
Selling Price  $242,500 
Unit Price  $0.77 per square foot 
Type of Transaction  Sale of the fee simple interest 
Financing  Seller received all cash 
Site Area  313,632 square feet, or 7.20 acres 
Building Area  N/A – Vacant Lot 
Zoning   “FPNU”, Flood Plain Non-Urban District 
Zoning Compliance N/A – Vacant Lot 
Highest & Best Use Residential – development with a single home or recreational use. 
Utilities In Use  N/A – Vacant Lot 
Utilities Available W,E,G,S 
Access   Legal and physical access from Pond Bridge Road 

 
Specific Location of Sale 

 
This site is located on the east side of Pond Bridge Road, with an address of 17950 Pond Bridge Road, in the City 
of Wildwood, Missouri 63005. 
 
Sale Verification:  Sale price was confirmed by Scott M. Petty on October 16, 2017 with T.D.D. Ward, the seller’s 
agent.  According to Mr. Ward, as this site is largely located within the flood plain, the use potential was largely 
limited to recreational use.   

 
This sale was personally inspected by Scott M. Petty. 



Appraisal of 1610 Old South River Road, St. Charles County, Missouri 63303    
 

18-061 Real Estate Analysts Limited 13 

COMPARABLE SALES MAP 
 

 
 
The elements of comparison for which adjustments may be required include:   

 

 Property Rights - Any dissimilarity in property rights conveyed in the sale of the comparable and those 
being valued in respect to the subject need to be considered. 

 

 Financing Terms - Any significant unusual financing conditions affecting the sale, such as advantageous 
seller financing, are adjusted in the cash equivalence calculation. 

 

 Conditions of Sale – Any known unusual or atypical buyer and/or seller motivations, such as one of the 
parties acting under duress, or where the sale is known not to be an arm’s length transaction, are adjusted 
for in the analysis. 
 

 Immediate Expenditures Made by Buyer - A knowledgeable buyer will consider expenditures that will have 
to be made upon purchase of a property because these costs will affect the price the buyer agrees to pay.  
These could include the cost of demolishing the existing improvements.   

 

 Time/Market Conditions - Market conditions change over time.  Therefore, past sales must be examined in 
the light of the direction of change, if any, between the date of the sale of the comparable and the date of 
valuation of the subject property. 

 
Physical Characteristics 
   

 General Location - The general location of a site in terms of its neighborhood and the economic influences 
of that neighborhood are critical factors in the value of real property. 

 

 Specific Location - The specific location of a site in terms of its proximity to similar uses, a corner or mid-
block location; if a corner location whether the corner is signalized, visibility and exposure are factors that 
influence value. 
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 Access - Access is critical and buyers will pay a premium for a site that offers quicker access to major traffic 
ways and area services.   

 

 Size/Configuration - All else being equal, a smaller site will tend to be priced at and sell for a higher unit 
price than a larger site, and adjustments for significant variations in size are warranted.  In addition, generally 
the more symmetrical a site is the more useful it is to a developer or user; hence the value is usually higher. 

 

 Topography - Sites may differ in value due to topographical characteristics.  Sites with steeply sloping 
terrain may make the construction of improvements more difficult and therefore more expensive. 
 

 Zoning - Land use and development may be regulated by city or county government and these regulations 
may preclude or restrict (in terms of height, density and size) certain types of development.  Sites with fewer 
restrictions allowing more varied or intensive development may command a higher price, all other things 
being equal. 
 

 Utilities - The need to provide all or some utilities to a site is a cost to a user or developer and would tend to 
result in a lower price paid compared to a similar site with all utilities provided. 

 

 Site Improvements - Land already improved with utilities, curb cuts, gutters, paving and other 
improvements making the site ready for immediate development may command a higher price than a similar 
site without such improvements.  Sites may also be improved with structures that are considered an 
encumbrance to the proposed development and this would tend to adversely affect price. 

  
The characteristics for which adjustments are required as discussed above are analyzed in relation to the 
comparable as follows: 
 
Property Rights - The sales were of the fee simple interest, the same interest that is being valued at the subject. 
 
Financing Terms – As far as I am aware, none of the comparables were subject to any unusual financing terms. 
 
Conditions of Sale – As far as I am aware, none of the comparables were subject to any unusual conditions of 
sale. 
 
Immediate Expenditures Made by Buyer – As far as I am aware, none of the comparables were to be subject to 
any significant expenditures made by the buyer(s) immediately after the purchase. 
 
Time/Market Conditions –The sales occurred between May 2015 and October 2017, during which time the real 
estate market, and the industrial land market have improved. I have made adjustments to represent market trends 
from the date of sale to the present.  In my opinion, property values in the subject neighborhood have exhibited 
the following pattern: 
 
1. Increased from August 2014 to December 2015 by 1.0 percent annually, then 
2. Increased from January 2016 to the date of value by 2.0 percent annually 

 
The adjustments for physical characteristics are as follows: 
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Comparable One is located south of the subject along Larkin Williams Road in the City of Fenton, St. Louis 
County.  The general location of the comparable and subject are considered similar, they are both situated in 
designated flood zones in close proximity to a river.  In terms of specific location, it is typically considered to be 
desirable for a site to have exposure and visibility to a well-traveled thoroughfare and is typically a factor 
important to commercially developed sites.  However, in terms of access the comparable’s is considered superior, 
it has direct vehicular access from Larkin Williams Road while the comparable has only pedestrian access. 
Physically, but for size and utilities, the subject and comparable are similar in that both are rectangularly shaped 
parcels with level topography in a designated flood zone.  Regarding size, smaller sites tend to sell for higher unit 
prices than larger ones, as such, a negative size adjustment was made.  An additional negative adjustment is 
warranted for utilities.  The comparable has all utilities available which is superior to the subject that only has 
electric to the site.  No other adjustments were necessary. 
 
Comparable Two is located south of the subject along Larkin Williams Road in the City of Fenton, St. Louis 
County.  The same adjustments I recognized for Sale One are applicable to this comparable.  No other 
adjustments were necessary. 
  
Comparable Three is located along Pond Bridge Road in the City of Wildwood, St. Louis County.  With the 
exception of an adjustment for general location, I have recognized the same adjustments to Sale Three.  In terms 
of general location, the listing agent indicated that the more likely use of the site is for a recreational purpose, 
however there is a possibility that it could be developed with a single-family home.  As such, I have recognized a 
negative adjustment. No other adjustments were necessary. 

 
I have made adjustments to the sale prices to offset the dissimilarities between the comparables and the subject 
property as discussed above.  Typically, adjustments are made in a particular order; i.e., adjustments for property 
rights, financing, conditions of sale, immediate expenditures made by buyer and market conditions are made and 
applied first, with a new calculated subtotal after each adjustment.  Additional adjustments are then made to the 
market conditions adjusted subtotal, first for location and then for physical characteristics. 

 
The adjustment grid that follows utilizes percentage adjustments based on the qualitative analysis discussed 
above in the absence of market extracted dollar adjustments.   
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Subject Sale 1 Sale 2 Sale 3 Average

Address 1610 Old South 

River Road, St. 

Charles County

731 Larkin Williams Rd., 

Fenton

617 Larkin Williams Rd., 

Fenton

17950 Pond Bridge 

Road, Wildwood

Sale Date 3/13/2018 9/27/2017 4/25/2017 5/11/2015

Sale Price N/A 55,000$                             14,500$                          242,500$                   

Land Area/SF 281,833 124,582 30,056 313,632 156,090

Land Area/Acres 6.47 2.86 0.69 7.20 3.58

Zoning "C-2" and "A" "PR", Parks and Rec "PR", Parks and Rec "FPNU"

Price/SF 0.44$                                 0.48$                              0.77$                         0.57$         

Elements of Comparison

Property Rights 0.00% 0.00% 0.00%

Adjusted Price 0.44$                                 0.48$                              0.77$                         0.57$         

Financing Terms 0.00% 0.00% 0.00%

Adjusted Price 0.44$                                 0.48$                              0.77$                         0.57$         

Conditions of Sale 0.00% 0.00% 0.00%

Adjusted Price 0.44$                                 0.48$                              0.77$                         0.57$         

Expenditures by Buyer (Immediate) 0.00% 0.00% 0.00%

Adjusted Price 0.44$                                 0.48$                              0.77$                         0.57$         

Time/Market Conditions

Ann Adj. to 12/31/2013 @ 0% 0.00% 0.00% 0.00%

Ann Adj. to 12/31/2015 @ 1% 0.00% 0.00% 1.00%

Ann Adj. to 3/13/2018 @ 2% 1.00% 2.00% 4.00%

Total 1.00% 2.00% 5.00%

0.45$                                 0.49$                              0.81$                         0.58$         

General Location 0.00% 0.00% -15.00%

Specific Location 0.00% 0.00% 0.00%

Access -10.00% -10.00% -15.00%

Size -10.00% -15.00% 0.00%

Configuration 0.00% 0.00% 0.00%

Topography 0.00% 0.00% 0.00%

Zoning 0.00% 0.00% 0.00%

Utilities -10.00% -10.00% -10.00%

Easements / Encumbrances 0.00% 0.00% 0.00%

Flood Plain 0.00% 0.00% 0.00%

Site Improvements 0.00% 0.00% 0.00%

Total - Loc., Phys. & Inc. Characteristics -30.00% -35.00% -40.00%

Final Adjusted Price 0.31$                                 0.32$                              0.49$                         0.37$         

 
After adjustments, the comparables indicate a range of value from $0.31 to $0.37 per square foot with an average 
of $0.37 per square foot.  I have placed most weight on Sales One and Two as their developability is impacted in 
a similar manner by their proximity to a river. As such, I have concluded a value of $0.30 per square foot. 
 

  Conclusion-Overall Unit Value of Land:           $0.30 per square foot 
 
  Land Value – 281,833 square feet x $0.30/sq. ft. =                   $  84,550 
   
  Before Value by Sales Comparison Approach:    $  84,550  
       

B. Cost Approach Before Acquisition:  
 

Not Applicable. 
 

C. Income Approach Before Acquisition: 
 

Not Applicable. 
 
10. Reconciliation of Value Before Acquisition: 
 
 Based upon the data analyzed above, the concluded value in the before condition is   $   84,550 
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11. Description of Property After Acquisition: 
 

A. Land 
   
The acquisition comprises the entire 281,833 square foot parcel.  

 
Access After Acquisition:    No Change 

 Utilities In Use After Acquisition:  No Change 
 Utilities Available After Acquisition: No Change 

  
B. Zoning:  

     
 Code:     No Change 
 Category:    No Change  
 Compliance:    No Change 
 

 C. Fee Owned Improvements, Fixtures and Personalty: 
   
 None  
 
D. Tenant Owned Improvements, Fixtures and Personalty: 
 
 None 
  
E. Other Appraisal Considerations: 
 
 None 

 
12.   Highest and Best Use Analysis After Acquisition: 
  

N/A, the acquisition comprises the entire 281,833 square foot parcel. 
 

13.  Valuation After Acquisition: 
 

A. Sales Comparison Approach: 
 

The acquisition comprises the entire 281,833 square foot parcel, as such, the value after the taking is $0 
 

B. Cost Approach After Acquisition:  
 

Not Applicable. 
 

C. Income Approach After Acquisition: 
 

Not Applicable. 
 
14. Reconciliation of Value After Acquisition: 
 
 The concluded value after the acquisition is:    $            0 
  
15.  Estimate of Total Just Compensation:   
 
 Estimated Value Before Acquisition: 
 

Total Before Value Estimate: $  84,550   
After Value Estimate: $           0 
        
Indicated Just Compensation due to Acquisition: $  84,550 
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16. Allocation of Just Compensation: 
 
 A. Allocation of Fee Holder’s Interest: 
 
 1.  Land Acquired: $      N/A 

 
 2.  Improvements:       $      N/A  
 
 3.  Total Land and Improvements: $      N/A 
 

4. Damages to the Remainder:      $      N/A 
   
5.  Total Just Compensation Due Fee Holder: $   84,550 

  
 B. Allocation of the Tenant Owner’s Interest: 
 
  1.   Tenant Owned Improvements:  NA 
 
   Total Tenant Owned Improvements: NA 
 
  2.   Damage to Tenant Owned Improvements:  NA 
 
   Total Damage to Tenant Owned Improvements: NA 
 
  3. Leasehold Interest:  NA 
 
   Total Leasehold Interest: NA 
 
  4. Total Just Compensation Due Tenant Owner NA 
 
17.  Uneconomic Remnant:       
             
  Not Applicable 
 
18.  Salvage Value:  
   
  Not Applicable          
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Required Attachments 
  
ASSUMPTIONS AND LIMITING CONDITIONS 

 
This report has been prepared in conformity with the Uniform Standards of Professional Appraisal Practice, in the appraisal of realty 
and realty rights except to the extent that the Uniform Appraisal Standards for Federal Land Acquisitions required invocation of 
USPAP’s Jurisdictional Exception Rule. 
 
The appraiser assumes no responsibility for matters legal in character, nor does he/she render any opinion as to the title, which is 
assumed to be good.  Unless otherwise specified in the report, the property is analyzed as though free and clear and under responsible 
ownership and competent management. 
 
Information furnished by others is assumed to be true, correct and reliable.  A reasonable effort has been made to verify such 
information; however, the appraiser assumes no responsibility for its accuracy.  The value conclusions are subject to the correctness of 
said data. 
 
The appraiser assumes that all applicable zoning and use regulations and restrictions have been complied with, unless nonconformity 
had been stated, defined, and considered in the appraisal report.  The appraiser assumes that all required licenses, certificates of 
occupancy, consents, or other legislative or administrative authority from any local, state, or national government or private entity or 
organization have been or can be obtained or renewed for any use on which the value estimate contained in this report is based. 
 
The appraiser has noted in the appraisal report any adverse conditions (such as, needed repairs, depreciation, the presence of 
hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he/she became aware of during 
the normal research involved in performing the appraisal.  Unless otherwise stated in the appraisal report, the appraiser has no 
knowledge of any hidden or unapparent conditions of the property or adverse environmental conditions (including the presence of 
hazardous wastes, toxic substances, etc.) that would make the property more or less valuable, and has assumed that there are no such 
conditions and makes no guarantees or warranties, express or implied, regarding the condition of the property.  The appraiser will not 
be responsible for any such conditions that do exist or for any engineering or testing that might be required to discover whether such 
conditions exist.  Because the appraiser is not an expert in the field of environmental hazards, the appraisal report must not be 
considered as an environmental assessment of the property. 
 
The appraiser has made no engineering survey.  Except as specifically stated, data relative to size and areas were taken from sources 
considered reliable.  The utilization of the land and improvements is within the boundaries or property lines of the property described 
and that there is no encroachment or trespass unless noted in the report. 
 
The distribution of the total valuation in this report between land, improvements and estimated damages applies only under the reported 
highest and best use of the property.  The allocations of value for land and improvements must not be used in conjunction with any 
other appraisal and are invalid if so used. 
 
The appraisal is for purposes of valuation only and is not to be taken, used, or represented as an endorsement or guarantee of the 
physical, structural or equipment conditions which exist in the property.  It is assumed that there are no hidden defects that would not 
be apparent from visual inspection and that all equipment is operable unless otherwise indicated by the owner or owner's 
representative. 
All maps, plats, and exhibits included herein are for illustration only, as an aid in visualizing matters discussed within the report.  They 
should not be considered as surveys or relied upon for any other purpose. 
Consideration has not been given in this appraisal to personal property located on the premises, or to the cost of moving or relocating 
such personal property unless otherwise stated. 
 
Possession of this report or any copy hereof does not carry with it the right of publication, nor may the same be used for any purpose by 
any party except the City of St. Charles without the previous written consent of the appraiser, and in any event, only in its entirety and 
with proper qualification.  Neither all nor any part of the contents of this report shall be conveyed to the public through advertising, 
public relation, news, sales or other media without the written consent and approval of author. The appraiser acknowledges that a copy 
of the report will be provided to the owner of the property appraised, or their representative. No opinion is expressed as to the value of 
subsurface oil, gas, or mineral rights and that the property is not subject to surface entry for the exploration or removal of such materials 
except as is expressly stated.  No consideration has been given in the appraisal to the value, if any, attributable to growing crops on 
any portion of the property appraised unless otherwise stated. 
 
The estimated value after acquisition is based on the project being constructed in the manner proposed, as furnished to the appraiser 
as of the date of appraisal. 
 
It is assumed that drainage, surface condition of land and easements, access, access during construction will not be detrimental to the 
value of the property, unless otherwise stated and addressed in the report.  
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Certificate of Appraiser 
 

I certify that, to the best of my knowledge and belief: 
 
The statements of fact contained in the appraisal herein set forth are true, and the information upon which the opinions expressed herein are based, is 
correct. 
 
The reported analyses, opinions, and conclusions as well as my opinion of Just Compensation, Fair Market Value, or other defined value 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 direct or indirect present or contemplated future personal interest in such property or in any monetary benefit from the acquisition or disposal of 
such property appraised or the appraisal conclusion and no personal interest with respect to the parties involves. 
 
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 employment or my compensation for completing this appraisal assignment and report are in no way 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, in the appraisal of realty and realty rights except to the extent that the Uniform Appraisal Standards for Federal Land Acquisitions 
required invocation of USPAP’s Jurisdictional Exception Rule. 
 
I have personally inspected the realty rights, personalty, and/or outdoor advertising structures herein appraised and that I have also made a personal 
field inspection of the comparable sales, leases, equipment, or structures, relied upon in making said appraisal.  The subject and the comparable sales 
relied upon in making said appraisal were as represented in said appraisal or in the data book or report which supplements said appraisal. 
 
I understand that such appraisal may be used in connection with the acquisition or disposal of realty, realty rights, and/or personalty for a project of the 
State of Missouri with the possible involvement of Federal-aid highway or other Federal funds. 
 
Such appraisal has been made in conformity with the appropriate State laws, regulations and policies and procedures applicable to appraisal of realty, 
realty rights, and/or personalty for such purposes; and that to the best of my knowledge no portion of the value assigned to such property consists of 
items that are noncompensable under the established law of said State. 
 
I have not revealed the findings and results of such appraisal to anyone other than the proper officials of the acquiring agency of said State or officials of 
the United States Department of Transportation and I will not do so until so authorized by said officials, or until I am required to do so by due process of 
law, or until I am released from this obligation by having publicly testified as to such findings. 
  
Invoking the Jurisdictional Exception Rule and contrary to Standards Rule 1-3(a) and Standards Rule 1-4(f), I have disregarded any increase or 
decrease in the fair market value of the property to be acquired, prior to the date of valuation caused by the public improvement for which such property 
is acquired, or by the likelihood that the property would be acquired for such improvement, other than that due to physical deterioration within the 
reasonable control of owner(s). 49 CFR 24.103 
 
My estimate of Just Compensation, Fair Market Value, or other defined value, as shown herein does not include any consideration or allowance for 
relocation assistance benefits. 
 
I afforded the fee holder or the fee holder’s representative, an opportunity to accompany me during my inspection of this property.  I afforded the tenant 
owner or tenant owner’s representative of any tenant-owned improvements affected by the acquisition an opportunity to accompany me during my 
inspection of this property 
 
My opinion of Just Compensation, Fair Market Value, or other defined value, is based upon my independent appraisal and the exercise of my 
professional judgment. 
 
 
March 20, 2018 

 

 
DATE  SIGNATURE 

County: St. Charles 

Route: Old South River Road 

State Project No.: N/A 

Federal Project No.: N/A 

Parcel No.: N/A 
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PHOTOGRAPHS 
 

 
 
Subject – View Looking North Along the Subject’s West Property Line (The Katy Trail) 
 



Appraisal of 1610 Old South River Road, St. Charles County, Missouri 63303    
 

18-061 Real Estate Analysts Limited 22 

 
 
Subject – View of the Subject Site Looking Northeast from the Site’s West Property Line 
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March 20, 2018 
 
 
 
Mr. Brian Faust 
Right-of-Way Specialist 
City of St. Charles 
200 North Second Street, Rm 202 
St. Charles, Missouri 63301 
 
Re: 1606 Old River Road South, Unincorporated St. Charles County, Missouri  
 
Dear Mr. Faust: 
 
The following Standard Format Appraisal Report of which this letter of transmittal is a part, was completed in accordance 
with the requirements outlined in the Local Public Agency Land Acquisition Book, as well as in accordance with the 
Uniform Standards of Professional Appraisal Practice and with both the Rules of Professional Ethics and the Standards of 
Professional Practice of The Appraisal Institute.  The report is subject to the included General Assumptions and Limiting 
Conditions. 
 
Based upon my analysis of the data researched and analyzed and subject to the Certification, Limiting Conditions, and 
other supporting documentation retained in my files, it is my opinion the diminution in value of the subject property, as of 
March 13, 2018, is: 
 

FIFTY-SIX THOUSAND NINE HUNDRED EIGHTY-EIGHT DOLLARS ($56,988) 
 
It has been a pleasure working on this assignment for you.  If you or your associates have any questions concerning the 
information contained in this report, I will be happy to answer them. 
 
Respectfully submitted, 
 
REAL ESTATE ANALYSTS LIMITED  

      
Michael A. Green   
Principal   
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STANDARD APPRAISAL FORMAT 
 

County:   St. Charles   
Route:   Old River Road South 

      Job No.:       N/A  
      Parcel No.:      N/A 

Area of Contiguous Ownership:   39,204 + / - square feet, 0.90 + / - acres 
(Per St. Charles Assessor’s) 

 
Acquisition:   
(As by information provided by the City of St. Charles) 

Normal Land:  N/A  
Controlled Land: N/A 
Fully Controlled Land: N/A 

             Permanent Easement:   N/A 
 Temporary Easement:    N/A  

 
       Remainder: 0 square feet, 0.0 acres 

  
Appraiser: Michael A. Green 
Effective Date of Appraisal: March 13, 2018 

 
1. Owner and Tenant-owner:    
 
 The current owner of the subject property is Alice Redmon and Noble Wilson, whose address is PO Box 195, St. 

Charles County, Missouri 63302.    
 
2.   Purpose of Appraisal: 
 
 The purpose of this appraisal is to estimate just compensation, if any, due the owner as a result of appropriating 

certain realty rights as herein described. 
 
 A.  Fair Market Value Definition:  Fair market value is the value of the property taken after considering comparable 

sales in the area, capitalization of income, and replacement cost less depreciation, singularly or in combination, as 
appropriate, and additionally considering the value of the property based upon its highest and best use, using 
generally accepted appraisal practices.  If less than the entire property is taken, fair market value shall mean the 
difference between the fair market value of the entire property immediately prior to the taking and the fair market value 
of the remaining or burdened property immediately after the taking. (RSMo 523.001). 

 
 B.  Intended Use:  The intended use of the appraisal report is to assist the agency (City of St. Charles) in its 

determination of the amount paid for the property rights acquired or conveyed. 
 
 C. Intended Users:  Intended users of this report are the agency, the Missouri Highways and Transportation 

Commission, the Missouri Department of Transportation, the Federal Highway Administration, and the United States 
Department of Transportation, and persons authorized by the client, state enforcement agencies and such third 
parties as may be authorized by due process of law, and a duly authorized peer review committee.  Although the 
Agency and the Missouri Department of Transportation authorizes a copy of this report be provided to the owner of 
the subject property of this appraisal for information and settlement purposes only, the owner is not an intended user 
as defined by USPAP. 
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 D. USPAP Compliance Statement:  This appraisal was prepared according to the contract/assignment from the 
agency.  The intended use of the appraisal is for eminent domain related acquisition and the agency is the only 
intended user (except as indicated above).  The agency bears responsibility for contract/assignment requirements that 
meet its needs and therefore are not misleading.  In combination with the Scope of Assignment and review function, 
all appraisal reports assigned by the agency identify the problem to be solved, determine the scope of work necessary 
to solve the problem, and correctly complete research and analysis necessary to produce a credible appraisal, and 
are therefore in compliance with USPAP Standard 1.  In that the agency is the only intended user of the report and 
others may only be provided copies for informational purposes, the agency has determined that reports prepared in 
conformance with these procedures constitute a Summary Appraisal Report, which fulfills the agency’s needs.  It is 
misleading for an appraiser to disregard a part or parts of USPAP as void and of no force and effect in a particular 
assignment without identifying in the appraiser’s report the part or parts disregarded and the legal authority justifying 
this action.   

 
3.   Interest Appraised: The interest being appraised is the Fee Simple Interest. According to The Dictionary of Real 

Estate Appraisal, 4th ed., 2002, Fee Simple Estate is: An absolute fee; a fee without limitations to any particular class 
of heirs or restrictions, but subject to the limitations of eminent domain, escheat, police power, and taxation.  An 
inheritable estate. 

 
4.   Scope of Work: The scope of this appraisal is as follows: 
 

 To identify the property by street address, tax parcel number and legal description.  
 

 To inspect the subject property.  Michael A. Green inspected the subject on March 13, 2018.  At the 
request of the client I did not contact the property owner to make a formal inspection arrangement.  The 
property was inspected from the public street only.   

 

 Viewed on-line Assessor’s Office data to determine the current ownership and when it acquired the 
subject property.  

 

 Reviewed on-line the St. Charles County Assessor’s and Treasurer’s Office web sites to determine the 
current real estate assessment and tax burden information.     

 

 Obtained and reviewed aerial photographic data depicting the subject property from the St. Charles 
County GIS Service.    

 

 Reviewed the Zoning District Map of St. Charles County, Missouri to determine the current zoning of the 
subject property.   

 

 Reviewed the St. Charles County Missouri Code to determine requirements and permitted uses within the 
subject’s zoning district.   

 

 To determine the size of the site.  The site size is per the St. Charles County Assessor’s Office records. 
  

 To assess the economic effects of the neighborhood and the community at large upon the subject 
property.  The appraiser viewed the immediate and surrounding neighborhood and analyzed relevant 
data to assess the subject’s location and its economic impact upon the subject property.  Based upon my 
inspection of the subject property and the neighborhood and my review of other relevant information 
including zoning information, I formed a conclusion as to the highest and best use of the property. 
 

 To gather and analyze comparable sale data (vacant land) and when and where possible, to obtain 
confirmation of market data by one or more parties to the transaction, or a participating broker.  If this 
were not the case, the information was obtained from sources I believe to be reliable.  Additional data 
sources such as the area MLS, Xceligent, CoStar and LoopNet were reviewed.  Michael A. Green visited 
all of the comparables used.  

 

 In the preparation of this appraisal, I relied upon data from the St. Charles County Assessor’s Office and 
zoning department in respect to some of the physical, legal and economic characteristics of the property 
and the comparables. 
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 In the preparation of this appraisal, I gathered comparable sale data (vacant land sales) and analyzed this 
data as it relates to the subject.  The analysis of the data resulted in the conclusion of value presented in 
this appraisal report.   

 

 Based upon the intended use and users of this report, in conjunction with the complexity of the 
assignment I concluded that the use of the Standard Appraisal Format was appropriate.  The Sales 
Comparison Approach was utilized in the valuation of the subject 

 
In estimating the market value of the subject site by the Sales Comparison Approach I gathered and 
analyzed comparable land sales from the subject's market area.  The subject's market area is considered   
to be St. Charles County, however, because of the lack of comparable data in the subject’s market area I 
have expanded my search to include properties in St. Louis County.   When possible, I obtained 
confirmation of comparable land sales by one or more parties to the transaction, or a participating broker.   
If this was not possible the information was obtained from other sources I believe to be reliable.  Real 
property certificates of value (signed by the buyer or their representative) and certified as being true and 
accurate representations of the consideration paid (sale price) and terms of sale were acquired for each 
comparable sale.  These certificates are filed with the deed at the time of recording and may be obtained 
from the Assessor's Office. I reviewed deeds on file at the St. Charles and St. Louis County Recorder of 
Deeds Office for each comparable sale to determine easements and other characteristics.  I also 
obtained and reviewed an aerial photograph of each comparable sale.  I personally viewed and 
photographed each comparable sale.   After all sales were gathered, confirmed, inspected and analyzed I 
applied the Sales Comparison Approach and estimated the market value of the subject site. 
 
Based on all of the foregoing investigations and market data the appraiser estimated the market value of 
the subject property after the acquisition.  The difference between the estimated market value before and 
after the acquisition forms the basis for compensation due the fee holder. 
 
This report was prepared in conformance with the Scope of Assignment and the requirements of the 
format assigned. 
 

The date of the property inspection and the date to which the value estimate applies is March 13, 2018.  This report 
was prepared in conformance with the Scope of Assignment and the requirements of the format assigned.   
 

5. Identification of the Realty:   
 

The street address is 1606 Old South River Road in Unincorporated St. Charles County, Missouri.  The County tax 
identification number is 6-014D-3280-00-0023.00, and the tax account number is 104760A000.  The brief legal 
description was taken from the St. Charles County Assessor’s records as follows. 
 
ST CHAS COMMON BLK 1 150’ TO RIVER 
 

6. History of the Property:  
 
Ownership of the property is currently vested in Alice Redmon and Noble Wilson, who have owned the property in 
excess of 10-years. The subject property is not currently (March 2018) listed for sale. 
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7.   Description of Realty Before Acquisition: 
 

A. Zoning: 
 
The subject property is zoned “A”, Agricultural District per the zoning code, “The intent of this district is to provide 
for agricultural, recreational, wildlife, open space, farming and river oriented uses related uses to discourage 
premature and disassociated urban development.  locations for a wide range of commercial, retail, and service 
activities serving a large community trade area. The regulations embodied in this district facilitate the 
establishment of conditions suitable for operations of businesses catering to the general public.” 
 
Permitted uses are largely agricultural in nature. The subject as vacant land is not a permitted use. The minimum 
lot size of five (5) acres is designed to support agricultural and home sites which require proper siting in a rural 
area.  
  

SUBJECT 
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B. Land: 
 

 Size/Dimensions - The subject site, per the St. Charles County Assessor’s office records is 0.90 +/- acres or 
39,204 +/- square feet.   
  

 Configuration – Overall, the site is irregular in shape – see following plat map and aerial photograph.   
 

 Topography/Drainage – Overall, the site is generally level. Drainage appears adequate.  
 
Flood Plain - Per Flood Insurance Community Panel No. 29183C0288G dated January 20, 2016, the subject is 
located in the “AE” zone, which is an area with a 1.0 percent chance of flooding in any given year. Based flood 
elevations are shown as derived from detailed hydraulic analysis.  Flood insurance would be required.  
 
Zone “AE” is a special flood hazard area and use of and development of land within such an area is governed by 
Chapter 410 of the City’s (St. Charles) ordinance.   A floodplain development permit shall be required for all 
proposed construction or other development, including the placement of manufactured homes, in the areas 
included in “A” and “AE” Zones on the Flood Insurance Rate Maps (FIRM) for St. Charles County.  No person, 
corporation, or other entity recognized by law or unit of government shall initiate any development or substantial 
improvement or cause the same to be done without first obtaining a separate floodplain development permit for 
each structure or other development.   
 
A non-conforming use is considered a structure, or the use of a structure or premises that was lawful before the 
passage or amendment of the ordinance, but which is not in conformity with the provisions of this Chapter, may 
be continued subject to the following conditions: 
 
If such structure, use, or utility service is discontinued for twelve (12) consecutive months, any future use of the 
building shall conform to this Chapter. If any non-conforming use or structure is destroyed by any means, 
including flood, it shall not be reconstructed if the cost is more than fifty percent (50%) of the pre-damaged market 
value of the structure. This limitation does not include the cost of any alteration to comply with existing State or 
local health, sanitary, building, safety codes, regulations or the cost of any alteration of a structure listed on the 
National Register of Historic Places, the State Inventory of Historic Places, or local inventory of historic places 
upon determination.   
 

 Ground Stability – I was not furnished a soil analysis, therefore, no conclusion can be ascertained with regard to 
the stability of the site.  However, based upon visual inspection, no problems were identified.  It is assumed that 
the fill that has been deposited on the site has been properly compacted. 

 

 Easements/Encumbrances/Moratoriums – The subject property is not subject to any but normal street and 
utility easements, and to my knowledge there are no encumbrances or moratoriums in effect. 
 

 Encroachments – I was not provided an ALTA survey for the subject property, but there were no obvious 
encroachments.  A survey should be obtained to confirm that the subject site is free from encroachments.  My 
appraisal is not predicated on this being done. 
 

 Access Before Acquisition – Currently vehicular access to the subject property is assumed to be available by 
way of the adjacent property to the north of the subject.  Pedestrian access is available via the Katy Trail which is 
the subject’s west property line.  I was provided this information by a representative with the City of St. Charles.  
The Katy Trail is a 237-mile (386 km) trail stretching across most of the state of Missouri, with over half of it 
following the Lewis and Clark's path up the Missouri River.  America's longest "rails-to-trail" project, formerly the 
MKT rail line, is flat and scenic and is ideal for hiking, running, or cycling.  In addition, horseback riding is also 
allowed on a 35 mile section of the trail, from Sedalia to Clinton.  Finally, I would note that the parcel does not 
have direct access from the river and is located west of the west bank of the river with a 150 + acre park owned 
the City of St. Charles between the river and subject site.     
 

 Utilities in Use Before Acquisition – Electric 
 

 Utilities Available Before Acquisition – Electric.   

http://www.bikekatytrail.com/faq.aspx#horse
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Plat Map 
 

 
 
Aerial Plat Map 
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Flood Map 
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B. Fee Owned Improvements, Fixtures and Personalty: 
 
The site is improved with a 1,384-square foot, single story, wood frame home constructed in 1930.  (the size of 
the improvement was taken from the sketch below).  Per the request of the client we were not to contact the 
property owner.  As such, we have relied on the St. Charles County Assessor’s office appraised value to estimate 
the contributory value of the improvement, or $41,306.  
 

  
 
 D. Tenant Owned Improvements, Fixtures and Personalty: 
   
  None 
 
 E. Other Appraisal Considerations: 
 

None. 
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8.   Highest and Best Use Before Acquisition: 
 

Legally Permissible 
 
The present zoning is “A” Agricultural District by St. Charles County.  The “A”, Agricultural District allows primarily 
uses agricultural in nature and there is a five (5) acre minimum lot size requirement.  As the subject does not meet the 
size requirement, the site could not be developed independently.   In my opinion the highest and best use is for 
assemblage with one of the abutting parcels and development, such as allowed by the zoning ordinance.  I would 
note that the site is currently improved with a single-family residence constructed in 1930.  This is considered a legal, 
non-conforming use. 
 
Physically Possible 
 
The size, shape, topography, accessibility, availability of utilities, soil conditions, and the risk of natural disasters, in 
particular flooding, affect the uses for which a site can be developed.  As noted above, because of size restrictions the 
site could not be developed independently.  It is also located in a special food hazard area and vehicular access to 
the site would in all likelihood not be granted by the County because the only access point would be through the 
abutting parcel north.  Currently, the site is only served by electric.  Given these constraints, it is my opinion that it is 
not physically suitable and conducive to development for those uses permitted under the zoning ordinance.  As such, 
it is my opinion that the site is physically suitable for assemblage with adjacent parcels for a recreational use. 
 
Financially Feasible 
 
Of the legally permissible and physically possible uses, only some may be financially feasible.  The subject is in an 
area of St. Charles County where development is significantly affected by its location in a flood hazard area.  Further, 
the likelihood of the County allowing access across the Katy Trial is very unlikely.  In my opinion, considering the 
developmental restrictions I have outlined an assemblage for a recreational use represents a financially feasible use. 
  
Maximally Productive 
 
This analysis determines which of the financially feasible land uses produces the highest residual land value.  This 
then determines which of the various financially feasible uses is maximally productive. 
 
After completing my analysis, I have concluded the highest and best use of this site, as vacant, is for a recreational 
purpose.   
 
This is based on the hypothetical Condition that the improvements have been razed. 
 
Hypothetical Condition 
 
According to The Dictionary of Real Estate Appraisal, 6th ed., 2015, a Hypothetical Condition is a condition, directly 
related to a specific assignment, which is contrary to what is known by the appraiser to exist on the effective date of 
the assignment results, but is used for the purpose of analysis. Comment: Hypothetical conditions are contrary to 
known facts 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. (USPAP, 2016-
2017 ed.) 
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9. Valuation Before Acquisition  
 

A. Sales Comparison Approach Before Acquisition: 
 
I have determined that the highest and best use of the subject as vacant is for recreational purposes. In 
determining the value of the subject land, I have utilized the Sales Comparison Approach.    

 
The Sales Comparison Approach is based upon the presumption that an informed purchaser would pay no more 
for a property than the cost of acquiring an existing property with the same utility.  This approach is applicable 
when an active market provides sufficient quantities of reliable data which can be verified from authoritative 
sources.  The subject's market area is considered to be St. Charles County, however, because of the lack of 
comparable data, that is, sales whose development is significantly effected by their specific location in a flood 
hazard area I have expanded my search to include properties in St. Louis County as well.  I have assembled data 
regarding the sale of vacant land and have concluded that there is sufficient relevant and comparable data to use 
this approach.  My field inspection included a search of the public and private records, as well as interviews with 
brokers knowledgeable of the area.  An effort was made to obtain sales of parcels with characteristics similar to 
the subject property.  
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Land Value 

 
I have undertaken an analysis of land transaction data in order to determine the value of the subject land.  The 
sales reviewed and analyzed are as follows: 
 
Sale No. 1 
 

 
 

Seller     Jeanne /& Donald V. Nangle 
Buyer                               City of Fenton 
Instrument/Date            Warranty Deed dated October 27, 2017 
Recorded              Book 22756 / Page 1808 
County     St. Louis 
Selling Price    $35,000 
Selling Price Including Demolition $55,000 
Unit Price    $0.44 per square foot 
Type of Transaction    Sale of the fee simple interest 
Financing    Sellers received all cash 
Site Area    124,582 square feet; 2.86 acres 
Zoning     “PR, Parks & Rec 
Zoning Compliance   N/A vacant site 
Highest & Best Use   Recreational Use 
Utilities In Use  None – Vacant Land 
Utilities Available W,E,G,S 
Access Legal and physical access from Larkin Williams Road 

 
Specific Location of Sale 
 
This site is located at 731 Larkin Williams Road, City of Fenton, St. Louis County, Missouri 63026.  
 
Sale Verification: The sale price of $35,000 ($55,000 including demolition of the improvements noted below) was 
confirmed by Michael C. Curran with Joshua Voylse of Keller Williams Southwest, the listing agent (MLS 
#16081974).  The Certificate of Value filed at the St. Louis County Assessor’s Office shows the same sale price.  
This sale was personally inspected by Michael A. Green. 

 
Property Description 
 
This is the sale of a generally level, irregular shaped parcel.  This property was formerly operated at the Queen of 
Hearts Bar / Lounge which contained 4,266 square feet and was built in the late 1960s. The business shut down 
after Meramec River flooding in January 2016. Per the prior owner, the 2015/2016 flood was the highest in 50 
years. Per the Fenton mayor, the building was knocked off of its foundation and the structure had extensive wood 
rot. The major also indicated that FEMA would not allow the building to be repaired or rebuilt. 
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Sale No. 2 
 

 
 

Seller     Jeanne /& Donald V. Nangle 
Buyer                               Earle J. Kennedy 
Instrument/Date            Warranty Deed dated April 25, 2017 
Recorded              Book 22469 / Page 3837 
County     St. Louis 
Selling Price    $14,500 
Unit Price    $0.48 per square foot 
Type of Transaction    Sale of the fee simple interest 
Financing    Sellers received all cash 
Site Area    30,056 square feet; 0.69 acres 
Zoning     “PR, Parks & Rec 
Zoning Compliance   N/A vacant site 
Highest & Best Use   Recreational Use 
Utilities In Use  None – Vacant Land 
Utilities Available W,E,G,S 
Access Legal and physical access from Larkin Williams Road 

 
Specific Location of Sale 
 
This site is located at 817 Larkin Williams Road, City of Fenton, St. Louis County, Missouri 63026.  
 
Sale Verification: The sale price of $14,500 was confirmed by Michael C. O’Neil with Joshua Voylse of Keller 
Williams Southwest, the listing agent (MLS #16080282) on March 14, 2018.  The Certificate of Value filed at the 
St. Louis County Assessor’s Office shows the same sale price.  This sale was personally inspected by Michael A. 
Green. 

 
Property Description 
 
This is the sale of a generally level, mostly rectangular shaped parcel.  At the time of sale, the site was not 
improved.    
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Seller   Betty Muench & Monica Stiehr 
Buyer   Pond Valley LLC 
Instrument          Warranty Deed Type dated May 11, 2015 
Recorded            Book 21502 Page 293 
County   St. Louis 
Selling Price  $242,500 
Unit Price  $0.77 per square foot 
Type of Transaction  Sale of the fee simple interest 
Financing  Seller received all cash 
Site Area  313,632 square feet, or 7.20 acres 
Building Area  N/A – Vacant Lot 
Zoning   “FPNU”, Flood Plain Non-Urban District 
Zoning Compliance N/A – Vacant Lot 
Highest & Best Use Residential – development with a single home or recreational use. 
Utilities In Use  N/A – Vacant Lot 
Utilities Available W,E,G,S 
Access   Legal and physical access from Pond Bridge Road 

 
Specific Location of Sale 

 
This site is located on the east side of Pond Bridge Road, with an address of 17950 Pond Bridge Road, in the City 
of Wildwood, Missouri 63005. 
 
Sale Verification:  Sale price was confirmed by Scott M. Petty on October 16, 2017 with T.D.D. Ward, the seller’s 
agent.  According to Mr. Ward, as this site is largely located within the flood plain, the use potential was largely 
limited to recreational use.   

 
This sale was personally inspected by Scott M. Petty. 
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COMPARABLE SALES MAP 
 

 
 
The elements of comparison for which adjustments may be required include:   

 

 Property Rights - Any dissimilarity in property rights conveyed in the sale of the comparable and those 
being valued in respect to the subject need to be considered. 

 

 Financing Terms - Any significant unusual financing conditions affecting the sale, such as advantageous 
seller financing, are adjusted in the cash equivalence calculation. 

 

 Conditions of Sale – Any known unusual or atypical buyer and/or seller motivations, such as one of the 
parties acting under duress, or where the sale is known not to be an arm’s length transaction, are adjusted 
for in the analysis. 
 

 Immediate Expenditures Made by Buyer - A knowledgeable buyer will consider expenditures that will have 
to be made upon purchase of a property because these costs will affect the price the buyer agrees to pay.  
These could include the cost of demolishing the existing improvements.   

 

 Time/Market Conditions - Market conditions change over time.  Therefore, past sales must be examined in 
the light of the direction of change, if any, between the date of the sale of the comparable and the date of 
valuation of the subject property. 

 
Physical Characteristics 
   

 General Location - The general location of a site in terms of its neighborhood and the economic influences 
of that neighborhood are critical factors in the value of real property. 

 

 Specific Location - The specific location of a site in terms of its proximity to similar uses, a corner or mid-
block location; if a corner location whether the corner is signalized, visibility and exposure are factors that 
influence value. 
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 Access - Access is critical and buyers will pay a premium for a site that offers quicker access to major traffic 
ways and area services.   

 

 Size/Configuration - All else being equal, a smaller site will tend to be priced at and sell for a higher unit 
price than a larger site, and adjustments for significant variations in size are warranted.  In addition, generally 
the more symmetrical a site is the more useful it is to a developer or user; hence the value is usually higher. 

 

 Topography - Sites may differ in value due to topographical characteristics.  Sites with steeply sloping 
terrain may make the construction of improvements more difficult and therefore more expensive. 
 

 Zoning - Land use and development may be regulated by city or county government and these regulations 
may preclude or restrict (in terms of height, density and size) certain types of development.  Sites with fewer 
restrictions allowing more varied or intensive development may command a higher price, all other things 
being equal. 
 

 Utilities - The need to provide all or some utilities to a site is a cost to a user or developer and would tend to 
result in a lower price paid compared to a similar site with all utilities provided. 

 

 Site Improvements - Land already improved with utilities, curb cuts, gutters, paving and other 
improvements making the site ready for immediate development may command a higher price than a similar 
site without such improvements.  Sites may also be improved with structures that are considered an 
encumbrance to the proposed development and this would tend to adversely affect price. 

  
The characteristics for which adjustments are required as discussed above are analyzed in relation to the 
comparable as follows: 
 
Property Rights - The sales were of the fee simple interest, the same interest that is being valued at the subject. 
 
Financing Terms – As far as I am aware, none of the comparables were subject to any unusual financing terms. 
 
Conditions of Sale – As far as I am aware, none of the comparables were subject to any unusual conditions of 
sale. 
 
Immediate Expenditures Made by Buyer – As far as I am aware, none of the comparables were to be subject to 
any significant expenditures made by the buyer(s) immediately after the purchase. 
 
Time/Market Conditions –The sales occurred between May 2015 and October 2017, during which time the real 
estate market, and the industrial land market have improved. I have made adjustments to represent market trends 
from the date of sale to the present.  In my opinion, property values in the subject neighborhood have exhibited 
the following pattern: 
 
1. Increased from August 2014 to December 2015 by 1.0 percent annually, then 
2. Increased from January 2016 to the date of value by 2.0 percent annually 

 
The adjustments for physical characteristics are as follows: 
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Comparable One is located south of the subject along Larkin Williams Road in the City of Fenton, St. Louis 
County.  The general location of the comparable and subject are considered similar, they are both situated in 
designated flood zones in close proximity to a river.  In terms of specific location, it is typically considered to be 
desirable for a site to have exposure and visibility to a well-traveled thoroughfare and is typically a factor 
important to commercially developed sites.  However, in terms of access the comparable’s is considered superior, 
it has direct vehicular access from Larkin Williams Road while the comparable has only limited vehicular access in 
addition to its pedestrian access. Physically, but for size and utilities, the subject and comparable are similar in 
that both are rectangularly shaped parcels with level topography in a designated flood zone.  Regarding size, 
smaller sites tend to sell for higher unit prices than larger ones, as such, a positive size adjustment was made.  
Conversely, a downward negative adjustment is warranted for utilities.  The comparable has all utilities available 
which is superior to the subject that only has electric to the site.  No other adjustments were necessary. 
 
Comparable Two is located south of the subject along Larkin Williams Road in the City of Fenton, St. Louis 
County.  With the exception of the size adjustment recognized in analyzing Sale One, I have recognized the same 
adjustments for both sales.  No other adjustments were necessary. 
  
Comparable Three is located along Pond Bridge Road in the City of Wildwood, St. Louis County.  With the 
exception of an adjustment for general location, I have recognized the same adjustments to Sale Three.  In terms 
of general location, the listing agent indicated that the more likely use of the site is for a recreational purpose, 
however there is a possibility that it could be developed with a single-family home.  As such, I have recognized a 
negative adjustment. No other adjustments were necessary.  
 
I have made adjustments to the sale prices to offset the dissimilarities between the comparables and the subject 
property as discussed above.  Typically, adjustments are made in a particular order; i.e., adjustments for property 
rights, financing, conditions of sale, immediate expenditures made by buyer and market conditions are made and 
applied first, with a new calculated subtotal after each adjustment.  Additional adjustments are then made to the 
market conditions adjusted subtotal, first for location and then for physical characteristics. 

 
The adjustment grid that follows utilizes percentage adjustments based on the qualitative analysis discussed 
above in the absence of market extracted dollar adjustments.   
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Subject Sale 1 Sale 2 Sale 3 Average

Address 1606 Old South 

River Road, St. 

Charles County

731 Larkin Williams Rd., 

Fenton

617 Larkin Williams Rd., 

Fenton

17950 Pond Bridge 

Road, Wildwood

Sale Date 3/13/2018 9/27/2017 4/25/2017 5/11/2015

Sale Price N/A 55,000$                             14,500$                          242,500$                   

Land Area/SF 39,204 124,582 30,056 313,632 156,090

Land Area/Acres 0.90 2.86 0.69 7.20 3.58

Zoning "A", Agricultural "PR", Parks and Rec "PR", Parks and Rec "FPNU"

Price/SF 0.44$                                 0.48$                              0.77$                         0.57$         

Elements of Comparison

Property Rights 0.00% 0.00% 0.00%

Adjusted Price 0.44$                                 0.48$                              0.77$                         0.57$         

Financing Terms 0.00% 0.00% 0.00%

Adjusted Price 0.44$                                 0.48$                              0.77$                         0.57$         

Conditions of Sale 0.00% 0.00% -15.00%

Adjusted Price 0.44$                                 0.48$                              0.66$                         0.53$         

Expenditures by Buyer (Immediate) 0.00% 0.00% 0.00%

Adjusted Price 0.44$                                 0.48$                              0.66$                         0.53$         

Time/Market Conditions

Ann Adj. to 12/31/2013 @ 0% 0.00% 0.00% 0.00%

Ann Adj. to 12/31/2015 @ 1% 0.00% 0.00% 1.00%

Ann Adj. to 3/13/2018 @ 2% 1.00% 2.00% 4.00%

Total 1.00% 2.00% 5.00%

0.45$                                 0.49$                              0.69$                         0.54$         

General Location 0.00% 0.00% -10.00%

Specific Location 0.00% 0.00% 0.00%

Access -5.00% -5.00% -10.00%

Size 10.00% 0.00% 15.00%

Configuration 0.00% 0.00% 0.00%

Topography 0.00% 0.00% 0.00%

Zoning 0.00% 0.00% 0.00%

Utilities -10.00% -10.00% -10.00%

Easements / Encumbrances 0.00% 0.00% 0.00%

Flood Plain 0.00% 0.00% 0.00%

Site Improvements 0.00% 0.00% 0.00%

Total - Loc., Phys. & Inc. Characteristics -5.00% -15.00% -15.00%

Final Adjusted Price 0.42$                                 0.42$                              0.59$                         0.48$          
 
After adjustments, the comparables indicate a range of value from $0.42 to $0.59 per square foot with an average 
of $0.48 per square foot.  I have placed most weight on Sales One and Two as their developability is impacted in 
a similar manner by their proximity to a river.  As such, I have concluded a value of $0.40 per square foot. 
 

  Conclusion-Overall Unit Value of Land:           $0.40 per square foot 
 
  Land Value – 39,204 square feet x $0.40/sq. ft. =                   $  15,682 
 

According to the information the taking will include the entire property.  Using the Assessor’s Office value of 
the improvements of $41,306 the total value of the property is $56,988 ($15,682 + $41,306). 

     
  Before Value by Sales Comparison Approach:    $  56,988  
       

B. Cost Approach Before Acquisition:  
 

Not Applicable. 
 

C. Income Approach Before Acquisition: 
 

Not Applicable. 
 
10. Reconciliation of Value Before Acquisition: 
 
 Total Value Before Acquisition:        $  56,988 
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11. Description of Property After Acquisition: 
 

A. Land 
   
The acquisition comprises the entire 39,204 square foot parcel and the 1,384 square foot residence.  

 
Access After Acquisition:    No Change 

 Utilities In Use After Acquisition:  No Change 
 Utilities Available After Acquisition: No Change 

  
B. Zoning:  

     
 Code:     No Change 
 Category:    No Change  
 Compliance:    No Change 
 

 C. Fee Owned Improvements, Fixtures and Personalty: 
   
 None  
 
D. Tenant Owned Improvements, Fixtures and Personalty: 
 
 None 
  
E. Other Appraisal Considerations: 
 
 None 

 
12.   Highest and Best Use Analysis After Acquisition: 
  

N/A, the acquisition comprises the entire 39,204 square foot parcel and 1,384 square foot residence. 
 

13.  Valuation After Acquisition: 
 

A. Sales Comparison Approach: 
 
The acquisition comprises the entire 39,204 square foot parcel and the 1,384 square foot residence, as such, the 
value after the taking is $0 

 
B. Cost Approach After Acquisition:  

 
Not Applicable. 

 
C. Income Approach After Acquisition: 

 
Not Applicable. 

 
14. Reconciliation of Value After Acquisition: 
 
 The concluded value after the acquisition is:    $            0 
  
15.  Estimate of Total Just Compensation:   
 
 Estimated Value Before Acquisition: 
 

Total Before Value Estimate: $  56,988   
After Value Estimate: $           0 
        
Indicated Just Compensation due to Acquisition: $  56,988 
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16. Allocation of Just Compensation: 
 
 A. Allocation of Fee Holder’s Interest: 
 
 1.  Land Acquired: $  15,682 

 
 2.  Improvements:       $  41,306  
 
 3.  Total Land and Improvements: $  56,988 
 

4. Damages to the Remainder:      $      N/A 
   
5.  Total Just Compensation Due Fee Holder: $  56,988 

  
 B. Allocation of the Tenant Owner’s Interest: 
 
  1.   Tenant Owned Improvements:  NA 
 
   Total Tenant Owned Improvements: NA 
 
  2.   Damage to Tenant Owned Improvements:  NA 
 
   Total Damage to Tenant Owned Improvements: NA 
 
  3. Leasehold Interest:  NA 
 
   Total Leasehold Interest: NA 
 
  4. Total Just Compensation Due Tenant Owner NA 
 
17.  Uneconomic Remnant:       
             
  Not Applicable 
 
18.  Salvage Value:  
   
  Not Applicable          
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Required Attachments 
  
ASSUMPTIONS AND LIMITING CONDITIONS 

 
This report has been prepared in conformity with the Uniform Standards of Professional Appraisal Practice, in the appraisal of realty 
and realty rights except to the extent that the Uniform Appraisal Standards for Federal Land Acquisitions required invocation of 
USPAP’s Jurisdictional Exception Rule. 
 
The appraiser assumes no responsibility for matters legal in character, nor does he/she render any opinion as to the title, which is 
assumed to be good.  Unless otherwise specified in the report, the property is analyzed as though free and clear and under responsible 
ownership and competent management. 
 
Information furnished by others is assumed to be true, correct and reliable.  A reasonable effort has been made to verify such 
information; however, the appraiser assumes no responsibility for its accuracy.  The value conclusions are subject to the correctness of 
said data. 
 
The appraiser assumes that all applicable zoning and use regulations and restrictions have been complied with, unless nonconformity 
had been stated, defined, and considered in the appraisal report.  The appraiser assumes that all required licenses, certificates of 
occupancy, consents, or other legislative or administrative authority from any local, state, or national government or private entity or 
organization have been or can be obtained or renewed for any use on which the value estimate contained in this report is based. 
 
The appraiser has noted in the appraisal report any adverse conditions (such as, needed repairs, depreciation, the presence of 
hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he/she became aware of during 
the normal research involved in performing the appraisal.  Unless otherwise stated in the appraisal report, the appraiser has no 
knowledge of any hidden or unapparent conditions of the property or adverse environmental conditions (including the presence of 
hazardous wastes, toxic substances, etc.) that would make the property more or less valuable, and has assumed that there are no such 
conditions and makes no guarantees or warranties, express or implied, regarding the condition of the property.  The appraiser will not 
be responsible for any such conditions that do exist or for any engineering or testing that might be required to discover whether such 
conditions exist.  Because the appraiser is not an expert in the field of environmental hazards, the appraisal report must not be 
considered as an environmental assessment of the property. 
 
The appraiser has made no engineering survey.  Except as specifically stated, data relative to size and areas were taken from sources 
considered reliable.  The utilization of the land and improvements is within the boundaries or property lines of the property described 
and that there is no encroachment or trespass unless noted in the report. 
 
The distribution of the total valuation in this report between land, improvements and estimated damages applies only under the reported 
highest and best use of the property.  The allocations of value for land and improvements must not be used in conjunction with any 
other appraisal and are invalid if so used. 
 
The appraisal is for purposes of valuation only and is not to be taken, used, or represented as an endorsement or guarantee of the 
physical, structural or equipment conditions which exist in the property.  It is assumed that there are no hidden defects that would not 
be apparent from visual inspection and that all equipment is operable unless otherwise indicated by the owner or owner's 
representative. 
All maps, plats, and exhibits included herein are for illustration only, as an aid in visualizing matters discussed within the report.  They 
should not be considered as surveys or relied upon for any other purpose. 
Consideration has not been given in this appraisal to personal property located on the premises, or to the cost of moving or relocating 
such personal property unless otherwise stated. 
 
Possession of this report or any copy hereof does not carry with it the right of publication, nor may the same be used for any purpose by 
any party except the City of St. Charles without the previous written consent of the appraiser, and in any event, only in its entirety and 
with proper qualification.  Neither all nor any part of the contents of this report shall be conveyed to the public through advertising, 
public relation, news, sales or other media without the written consent and approval of author. The appraiser acknowledges that a copy 
of the report will be provided to the owner of the property appraised, or their representative. No opinion is expressed as to the value of 
subsurface oil, gas, or mineral rights and that the property is not subject to surface entry for the exploration or removal of such materials 
except as is expressly stated.  No consideration has been given in the appraisal to the value, if any, attributable to growing crops on 
any portion of the property appraised unless otherwise stated. 
 
The estimated value after acquisition is based on the project being constructed in the manner proposed, as furnished to the appraiser 
as of the date of appraisal. 
 
It is assumed that drainage, surface condition of land and easements, access, access during construction will not be detrimental to the 
value of the property, unless otherwise stated and addressed in the report.  
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Certificate of Appraiser 
 

I certify that, to the best of my knowledge and belief: 
 
The statements of fact contained in the appraisal herein set forth are true, and the information upon which the opinions expressed herein are based, is 
correct. 
 
The reported analyses, opinions, and conclusions as well as my opinion of Just Compensation, Fair Market Value, or other defined value 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 direct or indirect present or contemplated future personal interest in such property or in any monetary benefit from the acquisition or disposal of 
such property appraised or the appraisal conclusion and no personal interest with respect to the parties involves. 
 
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 employment or my compensation for completing this appraisal assignment and report are in no way 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, in the appraisal of realty and realty rights except to the extent that the Uniform Appraisal Standards for Federal Land Acquisitions 
required invocation of USPAP’s Jurisdictional Exception Rule. 
 
I have personally inspected the realty rights, personalty, and/or outdoor advertising structures herein appraised and that I have also made a personal 
field inspection of the comparable sales, leases, equipment, or structures, relied upon in making said appraisal.  The subject and the comparable sales 
relied upon in making said appraisal were as represented in said appraisal or in the data book or report which supplements said appraisal. 
 
I understand that such appraisal may be used in connection with the acquisition or disposal of realty, realty rights, and/or personalty for a project of the 
State of Missouri with the possible involvement of Federal-aid highway or other Federal funds. 
 
Such appraisal has been made in conformity with the appropriate State laws, regulations and policies and procedures applicable to appraisal of realty, 
realty rights, and/or personalty for such purposes; and that to the best of my knowledge no portion of the value assigned to such property consists of 
items that are noncompensable under the established law of said State. 
 
I have not revealed the findings and results of such appraisal to anyone other than the proper officials of the acquiring agency of said State or officials of 
the United States Department of Transportation and I will not do so until so authorized by said officials, or until I am required to do so by due process of 
law, or until I am released from this obligation by having publicly testified as to such findings. 
  
Invoking the Jurisdictional Exception Rule and contrary to Standards Rule 1-3(a) and Standards Rule 1-4(f), I have disregarded any increase or 
decrease in the fair market value of the property to be acquired, prior to the date of valuation caused by the public improvement for which such property 
is acquired, or by the likelihood that the property would be acquired for such improvement, other than that due to physical deterioration within the 
reasonable control of owner(s). 49 CFR 24.103 
 
My estimate of Just Compensation, Fair Market Value, or other defined value, as shown herein does not include any consideration or allowance for 
relocation assistance benefits. 
 
I afforded the fee holder or the fee holder’s representative, an opportunity to accompany me during my inspection of this property.  I afforded the tenant 
owner or tenant owner’s representative of any tenant-owned improvements affected by the acquisition an opportunity to accompany me during my 
inspection of this property 
 
My opinion of Just Compensation, Fair Market Value, or other defined value, is based upon my independent appraisal and the exercise of my 
professional judgment. 
 
 
March 20, 2018 

 

 
DATE  SIGNATURE 

County: St. Charles 

Route: Old South River Road 

State Project No.: N/A 

Federal Project No.: N/A 

Parcel No.: N/A 

 



1606 Old South River Road, St. Charles County, Missouri 63303    
 

18-061 Real Estate Analysts Limited 22 

PHOTOGRAPHS 
 

 
 
Subject – View Looking South Along the Subject’s West Property Line (The Katy Trail) 
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Subject – View of the Subject Site Looking Northeast from the Site’s West Property Line 
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March 20, 2018 
 
 
 
Mr. Brian Faust 
Right-of-Way Specialist 
City of St. Charles 
200 North Second Street, Rm 202 
St. Charles, Missouri 63301 
 
Re: Old River Road South, Unincorporated St. Charles County, Missouri  
 
Dear Mr. Faust: 
 
The following Standard Format Appraisal Report of which this letter of transmittal is a part, was completed in accordance 
with the requirements outlined in the Local Public Agency Land Acquisition Book, as well as in accordance with the 
Uniform Standards of Professional Appraisal Practice and with both the Rules of Professional Ethics and the Standards of 
Professional Practice of The Appraisal Institute.  The report is subject to the included General Assumptions and Limiting 
Conditions. 
 
Based upon my analysis of the data researched and analyzed and subject to the Certification, Limiting Conditions, and 
other supporting documentation retained in my files, it is my opinion the diminution in value of the subject property, as of 
March 13, 2018, is: 
 

FORTY-FIVE THOUSAND EIGHT HUNDRED NINETY-ONE DOLLARS ($45,891) 
 
It has been a pleasure working on this assignment for you.  If you or your associates have any questions concerning the 
information contained in this report, I will be happy to answer them. 
 
Respectfully submitted, 
 
REAL ESTATE ANALYSTS LIMITED  

      
Michael A. Green   
Principal   
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STANDARD APPRAISAL FORMAT 
 

County:   St. Charles   
Route:   Old River Road South 

      Job No.:       N/A  
      Parcel No.:      N/A 

Area of Contiguous Ownership:   131,116 + / - square feet, 3.01 + / - acres 
(Per St. Charles Assessor’s) 

 
Acquisition:   
(As by information provided by the City of St. Charles) 

Normal Land:  N/A  
Controlled Land: N/A 
Fully Controlled Land: N/A 

             Permanent Easement:   N/A 
 Temporary Easement:    N/A  

 
       Remainder: 0 square feet, 0.0 acres 

  
Appraiser: Michael A. Green 
Effective Date of Appraisal: March 13, 2018 

 
1. Owner and Tenant-owner:    
 
 The current owner of the subject property is Bessie Lee Tucker and Sandra D. Buzzetta, whose address is 27 

Tournament Tee Drive, City of Dardenne Prairie, Missouri 63368.    
 
2.   Purpose of Appraisal: 
 
 The purpose of this appraisal is to estimate just compensation, if any, due the owner as a result of appropriating 

certain realty rights as herein described. 
 
 A.  Fair Market Value Definition:  Fair market value is the value of the property taken after considering comparable 

sales in the area, capitalization of income, and replacement cost less depreciation, singularly or in combination, as 
appropriate, and additionally considering the value of the property based upon its highest and best use, using 
generally accepted appraisal practices.  If less than the entire property is taken, fair market value shall mean the 
difference between the fair market value of the entire property immediately prior to the taking and the fair market value 
of the remaining or burdened property immediately after the taking. (RSMo 523.001). 

 
 B.  Intended Use:  The intended use of the appraisal report is to assist the agency (City of St. Charles) in its 

determination of the amount paid for the property rights acquired or conveyed. 
 
 C. Intended Users:  Intended users of this report are the agency, the Missouri Highways and Transportation 

Commission, the Missouri Department of Transportation, the Federal Highway Administration, and the United States 
Department of Transportation, and persons authorized by the client, state enforcement agencies and such third 
parties as may be authorized by due process of law, and a duly authorized peer review committee.  Although the 
Agency and the Missouri Department of Transportation authorizes a copy of this report be provided to the owner of 
the subject property of this appraisal for information and settlement purposes only, the owner is not an intended user 
as defined by USPAP. 
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 D. USPAP Compliance Statement:  This appraisal was prepared according to the contract/assignment from the 
agency.  The intended use of the appraisal is for eminent domain related acquisition and the agency is the only 
intended user (except as indicated above).  The agency bears responsibility for contract/assignment requirements that 
meet its needs and therefore are not misleading.  In combination with the Scope of Assignment and review function, 
all appraisal reports assigned by the agency identify the problem to be solved, determine the scope of work necessary 
to solve the problem, and correctly complete research and analysis necessary to produce a credible appraisal, and 
are therefore in compliance with USPAP Standard 1.  In that the agency is the only intended user of the report and 
others may only be provided copies for informational purposes, the agency has determined that reports prepared in 
conformance with these procedures constitute a Summary Appraisal Report, which fulfills the agency’s needs.  It is 
misleading for an appraiser to disregard a part or parts of USPAP as void and of no force and effect in a particular 
assignment without identifying in the appraiser’s report the part or parts disregarded and the legal authority justifying 
this action.   

 
3.   Interest Appraised: The interest being appraised is the Fee Simple Interest. According to The Dictionary of Real 

Estate Appraisal, 4th ed., 2002, Fee Simple Estate is: An absolute fee; a fee without limitations to any particular class 
of heirs or restrictions, but subject to the limitations of eminent domain, escheat, police power, and taxation.  An 
inheritable estate. 

 
4.   Scope of Work: The scope of this appraisal is as follows: 
 

 To identify the property by street address, tax parcel number and legal description.  
 

 To inspect the subject property.  Michael A. Green inspected the subject on March 13, 2018. At the 
request of the client I did not contact the property owner to make a formal inspection arrangement.  The 
property was inspected from the public street only.     

 

 Viewed on-line Assessor’s Office data to determine the current ownership and when it acquired the 
subject property.  

 

 Reviewed on-line the St. Charles County Assessor’s and Treasurer’s Office web sites to determine the 
current real estate assessment and tax burden information.     

 

 Obtained and reviewed aerial photographic data depicting the subject property from the St. Charles 
County GIS Service.    

 

 Reviewed the Zoning District Map of St. Charles County, Missouri to determine the current zoning of the 
subject property.   

 

 Reviewed the St. Charles County Missouri Code to determine requirements and permitted uses within the 
subject’s zoning district.   

 

 To determine the size of the site.  The site size is per the St. Charles County Assessor’s Office records. 
  

 To assess the economic effects of the neighborhood and the community at large upon the subject 
property.  The appraiser viewed the immediate and surrounding neighborhood and analyzed relevant 
data to assess the subject’s location and its economic impact upon the subject property.  Based upon my 
inspection of the subject property and the neighborhood and my review of other relevant information 
including zoning information, I formed a conclusion as to the highest and best use of the property. 
 

 To gather and analyze comparable sale data (vacant land) and when and where possible, to obtain 
confirmation of market data by one or more parties to the transaction, or a participating broker.  If this 
were not the case, the information was obtained from sources I believe to be reliable.  Additional data 
sources such as the area MLS, Xceligent, CoStar and LoopNet were reviewed.  Michael A. Green visited 
all of the comparables used.  

 

 In the preparation of this appraisal, I relied upon data from the St. Charles County Assessor’s Office and 
zoning department in respect to some of the physical, legal and economic characteristics of the property 
and the comparables. 
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 In the preparation of this appraisal, I gathered comparable sale data (vacant land sales) and analyzed this 
data as it relates to the subject.  The analysis of the data resulted in the conclusion of value presented in 
this appraisal report.   

 

 Based upon the intended use and users of this report, in conjunction with the complexity of the 
assignment I concluded that the use of the Standard Appraisal Format was appropriate.  The Sales 
Comparison Approach was utilized in the valuation of the subject 

 
In estimating the market value of the subject site by the Sales Comparison Approach I gathered and 
analyzed comparable land sales from the subject's market area.  The subject's market area is considered   
to be St. Charles County, however, because of the lack of comparable data in the subject’s market area I 
have expanded my search to include properties in St. Louis County.   When possible, I obtained 
confirmation of comparable land sales by one or more parties to the transaction, or a participating broker.   
If this was not possible the information was obtained from other sources I believe to be reliable.  Real 
property certificates of value (signed by the buyer or their representative) and certified as being true and 
accurate representations of the consideration paid (sale price) and terms of sale were acquired for each 
comparable sale.  These certificates are filed with the deed at the time of recording and may be obtained 
from the Assessor's Office. I reviewed deeds on file at the St. Charles and St. Louis County Recorder of 
Deeds Office for each comparable sale to determine easements and other characteristics.  I also 
obtained and reviewed an aerial photograph of each comparable sale.  I personally viewed and 
photographed each comparable sale.   After all sales were gathered, confirmed, inspected and analyzed I 
applied the Sales Comparison Approach and estimated the market value of the subject site. 
 
Based on all of the foregoing investigations and market data the appraiser estimated the market value of 
the subject property after the acquisition.  The difference between the estimated market value before and 
after the acquisition forms the basis for compensation due the fee holder. 
 
This report was prepared in conformance with the Scope of Assignment and the requirements of the 
format assigned. 
 

The date of the property inspection and the date to which the value estimate applies is March 13, 2018.  This report 
was prepared in conformance with the Scope of Assignment and the requirements of the format assigned.   
 

5. Identification of the Realty:   
 

The subject property is located South River Road just east of its intersection with South River Road.  The site’s west 
property line is adjacent to the Katy Trail.  There is no street address other than Old South River Road in 
Unincorporated St. Charles County, Missouri.  The County tax identification number is 6-002-S007-00-0003.00, and 
the tax account number is 104580A000.  The brief legal description was taken from the St. Charles County Assessor’s 
records as follows.  
 
ST CHAS COMMON BLK 1 PT LOT 7 
 

6. History of the Property:  
 
Ownership of the property is currently vested in Bessie Lee Tucker and Sandra D. Buzzetta, who have owned the 
property in excess of 10-years. The subject property is not currently (March 2018) listed for sale. 
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7.   Description of Realty Before Acquisition: 
 

A. Zoning: 
 
The subject property is zoned “A”, Agricultural District per the zoning code, “The intent of this district is to provide 
for agricultural, recreational, wildlife, open space, farming and river oriented uses related uses to discourage 
premature and disassociated urban development.  locations for a wide range of commercial, retail, and service 
activities serving a large community trade area. The regulations embodied in this district facilitate the 
establishment of conditions suitable for operations of businesses catering to the general public.” 
 
Permitted uses are largely agricultural in nature. The subject as vacant land is not a permitted use. The minimum 
lot size of five (5) acres is designed to support agricultural and home sites which require proper siting in a rural 
area.  
 

  

SUBJECT 
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B. Land: 
 

 Size/Dimensions - The subject site, per the St. Charles County Assessor’s office records is 3.01 +/- acres or 
131,116 +/- square feet.   
  

 Configuration – Overall, the site is rectangular in shape – see following plat map and aerial photograph.   
 

 Topography/Drainage – Overall, the site is generally level. Drainage appears adequate.  
 
Flood Plain - Per Flood Insurance Community Panel No. 29183C0288G dated January 20, 2016, the subject is 
located in the “AE” zone, which is an area with a 1.0 percent chance of flooding in any given year. Based flood 
elevations are shown as derived from detailed hydraulic analysis.  Flood insurance would be required.  Zone “AE” 
is a special flood hazard area and use of and development of land within such an area is governed by Chapter 
410 of the City’s (St. Charles) ordinance.   A floodplain development permit shall be required for all proposed 
construction or other development, including the placement of manufactured homes, in the areas included in “A” 
and “AE” Zones on the Flood Insurance Rate Maps (FIRM) for St. Charles County.  No person, corporation, or 
other entity recognized by law or unit of government shall initiate any development or substantial improvement or 
cause the same to be done without first obtaining a separate floodplain development permit for each structure or 
other development.   
 
A non-conforming use is considered a structure, or the use of a structure or premises that was lawful before the 
passage or amendment of the ordinance, but which is not in conformity with the provisions of this Chapter, may 
be continued subject to the following conditions: 
 
If such structure, use, or utility service is discontinued for twelve (12) consecutive months, any future use of the 
building shall conform to this Chapter. If any non-conforming use or structure is destroyed by any means, 
including flood, it shall not be reconstructed if the cost is more than fifty percent (50%) of the pre-damaged market 
value of the structure. This limitation does not include the cost of any alteration to comply with existing State or 
local health, sanitary, building, safety codes, regulations or the cost of any alteration of a structure listed on the 
National Register of Historic Places, the State Inventory of Historic Places, or local inventory of historic places 
upon determination.   
 

 Ground Stability – I was not furnished a soil analysis, therefore, no conclusion can be ascertained with regard to 
the stability of the site.  However, based upon visual inspection, no problems were identified.   

 

 Easements/Encumbrances/Moratoriums – The subject property is not subject to any but normal street and 
utility easements, and to my knowledge there are no encumbrances or moratoriums in effect. 
 

 Encroachments – I was not provided an ALTA survey for the subject property, but there were no obvious 
encroachments.  A survey should be obtained to confirm that the subject site is free from encroachments.  My 
appraisal is not predicated on this being done. 
 

 Access Before Acquisition – Currently there is no vehicular access to the subject property.  Pedestrian access 
is available via the Katy Trail which is the subject’s west property line.  I was provided this information by a 
representative with the City of St. Charles.  The Katy Trail is a 237-mile (386 km) trail stretching across most of 
the state of Missouri, with over half of it following the Lewis and Clark's path up the Missouri River.  America's 
longest "rails-to-trail" project, formerly the MKT rail line, is flat and scenic and is ideal for hiking, running, or 
cycling.  In addition, horseback riding is also allowed on a 35 mile section of the trail, from Sedalia to Clinton.  
Finally, I would note that the parcel does not have direct access from the river and is located west of the west 
bank of the river with a 150 + acre park owned the City of St. Charles between the river and subject site.      
 

 Utilities in Use Before Acquisition – None Vacant Site 
 

 Utilities Available Before Acquisition – Electric.   

http://www.bikekatytrail.com/faq.aspx#horse
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Plat Map 
 

 
 
Aerial Plat Map 
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Flood Map 
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C. Fee Owned Improvements, Fixtures and Personalty: 
 
The subject is unimproved.  

 
 D. Tenant Owned Improvements, Fixtures and Personalty: 
   
  None 
 
 E. Other Appraisal Considerations: 
 

None. 
 
8.   Highest and Best Use Before Acquisition: 
  

Legally Permissible 
 
The present zoning is “A” Agricultural District by St. Charles County.  The “A”, Agricultural District allows primarily 
uses agricultural in nature and there is a five (5) acre minimum lot size requirement.  As the subject does not meet the 
size requirement, the site could not be developed independently.   In my opinion the highest and best use is for 
assemblage with one of the abutting parcels and development with a use allowed by the zoning ordinance.   
 
Physically Possible 
 
The size, shape, topography, accessibility, availability of utilities, soil conditions, and the risk of natural disasters, in 
particular flooding, affect the uses for which a site can be developed.  As noted above, because of size restrictions the 
site could not be developed independently.  The Sales Comparison Approach is based upon the presumption that an 
informed purchaser would pay no more for a property than the cost of acquiring an existing property with the same 
utility.  This approach is applicable when an active market provides sufficient quantities of reliable data which can be 
verified from authoritative sources.  The subject's market area is considered to be St. Charles County, however, 
because of the lack of comparable data, that is, sales whose development is significantly effected by their specific 
location in a flood hazard area I have expanded my search to include properties in St. Louis County as well.  I have 
assembled data regarding the sale of vacant land and have concluded that there is sufficient relevant and comparable 
data to use this approach.  My field inspection included a search of the public and private records, as well as 
interviews with brokers knowledgeable of the area.  An effort was made to obtain sales of parcels with characteristics 
similar to the subject property.  

 
Financially Feasible 
 
Of the legally permissible and physically possible uses, only some may be financially feasible.  The subject is in an 
area of St. Charles County where development is significantly affected by the area’s location in a flood hazard area.  
Further, the likelihood of the County allowing access across the Katy Trial is very unlikely.  In my opinion, considering 
the developmental restrictions I have outlined an assemblage for a recreational use represents a financially feasible 
use. 
 
Maximally Productive 
 
This analysis determines which of the financially feasible land uses produces the highest residual land value.  This 
then determines which of the various financially feasible uses is maximally productive. 
 
After completing my analysis, I have concluded the highest and best use of this site, as vacant, is for a recreational 
purpose.   
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9. Valuation Before Acquisition  
 

A. Sales Comparison Approach Before Acquisition: 
 
I have determined that the highest and best use of the subject as vacant is for recreational purposes. In 
determining the value of the subject land, I have utilized the Sales Comparison Approach.    

 
The Sales Comparison Approach is based upon the presumption that an informed purchaser would pay no more 
for a property than the cost of acquiring an existing property with the same utility.  This approach is applicable 
when an active market provides sufficient quantities of reliable data which can be verified from authoritative 
sources.  The subject's market area is considered to be St. Charles County, however, because of the lack of 
comparable data, that is, sales whose development is significantly effected by their specific location in a flood 
hazard area I have expanded my search to include properties in St. Louis County as well.  I have assembled data 
regarding the sale of vacant land and have concluded that there is sufficient relevant and comparable data to use 
this approach.  My field inspection included a search of the public and private records, as well as interviews with 
brokers knowledgeable of the area.  An effort was made to obtain sales of parcels with characteristics similar to 
the subject property.  
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Land Value 

 
I have undertaken an analysis of land transaction data in order to determine the value of the subject land.  The 
sales reviewed and analyzed are as follows: 
 
Sale No. 1 
 

 
 

Seller     Jeanne /& Donald V. Nangle 
Buyer                               City of Fenton 
Instrument/Date            Warranty Deed dated October 27, 2017 
Recorded              Book 22756 / Page 1808 
County     St. Louis 
Selling Price    $35,000 
Selling Price Including Demolition $55,000 
Unit Price    $0.44 per square foot 
Type of Transaction    Sale of the fee simple interest 
Financing    Sellers received all cash 
Site Area    124,582 square feet; 2.86 acres 
Zoning     “PR, Parks & Rec 
Zoning Compliance   N/A vacant site 
Highest & Best Use   Recreational Use 
Utilities In Use  None – Vacant Land 
Utilities Available W,E,G,S 
Access Legal and physical access from Larkin Williams Road 

 
Specific Location of Sale 
 
This site is located at 731 Larkin Williams Road, City of Fenton, St. Louis County, Missouri 63026.  
 
Sale Verification: The sale price of $35,000 ($55,000 including demolition of the improvements noted below) was 
confirmed by Michael C. Curran with Joshua Voylse of Keller Williams Southwest, the listing agent (MLS 
#16081974).  The Certificate of Value filed at the St. Louis County Assessor’s Office shows the same sale price.  
This sale was personally inspected by Michael A. Green. 

 
Property Description 
 
This is the sale of a generally level, irregular shaped parcel.  This property was formerly operated at the Queen of 
Hearts Bar / Lounge which contained 4,266 square feet and was built in the late 1960s. The business shut down 
after Meramec River flooding in January 2016. Per the prior owner, the 2015/2016 flood was the highest in 50 
years. Per the Fenton mayor, the building was knocked off of its foundation and the structure had extensive wood 
rot. The major also indicated that FEMA would not allow the building to be repaired or rebuilt. 
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Sale No. 2 
 

 
 

Seller     Jeanne /& Donald V. Nangle 
Buyer                               Earle J. Kennedy 
Instrument/Date            Warranty Deed dated April 25, 2017 
Recorded              Book 22469 / Page 3837 
County     St. Louis 
Selling Price    $14,500 
Unit Price    $0.48 per square foot 
Type of Transaction    Sale of the fee simple interest 
Financing    Sellers received all cash 
Site Area    30,056 square feet; 0.69 acres 
Zoning     “PR, Parks & Rec 
Zoning Compliance   N/A vacant site 
Highest & Best Use   Recreational Use 
Utilities In Use  None – Vacant Land 
Utilities Available W,E,G,S 
Access Legal and physical access from Larkin Williams Road 

 
Specific Location of Sale 
 
This site is located at 817 Larkin Williams Road, City of Fenton, St. Louis County, Missouri 63026.  
 
Sale Verification: The sale price of $14,500 was confirmed by Michael C. O’Neil with Joshua Voylse of Keller 
Williams Southwest, the listing agent (MLS #16080282) on March 14, 2018.  The Certificate of Value filed at the 
St. Louis County Assessor’s Office shows the same sale price.  This sale was personally inspected by Michael A. 
Green. 

 
Property Description 
 
This is the sale of a generally level, mostly rectangular shaped parcel.  At the time of sale, the site was not 
improved.    
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Sale No. 3 
 

 
 

Seller   Betty Muench & Monica Stiehr 
Buyer   Pond Valley LLC 
Instrument          Warranty Deed Type dated May 11, 2015 
Recorded            Book 21502 Page 293 
County   St. Louis 
Selling Price  $242,500 
Unit Price  $0.77 per square foot 
Type of Transaction  Sale of the fee simple interest 
Financing  Seller received all cash 
Site Area  313,632 square feet, or 7.20 acres 
Building Area  N/A – Vacant Lot 
Zoning   “FPNU”, Flood Plain Non-Urban District 
Zoning Compliance N/A – Vacant Lot 
Highest & Best Use Residential – development with a single home or recreational use. 
Utilities In Use  N/A – Vacant Lot 
Utilities Available W,E,G,S 
Access   Legal and physical access from Pond Bridge Road 

 
Specific Location of Sale 

 
This site is located on the east side of Pond Bridge Road, with an address of 17950 Pond Bridge Road, in the City 
of Wildwood, Missouri 63005. 
 
Sale Verification:  Sale price was confirmed by Scott M. Petty on October 16, 2017 with T.D.D. Ward, the seller’s 
agent.  According to Mr. Ward, as this site is largely located within the flood plain, the use potential was largely 
limited to recreational use.   

 
This sale was personally inspected by Scott M. Petty. 
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COMPARABLE SALES MAP 
 

 
 
The elements of comparison for which adjustments may be required include:   

 

 Property Rights - Any dissimilarity in property rights conveyed in the sale of the comparable and those 
being valued in respect to the subject need to be considered. 

 

 Financing Terms - Any significant unusual financing conditions affecting the sale, such as advantageous 
seller financing, are adjusted in the cash equivalence calculation. 

 

 Conditions of Sale – Any known unusual or atypical buyer and/or seller motivations, such as one of the 
parties acting under duress, or where the sale is known not to be an arm’s length transaction, are adjusted 
for in the analysis. 
 

 Immediate Expenditures Made by Buyer - A knowledgeable buyer will consider expenditures that will have 
to be made upon purchase of a property because these costs will affect the price the buyer agrees to pay.  
These could include the cost of demolishing the existing improvements.   

 

 Time/Market Conditions - Market conditions change over time.  Therefore, past sales must be examined in 
the light of the direction of change, if any, between the date of the sale of the comparable and the date of 
valuation of the subject property. 

 
Physical Characteristics 
   

 General Location - The general location of a site in terms of its neighborhood and the economic influences 
of that neighborhood are critical factors in the value of real property. 

 

 Specific Location - The specific location of a site in terms of its proximity to similar uses, a corner or mid-
block location; if a corner location whether the corner is signalized, visibility and exposure are factors that 
influence value. 
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 Access - Access is critical and buyers will pay a premium for a site that offers quicker access to major traffic 
ways and area services.   

 

 Size/Configuration - All else being equal, a smaller site will tend to be priced at and sell for a higher unit 
price than a larger site, and adjustments for significant variations in size are warranted.  In addition, generally 
the more symmetrical a site is the more useful it is to a developer or user; hence the value is usually higher. 

 

 Topography - Sites may differ in value due to topographical characteristics.  Sites with steeply sloping 
terrain may make the construction of improvements more difficult and therefore more expensive. 
 

 Zoning - Land use and development may be regulated by city or county government and these regulations 
may preclude or restrict (in terms of height, density and size) certain types of development.  Sites with fewer 
restrictions allowing more varied or intensive development may command a higher price, all other things 
being equal. 
 

 Utilities - The need to provide all or some utilities to a site is a cost to a user or developer and would tend to 
result in a lower price paid compared to a similar site with all utilities provided. 

 

 Site Improvements - Land already improved with utilities, curb cuts, gutters, paving and other 
improvements making the site ready for immediate development may command a higher price than a similar 
site without such improvements.  Sites may also be improved with structures that are considered an 
encumbrance to the proposed development and this would tend to adversely affect price. 

  
The characteristics for which adjustments are required as discussed above are analyzed in relation to the 
comparable as follows: 
 
Property Rights - The sales were of the fee simple interest, the same interest that is being valued at the subject. 
 
Financing Terms – As far as I am aware, none of the comparables were subject to any unusual financing terms. 
 
Conditions of Sale – As far as I am aware, none of the comparables were subject to any unusual conditions of 
sale. 
 
Immediate Expenditures Made by Buyer – As far as I am aware, none of the comparables were to be subject to 
any significant expenditures made by the buyer(s) immediately after the purchase. 
 
Time/Market Conditions –The sales occurred between May 2015 and October 2017, during which time the real 
estate market, and the industrial land market have improved. I have made adjustments to represent market trends 
from the date of sale to the present.  In my opinion, property values in the subject neighborhood have exhibited 
the following pattern: 
 
1. Increased from August 2014 to December 2015 by 1.0 percent annually, then 
2. Increased from January 2016 to the date of value by 2.0 percent annually 

 
The adjustments for physical characteristics are as follows: 
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Comparable One is located south of the subject along Larkin Williams Road in the City of Fenton, St. Louis 
County.  The general location of the comparable and subject are considered similar, they are both situated in 
designated flood zones in close proximity to a river.  In terms of specific location, it is typically considered to be 
desirable for a site to have exposure and visibility to a well-traveled thoroughfare and is typically a factor 
important to commercially developed sites.  However, in terms of access the comparable’s is considered superior, 
it has direct vehicular access from Larkin Williams Road while the comparable has only pedestrian access. 
Physically, but for size and utilities, the subject and comparable are similar in that both are rectangularly shaped 
parcels with level topography in a designated flood zone.  Regarding size, smaller sites tend to sell for higher unit 
prices than larger ones, as such, a negative size adjustment was made.  An additional negative adjustment is 
warranted for utilities.  The comparable has all utilities available which is superior to the subject that only has 
electric to the site.  No other adjustments were necessary. 
 
Comparable Two is located south of the subject along Larkin Williams Road in the City of Fenton, St. Louis 
County.  With the exception of the size adjustment recognized in analyzing Sale One, we have recognized the 
same adjustments for both sales.  No other adjustments were necessary. 
  
Comparable Three is located along Pond Bridge Road in the City of Wildwood, St. Louis County.  With the 
exception of an adjustment for general location, I have recognized the same adjustments to Sale Three.  In terms 
of general location, the listing agent indicated that the more likely use of the site is for a recreational purpose, 
however there is a possibility that it could be developed with a single-family home.  As such, I have recognized a 
negative adjustment. No other adjustments were necessary. 

 
I have made adjustments to the sale prices to offset the dissimilarities between the comparables and the subject 
property as discussed above.  Typically, adjustments are made in a particular order; i.e., adjustments for property 
rights, financing, conditions of sale, immediate expenditures made by buyer and market conditions are made and 
applied first, with a new calculated subtotal after each adjustment.  Additional adjustments are then made to the 
market conditions adjusted subtotal, first for location and then for physical characteristics. 

 
The adjustment grid that follows utilizes percentage adjustments based on the qualitative analysis discussed 
above in the absence of market extracted dollar adjustments.   
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Subject Sale 1 Sale 2 Sale 3 Average

Address Old South River 

Road, St. Charles 

County

731 Larkin Williams Rd., 

Fenton

617 Larkin Williams Rd., 

Fenton

17950 Pond Bridge 

Road, Wildwood

Sale Date 3/13/2018 9/27/2017 4/25/2017 5/11/2015

Sale Price N/A 55,000$                             14,500$                          242,500$                   

Land Area/SF 131,116 124,582 30,056 313,632 156,090

Land Area/Acres 3.01 2.86 0.69 7.20 3.58

Zoning "A", Agricultural "PR", Parks and Rec "PR", Parks and Rec "FPNU"

Price/SF 0.44$                                 0.48$                              0.77$                         0.57$         

Elements of Comparison

Property Rights 0.00% 0.00% 0.00%

Adjusted Price 0.44$                                 0.48$                              0.77$                         0.57$         

Financing Terms 0.00% 0.00% 0.00%

Adjusted Price 0.44$                                 0.48$                              0.77$                         0.57$         

Conditions of Sale 0.00% 0.00% 0.00%

Adjusted Price 0.44$                                 0.48$                              0.77$                         0.57$         

Expenditures by Buyer (Immediate) 0.00% 0.00% 0.00%

Adjusted Price 0.44$                                 0.48$                              0.77$                         0.57$         

Time/Market Conditions

Ann Adj. to 12/31/2013 @ 0% 0.00% 0.00% 0.00%

Ann Adj. to 12/31/2015 @ 1% 0.00% 0.00% 1.00%

Ann Adj. to 3/13/2018 @ 2% 1.00% 2.00% 4.00%

Total 1.00% 2.00% 5.00%

0.45$                                 0.49$                              0.81$                         0.58$         

General Location 0.00% 0.00% -15.00%

Specific Location 0.00% 0.00% 0.00%

Access -10.00% -10.00% -15.00%

Size 0.00% -10.00% 10.00%

Configuration 0.00% 0.00% 0.00%

Topography 0.00% 0.00% 0.00%

Zoning 0.00% 0.00% 0.00%

Utilities -10.00% -10.00% -10.00%

Easements / Encumbrances 0.00% 0.00% 0.00%

Flood Plain 0.00% 0.00% 0.00%

Site Improvements 0.00% 0.00% 0.00%

Total - Loc., Phys. & Inc. Characteristics -20.00% -30.00% -30.00%

Final Adjusted Price 0.36$                                 0.34$                              0.57$                         0.42$         

 
After adjustments, the comparables indicate a range of value from $0.34 to $0.57 per square foot with an average 
of $0.42 per square foot.  I have placed most weight on Sales One and Two as their developability is impacted in 
a similar manner by their proximity to a river.  As such, I have concluded a value of $0.35 per square foot. 
 

  Conclusion-Overall Unit Value of Land:           $0.35 per square foot 
 
  Land Value – 131,116 square feet x $0.35/sq. ft. =                   $   45,891 
   
  Before Value by Sales Comparison Approach:    $   45,891  
     

B. Cost Approach Before Acquisition:  
 

Not Applicable. 
 

C. Income Approach Before Acquisition: 
 

Not Applicable. 
 
10. Reconciliation of Value Before Acquisition: 
 
 Based upon the data analyzed above, the concluded value in the before condition is   $   45,891 
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11. Description of Property After Acquisition: 
 

A. Land 
   
The acquisition comprises the entire 131,116 square foot parcel.  

 
Access After Acquisition:    No Change 

 Utilities In Use After Acquisition:  No Change 
 Utilities Available After Acquisition: No Change 

  
B. Zoning:  

     
 Code:     No Change 
 Category:    No Change  
 Compliance:    No Change 
 

 C. Fee Owned Improvements, Fixtures and Personalty: 
   
 None  
 
D. Tenant Owned Improvements, Fixtures and Personalty: 
 
 None 
  
E. Other Appraisal Considerations: 
 
 None 

 
12.   Highest and Best Use Analysis After Acquisition: 
  

N/A, the acquisition comprises the entire 131,116 square foot parcel. 
 

13.  Valuation After Acquisition: 
 

A. Sales Comparison Approach: 
 

The acquisition comprises the entire 131,116 square foot parcel, as such, the value after the taking is $0 
 

B. Cost Approach After Acquisition:  
 

Not Applicable. 
 

C. Income Approach After Acquisition: 
 

Not Applicable. 
 
14. Reconciliation of Value After Acquisition: 
 
 The concluded value after the acquisition is:    $            0 
  
15.  Estimate of Total Just Compensation:   
 
 Estimated Value Before Acquisition: 
 

Total Before Value Estimate: $  45,891 
After Value Estimate: $           0 
        
Indicated Just Compensation due to Acquisition: $  45,891 
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16. Allocation of Just Compensation: 
 
 A. Allocation of Fee Holder’s Interest: 
 
 1.  Land Acquired: $      N/A 

 
 2.  Improvements:       $      N/A  
 
 3.  Total Land and Improvements: $      N/A 
 

4. Damages to the Remainder:      $      N/A 
   
5.  Total Just Compensation Due Fee Holder: $  45,891 

  
 B. Allocation of the Tenant Owner’s Interest: 
 
  1.   Tenant Owned Improvements:  NA 
 
   Total Tenant Owned Improvements: NA 
 
  2.   Damage to Tenant Owned Improvements:  NA 
 
   Total Damage to Tenant Owned Improvements: NA 
 
  3. Leasehold Interest:  NA 
 
   Total Leasehold Interest: NA 
 
  4. Total Just Compensation Due Tenant Owner NA 
 
17.  Uneconomic Remnant:       
             
  Not Applicable 
 
18.  Salvage Value:  
   
  Not Applicable          
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Required Attachments 
  
ASSUMPTIONS AND LIMITING CONDITIONS 

 
This report has been prepared in conformity with the Uniform Standards of Professional Appraisal Practice, in the appraisal of realty 
and realty rights except to the extent that the Uniform Appraisal Standards for Federal Land Acquisitions required invocation of 
USPAP’s Jurisdictional Exception Rule. 
 
The appraiser assumes no responsibility for matters legal in character, nor does he/she render any opinion as to the title, which is 
assumed to be good.  Unless otherwise specified in the report, the property is analyzed as though free and clear and under responsible 
ownership and competent management. 
 
Information furnished by others is assumed to be true, correct and reliable.  A reasonable effort has been made to verify such 
information; however, the appraiser assumes no responsibility for its accuracy.  The value conclusions are subject to the correctness of 
said data. 
 
The appraiser assumes that all applicable zoning and use regulations and restrictions have been complied with, unless nonconformity 
had been stated, defined, and considered in the appraisal report.  The appraiser assumes that all required licenses, certificates of 
occupancy, consents, or other legislative or administrative authority from any local, state, or national government or private entity or 
organization have been or can be obtained or renewed for any use on which the value estimate contained in this report is based. 
 
The appraiser has noted in the appraisal report any adverse conditions (such as, needed repairs, depreciation, the presence of 
hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he/she became aware of during 
the normal research involved in performing the appraisal.  Unless otherwise stated in the appraisal report, the appraiser has no 
knowledge of any hidden or unapparent conditions of the property or adverse environmental conditions (including the presence of 
hazardous wastes, toxic substances, etc.) that would make the property more or less valuable, and has assumed that there are no such 
conditions and makes no guarantees or warranties, express or implied, regarding the condition of the property.  The appraiser will not 
be responsible for any such conditions that do exist or for any engineering or testing that might be required to discover whether such 
conditions exist.  Because the appraiser is not an expert in the field of environmental hazards, the appraisal report must not be 
considered as an environmental assessment of the property. 
 
The appraiser has made no engineering survey.  Except as specifically stated, data relative to size and areas were taken from sources 
considered reliable.  The utilization of the land and improvements is within the boundaries or property lines of the property described 
and that there is no encroachment or trespass unless noted in the report. 
 
The distribution of the total valuation in this report between land, improvements and estimated damages applies only under the reported 
highest and best use of the property.  The allocations of value for land and improvements must not be used in conjunction with any 
other appraisal and are invalid if so used. 
 
The appraisal is for purposes of valuation only and is not to be taken, used, or represented as an endorsement or guarantee of the 
physical, structural or equipment conditions which exist in the property.  It is assumed that there are no hidden defects that would not 
be apparent from visual inspection and that all equipment is operable unless otherwise indicated by the owner or owner's 
representative. 
All maps, plats, and exhibits included herein are for illustration only, as an aid in visualizing matters discussed within the report.  They 
should not be considered as surveys or relied upon for any other purpose. 
Consideration has not been given in this appraisal to personal property located on the premises, or to the cost of moving or relocating 
such personal property unless otherwise stated. 
 
Possession of this report or any copy hereof does not carry with it the right of publication, nor may the same be used for any purpose by 
any party except the City of St. Charles without the previous written consent of the appraiser, and in any event, only in its entirety and 
with proper qualification.  Neither all nor any part of the contents of this report shall be conveyed to the public through advertising, 
public relation, news, sales or other media without the written consent and approval of author. The appraiser acknowledges that a copy 
of the report will be provided to the owner of the property appraised, or their representative. No opinion is expressed as to the value of 
subsurface oil, gas, or mineral rights and that the property is not subject to surface entry for the exploration or removal of such materials 
except as is expressly stated.  No consideration has been given in the appraisal to the value, if any, attributable to growing crops on 
any portion of the property appraised unless otherwise stated. 
 
The estimated value after acquisition is based on the project being constructed in the manner proposed, as furnished to the appraiser 
as of the date of appraisal. 
 
It is assumed that drainage, surface condition of land and easements, access, access during construction will not be detrimental to the 
value of the property, unless otherwise stated and addressed in the report.  
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Certificate of Appraiser 
 

I certify that, to the best of my knowledge and belief: 
 
The statements of fact contained in the appraisal herein set forth are true, and the information upon which the opinions expressed herein are based, is 
correct. 
 
The reported analyses, opinions, and conclusions as well as my opinion of Just Compensation, Fair Market Value, or other defined value 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 direct or indirect present or contemplated future personal interest in such property or in any monetary benefit from the acquisition or disposal of 
such property appraised or the appraisal conclusion and no personal interest with respect to the parties involves. 
 
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 employment or my compensation for completing this appraisal assignment and report are in no way 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, in the appraisal of realty and realty rights except to the extent that the Uniform Appraisal Standards for Federal Land Acquisitions 
required invocation of USPAP’s Jurisdictional Exception Rule. 
 
I have personally inspected the realty rights, personalty, and/or outdoor advertising structures herein appraised and that I have also made a personal 
field inspection of the comparable sales, leases, equipment, or structures, relied upon in making said appraisal.  The subject and the comparable sales 
relied upon in making said appraisal were as represented in said appraisal or in the data book or report which supplements said appraisal. 
 
I understand that such appraisal may be used in connection with the acquisition or disposal of realty, realty rights, and/or personalty for a project of the 
State of Missouri with the possible involvement of Federal-aid highway or other Federal funds. 
 
Such appraisal has been made in conformity with the appropriate State laws, regulations and policies and procedures applicable to appraisal of realty, 
realty rights, and/or personalty for such purposes; and that to the best of my knowledge no portion of the value assigned to such property consists of 
items that are noncompensable under the established law of said State. 
 
I have not revealed the findings and results of such appraisal to anyone other than the proper officials of the acquiring agency of said State or officials of 
the United States Department of Transportation and I will not do so until so authorized by said officials, or until I am required to do so by due process of 
law, or until I am released from this obligation by having publicly testified as to such findings. 
  
Invoking the Jurisdictional Exception Rule and contrary to Standards Rule 1-3(a) and Standards Rule 1-4(f), I have disregarded any increase or 
decrease in the fair market value of the property to be acquired, prior to the date of valuation caused by the public improvement for which such property 
is acquired, or by the likelihood that the property would be acquired for such improvement, other than that due to physical deterioration within the 
reasonable control of owner(s). 49 CFR 24.103 
 
My estimate of Just Compensation, Fair Market Value, or other defined value, as shown herein does not include any consideration or allowance for 
relocation assistance benefits. 
 
I afforded the fee holder or the fee holder’s representative, an opportunity to accompany me during my inspection of this property.  I afforded the tenant 
owner or tenant owner’s representative of any tenant-owned improvements affected by the acquisition an opportunity to accompany me during my 
inspection of this property 
 
My opinion of Just Compensation, Fair Market Value, or other defined value, is based upon my independent appraisal and the exercise of my 
professional judgment. 
 
 
March 20, 2018 

 

 
DATE  SIGNATURE 

County: St. Charles 

Route: Old South River Road 

State Project No.: N/A 

Federal Project No.: N/A 

Parcel No.: N/A 
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PHOTOGRAPHS 
 

 
 
Subject – View Looking South Along the Subject’s West Property Line (The Katy Trail) 
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Subject – View of the Subject Site Looking Northeast from the Site’s West Property Line 
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March 20, 2018 
 
 
 
Mr. Brian Faust 
Right-of-Way Specialist 
City of St. Charles 
200 North Second Street, Rm 202 
St. Charles, Missouri 63301 
 
Re: 1602 Old River Road South, Unincorporated St. Charles County, Missouri  
 
Dear Mr. Faust: 
 
The following Standard Format Appraisal Report of which this letter of transmittal is a part, was completed in accordance 
with the requirements outlined in the Local Public Agency Land Acquisition Book, as well as in accordance with the 
Uniform Standards of Professional Appraisal Practice and with both the Rules of Professional Ethics and the Standards of 
Professional Practice of The Appraisal Institute.  The report is subject to the included General Assumptions and Limiting 
Conditions. 
 
Based upon my analysis of the data researched and analyzed and subject to the Certification, Limiting Conditions, and 
other supporting documentation retained in my files, it is my opinion the diminution in value of the subject property, as of 
March 13, 2018, is: 
 

TWENTY-ONE THOUSAND SEVEN HUNDRED EIGHTY DOLLARS ($21,780) 
 
It has been a pleasure working on this assignment for you.  If you or your associates have any questions concerning the 
information contained in this report, I will be happy to answer them. 
 
Respectfully submitted, 
 
REAL ESTATE ANALYSTS LIMITED  

      
Michael A. Green   
Principal   
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STANDARD APPRAISAL FORMAT 
 

County:   St. Charles   
Route:   Old River Road South 

      Job No.:       N/A  
      Parcel No.:      N/A 

Area of Contiguous Ownership:   54,450 + / - square feet, 1.25 + / - acres 
(Per St. Charles Assessor’s) 

 
Acquisition:   
(As by information provided by the City of St. Charles) 

Normal Land:  N/A  
Controlled Land: N/A 
Fully Controlled Land: N/A 

             Permanent Easement:   N/A 
 Temporary Easement:    N/A  

 
       Remainder: 0 square feet, 0.0 acres 

  
Appraiser: Michael A. Green 
Effective Date of Appraisal: March 13, 2018 

 
1. Owner and Tenant-owner:    
 
 The current owner of the subject property is Robert Wyhs, whose address is 40 Woodlawn Drive, St. Charles County, 

Missouri 63301-2353.    
 
2.   Purpose of Appraisal: 
 
 The purpose of this appraisal is to estimate just compensation, if any, due the owner as a result of appropriating 

certain realty rights as herein described. 
 
 A.  Fair Market Value Definition:  Fair market value is the value of the property taken after considering comparable 

sales in the area, capitalization of income, and replacement cost less depreciation, singularly or in combination, as 
appropriate, and additionally considering the value of the property based upon its highest and best use, using 
generally accepted appraisal practices.  If less than the entire property is taken, fair market value shall mean the 
difference between the fair market value of the entire property immediately prior to the taking and the fair market value 
of the remaining or burdened property immediately after the taking. (RSMo 523.001). 

 
 B.  Intended Use:  The intended use of the appraisal report is to assist the agency (City of St. Charles) in its 

determination of the amount paid for the property rights acquired or conveyed. 
 
 C. Intended Users:  Intended users of this report are the agency, the Missouri Highways and Transportation 

Commission, the Missouri Department of Transportation, the Federal Highway Administration, and the United States 
Department of Transportation, and persons authorized by the client, state enforcement agencies and such third 
parties as may be authorized by due process of law, and a duly authorized peer review committee.  Although the 
Agency and the Missouri Department of Transportation authorizes a copy of this report be provided to the owner of 
the subject property of this appraisal for information and settlement purposes only, the owner is not an intended user 
as defined by USPAP. 
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 D. USPAP Compliance Statement:  This appraisal was prepared according to the contract/assignment from the 
agency.  The intended use of the appraisal is for eminent domain related acquisition and the agency is the only 
intended user (except as indicated above).  The agency bears responsibility for contract/assignment requirements that 
meet its needs and therefore are not misleading.  In combination with the Scope of Assignment and review function, 
all appraisal reports assigned by the agency identify the problem to be solved, determine the scope of work necessary 
to solve the problem, and correctly complete research and analysis necessary to produce a credible appraisal, and 
are therefore in compliance with USPAP Standard 1.  In that the agency is the only intended user of the report and 
others may only be provided copies for informational purposes, the agency has determined that reports prepared in 
conformance with these procedures constitute a Summary Appraisal Report, which fulfills the agency’s needs.  It is 
misleading for an appraiser to disregard a part or parts of USPAP as void and of no force and effect in a particular 
assignment without identifying in the appraiser’s report the part or parts disregarded and the legal authority justifying 
this action.   

 
3.   Interest Appraised: The interest being appraised is the Fee Simple Interest. According to The Dictionary of Real 

Estate Appraisal, 4th ed., 2002, Fee Simple Estate is: An absolute fee; a fee without limitations to any particular class 
of heirs or restrictions, but subject to the limitations of eminent domain, escheat, police power, and taxation.  An 
inheritable estate. 

 
4.   Scope of Work: The scope of this appraisal is as follows: 
 

 To identify the property by street address, tax parcel number and legal description.  
 

 To inspect the subject property.  Michael A. Green inspected the subject on March 13, 2018.  At the 
request of the client I did not contact the property owner to make a formal inspection arrangement.  The 
property was inspected from the public street only.   

 

 Viewed on-line Assessor’s Office data to determine the current ownership and when it acquired the 
subject property.  

 

 Reviewed on-line the St. Charles County Assessor’s and Treasurer’s Office web sites to determine the 
current real estate assessment and tax burden information.     

 

 Obtained and reviewed aerial photographic data depicting the subject property from the St. Charles 
County GIS Service.    

 

 Reviewed the Zoning District Map of St. Charles County, Missouri to determine the current zoning of the 
subject property.   

 

 Reviewed the St. Charles County Missouri Code to determine requirements and permitted uses within the 
subject’s zoning district.   

 

 To determine the size of the site.  The site size is per the St. Charles County Assessor’s Office records. 
  

 To assess the economic effects of the neighborhood and the community at large upon the subject 
property.  The appraiser viewed the immediate and surrounding neighborhood and analyzed relevant 
data to assess the subject’s location and its economic impact upon the subject property.  Based upon my 
inspection of the subject property and the neighborhood and my review of other relevant information 
including zoning information, I formed a conclusion as to the highest and best use of the property. 
 

 To gather and analyze comparable sale data (vacant land) and when and where possible, to obtain 
confirmation of market data by one or more parties to the transaction, or a participating broker.  If this 
were not the case, the information was obtained from sources I believe to be reliable.  Additional data 
sources such as the area MLS, Xceligent, CoStar and LoopNet were reviewed.  Michael A. Green visited 
all of the comparables used.  

 

 In the preparation of this appraisal, I relied upon data from the St. Charles County Assessor’s Office and 
zoning department in respect to some of the physical, legal and economic characteristics of the property 
and the comparables. 

 



Appraisal of 1602 Old South River Road, St. Charles County, Missouri 63303    
 

18-061 Real Estate Analysts Limited 3 

 In the preparation of this appraisal, I gathered comparable sale data (vacant land sales) and analyzed this 
data as it relates to the subject.  The analysis of the data resulted in the conclusion of value presented in 
this appraisal report.   

 

 Based upon the intended use and users of this report, in conjunction with the complexity of the 
assignment I concluded that the use of the Standard Appraisal Format was appropriate.  The Sales 
Comparison Approach was utilized in the valuation of the subject 

 
In estimating the market value of the subject site by the Sales Comparison Approach I gathered and 
analyzed comparable land sales from the subject's market area.  The subject's market area is considered   
to be St. Charles County, however, because of the lack of comparable data in the subject’s market area I 
have expanded my search to include properties in St. Louis County.  When possible, I obtained 
confirmation of comparable land sales by one or more parties to the transaction, or a participating broker.   
If this was not possible the information was obtained from other sources I believe to be reliable.  Real 
property certificates of value (signed by the buyer or their representative) and certified as being true and 
accurate representations of the consideration paid (sale price) and terms of sale were acquired for each 
comparable sale.  These certificates are filed with the deed at the time of recording and may be obtained 
from the Assessor's Office. I reviewed deeds on file at the St. Charles and St. Louis County Recorder of 
Deeds Office for each comparable sale to determine easements and other characteristics.  I also 
obtained and reviewed an aerial photograph of each comparable sale.  I personally viewed and 
photographed each comparable sale.   After all sales were gathered, confirmed, inspected and analyzed I 
applied the Sales Comparison Approach and estimated the market value of the subject site. 
 
Based on all of the foregoing investigations and market data the appraiser estimated the market value of 
the subject property after the acquisition.  The difference between the estimated market value before and 
after the acquisition forms the basis for compensation due the fee holder. 
 
This report was prepared in conformance with the Scope of Assignment and the requirements of the 
format assigned. 
 

The date of the property inspection and the date to which the value estimate applies is March 13, 2018.  This report 
was prepared in conformance with the Scope of Assignment and the requirements of the format assigned.   
 

5. Identification of the Realty:   
 

The street address is 1602 Old South River Road in Unincorporated St. Charles County, Missouri.  The County tax 
identification number is 6-014D-3280-00-0022.00, and the tax account number is 103230A000.  The brief legal 
description was taken from the St. Charles County Assessor’s records as follows.  
 
ST CHAS COMMON EVANS SUR BLK 1 PT LOT 7 
 

6. History of the Property:  
 
Ownership of the property is currently vested in Robert Wyhs who has owned the property in excess of 10-years. The 
subject property is not currently (March 2018) listed for sale. 
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7.   Description of Realty Before Acquisition: 
 

A. Zoning: 
 
The subject property is zoned “C-2”, General Commercial District (approximately 38,320 square feet) and “A”, 
Agricultural District (approximately 16,130 + / - square feet) by St. Charles County. 
 
The “C-2”, General Business District per the zoning code, “The intent of this district is to provide locations for a 
wide range of commercial, retail, and service activities serving a large community trade area. The regulations 
embodied in this district facilitate the establishment of conditions suitable for operations of businesses catering to 
the general public.” 
 
Permitted uses are largely commercial in nature. The subject as vacant land is a permitted use. There is no 
minimum lot size requirement (except seven thousand (7,000) square feet for residential). There is a front yard 
setback requirement of 25 feet and a rear yard requ irement of 15 feet.  There are no minimum side yard 
requirements except where the side yard adjoins with an “A”, Agricultural District or “R”, Residential District where 
the minimum side yard setback is 10 feet.  
 
The “A”, Agricultural District per the zoning code, “The intent of this district is to provide for agricultural, 
recreational, wildlife, open space, farming and river oriented uses related uses to discourage premature and 
disassociated urban development.  locations for a wide range of commercial, retail, and service activities serving 
a large community trade area. The regulations embodied in this district facilitate the establishment  of conditions 
suitable for operations of businesses catering to the general public.” 
 
Permitted uses are largely agricultural in nature. The subject as vacant land is not a permitted use. The minimum 
lot size of five (5) acres is designed to support agricultural and home sites which require proper siting in a rural 
area.  
 

  

SUBJECT 
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B. Land: 
 

 Size/Dimensions - The subject site, per the St. Charles County Assessor’s office records is 1.25 +/- acres or 
54,450 +/- square feet.  As noted previously, the subject property is zoned “C-2”, General Commercial District 
(approximately 38,320 square feet) and “A”, Agricultural District (approximately 16,130 + / - square feet) by St. 
Charles County.  The commercial section of the site has 150-feet of frontage along its west property line 
commencing at the north property line and extending southward.  The agricultural section of the site has 90-feet 
of frontage.  The average depth of the site is approximately 280-feet. 
  

 Configuration – Overall, the site is rectangular in shape – see following plat map and aerial photograph.   
 

 Topography/Drainage – Overall, the site is generally level. Drainage appears adequate.  
 

 Flood Plain - Per Flood Insurance Community Panel No. 29183C0288G dated January 20, 2016, the subject is 
located in the “AE” zone, which is an area with a 1.0 percent chance of flooding in any given year. Based flood 
elevations are shown as derived from detailed hydraulic analysis.  Flood insurance would be required.   
 
Zone “AE” is a special flood hazard area and use of and development of land within such an area is governed by 
Chapter 410 of the City’s (St. Charles) ordinance.   A floodplain development permit shall be required for all 
proposed construction or other development, including the placement of manufactured homes, in the areas 
included in “A” and “AE” Zones on the Flood Insurance Rate Maps (FIRM) for St. Charles County.  No person, 
corporation, or other entity recognized by law or unit of government shall initiate any development or substantial 
improvement or cause the same to be done without first obtaining a separate floodplain development permit for 
each structure or other development.   
 
A non-conforming use is considered a structure, or the use of a structure or premises that was lawful before the 
passage or amendment of the ordinance, but which is not in conformity with the provisions of this Chapter, may 
be continued subject to the following conditions: 
 
If such structure, use, or utility service is discontinued for twelve (12) consecutive months, any future use of the 
building shall conform to this Chapter. If any non-conforming use or structure is destroyed by any means, 
including flood, it shall not be reconstructed if the cost is more than fifty percent (50%) of the pre-damaged market 
value of the structure. This limitation does not include the cost of any alteration to comply with existing State or 
local health, sanitary, building, safety codes, regulations or the cost of any alteration of a structure listed on the 
National Register of Historic Places, the State Inventory of Historic Places, or local inventory of historic places 
upon determination.   
 

 Ground Stability – I was not furnished a soil analysis, therefore, no conclusion can be ascertained with regard to 
the stability of the site.  However, based upon visual inspection, no problems were identified.  It is assumed that 
the fill that has been deposited on the site has been properly compacted. 

 

 Easements/Encumbrances/Moratoriums – The subject property is not subject to any but normal street and 
utility easements, and to my knowledge there are no encumbrances or moratoriums in effect. 
 

 Encroachments – I was not provided an ALTA survey for the subject property, but there were no obvious 
encroachments.  A survey should be obtained to confirm that the subject site is free from encroachments.  My 
appraisal is not predicated on this being done. 
 

 Access Before Acquisition – Access to the subject property is available from Old South River Road via an 
unpaved drive which crosses the Katy Trail.  I was provided this information by a representative with the City of 
St. Charles.  The Katy Trail is a 237-mile (386 km) trail stretching across most of the state of Missouri, with over 
half of it following the Lewis and Clark's path up the Missouri River.  America's longest "rails-to-trail" project, 
formerly the MKT rail line, is flat and scenic and is ideal for hiking, running, or cycling.  In addition, horseback 
riding is also allowed on a 35 mile section of the trail, from Sedalia to Clinton.  Finally, I would note that the parcel 
does not have direct access from the river and is located west of the west bank of the river with a 150 + acre park 
owned the City of St. Charles between the river and subject site.     
 

 Utilities in Use Before Acquisition – None Vacant Site 
 

 Utilities Available Before Acquisition – Electric.   

http://www.bikekatytrail.com/faq.aspx#horse
http://www.bikekatytrail.com/faq.aspx#horse
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Plat Map 
 

 
 
Aerial Plat Map 
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Flood Map 
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C. Fee Owned Improvements, Fixtures and Personalty: 
 
The subject is unimproved.  

 
 D. Tenant Owned Improvements, Fixtures and Personalty: 
   
  None 
 
 E. Other Appraisal Considerations: 
 

None. 
 
8.   Highest and Best Use Before Acquisition: 
  

Legally Permissible 
 
The present zoning is “C-2”, General Commercial District and “A” Agricultural District by St. Charles County.  The “C-
2” Commercial zoning allows for a wide range of commercial, retail and service uses. There are no minimum lot size 
restrictions.  The “A”, Agricultural District allows primarily uses agricultural in nature and there is a five (5) acre 
minimum lot size requirement.  As such, the site could only be developed with a commercial use.   In my opinion the 
highest and best use is for commercial development, such as allowed by the zoning ordinance. 
 
Physically Possible 
 
The size, shape, topography, accessibility, availability of utilities, soil conditions, and the risk of natural disasters, in 
particular flooding, affect the uses for which a site can be developed.  Although the site meets the requirements for 
commercial development, it is located in a special food hazard area and vehicular access to the site would in all 
likelihood not be granted by the County as the only access point would need to cross the Katy Trail.  Currently, the 
site is only served by electric.  In spite of the fact that development of the site with a commercial use is legally 
permissible, it is my opinion that it is not physically suitable and conducive to development for those uses permitted 
under the zoning ordinance.  As such, it is my opinion that development of the site is physically possible only if 
assembled with adjacent parcels for a recreational use. 
 
Financially Feasible 
 
Of the legally permissible and physically possible uses, only some may be financially feasible.  The subject is in an 
area of St. Charles County where development is significantly affected by the areas location in a flood hazard area.  
Further, the likelihood of the County allowing access across the Katy Trial is very unlikely.  In my opinion, considering 
the developmental restrictions I have outlined an assemblage for a recreational use represents a financially feasible 
use. 
  
Maximally Productive 
 
This analysis determines which of the financially feasible land uses produces the highest residual land value.  This 
then determines which of the various financially feasible uses is maximally productive.   
 
After completing my analysis, I have concluded the highest and best use of this site, as vacant, is for a recreational 
purpose. 

 
 



Appraisal of 1602 Old South River Road, St. Charles County, Missouri 63303    
 

18-061 Real Estate Analysts Limited 9 

9. Valuation Before Acquisition  
 

A. Sales Comparison Approach Before Acquisition: 
 
I have determined that the highest and best use of the subject as vacant is for recreational purposes. In 
determining the value of the subject land, I have utilized the Sales Comparison Approach.    

 
The Sales Comparison Approach is based upon the presumption that an informed purchaser would pay no more 
for a property than the cost of acquiring an existing property with the same utility.  This approach is applicable 
when an active market provides sufficient quantities of reliable data which can be verified from authoritative 
sources.  The subject's market area is considered to be St. Charles County, however, because of the lack of 
comparable data, that is, sales whose development is significantly effected by their specific location in a flood 
hazard area I have expanded my search to include properties in St. Louis County as well.  I have assembled data 
regarding the sale of vacant land and have concluded that there is sufficient relevant and comparable data to use 
this approach.  My field inspection included a search of the public and private records, as well as interviews with 
brokers knowledgeable of the area.  An effort was made to obtain sales of parcels with characteristics similar to 
the subject property.  
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Land Value 

 
I have undertaken an analysis of land transaction data in order to determine the value of the subject land.  The 
sales reviewed and analyzed are as follows: 
 
Sale No. 1 
 

 
 

Seller     Jeanne /& Donald V. Nangle 
Buyer                               City of Fenton 
Instrument/Date            Warranty Deed dated October 27, 2017 
Recorded              Book 22756 / Page 1808 
County     St. Louis 
Selling Price    $35,000 
Selling Price Including Demolition $55,000 
Unit Price    $0.44 per square foot 
Type of Transaction    Sale of the fee simple interest 
Financing    Sellers received all cash 
Site Area    124,582 square feet; 2.86 acres 
Zoning     “PR, Parks & Rec 
Zoning Compliance   N/A vacant site 
Highest & Best Use   Recreational Use 
Utilities In Use  None – Vacant Land 
Utilities Available W,E,G,S 
Access Legal and physical access from Larkin Williams Road 

 
Specific Location of Sale 
 
This site is located at 731 Larkin Williams Road, City of Fenton, St. Louis County, Missouri 63026.  
 
Sale Verification: The sale price of $35,000 ($55,000 including demolition of the improvements noted below) was 
confirmed by Michael C. Curran with Joshua Voylse of Keller Williams Southwest, the listing agent (MLS 
#16081974).  The Certificate of Value filed at the St. Louis County Assessor’s Office shows the same sale price.  
This sale was personally inspected by Michael A. Green. 

 
Property Description 
 
This is the sale of a generally level, irregular shaped parcel.  This property was formerly operated at the Queen of 
Hearts Bar / Lounge which contained 4,266 square feet and was built in the late 1960s. The business shut down 
after Meramec River flooding in January 2016. Per the prior owner, the 2015/2016 flood was the highest in 50 
years. Per the Fenton mayor, the building was knocked off of its foundation and the structure had extensive wood 
rot. The major also indicated that FEMA would not allow the building to be repaired or rebuilt. 
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Sale No. 2 
 

 
 

Seller     Jeanne /& Donald V. Nangle 
Buyer                               Earle J. Kennedy 
Instrument/Date            Warranty Deed dated April 25, 2017 
Recorded              Book 22469 / Page 3837 
County     St. Louis 
Selling Price    $14,500 
Unit Price    $0.48 per square foot 
Type of Transaction    Sale of the fee simple interest 
Financing    Sellers received all cash 
Site Area    30,056 square feet; 0.69 acres 
Zoning     “PR, Parks & Rec 
Zoning Compliance   N/A vacant site 
Highest & Best Use   Recreational Use 
Utilities In Use  None – Vacant Land 
Utilities Available W,E,G,S 
Access Legal and physical access from Larkin Williams Road 

 
Specific Location of Sale 
 
This site is located at 817 Larkin Williams Road, City of Fenton, St. Louis County, Missouri 63026.  
 
Sale Verification: The sale price of $14,500 was confirmed by Michael C. O’Neil with Joshua Voylse of Keller 
Williams Southwest, the listing agent (MLS #16080282) on March 14, 2018.  The Certificate of Value filed at the 
St. Louis County Assessor’s Office shows the same sale price.  This sale was personally inspected by Michael A. 
Green. 

 
Property Description 
 
This is the sale of a generally level, mostly rectangular shaped parcel.  At the time of sale, the site was not 
improved.    
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Sale No. 3 
 

 
 

Seller   Betty Muench & Monica Stiehr 
Buyer   Pond Valley LLC 
Instrument          Warranty Deed Type dated May 11, 2015 
Recorded            Book 21502 Page 293 
County   St. Louis 
Selling Price  $242,500 
Unit Price  $0.77 per square foot 
Type of Transaction  Sale of the fee simple interest 
Financing  Seller received all cash 
Site Area  313,632 square feet, or 7.20 acres 
Building Area  N/A – Vacant Lot 
Zoning   “FPNU”, Flood Plain Non-Urban District 
Zoning Compliance N/A – Vacant Lot 
Highest & Best Use Residential – development with a single home or recreational use. 
Utilities In Use  N/A – Vacant Lot 
Utilities Available W,E,G,S 
Access   Legal and physical access from Pond Bridge Road 

 
Specific Location of Sale 

 
This site is located on the east side of Pond Bridge Road, with an address of 17950 Pond Bridge Road, in the City 
of Wildwood, Missouri 63005. 
 
Sale Verification:  Sale price was confirmed by Scott M. Petty on October 16, 2017 with T.D.D. Ward, the seller’s 
agent.  According to Mr. Ward, as this site is largely located within the flood plain, the use potential was largely 
limited to recreational use.   

 
This sale was personally inspected by Scott M. Petty. 
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COMPARABLE SALES MAP 
 

 
 
The elements of comparison for which adjustments may be required include:   

 

 Property Rights - Any dissimilarity in property rights conveyed in the sale of the comparable and those 
being valued in respect to the subject need to be considered. 

 

 Financing Terms - Any significant unusual financing conditions affecting the sale, such as advantageous 
seller financing, are adjusted in the cash equivalence calculation. 

 

 Conditions of Sale – Any known unusual or atypical buyer and/or seller motivations, such as one of the 
parties acting under duress, or where the sale is known not to be an arm’s length transaction, are adjusted 
for in the analysis. 
 

 Immediate Expenditures Made by Buyer - A knowledgeable buyer will consider expenditures that will have 
to be made upon purchase of a property because these costs will affect the price the buyer agrees to pay.  
These could include the cost of demolishing the existing improvements.   

 

 Time/Market Conditions - Market conditions change over time.  Therefore, past sales must be examined in 
the light of the direction of change, if any, between the date of the sale of the comparable and the date of 
valuation of the subject property. 

 
Physical Characteristics 
   

 General Location - The general location of a site in terms of its neighborhood and the economic influences 
of that neighborhood are critical factors in the value of real property. 

 

 Specific Location - The specific location of a site in terms of its proximity to similar uses, a corner or mid-
block location; if a corner location whether the corner is signalized, visibility and exposure are factors that 
influence value. 
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 Access - Access is critical and buyers will pay a premium for a site that offers quicker access to major traffic 
ways and area services.   

 

 Size/Configuration - All else being equal, a smaller site will tend to be priced at and sell for a higher unit 
price than a larger site, and adjustments for significant variations in size are warranted.  In addition, generally 
the more symmetrical a site is the more useful it is to a developer or user; hence the value is usually higher. 

 

 Topography - Sites may differ in value due to topographical characteristics.  Sites with steeply sloping 
terrain may make the construction of improvements more difficult and therefore more expensive. 
 

 Zoning - Land use and development may be regulated by city or county government and these regulations 
may preclude or restrict (in terms of height, density and size) certain types of development.  Sites with fewer 
restrictions allowing more varied or intensive development may command a higher price, all other things 
being equal. 
 

 Utilities - The need to provide all or some utilities to a site is a cost to a user or developer and would tend to 
result in a lower price paid compared to a similar site with all utilities provided. 

 

 Site Improvements - Land already improved with utilities, curb cuts, gutters, paving and other 
improvements making the site ready for immediate development may command a higher price than a similar 
site without such improvements.  Sites may also be improved with structures that are considered an 
encumbrance to the proposed development and this would tend to adversely affect price. 

  
The characteristics for which adjustments are required as discussed above are analyzed in relation to the 
comparable as follows: 
 
Property Rights - The sales were of the fee simple interest, the same interest that is being valued at the subject. 
 
Financing Terms – As far as I am aware, none of the comparables were subject to any unusual financing terms. 
 
Conditions of Sale – As far as I am aware, none of the comparables were subject to any unusual conditions of 
sale. 
 
Immediate Expenditures Made by Buyer – As far as I am aware, none of the comparables were to be subject to 
any significant expenditures made by the buyer(s) immediately after the purchase. 
 
Time/Market Conditions –The sales occurred between May 2015 and October 2017, during which time the real 
estate market, and the industrial land market have improved. I have made adjustments to represent market trends 
from the date of sale to the present.  In my opinion, property values in the subject neighborhood have exhibited 
the following pattern: 
 
1. Increased from August 2014 to December 2015 by 1.0 percent annually, then 
2. Increased from January 2016 to the date of value by 2.0 percent annually 

 
The adjustments for physical characteristics are as follows: 
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Comparable One is located south of the subject along Larkin Williams Road in the City of Fenton, St. Louis 
County.  The general location of the comparable and subject are considered similar, they are both situated in 
designated flood zones in close proximity to a river.  In terms of specific location, it is typically considered to be 
desirable for a site to have exposure and visibility to a well-traveled thoroughfare and is typically a factor 
important to commercially developed sites.  However, in terms of access the comparable’s is considered superior, 
it has direct vehicular access from Larkin Williams Road while the comparable has only limited vehicular access in 
addition to its pedestrian access. Physically, but for size and utilities, the subject and comparable are similar in 
that both are rectangularly shaped parcels with level topography in a designated flood zone.  Regarding size, 
smaller sites tend to sell for higher unit prices than larger ones, as such, a positive size adjustment was made.  
Conversely, a downward adjustment is warranted for utilities.  The comparable has all utilities available which is 
superior to the subject that only has electric to the site.  No other adjustments were necessary. 
 
Comparable Two is located south of the subject along Larkin Williams Road in the City of Fenton, St. Louis 
County.  With the exception of the size adjustment recognized in analyzing Sale One, I have recognized the same 
adjustments for both sales.  No other adjustments were necessary. 
  
Comparable Three is located along Pond Bridge Road in the City of Wildwood, St. Louis County.  With the 
exception of an adjustment for general location, I have recognized the same adjustments to Sale Three.  In terms 
of general location, the listing agent indicated that the more likely use of the site is for a recreational purpose, 
however there is a possibility that it could be developed with a single-family home.  As such, I have recognized a 
negative adjustment. No other adjustments were necessary. 
 
I have made adjustments to the sale prices to offset the dissimilarities between the comparables and the subject 
property as discussed above.  Typically, adjustments are made in a particular order; i.e., adjustments for property 
rights, financing, conditions of sale, immediate expenditures made by buyer and market conditions are made and 
applied first, with a new calculated subtotal after each adjustment.  Additional adjustments are then made to the 
market conditions adjusted subtotal, first for location and then for physical characteristics. 

 
The adjustment grid that follows utilizes percentage adjustments based on the qualitative analysis discussed 
above in the absence of market extracted dollar adjustments.   
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Subject Sale 1 Sale 2 Sale 3 Average

Address 1602 Old South 

River Road, St. 

Charles County

731 Larkin Williams Rd., 

Fenton

617 Larkin Williams Rd., 

Fenton

17950 Pond Bridge 

Road, Wildwood

Sale Date 3/13/2018 9/27/2017 4/25/2017 5/11/2015

Sale Price N/A 55,000$                             14,500$                          242,500$                   

Land Area/SF 54,450 124,582 30,056 313,632 156,090

Land Area/Acres 1.25 2.86 0.69 7.20 3.58

Zoning "C-2" and "A" "PR", Parks and Rec "PR", Parks and Rec "FPNU"

Price/SF 0.44$                                 0.48$                              0.77$                         0.57$         

Elements of Comparison

Property Rights 0.00% 0.00% 0.00%

Adjusted Price 0.44$                                 0.48$                              0.77$                         0.57$         

Financing Terms 0.00% 0.00% 0.00%

Adjusted Price 0.44$                                 0.48$                              0.77$                         0.57$         

Conditions of Sale 0.00% 0.00% 0.00%

Adjusted Price 0.44$                                 0.48$                              0.77$                         0.57$         

Expenditures by Buyer (Immediate) 0.00% 0.00% 0.00%

Adjusted Price 0.44$                                 0.48$                              0.77$                         0.57$         

Time/Market Conditions

Ann Adj. to 12/31/2013 @ 0% 0.00% 0.00% 0.00%

Ann Adj. to 12/31/2015 @ 1% 0.00% 0.00% 1.00%

Ann Adj. to 3/13/2018 @ 2% 1.00% 2.00% 4.00%

Total 1.00% 2.00% 5.00%

0.45$                                 0.49$                              0.81$                         0.58$         

General Location 0.00% 0.00% -10.00%

Specific Location 0.00% 0.00% 0.00%

Access -5.00% -5.00% -10.00%

Size 5.00% 0.00% 15.00%

Configuration 0.00% 0.00% 0.00%

Topography 0.00% 0.00% 0.00%

Zoning 0.00% 0.00% 0.00%

Utilities -10.00% -10.00% -10.00%

Easements / Encumbrances 0.00% 0.00% 0.00%

Flood Plain 0.00% 0.00% 0.00%

Site Improvements 0.00% 0.00% 0.00%

Total - Loc., Phys. & Inc. Characteristics -10.00% -15.00% -15.00%

Final Adjusted Price 0.40$                                 0.42$                              0.69$                         0.50$          
 
After adjustments, the comparables indicate a range of value from $0.40 to $0.69 per square foot with an average 
of $0.50 per square foot.  I have placed most weight on Sales One and Two as their developability is impacted in 
a similar manner by their proximity to a river.  As such, I have concluded a value of $0.40 per square foot. 
 

  Conclusion-Overall Unit Value of Land:           $0.40 per square foot 
 
  Land Value – 54,450 square feet x $0.40/sq. ft. =                   $  21,780 
   
  Before Value by Sales Comparison Approach:    $  21,780  
       

B. Cost Approach Before Acquisition:  
 

Not Applicable. 
 

C. Income Approach Before Acquisition: 
 

Not Applicable. 
 
10. Reconciliation of Value Before Acquisition: 
 
 Based upon the data analyzed above, the concluded value in the before condition is   $  21,780 
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11. Description of Property After Acquisition: 
 

A. Land 
   
The acquisition comprises the entire 54,450 square foot parcel.  

 
Access After Acquisition:    No Change 

 Utilities In Use After Acquisition:  No Change 
 Utilities Available After Acquisition: No Change 

  
B. Zoning:  

     
 Code:     No Change 
 Category:    No Change  
 Compliance:    No Change 
 

 C. Fee Owned Improvements, Fixtures and Personalty: 
   
 None  
 
D. Tenant Owned Improvements, Fixtures and Personalty: 
 
 None 
  
E. Other Appraisal Considerations: 
 
 None 

 
12.   Highest and Best Use Analysis After Acquisition: 
  

N/A, the acquisition comprises the entire 54,450 square foot parcel. 
 

13.  Valuation After Acquisition: 
 

A. Sales Comparison Approach: 
 

The acquisition comprises the entire 54,450 square foot parcel, as such, the value after the taking is $0 
 

B. Cost Approach After Acquisition:  
 

Not Applicable. 
 

C. Income Approach After Acquisition: 
 

Not Applicable. 
 
14. Reconciliation of Value After Acquisition: 
 
 The concluded value after the acquisition is:    $            0 
  
15.  Estimate of Total Just Compensation:   
 
 Estimated Value Before Acquisition: 
 

Total Before Value Estimate: $  21,780   
After Value Estimate: $           0 
        
Indicated Just Compensation due to Acquisition: $  21,780 
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16. Allocation of Just Compensation: 
 
 A. Allocation of Fee Holder’s Interest: 
 
 1.  Land Acquired: $      N/A 

 
 2.  Improvements:       $      N/A  
 
 3.  Total Land and Improvements: $      N/A 
 

4. Damages to the Remainder:      $      N/A 
   
5.  Total Just Compensation Due Fee Holder: $  21,780 
  

 B. Allocation of the Tenant Owner’s Interest: 
 
  1.   Tenant Owned Improvements:  NA 
 
   Total Tenant Owned Improvements: NA 
 
  2.   Damage to Tenant Owned Improvements:  NA 
 
   Total Damage to Tenant Owned Improvements: NA 
 
  3. Leasehold Interest:  NA 
 
   Total Leasehold Interest: NA 
 
  4. Total Just Compensation Due Tenant Owner NA 
 
17.  Uneconomic Remnant:       
             
  Not Applicable 
 
18.  Salvage Value:  
   
  Not Applicable          
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Required Attachments 
  
ASSUMPTIONS AND LIMITING CONDITIONS 

 
This report has been prepared in conformity with the Uniform Standards of Professional Appraisal Practice, in the appraisal of realty 
and realty rights except to the extent that the Uniform Appraisal Standards for Federal Land Acquisitions required invocation of 
USPAP’s Jurisdictional Exception Rule. 
 
The appraiser assumes no responsibility for matters legal in character, nor does he/she render any opinion as to the title, which is 
assumed to be good.  Unless otherwise specified in the report, the property is analyzed as though free and clear and under responsible 
ownership and competent management. 
 
Information furnished by others is assumed to be true, correct and reliable.  A reasonable effort has been made to verify such 
information; however, the appraiser assumes no responsibility for its accuracy.  The value conclusions are subject to the correctness of 
said data. 
 
The appraiser assumes that all applicable zoning and use regulations and restrictions have been complied with, unless nonconformity 
had been stated, defined, and considered in the appraisal report.  The appraiser assumes that all required licenses, certificates of 
occupancy, consents, or other legislative or administrative authority from any local, state, or national government or private entity or 
organization have been or can be obtained or renewed for any use on which the value estimate contained in this report is based. 
 
The appraiser has noted in the appraisal report any adverse conditions (such as, needed repairs, depreciation, the presence of 
hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he/she became aware of during 
the normal research involved in performing the appraisal.  Unless otherwise stated in the appraisal report, the appraiser has no 
knowledge of any hidden or unapparent conditions of the property or adverse environmental conditions (including the presence of 
hazardous wastes, toxic substances, etc.) that would make the property more or less valuable, and has assumed that there are no such 
conditions and makes no guarantees or warranties, express or implied, regarding the condition of the property.  The appraiser will not 
be responsible for any such conditions that do exist or for any engineering or testing that might be required to discover whether such 
conditions exist.  Because the appraiser is not an expert in the field of environmental hazards, the appraisal report must not be 
considered as an environmental assessment of the property. 
 
The appraiser has made no engineering survey.  Except as specifically stated, data relative to size and areas were taken from sources 
considered reliable.  The utilization of the land and improvements is within the boundaries or property lines of the property described 
and that there is no encroachment or trespass unless noted in the report. 
 
The distribution of the total valuation in this report between land, improvements and estimated damages applies only under the reported 
highest and best use of the property.  The allocations of value for land and improvements must not be used in conjunction with any 
other appraisal and are invalid if so used. 
 
The appraisal is for purposes of valuation only and is not to be taken, used, or represented as an endorsement or guarantee of the 
physical, structural or equipment conditions which exist in the property.  It is assumed that there are no hidden defects that would not 
be apparent from visual inspection and that all equipment is operable unless otherwise indicated by the owner or owner's 
representative. 
All maps, plats, and exhibits included herein are for illustration only, as an aid in visualizing matters discussed within the report.  They 
should not be considered as surveys or relied upon for any other purpose. 
Consideration has not been given in this appraisal to personal property located on the premises, or to the cost of moving or relocating 
such personal property unless otherwise stated. 
 
Possession of this report or any copy hereof does not carry with it the right of publication, nor may the same be used for any purpose by 
any party except the City of St. Charles without the previous written consent of the appraiser, and in any event, only in its entirety and 
with proper qualification.  Neither all nor any part of the contents of this report shall be conveyed to the public through advertising, 
public relation, news, sales or other media without the written consent and approval of author. The appraiser acknowledges that a copy 
of the report will be provided to the owner of the property appraised, or their representative. No opinion is expressed as to the value of 
subsurface oil, gas, or mineral rights and that the property is not subject to surface entry for the exploration or removal of such materials 
except as is expressly stated.  No consideration has been given in the appraisal to the value, if any, attributable to growing crops on 
any portion of the property appraised unless otherwise stated. 
 
The estimated value after acquisition is based on the project being constructed in the manner proposed, as furnished to the appraiser 
as of the date of appraisal. 
 
It is assumed that drainage, surface condition of land and easements, access, access during construction will not be detrimental to the 
value of the property, unless otherwise stated and addressed in the report.  
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Certificate of Appraiser 
 

I certify that, to the best of my knowledge and belief: 
 
The statements of fact contained in the appraisal herein set forth are true, and the information upon which the opinions expressed herein are based, is 
correct. 
 
The reported analyses, opinions, and conclusions as well as my opinion of Just Compensation, Fair Market Value, or other defined value 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 direct or indirect present or contemplated future personal interest in such property or in any monetary benefit from the acquisition or disposal of 
such property appraised or the appraisal conclusion and no personal interest with respect to the parties involves. 
 
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 employment or my compensation for completing this appraisal assignment and report are in no way 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, in the appraisal of realty and realty rights except to the extent that the Uniform Appraisal Standards for Federal Land Acquisitions 
required invocation of USPAP’s Jurisdictional Exception Rule. 
 
I have personally inspected the realty rights, personalty, and/or outdoor advertising structures herein appraised and that I have also made a personal 
field inspection of the comparable sales, leases, equipment, or structures, relied upon in making said appraisal.  The subject and the comparable sales 
relied upon in making said appraisal were as represented in said appraisal or in the data book or report which supplements said appraisal. 
 
I understand that such appraisal may be used in connection with the acquisition or disposal of realty, realty rights, and/or personalty for a project of the 
State of Missouri with the possible involvement of Federal-aid highway or other Federal funds. 
 
Such appraisal has been made in conformity with the appropriate State laws, regulations and policies and procedures applicable to appraisal of realty, 
realty rights, and/or personalty for such purposes; and that to the best of my knowledge no portion of the value assigned to such property consists of 
items that are noncompensable under the established law of said State. 
 
I have not revealed the findings and results of such appraisal to anyone other than the proper officials of the acquiring agency of said State or officials of 
the United States Department of Transportation and I will not do so until so authorized by said officials, or until I am required to do so by due process of 
law, or until I am released from this obligation by having publicly testified as to such findings. 
  
Invoking the Jurisdictional Exception Rule and contrary to Standards Rule 1-3(a) and Standards Rule 1-4(f), I have disregarded any increase or 
decrease in the fair market value of the property to be acquired, prior to the date of valuation caused by the public improvement for which such property 
is acquired, or by the likelihood that the property would be acquired for such improvement, other than that due to physical deterioration within the 
reasonable control of owner(s). 49 CFR 24.103 
 
My estimate of Just Compensation, Fair Market Value, or other defined value, as shown herein does not include any consideration or allowance for 
relocation assistance benefits. 
 
I afforded the fee holder or the fee holder’s representative, an opportunity to accompany me during my inspection of this property.  I afforded the tenant 
owner or tenant owner’s representative of any tenant-owned improvements affected by the acquisition an opportunity to accompany me during my 
inspection of this property 
 
My opinion of Just Compensation, Fair Market Value, or other defined value, is based upon my independent appraisal and the exercise of my 
professional judgment. 
 
 
March 20, 2018 

 

 
DATE  SIGNATURE 

County: St. Charles 

Route: Old South River Road 

State Project No.: N/A 

Federal Project No.: N/A 

Parcel No.: N/A 
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PHOTOGRAPHS 
 

 
 
Subject – View Looking South Along the Subject’s West Property Line (The Katy Trail) 
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Subject – View of the Subject Site Looking Southeast from the Site’s West Property Line 
 
 
 


