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March 17, 2017 

 

Via Hand Delivery 

 

Mayor Ray Rogina 

City Council Members  

City of St. Charles  

2 E. Main Street 

St. Charles, IL 60174 

 

RE:  Prairie Winds, LLC  

 Notice of Objection – Fair Market Value of Land as established by City of St. Charles 

 Municipal Code Section 16.10.090 

 

Dear Mayor Rogina and City Council Members: 

 

We are writing on behalf of our client, Prairie Winds, LLC (“Applicant”), and with respect to its 

application for development approvals for a proposed multi-family residential development located 

on 20.48 acres of vacant property located at the intersection of Randall Rd. and Bricher Road in St. 

Charles (the “Subject Property”).   

 

As you know, the Applicant has been working with the City over the course of several months and 

has personally met with the members of the City Council to resolve the issue of cash donations to the 

City associated with its zoning approvals.  Applicant initially had two concerns regarding the cash in 

lieu donations: (i) the Inclusionary Housing fee, which has recently been addressed; and (ii) the 

exorbitant Park District fee, which to date has been the subject of much deliberation but has yet to be 

resolved.  At this point, and after many months of informal discussion, the Applicant is looking for a 

formal decision on the matter of the Park District fee.  In an effort to bring about a final 

determination of this fee, we are submitting to you this notice of objection with the expectation that 

this will bring the matter to a final resolution acceptable to all parties involved.   

 

Please allow this letter to serve as notice that in accordance with Section 16.10.900(B) of the 

Municipal Code of the City of St. Charles, Applicant hereby objects to the use of the per acre value 

of $240,500.00 per acre as established within Section 16.10.090 of the Municipal code of the City of 

St. Charles.   

 

In further accordance with Section 16.10.900(B) of the Municipal Code, and in support of its 

objection, Applicant submits the enclosed appraisal of the Subject Property prepared by Joseph J. 

Blake and Associates, Inc. (the “Appraisal”).  The Appraisal sets the fair market value of the Subject 

Property at $112,304.00 per acre. 
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Applicant requests that the City Council use the fair market value as determined in the enclosed 

Appraisal to calculate the cash in lieu of land dedication requirement for final plat of subdivision 

approval as set forth in Section 16.10.050.  We look forward to your comments.      

 

Respectfully, 

 

Andrew E. Kolb 
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March 9, 2017 
 
Executive Capital  
c/o Mr. Jeff Ratzer 
Vice President    
Big Rock Executive Center 
47W210 Route 30 
Big Rock, IL 60511 
 
 
Re: Appraisal of the Vacant Land on Bricher Road 
 Saint Charles, Kane County, IL  
 
Dear Mr. Ratzer: 
 
At your request, we have inspected and appraised the above captioned property as of February 
25, 2017. The ensuing appraisal report and our final opinion of fee simple market value have 
been based upon a personal inspection of the property and upon research into various factors that 
influence value. 
 
The subject is zoned BR-Regional Business and part of PUD 47 (see Extraordinary 
Assumptions). It consists of 20.48 acres of vacant land. The property is along Bricher Road on 
the south. It is just west of Randall Road and one-half mile west of Randall Road and Lincoln 
Highway. According to the prospective buyer, Mr. Jeff Ratzer, the land is under contract. It is a 
part of a larger, 32-acre property that will be replatted. The property sale and price are contingent 
on the property being rezoned to RM3 to allow for a proposed 250+ unit Class A apartment 
property. However, we have appraised the as is market value of the subject site under current 
zoning with no contingencies.  The subject does not have existing improvements and is currently 
farmland. 
 
The scope of this assignment involved inspecting the subject and surrounding area, the 
examination of marketing and exposure times, and land sales data. The ensuing appraisal report 
has been prepared in conformity with and is subject to the Code of Professional Ethics and 
Standards of Professional Appraisal Practice of the Appraisal Institute, and the Uniform 
Standards of Professional Appraisal Practice of the Appraisal Foundation (USPAP) appraisal 
guidelines. Accordingly, the report considers all of the recognized appraisal methods and 
techniques that materially contribute to a proper valuation of the real property under analysis. 
The appraisal is subject to the attached Assumptions and Limiting Conditions.  
 
We have performed our services and prepared this report in accordance with applicable, 
generally accepted appraisal practices. We make no other warranties, either expressed or 
implied, as to the character and nature of such services and product. 
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Mr. Jeff Ratzer 
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Based on our inspection and analysis of economic trends influential to the property, it is our 
opinion that the as is market value of the fee simple interest in the 20.48-acre subject site at 
Bricher Road in the City of Saint Charles, Kane County, Illinois, as of the effective date of the 
appraisal, February 25, 2017, and subject to the incorporated Assumptions and Conditions and its 
current zoning, is: 
 

TWO MILLION THREE HUNDRED THOUSAND ($2,300,000) DOLLARS  
 
We are of the opinion that a reasonably achievable marketing time for the market value opinion, 
assuming the property was properly priced and actively marketed, is 12 to 36 months 
commencing from the effective date of appraisal going forward. We estimate an exposure period 
of 12 to 36 months preceding the effective date of appraisal, if properly priced and actively 
marketed. 
 
If you have any questions about this appraisal report, please contact us at your earliest 
convenience. 
 
Respectfully submitted, 
 
JOSEPH J. BLAKE AND ASSOCIATES, INC.  
 
 

 
Michael J. Maglocci, MAI 
Managing Partner 
Illinois Certified General Real Estate Appraiser No. 553.000119; Expires 09/30/17 
 
 

 
Jaime M. Scheetz 
Senior Appraiser 
Illinois Certified General Real Estate Appraiser No. 553.002450; Expires 09/30/17 
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LOCATION: Appraisal of the Vacant Land at Bricher Road  
      Saint Charles, Kane County, IL  
 
DESCRIPTION: 20.48-acres   
 
PURPOSE AND INTENDED USE 
OF THE APPRAISAL: The purpose of this appraisal report is to provide 

our opinion of the as is market value of the fee 
simple interest in the subject as of February 25, 
2017 as well as to provide an understanding of the 
market valuation of raw land in the area. The 
intended use of this appraisal Executive Capital, in 
asset management decisions regarding the subject. 

 
PERTINENT DATES 
 Effective Date of Appraisal: February 25, 2017 
 Date of Report: March 9, 2017 
 
SITE DATA: The subject is zoned BR –Regional Business and 

part of PUD 47 (see Extraordinary Assumptions). It 
consists of 20.48 acres of vacant land. The property 
is along Bricher Road on the south. It is just west of 
Randall Road and one-half mile west of Randall 
Road and Lincoln Highway. According to the 
prospective buyer, Mr. Jeff Ratzer, the land is under 
contract. It is a part of a larger, 32-acre property that 
will be replatted. The property sale and price are 
contingent on the property being rezoned to RM3 to 
allow for a proposed 250+ unit Class A apartment 
property. However, we have appraised the as is 
value of the subject site.  This property does not 
have existing improvements and is currently 
farmland. 

 
 
ZONING: BR – Regional Business District (part of PUD 47) 
 
HIGHEST AND BEST USE  
As Vacant: Residential Development (As Planned) 
 
FINAL MARKET VALUE OPINION 
 
Market Value of Subject Site: $2,300,000 
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This Appraisal Report is subject to underlying assumptions and limiting conditions qualifying 
the information contained in the Report as follows: 
 
The valuation estimate applies only to the property specifically identified and described in the 
Report. 
 
Information and data contained in the Report, although obtained from public record and other 
reliable sources, and, where possible, carefully checked by the appraisers, is accepted as 
satisfactory evidence upon which rests the final expression of property value. 
 
The appraisers have made no legal survey, nor have they commissioned one to be prepared and, 
therefore, reference to a sketch, plat, diagram, or previous survey appearing in the Report is only 
for the purpose of assisting the reader to visualize the property. 
 
It is assumed that all information known to the client and relative to the valuation has been 
accurately furnished and that there are no undisclosed leases, agreements, liens, or other 
encumbrances affecting the use of the property. 
 
Ownership and management are assumed to be competent and in responsible hands. 
 
No responsibility beyond reasonableness is assumed for matters of a legal nature, whether 
existing or pending. 
 
The appraisers, by reason of this Appraisal, shall not be required to give testimony as expert 
witnesses in any legal hearing or before any Court of Law unless justly and fairly compensated 
for such services. 
 
By reason of the Purpose of the Appraisal and Function of the Report herein set forth, the value 
reported is only applicable to the Property Rights Appraised and the Appraisal Report should not 
be used for any other purpose. 
 
Disclosure of the contents of this Appraisal Report is governed by the Bylaws and Regulations of 
the Appraisal Institute. 
 
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 to the MAI Designation) shall be reproduced for dissemination to the 
public through advertising media, public relations media, news media, sales media, or any other 
public means of communication without the prior consent and written approval of the appraisers. 
 
The appraisers have not been furnished with soil or subsoil tests. In the absence of soil boring 
tests, it is assumed that there are no unusual subsoil conditions or, if any do exist they can be or 
have been corrected through the use of modern construction techniques at a reasonable cost. 
 
This appraisal is based on the conditions of local and national economies, purchasing power of 
money, and financing rates prevailing at the effective Date of Appraisal. 
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The appraisers are not engineers, and any references to physical property characteristics in terms 
of quality, condition, cost, suitability, soil conditions, flood risk, obsolescence, etc., are strictly 
related to their economic impact on the property. No liability is assumed for any engineering-
related issues. 
 
Unless otherwise stated in this report, the existence of hazardous material that may or may not be 
present on the property was not observed by the appraiser. The presence of substances such as 
asbestos, urea-formaldehyde foam insulation or other potentially hazardous materials may affect 
the value of the property. The value estimate is predicated on the assumption that there is no such 
material on or in the property that would cause a loss in value. No responsibility is assumed for 
any such conditions, or for any expertise or engineering knowledge required to discover them. 
The client is urged to retain an expert in this field, if desired. 
 
Toxic and hazardous substances, if present within a facility, can introduce an actual or potential 
liability that may adversely affect marketability and value. Such affect may be in the form of 
immediate clean-up expense or future liability of clean-up costs (stigma). In the development of 
our opinion of value, no consideration was given to such liability or its impact on value. The 
client releases Joseph J. Blake and Associates from any and all liability related in any way to 
environmental matters. 
 
Possession of this report or a copy thereof does not imply right of publication, nor use for any 
purpose by any other than the client to whom it is addressed, without the written consent of the 
authors. 
 
The liability of Joseph J. Blake and Associates, Inc., and its employees is limited to the client, 
Executive Capital. The intended user of this appraisal report is Executive Capital. Third parties, 
who desire us to prepare appraisals of the subject property for their use, should contact Joseph J. 
Blake and Associates, Inc. at 10 South LaSalle Street, Suite 1140, Chicago, Illinois 60603. 
  
Cash flow projections are forecasts of estimated future operating characteristics and are based on 
the information and assumptions contained within the appraisal report. The achievement of the 
financial projections and prospective values will be affected by fluctuating economic conditions 
and is dependent upon other future occurrences that cannot be assured. Actual results may well 
vary from the projections contained herein. The appraisers do not warrant that these forecasts 
and prospective values will occur. Projections may be affected by circumstances beyond the 
current realm of knowledge or control of the appraisers. 
 
The Americans with Disabilities Act (“ADA”) became effective January 26, 1992. We have not 
made a specific compliance survey and analysis of this property to determine whether or not it is 
in conformity with the various detailed requirements of the ADA. It is possible that a compliance 
survey of the property, together with a detailed analysis of the requirements for the ADA, could 
reveal that the property is not in compliance with one or more of the requirements of the Act. If 
so, this fact could have a negative effect upon the value of the property. Since we have no direct 
evidence relating to this issue, we did not consider possible non-compliance with the 
requirements of the ADA in estimating the value of the property. 
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Extraordinary Assumptions 
 
The subject is zoned BR –Regional Business and part of PUD 47. The zoning has been obtained 
from the Saint Charles zoning map. See below. The property is contingent on the property being 
rezoned to RM3 to allow for a proposed 250+ unit Class A apartment property. However, we 
have appraised the as is value of the subject site.  This property does not have existing 
improvements and is currently farmland. According to the prospective buyer, the property will 
be replatted as it is currently part of a larger parcel of land. We assume that the zoning as noted 
above is correct and that it will be replatted without delay.  
 

 
 
The property is currently being farmed by one tenant. We were not provided with the lease but 
were informed that it is a short term lease. As such, we have appraised the fee simple value of 
the subject. 
 
As of the date of this report, we have not received a soils report, survey, engineering study or an 
environmental report. Therefore, it is assumed that the property is not encumbered by any 
easements, deed restrictions, environmental or wetlands/soils deficiencies that would negatively 
affect the value of the property.  
 
The site size of 20.48 acres was provided by the prospective buyer and confirmed by the 
purchase contract. We received a plat of a topographic survey of the larger, 32-acre site that was 
performed by Engineers Scientists Surveyors in October 2016 (project number 16262). As such, 
we have used 20.48-acres in our analysis. In addition, the subject has not been legally 
subdivided. We assume that this will occur in a timely fashion with no delays and at a minimal 
cost.  
 
The use of these extraordinary assumptions might have affected the assignment results. 
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I, Jaime M. Scheetz, certify that: 

 
-- I have made a personal inspection of the property that is the subject of this report. 
 
-- all market data pertaining to the final value estimate has been accumulated from various 

sources and, where possible, personally examined and verified as to details, motivation 
and validity. 

  
I, Michael J. Maglocci, MAI, certify that: 
 
-- I have not made a personal inspection of the subject property. 
 
-- I have reviewed the analyses, conclusions, and opinions concerning real estate contained 

in this report and fully concur with the final value estimate herein expressed. 
 
-- the Appraisal Institute conducts a program of continuing education for its designated 

members. MAIs who meet the minimum standards of this program are awarded periodic 
educational certification. 

 
-- as of the date of this report, I have completed the continuing education program for 

Designated Members of the Appraisal Institute. 
 

We, Michael J. Maglocci and Jaime M. Scheetz, certify that: 
 

-- the statements of fact contained in this report are true and correct. 
 
-- the reported analyses, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions, and are our personal, impartial, and unbiased 
professional analyses, opinions, and conclusions. 

 
-- 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. 
 
-- we have no bias with respect to the property that is the subject of this report or to the 

parties involved with this assignment. 
 
-- our engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 
 
-- 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. 
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-- the appraisal assignment was not based on a requested minimum valuation, a specific 

valuation, or the approval of a loan. 
 
-- we are professionally competent to perform this appraisal assignment by virtue of 

previous experience with similar assignments and/or appropriate research and education 
regarding the specific property type being appraised. 

 
-- 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 (USPAP). 

 
-- the use of this report is subject to the requirements of the Appraisal Institute relating to 

review by its duly authorized representatives. 
 
-- no one provided significant real property appraisal assistance to the persons signing this 

certification. 
 
-- we have not previously appraised this property in the three years immediately prior to the 

date of acceptance of this assignment. We have not provided any other services relating 
to the subject property in the three years immediately prior to the date of acceptance of 
this assignment. 
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Based on our inspection and analysis of economic trends influential to the property, it is our 
opinion that the as is market value of the fee simple interest in the 20.48-acre subject site at 
Bricher Road in the City of Saint Charles, Kane County, Illinois, as of the effective date of the 
appraisal, February 25, 2017, subject to the incorporated Assumptions and Conditions and 
subject to the existing zoning, is: 
 

TWO MILLION THREE HUNDRED THOUSAND ($2,300,000) DOLLARS 
 
We are of the opinion that a reasonably achievable marketing time for the market value opinion, 
assuming the property was properly priced and actively marketed, is 12 to 36 months 
commencing from the effective date of appraisal going forward. We estimate an exposure period 
of 12 to 36 months preceding the effective date of appraisal, if properly priced and actively 
marketed. 
 
JOSEPH J. BLAKE AND ASSOCIATES, INC. 
 
 

 
Michael J. Maglocci, MAI 
Managing Partner 
Illinois Certified General Real Estate Appraiser No. 553.000119; Expires 09/30/17 
 

 
Jaime M. Scheetz 
Senior Appraiser 
Illinois Certified General Real Estate Appraiser No. 553.002450; Expires 09/30/17 
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IDENTIFICATION OF SUBJECT PROPERTY 
 
The subject is zoned BR-Regional Business and part of PUD 47 (see Extraordinary 
Assumptions). It consists of 20.48 acres of vacant land. The property is along Bricher Road on 
the south. It is just west of Randall Road and one-half mile west of Randall Road and Lincoln 
Highway. It is a part of a larger, 32-acre property that will be replatted. The pending sale and 
purchase price are contingent on the property being rezoned to RM3 to allow for a proposed 
250+ unit Class A apartment property. However, we have appraised the as is value of the subject 
site under current zoning and no contingencies.  The subject does not have existing 
improvements and is currently farmland. 
 
As of the effective date of appraisal, the Kane County Assessor’s Office identifies the subject 
with the following parcel numbers: 
 

14-12-16-200-010 & 14-12-16-216-400-005 
 
 

LEGAL DESCRIPTION 
 
The legal description of the property was provided by the prospective buyer and is found in the 
site description section of the report. We have not commissioned a survey, nor have we had one 
verified by legal counsel. Therefore, before being used for any other purpose, we suggest the 
legal descriptions be verified by legal counsel. 
 
 

PURPOSE, CLIENT, INTENDED USER AND USE OF THE APPRAISAL 
 
The purpose of this appraisal report is to provide our opinion of the as is market value of the fee 
simple interest in the subject as of February 25, 2017 under its existing zoning without 
contingencies as well as to provide an understanding of the market valuation of raw land in the 
area. The intended use of this appraisal report is to assist the client and sole intended user, 
Executive Capital, with asset management decisions regarding the subject. 
 
 

EFFECTIVE DATE OF APPRAISAL/INSPECTION/ANALYSIS/REPORT 
 
The appraisal report with its analysis, conclusions, and final opinion of market value, is 
specifically applicable to the effective date of appraisal: February 25, 2017. The date of the 
analysis is February 25, 2017. The property was last inspected February 25, 2017. The date of 
this report is March 9, 2017.  
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PROPERTY RIGHTS APPRAISED 
 
The subject is appraised on the basis of a fee simple estate, which is defined as: 
 
"Absolute ownership unencumbered by any other interest or estate, subject only to the 
limitations imposed by the governmental powers of taxation, eminent domain, police power, and 
escheat."1 
 

DEFINITION OF MARKET VALUE 
 
Market value, as defined under the Federal Financial Institutions Reform, Recovery and 
Enforcement Act of 1989 (FIRREA), is: 
 
"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 U.S. dollars or in terms of financial arrangements 

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

creative financing or sales concessions granted by anyone associated with the sale."2 

                                                 
1 The Dictionary of Real Estate Appraisal, Fifth Edition (Appraisal Institute 2010), page 78. 
2 (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) The Dictionary of Real Estate Appraisal, Fifth Edition, 
(Appraisal Institute 2010), Pages 122-123. 
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SCOPE OF THE APPRAISAL 
 
The three most widely accepted approaches to value, the Cost Approach, Income Capitalization 
Approach, and Sales Comparison Approach were considered, but only the Sales Approach was 
employed.  
 
The Cost Approach derives market value by establishing the land value of the vacant and 
unimproved parcel(s) and then adds the depreciated cost of any infrastructure improvements to 
come to value conclusion. This technique was not is used, because it makes a direct correlation 
between value and cost which can be unreliable. In particular, the Cost Approach is unable to 
account for low cost and less tangible contributors to a subdivisions value, such as an annexation 
agreement and platted and engineered sites. In this case, it is inherently unreliable and 
unnecessary to determining a credible value opinion.  
 
The Income Capitalization Approach is not applicable to residential land in this market as there 
is no significant leased fee land market. 
 
The Sales Approach is the most direct and effective means by which to establish a land value 
opinion and was the Approach most necessary to deriving a credible value opinion of the subject.  
 
The scope of this assignment entails the collection, verification and analysis of data pertinent to 
the Sales Comparison Approach. Market data compiled for this report include a variety of land 
sales. This data is a result of research specific to the state of Illinois and the regional area and is 
considered pertinent to the subject. The data has been verified by buyers, sellers, brokers, 
managers, government officials or other sources regarded as knowledgeable and reliable. 
 
Information specific to the subject, such as descriptive information, zoning and tax records were 
derived from public records and from discussions with the prospective buyer and is assumed to 
be correct. The information appeared reliable, based on an inspection of the property. 
 
Specific estimates concerning prices per square foot, highest and best use conclusions, etc., 
reflect the judgment of the Appraisers based on interpretation of the market data. The reasoning 
behind such estimates is illustrated throughout the Sales Comparison Approach. 
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HISTORY OF THE SUBJECT 
 
According to the prospective buyer, Mr. Jeff Ratzer, the land is under contract. It is a part of a 
larger, 32-acre property that will be replatted. The property sale and price are contingent on the 
property being rezoned to RM3 to allow for a proposed 250+ unit Class A apartment property.  
 
To the best of our knowledge, there have been no other ownership transfers, sales or listings of 
the subject parcels over the five-year period prior to the effective date of this appraisal other than 
the current contract. 
 

EXPOSURE TIME AND MARKETING PERIOD 
 

Implicit in a market value estimate is the condition that "a reasonable time is allowed for 
exposure in the open market." In a statement issued by the Appraisal Standards Board (ASB) of 
the Appraisal Foundation, it was noted that reasonable exposure time is presumed to precede the 
effective date of value. Exposure time is defined as follows: "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; a retrospective 
estimate based on an analysis of past events assuming a competitive and open market."3 
 
Marketing time is defined as “an opinion of the amount of time it might take to sell a real or 
personal property interest at the concluded market value level during the period immediately 
after the effective date of the appraisal. Marketing time differs from exposure time, which is 
always presumed to precede the effective date of an appraisal.” 4 
 
The subject consists of a land parcel encompassing 20.48-acres. It is currently vacant and being 
used as farmland.  
 
The PWC Real Estate Investor Survey for the National Development Land Market, 4t Quarter 
2016, states the typical time a development land parcel is on the market prior to selling ranges 
from 3 to 36 months and averages 16 months. However, the subject’s neighborhood is in the 
growth stage of its economic life cycle with no significant sources of external obsolescence 
noted (other than the weakened economy and reduced effective demand for ownership housing 
over the short term). 
 
Considering the subject's location and the current weak economic conditions, a projected 
marketing time of 12 to 36 months commencing from the date of appraisal going forward and an 
exposure period of 12 to 36 months preceding the date of appraisal is estimated. 

                                                 
3 The Dictionary of Real Estate Appraisal, Fifth Edition, (Appraisal Institute 2010), Page 73 
4 The Dictionary of Real Estate Appraisal, Fifth Edition, (Appraisal Institute 2010), Page 121 
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The dynamic nature of economic relationships in a market area has a direct bearing on real estate 
values and the long-term quality of a real estate investment. In the market, the value of real estate 
property is not based on the historical acquisition prices paid for the property in the past nor the 
cost of its creation. Thus, the value of real estate property is based on what economic benefit 
buyers and sellers perceive it will provide in the future based on the Principle of Anticipation. 
Consequently, the attitude of the market toward a property in a specific neighborhood or market 
area reflects the probable future trend of that area.  
 
The subject is in Saint Charles, Kane County, IL. Due to its effect on the subject market, a 
description of the Chicago metropolitan area is provided. The Chicago-Naperville-Joliet, IL-IN-
WI Metropolitan Statistical Area (MSA), the third largest MSA in the United States, is at the 
western foot of Lake Michigan.  
 
The area analysis on the following pages is reprinted with permission from Moody’s 
Economy.com. 
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Conclusion 
 
The Chicago metropolitan area has had an established history of economic stability due to its 
accessibility to major markets, its central location, excellent transportation facilities, and diversified 
economic base. These features of the subject area are positive factors reinforcing the value of real 
estate located within the area over the long term. Projections for the area are for continued long-
term economic growth. This is expected to have a supportive effect leading to increasing property 
values for all property types within the near future. Its size, location, and economic diversity provide 
investors with a perceived safe harbor during downturns in the national economic cycle. 

 



AREA ANALYSIS 
 

Joseph J. Blake and Associates, Inc. 

17

 
 



MARKET ANALYSIS 

Joseph J. Blake and Associates, Inc. 

18

According to the PwC Real Estate Investor Survey, 4th Quarter 2016:  
 

In Emerging Trends in Real Estate® 2017, development ranks as the second preferred 
investment category/strategy among Emerging Trends respondents for 2017 – ahead of 
opportunistic and core investments and just below value-added investments. Even though 
development’s rating slipped this year compared to last year’s report – down from 3.82 to 
3.53 on a scale of 1 (abysmal) to 5 (excellent), it’s a trend seen in each of the four 
investment strategies. Ratings declined from 0.11 (core investments) to 0.29 
(development) and averaged 0.19. 
 
When looking at development prospects for each of the five major commercial real estate 
(CRE) sectors included in Emerging Trends, individual rating declines are also noted. 
The largest decline over the past year occurred for the retail sector, where the rating fell 
from 2.82 to 2.42. According to the report, a consensus is emerging that e-commerce will 
decrease the overall demand for retail space, but will not come anywhere near 
supplanting it. The key for retailers and developers will be to design spaces for 
successfully blending bricks and clicks. 
 
Outside of traditional CRE property sectors, Emerging Trends respondents felt 
development prospects in 2017 were strong for fulfillment assets, age-restricted housing, 
medical office, urban/high-street retail, and student housing, which has become a popular 
sector in recent years. Even though some Emerging Trends respondents believe that 
investing in student housing has largely played out with sufficient supply to meet the 
demand from a small high-income market, the volume of students at respected colleges 
and universities is expected to stay strong for the foreseeable future. 
 
Of the 78 U.S. metros included in Emerging Trends, the top five individual markets with 
regard to development prospects in the year ahead were (in order) Austin, Portland, 
Nashville, Raleigh/Durham, and Dallas/Fort Worth. New to this list for 2017 were both 
Portland and Raleigh/Durham while Boston and Charlotte were dropped from the top-
five list from last year. Other cities that received strong development prospect ratings 
were Los Angeles, Seattle, Charlotte, Denver, and Orange County. On the other hand, 
cities that received poor development prospect ratings included Providence, Buffalo, 
Tacoma, and Hartford. 
 
On an unleveraged basis, discount rates (including developers’ profit) for the national 
development land market range from 10.00% to 20.00% and average 16.00% this quarter. 
This average is 50 basis points higher than the average from both six months ago and a 
year ago. 
 
The typical time that a property is on the market prior to selling ranges from 3 to 36 
months and averages 16 months. 
 
Looking ahead over the next 12 months, surveyed investors unanimously forecast 
property values in the national development land market to increase. Their expected 
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appreciation rate ranges up to 10.0% and averages 5.6% – slightly below the rate six 
months ago (5.9%). (56) 
 

National Market Yield Rates for Real Estate Investments 
National Development Land Market 

Fourth Quarter 2016 

  Current Quarter  Second Quarter 2016 

Free & Clear Range  10.00%‐20.00%  10.00%‐20.00% 
  Average  16.00%  15.50% 
     
Preferred Absorption  1 to 20+  1 to 20+ 
     
Change Rates     
  Lot Prices  1.0% to 10.0%  0.0% to 8.0% 
  Development Costs  3.0% to 5.0%  1.0% to 5.0% 
     
Marketing Period  3 to 36 months  3 to 36 months 
  Average  16  16 

Source: PwC Real Estate Investor Survey, 4th Quarter 2016 

 
CHICAGO MULTI-FAMILY MARKET 
 
According to the Marcus and Millichap 4th Quarter 2016 Chicago Metro Area Multifamily 
Research Market Report: 
 

A deep pool of renters is helping bolster fundamentals amid a construction boom. 
Healthy job growth coupled with the allure of an urban lifestyle will underpin 
improvements in the Chicagoland apartment market this year. The local economy is 
registering strong gains across an array of employment sectors, highlighting the metro’s 
economic strength and diversity. Additionally, the continued corporate migration from 
the suburbs to the city is bringing young professionals and high-paying job opportunities 
to the core. These working millennials overwhelmingly favor renting over 
homeownership and seek residence in city cores that offer walkability and a live-work-
play lifestyle. The strength of the city apartment market will be put to the test with an 
unprecedented wave of construction set to come online in the next two years. The deep 
pool of renters will absorb most of the new space, though a rise in vacancy and 
concession usage may occur. The suburbs will face similar challenges as development 
also ramps up outside the core, albeit at a lower intensity. Suburban vacancy will remain 
on the decline as robust apartment demand outstrips new deliveries. Falling vacancy 
coupled with the surge of high-end construction hitting the market will enable another 
year of healthy rent growth throughout Chicagoland.  

 
Interest rates at historical lows coupled with improving property fundamentals have kept 
buyer demand strong for Chicagoland apartments. Deal flow is accelerating and cap rates 
are low, though buyers are beginning to show resistance to outsize pricing, stifled by 
concerns about the length of the current expansion. Seller expectations, on the other hand, 
continue to escalate, creating a widening disconnect between property owners and 
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buyers. Well-priced deals will receive multiple competing offers, though many owners 
are unwilling to part with their properties unless stellar pricing can be achieved. As a 
result, a lot of investors are investigating Class C properties in the suburbs where higher 
yields can be found. These assets will generally change hands at cap rates in the mid-7 
percent range,  

 
Suburban Highlights 
 

After sliding 80 basis points last year, the suburban vacancy rate fell 20 basis points in 
the past 12 months to 3.1 percent in September, the lowest level in over five years. 
Central Cook County boasts the lowest vacancy among all submarkets at 1.7 percent, 
down 30 basis points year over year. 
 
In the last four quarters ending in September, the average effective rent jumped 5.6 
percent to $1,159 per month. The most expensive apartments can be found in the 
Evanston/Rogers Park/Uptown submarket with tenants paying $1,502 per month on 
average. 
 

Conclusion 
 
Development land ranks as the second preferred investment category/strategy among Emerging 
Trends respondents for 2017 – ahead of opportunistic and core investments and just below value-
added investments. Constriction trends for multi-family seem to be on the rise locally and 
nationally. Vacancy rates are at all-time lows and rental rates are rising. 
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Demographic data within one-, three- and five-miles of the subject is summarized below. 
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According to the 2010 census, the population within a one-mile radius of the subject is 10,692, 
increasing to 56,218 in a three-mile radius and 104,237 in a five-mile radius. There are 4,142 
households within a one-mile radius, increasing to 20,831 in a three-mile radius and 37,369 in a 
five-mile radius. In 2016, the median household income in a one-mile radius is $83,460, 
increasing to $90,123 in a three-mile radius and $99,962 in a five-mile radius. There are 1,212 
renter occupied housing unit within one-mile of the subject in 2016, increasing to 6,289 in a 
three-mile radius and 8,114 in a five-mile radius.  
 
Conclusion 
 
The current neighborhood uses are mostly residential to the south and commercial to the east 
with vacant farmland to the north and west. The neighborhood is in the growth stage of its 
economic life cycle with no significant sources of external obsolescence noted. There appears to 
be a transition from less intensive, agricultural or idle land use to residential and some 
commercial use in the immediate area of the subject. Property values within the neighborhood 
are expected to continue to increase gradually over the longer term, inclusive of the subject’s.  
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A neighborhood is defined as: "A group of complementary land uses; a congruous grouping of 
inhabitants, buildings, or business enterprises." 5 A neighborhood should be distinguished from a 
district, which is defined as "a neighborhood characterized by homogenous land use." 6 For 
example, predominantly residential neighborhoods typically contain some commercial properties 
that provide services for local residents. The boundaries of a neighborhood can be physical such 
as a lake, stream or major highway or they may be less easily discernible such as changes in 
prevailing land use or occupant characteristics.  
 
The subject is in Saint Charles, Illinois, which had a population of 32,974 as of the 2010 US 
Census. The official city slogan is Pride of the Fox, after the Fox River that runs through the 
center of town. Saint Charles is part of a tri-city area along with Geneva and Batavia, all western 
suburbs of similar size and relative socioeconomic condition. 
 
The top employers for the area, according to the Saint Charles 2009 Comprehensive Annual 
Financing Report, are Saint Charles Community School District (1,780 employees), System 
Sensor (550 employees), OMRON (500 employees), Pheasant Run Resort (450 employees), City 
of Saint Charles (350 employees) and Saint Charles Park District (300 employees). 
 
Saint Charles is home to the Kane County Fair in July and the Kane County Flee Market every 
month. Saint Charles is also home to the Arcada theatre, which has hosted Martin Short, Joan 
Rivers and Bill Cosby. Downtown Saint Charles was named one of the region’s “Top 10” by the 
Chicago Tribune for fine dining, arts and entertainment, recreational opportunities, unique 
shopping and a lively nighttime personality. Family Circle named Saint Charles #1 in its 2011 
Annual Survey of Best Towns and Cities for families. The survey included communities from 
across the country and is featured in the magazine’s August 2011 issue. The communities in the 
magazine combine affordable housing, good neighbors, green spaces, strong public schools and 
giving spirits.  
 
The Saint Charles Public Library is nationally ranked among the best libraries in the U.S. and has 
earned a “three star” rating in the 201 Library Journal Index. In 2008, as a part of a promotional 
effort by a local water gardening company, Saint Charles named itself the water garden capital of 
the world.  
 
Saint Charles is home to the Q Center, a 95-acre conference site. Originally built as a Catholic 
Women’s Liberal Arts College, St. Dominic College, it later became Arthur Andersen’s Center 
for Professional Education. It is now used by Accenture, and hosts meetings, conferences and 
executive learning for Fortune 500 companies, associations and social, military, education, 
religious and fraternal organizations from all over the world.  
 
Conclusion 
 
The subject is positioned in an area that is surrounded by retail and residential and is part of a 
larger farmland piece that will be sectioned off upon sale of the property and later developed.  

 

                                                 
5 The Dictionary of Real Estate Appraisal, Fifth Edition, (Appraisal Institute 2010), Page 133. 
6 The Dictionary of Real Estate Appraisal, Fifth Edition, (Appraisal Institute 2010), Page 60. 
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Neighborhood Map 
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LOCATION: Appraisal of the Vacant Land at Bricher Road in Saint 
 Charles, Illinois. 
   
SHAPE/SIZE/FRONTAGE: The subject is a slightly irregular site encompassing 
 20.48 acres. 
 
TOPOGRAPHY: The site's topography appears flat and it is currently 

being farmed by one tenant. 
 
FLOOD HAZARD: According to FEMA flood map ID 17089C0264H dated 

August 3, 2009, the site does not appear to be in a 100-
year or 500-year flood plain and is in Zone X.  

 
ACCESSIBILITY/VISIBILITY: The subject has frontage along Bricher Road. 
SOIL CONDITIONS  
 AND EASEMENTS: Environmental studies of the subject property were not 

available for our review (See Assumptions and 
Limiting Conditions).  

 
IMPROVEMENTS: There are no building improvements on the site, but 

water and sewer lines have been installed to the site.  
 
UTILITIES AND SERVICES: The subject site has access to all utilities (electricity, 

telephone, water/sewer, and gas service) available along 
Bricher Road, a two-lane, asphalt paved street that will 
be the primary points of access for the future 
subdivision. We assume normal utility easements. We 
also assume no detrimental easements exist on the site. 

 
SUMMARY: The site appears to be adequate for the intended 

residential improvements. 
 
ZONING: BR – Regional Business and part of PUD 47 (see 

Extraordinary Assumptions). 
 
 
 
  
 



SITE DESCRIPTION 
 

Joseph J. Blake and Associates, Inc. 

30

 
 



SITE DESCRIPTION 
 

Joseph J. Blake and Associates, Inc. 

31

 
 



SITE DESCRIPTION 
 

Joseph J. Blake and Associates, Inc. 

32

 



SITE DESCRIPTION 
 

Joseph J. Blake and Associates, Inc. 

33

 



 

Joseph J. Blake and Associates, Inc. 

34

REAL ESTATE TAXES 
 

The subject is identified by the City of Saint Charles, Kane County Assessor's Office by the 
following tax parcel number: 
 

09-32-400-028 
 

Tax bills in Kane County are typically payable semi-annually, one year in arrears. The subject is 
assessed as vacant land. However, it is part of a larger parcel that has not been legally 
subdivided. In addition, the current property’s assessed value is based on vacant land and will 
increase as infrastructure and residential development is completed. 

 
ZONING 

 
The subject is zoned BR – Regional Business and part of PUD 47 (Bricher Commons PUD). The 
purpose of this district is to provide locations along Strategic Regional Arterial corridors for 
shopping centers and business uses that draw patrons from St. Charles, surrounding communities 
and the broader region. This district consists primarily of large-scale development that has the 
potential to generate significant automobile traffic.  
 
Residential uses were not permitted in this district when the PUD was initially approved for 
commercial development under Ordinance No. 1999-Z-11. Permitted uses include various 
cultural/religious/recreational and entertainment uses as well as college, medical center, hospital, 
post office, public service facility, bank, day care center, financial institution, gas station, home 
improvement center, dental clinic, motor vehicle rental, office, outdoor sales, personal services, 
restaurant, retail sales, tavern, theater , animal hospital, mini warehouse, temporary motor 
vehicle storage, etc.  
 
In 2006, the PUD was amended under Ordinance No. 2006-Z-7. In addition to the commercial 
uses already permitted on the property, the amendment allowed for multi-family residential uses 
on up to 34.5 acres of the property, subject to a density limitation (maximum of 250 units) and 
that 20% of the units must be affordable. A conceptual site plan was included illustrating the 
intended residential and commercial land uses and internal circulation, including a roadway 
through the site connection Bricher Road and Route 38. No preliminary plans were submitted for 
development of the property as contemplated under the 2006 PUD ordinance.  
 
The comprehensive plan design for this area is an industrial/business part with potential for 
residential uses.  
 
The zoning classification has been obtained from the Saint Charles zoning map. See below. The 
property is contingent on the property being rezoned to RM3 to allow for a proposed 250+ unit 
Class A apartment property. However, we have appraised the as is value of the subject site under 
its existing zoning without contingencies.  This property does not have existing improvements 
and is currently farmland. According to the prospective buyer, the property will be replatted as it 
is currently part of a larger parcel of land. We assume that the zoning as noted above is correct 
and that the site can be replatted without delay.  
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ZONING 
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Highest and best use, as defined by the Appraisal Institute, is: "The reasonably probable and 
legal use of vacant land or an improved property that is physically possible, appropriately 
supported, financially feasible, and that results in the highest value."7 
 
In determining the highest and best use of the subject, careful consideration was given to the 
economic, legal and social factors, which motivate investors to develop, own, buy and sell, 
manage, and lease real estate.  
 
In estimating the highest and best use of a vacant parcel of land there are essentially four stages 
of analysis: 
 
1. Possible Use - What uses of the site in question are physically possible? 
 
2. Permissible Use (legal) - What uses are permitted by zoning and deed restrictions on the 

site in question? 
 
3. Feasible Use - Which possible and permissible uses will produce a net return to the 

owner of the site? 
 
4. Highest and Best Use - Among the feasible uses, which will produce the highest net 

return or highest present worth of the site in question? 
 
The following tests must be met in estimating the Highest and Best Use of a vacant parcel: the 
potential use must be physically possible and legally permissible, there must be a profitable 
demand for such use, and it must return to the land the highest net return for the longest period of 
time. These tests have been applied to the subject site and are discussed below.  
  
Physically Possible - The first constraint imposed upon the possible use of a site, as if vacant, is 
dictated by its physical characteristics. Size, shape, area, and terrain affect the uses to which land 
may be developed. Utility of a parcel may depend on its frontage and depth. Irregularly shaped 
parcels may cost more to develop, and when developed may have less utility than a regularly 
shaped parcel of the same size. 
 
The site is 20.48 acres and has accessibility from Bricher Road. All public utilities are reportedly 
at the property. 
 
The subject site is sufficient in size and shape to accommodate a variety of uses, including 
residential, industrial, office, retail or office flex uses. Surrounding land uses are mostly retail, 
residential, and agricultural. Considering the visibility and accessibility of the site, residential or 
agricultural (interium) use appears to be the most appropriate use of the site.  
 
Legally Permissible –The subject is zoned BR – Regional Business and part of PUD 47. The 
zoning has been obtained from the Saint Charles zoning map. The pending sale and price are 
contingent on the property being rezoned to RM3 to allow for a proposed 250+ unit Class A 

                                                 
7 The Dictionary of Real Estate Appraisal, Fifth Edition, (Appraisal Institute 2010), Page 93. 
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apartment property. However, we have appraised the as is value of the subject site under its 
existing zoning.  This property does not have existing improvements and is currently farmland.  
 
Financially Feasible – Sales of large tracts of land are not common in this market. In addition, 
there does not appear to be any significant development occurring. The planned development of 
the site is for residential housing if rezoning can be obtained. A complete feasibility analysis 
would be required to establish a time-line for development of the proposed use, which is outside 
the scope of this appraisal.  
 
Highest and Best Use, As If Vacant - Based on the uses of the subject site which have been 
determined to be physically possible, legally permissible, and financially feasible, it is concluded 
that one of the highest and best uses of the subject site, as if vacant, is ultimately for a residential 
development (pending zoning approval) and subject to financial feasibility. Otherwise, a likely 
interim use is for agriculture.  
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The Sales Comparison Approach is based upon the assumption that a prudent buyer would not 
pay more for a property than it would cost to acquire a comparable substitute property. This 
approach involves direct comparison of the property being appraised to other similar type 
properties that have sold or are currently offered for sale. Since no two properties are ever 
identical, adjustments for differences in quality, location, size, and market appeal are often 
necessary. 
 
The reliability of this technique is dependent upon the availability of comparable sales data, the 
verification of the sales data, the degree of comparability of each sale with the subject property, 
the date of the sale in relation to the date of the appraisal, taking into account market changes 
during the interim, and consideration of any non-typical conditions affecting price or terms of the 
sale. 
 
The price a typical purchaser pays is usually the result of an extensive shopping process in which 
available alternatives are compared. The property purchased typically represents the best 
available balance between the buyer's specifications and the purchase price. Hence, carefully 
verified and analyzed data will generally provide good evidence of value, if it represents typical 
actions and reactions of buyers and sellers active in the market.  
 
In applying the Sales Comparison Approach, the characteristics of the subject are compared with 
the characteristics of properties that have sold in the marketplace. The sales have been analyzed 
on a price per acre basis with adjustments made for variances in property rights conveyed, 
financing terms, condition of sale, time of sale, location, size, exposure/access other factors as 
noted, and economic characteristics. 
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Land Sales Analysis 
 
In this section the price per acre of gross land area is the unit of comparison employed to 
determine an opinion of value of the subject. Within the following paragraphs are discussions 
relative to the adjustments, which compensate for any economic and physical differences 
between the comparable sale data and the subject property. 
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Land Sale 1 
 
PROPERTY 
 Location:    Kirk and Legacy Road  
      Saint Charles, IL 
SALE DATA: 
 Date of Sale:    October 2015 
 Days on Market:   N/A 
 Sale Price:    $2,122,500 
 Property Rights Sold:   Fee Simple Interest 
 Financing:    Cash to Seller 
 Condition of Sale:   Arm’s Length Transaction 
 Grantor:    Venture One Real Estate, LLC 
 Grantee:    AJR Filtration, Inc. 
 
SITE DATA: 
 Area:     15.10 acres or 657,756 SF 
 Topography:    Level 
 Improvements:   None 
 Zoning:    M-1 PUD, Saint Charles   
  
UNIT OF COMPARISON: 
 Price Per Acre:   $140,563 
 
COMMENTS: The land is at the intersection of Kirk Road 

and Legacy Boulevard. The land acquired 
will be the future site of a build-to-suit 
industrial property that will be the corporate 
headquarters for AJR Filtration, a 
manufacturer of air filters. This sale had a 
condition of a build to suit development 
being included in the sale of this property. 
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Land Sale 2 
 
PROPERTY 
 Location:    6N917 Route 25 
      Saint Charles, IL 
SALE DATA: 
 Date of Sale:    October 2015 
 Days on Market:   N/A 
 Sale Price:    $1,375,000 
 Property Rights Sold:   Fee Simple Interest 
 Financing:    Cash to Seller 
 Condition of Sale:   Arm’s Length Transaction 
 Grantor:    Wayne Pierre LLC 
 Grantee:    Honey Bridge Ranch LLC 
 
SITE DATA: 
 Area:     28.84 acres or 1,256,270 SF 
 Topography:    Level 
 Improvements:   2 Barns (Horse Farm) 
 Zoning:    E-1 
  
UNIT OF COMPARISON: 
 Price Per Acre :   $47,677 
 
COMMENTS:  This property was previously operated as an 

equestrian facility, but the new buyer 
planned to turn it into single-family 
residences. It consisted of four separate 
parcels.   
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Land Sale 3 
 
PROPERTY 
 Location:    South Street & Burgess Road 
      Geneva, IL   
SALE DATA: 
 Date of Sale:    August 2016 
 Days on Market:   856 days 
 Sale Price:    $2,000,000 
 Property Rights Sold:   Fee Simple Interest 
 Financing:    Cash to Seller 
 Condition of Sale:   Assemblage 
 Grantor:    Richard T. Cooper 
 Grantee:    Havlicek Builders, Inc. 
 
SITE DATA: 
 Area:     8.5 acres or 370,260 SF 
 Topography:    Level 
 Improvements:   Horse   
 Zoning:    R1 
  
UNIT OF COMPARISON: 
 Price Per Acre:   $235,294 
 
COMMENTS: This land was purchased by Havlicek 

Builders, Inc. The sale included 4 parcels 
immediately west of Geneva Golf Club. An 
application with the city has been filed for 
the rezoning from R1 to R2. The buyer was 
proposing to develop a 25 lot detached 
single-family subdivision.  
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Land Sale 4 
 
PROPERTY 
 Location:    Deerpath Road  
      Batavia, IL   
SALE DATA: 
 Date of Sale:    June 2014 
 Days on Market:   N/A 
 Sale Price:    $1,450,000 
 Property Rights Sold:   Fee Simple Interest 
 Financing:    Cash to Seller 
 Condition of Sale:   REO Sale 

Grantor:    West Suburban Bancorp Inc. 
 Grantee:    Toll IL IV, LP 
 
SITE DATA: 
 Area:     38.18 acres or 1,663,120 SF 
 Topography:    Level 
 Improvements:   None 
 Zoning:    Residential 
  
UNIT OF COMPARISON: 
 Price Per Acre:   $37,978 
 
COMMENTS: This property was proposed to be made into 63 lots 

for single-family homes. The transaction was in 
escrow for 515 days. The property was part of an 
REO sale.  
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Listing 1 
 
PROPERTY 
 Location:    7N504 Route 31 
      South Elgin, IL   
SALE DATA: 
 Date of Sale:    Available 
 Days on Market:   N/A 
 Sale Price:    $1,500,000 
 Property Rights Sold:   N/A     
 Financing:    N/A 
 Condition of Sale:   N/A  

Grantor:    N/A 
 Grantee:    N/A 
 
SITE DATA: 
 Area:     20.11 acres or 875,992 SF 
 Topography:    Flat 
 Improvements:   None 
 Zoning:    Residential 
  
UNIT OF COMPARISON: 
 Price Per Acre:   $74,590 
 
COMMENTS: This property is currently available and zoned 

single-family residential low density.  
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Adjustment Grid 
 

Sale 1 Sale 2 Sale 3 Sale 4 Listing 1
Address Kirk & Legacy Rd. 6N917 Route 25 South Street & Burgess Rd. Deerpath Road 7N504 Route 31

Saint Charles, IL Saint Charles, IL Geneva, IL Batavia, IL South Elgin, IL
Zoning M-1 PUD E-1 R1 Residential Residential
Sale Date October-15 October-15 August-16 June-14 Available
Land Size - Acres 15.10-acres 28.84-acres 8.5-acres 38.18-acres 20.11-acres
Land Size - SF 657,756 SF 1,256,270 SF 370,260 SF 1,663,120 SF 875,992 SF
Sale Price $2,122,500 $1,375,000 $2,000,000 $1,450,000 $1,500,000
Price Per Acre $140,563 $47,677 $235,294 $37,978 $74,589.76
Comments The land will be the future site 

of a corporate headquarters.
This property was operated as 

an equestrian facility.
This land is proposed to be 

developed with a 25-lot single-
family subdivision.

This property was an REO sale 
and the proposed use was for 

63 single-family homes.

This property is currenlty available. 

Adjustments
Property Rights Conveyed 0.00% 0.00% 0.00% 0.00% 0.00%

$2,122,500 $1,375,000 $2,000,000 $1,450,000 $1,500,000
Financing Terms 0.00% 0.00% 0.00% 0.00% 0.00%

$2,122,500 $1,375,000 $2,000,000 $1,450,000 $1,500,000
Conditions of Sale 0.00% 0.00% -15.00% 25.00% -5.00%

$2,122,500 $1,375,000 $1,700,000 $1,812,500 $1,425,000
Market Conditions 4.00% 4.00% 2.00% 8.00% 0.00%

$2,207,400 $1,430,000 $1,734,000 $1,957,500 $1,425,000

Adjusted Sale Price Per Acre $146,185 $49,584 $204,000 $51,270 $70,860

Physical Characteristics
Location -15.00% 15.00% -15.00% 15.00% 15.00%
Zoning 5.00% 5.00% -5.00% -5.00% -5.00%
Accessibility/Visibility 0.00% 0.00% 0.00% 25.00% 25.00%
Size -5.00% 8.00% -12.00% 18.00% 0.00%
Utilities/Infrastructure 0.00% 0.00% 0.00% 0.00% 0.00%

Total Physical Adjustments -15.00% 28.00% -32.00% 53.00% 35.00%

Adjusted Price Per Acre $124,258 $63,467 $138,720 $78,444 $95,661

High: $138,720
Low: $63,467
Mean: $100,110
Median: $95,661  

 
Analysis of Comparable Data 
 
Property Rights Conveyed 
 
The subject is being appraised on a fee simple basis. All of the sales transferred on a fee simple 
basis and therefore no adjustment was required to their sale prices per square foot. 
 
Financing Terms 
 
Adjustments for non-market financing arrangements estimated by using cash equivalency 
calculation are applied to any sales transactions with unusual financing in order to equate them to 
comparable market transactions. The comparables sales presented within this report were 
reported as being sold on a cash or equivalent basis. Therefore, no adjustments are warranted for 
this element of comparison. 
 
Conditions of Sale 
 
An adjustment for conditions of sale is necessary to ascertain the motivation of buyers and 
sellers of comparable sales, which are not arms length transactions. Numerous factors may exist, 
such an existing relationship between the buyer and the seller, inadequate market exposure, 
economic restraints, or legal considerations that influence the sales price or timing of the sale. 
Sale 3 was part of an assemblage, indicating a downward adjustment to its price per acre. Sale 4 
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appears to be an REO sale (real estate owned by the former lender). As such, an upward 
adjustment was made to the price per acre of this sale. Sales 1 and 2 appear to be an arm’s length 
transactions and no adjustments were made to the prices per acre of these sales. Listing 1 was 
adjusted downward, as this is a current listing and its price will likely be negotiated downward. 
 
Market Conditions (Time) 
 
Comparable Sales 1-4 occurred in June 2014 through August 2016 and their sale prices per acre 
were adjusted upward in varying degrees. No adjustment was made to the price per acre of 
Listing 1.  
 
Location  
 
Comparables 1 and 3 is in a superior locations and their prices per acre was adjusted downward. 
Sale 2, 4 and Listing 1 are in inferior locations and their prices per acre were adjusted upward for 
location. 
 
Size 
 
Comparables 1 and 3 are smaller than the subject, requiring downward adjustments to their sale 
prices per acre. Comparables 2 and 4 are larger than the subject and their sale prices per acre 
were adjusted upward. No adjustment was made to the price per acre of Listing 1.  
 
Zoning 
 
The subject is Regional Business District. Sale 1 is an industrial district and Sale 2 is zoned for a 
horse farm. As such, both sales required an upward adjustment per acre for zoning. However, 
Sales 1, 3 and 4 were contingent upon rezoning, requiring downward adjustments to their prices 
per acre. Listing 1 is zoned for residential, indicating a downward adjustment to its price per 
acre.  
  
Utility/Infrastructure 
 
According to the prospective buyer, utilities are to the site for the subject and no infrastructure is 
in place on the site. No adjustments were made under this heading.  
 
Access and Exposure 
 
Sales 1-3 have similar exposure and their sale prices per acre were not adjusted under this 
heading. Sale 4 and Listing 1 were adjusted upward under this heading for inferior access and 
exposure.  
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Summary and Conclusion 
 
The sales comparables indicated the following unadjusted market range: 
 

 
$/Acre Before 
Adjustments 

$/Acre After 
Adjustments 

High $235,294 $138,720 
Low $37,978 $$63,467 

Mean $99,921 $98,648 
 
We spoke with Mark Coleman of Coleman Land Company (630.377.1600). He is familiar with 
the subject site and proposed use. According to Mr. Coleman, he has a 7-acre parcel in 
Carpentersville, Illinois that is proposed for multi-family. He stated that it is in an inferior area as 
the subject but also smaller than the subject. In his opinion, the price per square foot of the 
subject site is currently $2.50, or $108,900 per acre. We also spoke with Russ Nelms with 
Coldwell Banker Commercial (630.587.4632). According to Mr. Nelms, there was a sale on 
September 9, 2014 at Randall Road and Silver Glen in South Elgin (St. Charles school district). 
A 50.85 acre parcel sold for $7,600,000 or $149,459 per acre. This property was owned by First 
Midwest and sold to Pulte. He stated that they planned to build single-family homes. He said a 
second property sold across from the subject on Bricher Road. The sale date was August 15, 
2014 and the sale price is $3,304,500. The site size was 14.42-acres or $229,161 per acre. 
According to Mr. Nelms, both of these sales have a very high price per acre and his opinion is 
that they are both overpriced and surprised him when they sold for such a high price per square 
foot. However, these two sales were most likely contingent upon rezoning, indicating a higher 
price per acre.  
 
Considering the above, with consideration given to the brokers in the area, the subject’s land 
value is projected between $100,000 and $125,000 per acre for an average of $112,500. The land 
value is calculated as: 
 

Size 
 Estimated 

Value per acre 
Final Opinion of 

Subject As Is  

20.48 acres x $112,500 $2,304,000 

Rounded   $2,300,000 
 
 
ESTIMATED MARKET VALUE  
VIA THE SALES COMPARISON APPROACH,  
Rounded to…         $2,300,000 
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Based on our inspection and analysis of economic trends influential to the property, it is our 
opinion that the market value of the fee simple interest in the 20.48-acre subject site at Bricher 
Road in the City of Saint Charles, Kane County, Illinois, as of the effective date of the appraisal, 
February 25, 2017, and subject to the incorporated Assumptions and Conditions under its 
existing zoning, is: 
 

TWO MILLION THREE HUNDRED THOUSAND ($2,300,000) DOLLARS 
 
We are of the opinion that a reasonably achievable marketing time for the market value opinion, 
assuming the property was properly priced and actively marketed, is 12 to 36 months 
commencing from the effective date of appraisal going forward. We estimate an exposure period 
of 12 to 36 months preceding the effective date of appraisal, if properly priced and actively 
marketed. 
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