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December 27, 2018 

 

 

 

Ms. Linda Eggleston  

FCB Banks  

12000 Tesson Ferry  

St. Louis, Missouri 63116 

 

Dear Ms. Eggleston: 

 

As requested, I have personally inspected and appraised the property located at 5572 Clemens Avenue  

St. Louis, Missouri 63112.  The purpose of the appraisal was to estimate the "as-is" market value of the 

fee simple interest (subject to leases) as of December 21, 2018.  The function of the appraisal will be for 

lending and other internal decision-making purposes. 

 

It is my opinion and conclusion that the market value of the property herein described as of December 21, 

2018, in an “as is” condition would be $500,000.00. 

 

This transmittal letter is followed by the certification of the appraisal and the narrative appraisal report, 

further describing the subject property and containing the reasoning and pertinent data leading to the 

estimated value.  Your attention is directed to the general underlying assumptions and limiting conditions, 

which are considered typical for this type of assignment and have been included in the addendum of this 

report. 

 

Respectfully submitted, 

       
William A. Krodinger, IFA        
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SUMMARY INDEX FOR THE APPRAISAL STANDARDS 
 

Page Location 

 

55 Conform to uniform standards and professional appraisal practices 

  

N/A Disclose any steps necessary or appropriate to comply with the competency provision of 

the USPAP 

 

8 Based on the definition of market value as set forth in 12 CFR part 34 section 34.42 of 

the office of the comptroller rules and regulations  

 

Nar. Be written in narrative format or acceptable form. 

 

6 Disclose sales history of the subject property 

 

40 Disclose realistic revenues, expenses and vacancies of the property under appraisal. 

 

20 Estimate the marketing period required to achieve the appraised value 

 

18 Analyze the market conditions and trends that will affect the value of the subject property 

 

N/A Disclose and analyze deductions and discounts that affect the property such as proposed 

construction, partially leased property or leases at other than market rate. 

 

55 State prohibited influences - must state that the appraisal was not commissioned upon a 

minimum or specific value 

 

2-52 Contain sufficient supporting documentation so that appraiser's logic, reasoning, 

judgment and analysis in arriving at a conclusion indicated reasonableness of the market 

value reported 

 

24 Contains a legal description of the subject property 

 

25 Included a separate assessment of any personal property, fixtures and intangible items 

that are attached to or located on the property and their impact on the estimate of market 

value. 

 

53 Address and reconcile the three approaches to value-Market, Income and Cost 
 

 



SUMMARY OF FUNDAMENTAL DATA 
 

 

Property Type 

 

 

Apartment Buildings 

 

Location 

 

 

5572 Clemens Avenue  

Saint Louis, Missouri 63112 

 

 

Owner of Record 

 

 

Invest St. Louis LLC   

Zoning 

 

 

“B” – Two Family Residential Zoning District   

Intended Use 

 

 

Apartment Building  

Assessor’s Parcel Number 

 

 

4550-00-0020-0 

 

Highest and Best Use 

 

As If Vacant 

As Intended 

 

 

Two Family Residential  

Apartment Building 

 

 

Property Rights Appraised 

 

 

Fee Simple Interest (subject to leases) 

 

 

Gross Land Area 

 

11,100± square feet or 0.255± Acres 

 

Intended Use of Appraisal 

 

 

Lending Purposes 

Other Internal Decision-Making Purposes 

 

 

Flood Zone 

 

 

Zone X    

Map#2903850050C dated May 24, 2011  

  

 

Estimated Exposure Time 

 

 

 

6 months or less 
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ASSUMPTIONS AND LIMITING CONDITIONS 
 

This is an Appraisal Report on the subject property, as set forth by Standards Rule 2-2 (b) of the Uniform 

Standards of Professional Appraisal Practice. 
 

INTENDED USE OF THE APPRAISAL 
 

This report was prepared for and intended for the sole use of: FCB Banks (the client and mortgagee, as the 

intended user) to assist the lender in making a lending decision as the intended user or for their assigns.  The 

client should obtain the appraiser's permission in writing before disseminating the report to any third party.  Any 

party that attempts to utilize this report without the written permission of the appraiser does so at their own risk.  

Be advised that this report was prepared for the client and that the appraiser does not intend to influence any third 

party's decision regarding potential investments. 
 

The current use of the subject property existing as of the date of value is multi-family residential, which is the 

same as the appraiser's opinion of the highest and best use of the real estate being appraised. 
 

As of the date of this report, the appraiser was not supplied with the full metes and bounds legal description of the 

subject property and any seller disclosures, in accordance with USPAP requirements.  In addition, if a building 

inspection report was performed on the subject property, it was also not made available to the appraiser.  Unless 

otherwise noted in this report. 
 

There are a wide variety of detrimental conditions that can impact property values.  These include, but are not 

limited to:  non-market motivations, future temporary disruptions, stigmas, convicted criminals who reside in the 

neighborhood, neighborhood nuisances, future unannounced surrounding developments, structural and 

engineering conditions, construction conditions, soils and geotechnical issues, environmental conditions and 

natural conditions.  The appraiser has inspected the subject on a level that is consistent with the typical 

responsibilities of the appraisal profession; however, the appraiser does not have the expertise of market analysts, 

soils structural or environmental engineers, scientists, urban planners and specialists in these various fields.  

Unless otherwise stated within the report, the appraiser assumes no responsibilities for the impact that the variety 

of detrimental conditions may cause. 
 

Unless otherwise stated in this report, the existence of hazardous materials, which may or may not be present on 

the property, was not observed by the appraiser.  The appraiser has no knowledge of the existence of such 

materials on or in the property.  The appraiser, however, are not qualified to detect such substances.  The presence 

of substances such as asbestos, urea-formaldehyde foam insulation, lead based paints, mold and other potentially 

hazardous materials may affect the value of the property.  The value estimated 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 such conditions or for any expertise or engineering knowledge required to discover them.  The intended user is 

urged to retain an expert in this field if desired. 
 

This report is computer generated.  An electronic (digital) signature may have also been used in this report.  If so, 

precautions have been made through software encryption to protect the integrity of the appraiser's signatures, 

which securely authorizes the utilization of the electronic signature.  Electronically affixing signatures to the 

report carries the same level of authenticity and responsibility as an ink signature on a paper copy report. 
 

This appraisal report may have been electronically transmitted.  If so, through software encryption, the appraiser 

has taken reasonable steps to protect the data integrity of the transmitted report. 

  



3 | P a g e  

 

SCOPE OF WORK  
 

The scope of work consists of a visit by the appraiser to view the interior of selected units and exterior to catalog 

the salient attributes of the subject property. I have also reviewed the present income and expenses at the subject 

property.  

 

The appraiser will investigate appropriate market data for utilization in a sales comparison approach to value, and 

if appropriate, cost and income capitalization approaches.  Appraiser's investigations will include research of 

public records through the use of commercial sources of data such as printed comparable data services, 

computerized databases, and the like.  Search parameters such as dates of sales, leases, locations, sizes, types of 

properties and distances from the subject will start with relatively narrow constraints, and if necessary, be 

expanded until the appraiser has either retrieved data sufficient (in the appraiser's opinion) to estimate market 

value, or until the appraiser believes he has reasonably exhausted the available pool of data.  Researched sales 

data will be viewed, and if found to be appropriate, efforts will be made to verify the data with persons directly 

involved in the transactions such as buyers, seller, brokers or agents.  At the appraiser's discretion some data will 

be used without personal verification, if, in my opinion, the data appears to be correct.  In addition, the appraiser 

will consider any appropriate listings of properties found through observation during the appraiser's data 

collection process.  The appraiser will report only the data deemed to be pertinent to the valuation problem. 
 

The appraiser will investigate and analyze any pertinent easements or restriction, on the fee simple ownership of 

the subject property (subject to leases if any).  It is the client's responsibility to supply the appraiser with a title 

report.  If a title report is not available, the appraiser will rely on a visual observation and identify any readily 

apparent easements or restrictions. 
 

The appraiser will analyze the data found and reach conclusions regarding the market value, as defined in the 

report of the subject property as of the date of value using appropriate valuation approaches identified above. 
 

The appraiser will complete the appraisal report in compliance with the appraiser's interpretation of the Uniform 

Standards of Professional Appraisal Practice as promulgated by The Appraisal Foundation and the Code of 

Professional Ethics, the principles of appraisal practice and code of ethics of the American Society of Appraisers 

and Certification Standards of the National Association of Independent Fee Appraisers.  
 

The appraiser will not be responsible for ascertaining the existence of any toxic waste or other contamination 

present on or off the site.  The appraiser will, however, report any indications of toxic waste or contaminants that 

may affect value if they are readily apparent during the appraiser's investigations.  The appraiser cautions the user 

of the report that the appraiser is not an expert in such matters that the appraiser may overlook contamination that 

may be readily apparent to others. 
 

Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any hidden or unapparent 

conditions of the subject property that would make the subject property more or less valuable and makes no 

guarantees or warranties, expressed or implied, regarding the condition of the subject property. 
 

The appraiser will prepare a report, which will include photographs (or digital images) of the subject property, 

descriptions of the subject neighborhood, the site, any improvements on the site, a description of the zoning, a 

highest and best use analysis, a summary of the most important sales used in the appraiser's valuation, a 

reconciliation and conclusion, a map illustrating the subject property, and other data deemed by the appraiser to 

be relevant to the report.  Pertinent data and analyses not included in the report may be retained in the appraiser's 

files. 
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ADDITIONAL LIMITING CONDITIONS 
  

The conduct of any appraisal is necessarily guided and its results influenced by the terms of the 

assignment and the assumption, which together form the basis of the study.  The following conditions 

and assumptions embodied in the report constitute the framework of my 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 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. 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 the appraiser, formed after an examination and study of the property. 

  

3. While it is believed the information, estimates, and analyses given and the opinions and 

conclusions drawn therefrom are correct, the appraiser does not guarantee them and assumes no 

liability for any errors in fact, in analysis, or in judgment.  We believe the information, which 

was furnished to us by others, but we assume no responsibility for its accuracy. 

  

4. 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 merchantable.  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. 

  

5. 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, or any 

other matters of a related nature. 

 

6. It is assumed that there is full compliance with all applicable federal, state, and local 

environmental regulations and laws unless noncompliance is stated, defined, and considered in 

this appraisal report.  If, however, such a product does exist, then the cost of its removal should 

be deducted from my concluded value. 

  

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

with, unless nonconformity 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. Possession of the report or a copy thereof does not carry with it the right of publication, nor may 

it be used for any purpose by any but the client without the previous written consent of the 

appraiser and then only with proper qualification. 
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10. 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 arrangements have been previously made therefore. 

  

11. The distribution of the total valuation in this report between land and improvements applies only 

under the existing program of utilization.  The separate valuations for land and improvements 

must not be used in conjunction with any other appraisal, and are invalid if so used.  

  

12. Neither all nor any part of the contents of this report 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.  

  

13. Payment of the fee charged for this report constitutes the agreement between the appraiser and 

client of all the above stated assumptions and limiting conditions.  

  

14. This appraisal has been prepared in conformity with the code of ethics of the National 

association of Independent Fee Appraisers, the American Society of Appraisers and the Uniform 

Standards of Professional Appraisal Practice as promulgated by the Appraisal Foundation.  

 

 

 

EXTRAORDINARY ASSUMPTIONS 
 

USPAP defines an Extraordinary Assumption as an assumption, directly related to a specific assignment, as 

of the effective date of the assignment results, which, if found to be false, could alter the appraiser’s 

opinions or conclusions.” This appraisal is subject to the following: 

 

Extraordinary Assumptions: 

The value estimates are based on the extraordinary assumption that the subject building and site are not 

environmentally contaminated. I would assume the units not inspected are in a similar condition as those 

inspected.   

 

 

 

HYPOTHETICAL CONDITIONS 
 

USPAP defines a Hypothetical Condition as “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." 

 

Hypothetical Conditions: 

None   
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IDENTIFICATION OF PROPERTY 
 

The subject property consists of one parcel that is improved with an apartment building.  For the purposes of 

this report the subject will be identified as 

  

Parcel 1     5572 Clemens Avenue  

    Saint Louis, Missouri 63112 

 

 

 

OWNERSHIP 
 

The ownership of the subject property appears to be as follows:  Invest St. Louis LLC.  

 

 

 

SALES HISTORY 
 

Research on the subject property for the last 36 months indicated the subject was purchased in June of 2016 

for $155,000.00.  In the last year the property has undergone extensive renovation.   The property was not 

listed for sale at the time of inspection.      

 

 

 

TYPE OF VALUE APPRAISED 

 

The purpose of this appraisal is to report the estimated fair market value of the fee simple interest of the 

subject property in an “as-is” condition as of the final inspection dated December 21, 2018. 

 

 

 

FUNCTION OF THE APPRAISAL 
 

The purpose of the appraisal is to ascertain a value of the subject property for lending purposes or other 

internal decision making purposes.   

 

 

 

CLIENT 
 

This report is being prepared for FCB Banks, 12000 Tesson Ferry Road, St. Louis, Missouri 63128. 
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NAME OF APPRAISER 
 

William A. Krodinger, IFA, ASA   
Certified General RA001233    

 

 

PROPERTY RIGHTS APPRAISED 
 

This appraisal is of a Fee Simple Estate interest in the real estate.  A useful definition of a Fee Simple Estate 

interest is the largest and strongest possible estate, which a person can have in real estate.   

 

The Dictionary of Real Estate Appraisal, Fourth Edition, (The Appraisal Institute, 2002) defines fee simple 

as:  

 

“Absolute ownership unencumbered by any other interest or estate subject to the four powers 

of government.”   

 

The rights of absolute ownership include the right to transmit by inheritance, exclusive possession, enjoyment 

and use and sell, dispose, and transfer. 

  

However, these rights of private ownership are subject to the limitations imposed by the government.  The 

four powers of government are listed below: 

 

1. Taxation – the right of government to raise revenue through assessments on valuable 

goods, products and rights. 

 

2. Eminent Domain – the right of government to take private property for public use upon 

the payment of just compensation. 

 

3. Police Power – the right of government under which property is regulated to protect 

public safety, health, morals and general welfare. 

 

4. Escheat – the government right that gives the state titular ownership of a property when 

its owner dies without a will or any ascertainable heirs. 

 

In addition to the powers of government, the property can be encumbered by private agreements or 

restrictions, some of the more common ones are deed restrictions, easements, rights of way, party wall 

agreements and leases. 

 

 

DEFINITION OF LEASED FEE INTEREST 
 

Included in the above definition is the concept of the leased fee interest in the property.  The appraisal of Real 

Estate 10
th
 edition, defines a leased fee interest as “an ownership interest held by a landlord with the right of 

use and occupancy conveyed by the lease to others;  The rights of the lessor (the leased fee owner) and the 

leased fee are specified by the contract terms contained within the lease.”  Since the units are leased this 

definition would apply to the property.  
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DATE OF APPRAISAL 
 

The date of the final property inspection is December 21, 2018.  This is also the effective date of this 

appraisal.  The final estimate of value is to determine the market value of the subject property in an “as-is” 

condition. 

 

 

DEFINITION OF VALUE 
 

A current definition of Market Value
1
 as cited in USPAP Advisory Opinion 22 (AO-22) 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, knowledgeably and 

assuming the price is not affected by undue stimulus.  Implicit in this definition is the consummation 

of a sale as if a specified date and the passing of title from seller to buyer under conditions whereby: 

 

 Buyer and seller are typically motivated; 

 Both parties are well informed or well advised and acting in what they consider their own best 

interests. 

 A reasonable time is allowed for exposure in the open market. 

 Payment is made in terms of cash in U. S. dollars or in terms of financial arrangements 

comparable thereto; and 

 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. 

 

According to USPAP Advisory Opinion 22, this definition 

 

“…is from regulations published by federal regulatory agencies pursuant to Title XI of the Financial 

Institutions Reform, Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1990, and 

August 24, 1990, by the Federal Reserve System (FRS), National Credit Union Administration 

(NCUA), Federal Deposit Insurance Corporation (FDIC), the Office of Thrift Supervision (OTS), and 

the Office of Comptroller of the Currency (OCC). This definition is also referenced in regulations 

jointly published by the OCC, OTS, FRS, and FDIC on June 7, 1994, and in the Interagency Appraisal 

and Evaluation Guidelines, dated October 27, 1994.” 

 

Exposure Time
2
 assumes that: 

 

 The subject property would sell at the appraised value(s) as of the effective date(s) of the appraisal. 

 

 The subject property was on the market for a reasonable time prior to the date of value and that the 

terms of sale are typical of other properties of its type that have sold as confirmed by exposure 

times of comparable sales.    

                                                           
1 2018-2019 USPAP PUBLISHED BY THE APPRAISAL FOUNDATION / DEFINITIONS, P. U-5 

VALUE: the monetary relationship between properties and those who buy, sell, or use those properties. Comment: Value expresses an 

economic concept. As such, it is never a fact but always an opinion of the worth of a property at a given time in accordance with a 

specific definition of value. In appraisal practice, value must always be qualified for example, market value, liquidation value, 

investment value. 
2 ibid., P. U-3 

EXPOSURE TIME: estimated length of time that the property interest being appraised would have been offered on the market prior 

to the hypothetical consummation of sale at market value on the effective date of the appraisal. 
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REGIONAL ANALYSIS 
 

MISSOURI STATEWIDE OVERVIEW 
 

Missouri is a state located in the Midwestern United States.  The population was estimated to be 6,044,171, 

which was an increase of 0.9 percent over the 2010 census.  The United States population increased 2.4 

percent over the same time period.  Missouri is the 11th least expensive and the 18
th
 most populous state of 

the 50 States.  The state comprises 114 counties and the independent city of Saint Louis. 

 

The state is named for the Missouri River, named after the indigenous Missouri Indians, whose name meant 

“those who have dugout canoes”.  The capital of Missouri is Jefferson City, and the largest cities in the state 

include Kansas City, Saint Louis and Springfield.  The state’s motto is “Salus populi suprema lex esto,” 

meaning, “Let the good of the people be the supreme law”.   

 

Missouri was the 24
th
 state admitted to the Union in 1821.  Historically, Missouri played a leading role as the 

“Gateway to the West”, Saint Joseph being the eastern starting point of the Pony Express, with the much-

traveled Santa Fe and Oregon Trails beginning in Independence. 

 

GEOGRAPHY 
 

Missouri borders eight different states.  Missouri shares borders with Iowa to the north, Arkansas to the south, 

Illinois, Kentucky and Tennessee to the east, and Oklahoma, Kansas and Nebraska to the west.   

 

North of the Missouri River lies the Northern Plains that stretch into Iowa, Nebraska and Kansas.  South of 

the Missouri River is the Ozark Plateau, which extends into Arkansas, Kansas, and Oklahoma.  Southern 

Missouri is home to the Ozark Mountains.  The southeastern part of the state is what is known as the 

Bootheel, which is the lowest, flattest and wettest part of the state. The state lies at the intersection of the three 

greatest rivers of North America, with the confluence of the Mississippi and Missouri Rivers near Saint Louis 

and the confluence of the Ohio River with the Mississippi north of the Bootheel. 

 

ECONOMY 
 

Missouri’s economy is highly diversified.  Major industries include aerospace, transportation equipment, food 

processing, chemicals, printing and publishing, electrical equipment, light manufacturing, and beer.  

According to the Bureau of Labor Statistics, and as of May 2017, the state’s unemployment rate is 3.9% (20
th
 

overall), while the nation overall is 4.3%.  

 

Missouri is a leading producer of transportation equipment, beer and beverages, and defense and aerospace 

technology.  Service industries provide more income and jobs than any other segment, and include a growing 

tourism and travel sector.  Wholesale and retail trade and agriculture also play significant roles in the state’s 

economy.  Food processing is the state’s fastest-growing industry. 

 

The state's top agricultural products include grain, sorghum, hay, corn, soybeans, and rice.  Missouri also 

ranks high among the states in cattle and calves, hogs, and turkeys and broilers.  A vibrant wine industry also 

contributes to the economy. 

Missouri also has vast limestone resources.  Other resources mined are lead, coal and crushed stone.  Missouri 

ranks first in the nation in lead and lime mining with most of these mines in the central eastern portion of the 

state.  
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METROPOLITAN GREATER SAINT LOUIS OVERVIEW 

 

The Metropolitan Saint Louis area is one of the Midwest’s major metropolitan centers, ranking as the 15
th
 largest 

in the country and the largest in the state.  The City of Saint Louis was founded in 1764, and after the Louisiana 

Purchase, it became a major port on the Mississippi River.  Its population expanded after the American Civil War, 

and it became the fourth largest city in the United States in the late 19
th
 century.  The City’s population peaked in 

1950, and then began a long decline that continues in the 21
st
 century.  The City is commonly identified with the 

Gateway Arch, part of the Jefferson National Expansion Memorial in downtown Saint Louis. 
 

The Metropolitan Saint Louis Area features a wide variety of industries including aviation, biotechnology, 

chemical manufacturing and research, electrical utilities, food and beverage manufacturing, refining, research, 

telecommunications, and transportation.  The Saint Louis Metropolitan Area is home to 25 Fortune 1000 

companies, with nine of those listed in the 2014 list of Fortune magazine as Fortune 500 companies.  The Fortune 

500 companies with headquarters in Saint Louis include Express Scripts, Inc., Emerson Electric, Monsanto 

Company, Ameren Corporation, Peabody Energy, Reinsurance Group of America, Graybar Electric, Edward 

Jones Financial and Centene Corporation.  Anheuser-Busch was sold to InBev, but its North American 

headquarters will remain in Saint Louis.   
 

Other nationally prominent companies located in the area include Boeing and Caleres.  Seven of “America’s 

Largest Private Companies” listed by Forbes are located in Saint Louis.  Those companies are Enterprise Rent-A-

Car, Graybar Electric, Edward Jones, McCarthy Building Companies, Schnuck’s Markets Inc., World Wide 

Technology Inc., and Apex Oil Company.   
 

What distinguishes Saint Louis from other cities in the Midwest is its business-friendly environment.  Saint Louis 

is well known for its large and productive workforce, fair tax administration and friendly legislative environment, 

and great access to the rest of the country.  Corporate, sales and property taxes are all among the lowest in the 

country in Missouri, and the Greater Saint Louis area stands as one of the most tax-friendly regions in the United 

States.  The area ranks as the 7
th
 most cost-competitive location to do business among 27 U.S. metros by KPMG 

in a study that measured several components including labor, taxes, real estate and utilities.  Saint Louis has also 

been ranked in the top 10 for “Large City Business Friendliness,” based on economic potential, human resources, 

cost effectiveness, quality of life, infrastructure and business friendliness. 
 

In addition to having a strong business environment, Saint Louis is a pleasant place to live, offering friendly 

neighborhoods, affordable cost of living, and a vast range of things to do.  It offers one of the most affordable 

housing markets in the country, ranked third most affordable for all major markets.  Forbes magazine ranked 

Saint Louis fourth in its list of “Most Affordable Places to Live Well”, which rated cities according to housing 

affordability, cost of living, quality of life, and best arts and leisure offerings.  The article went on to say, “What 

makes Saint Louis a desirable housing market isn’t simply the 76 percent of homes that are available to the 

median buyer, but its relative stability…The Gateway to the West has a strong ratio of parks and restaurants to 

citizens, according to Sperling’s and is the 15
th
 cheapest city in which to live, based on rankings of the top 50 

cities by the Council on Community and Economic Research.”  
 

Overall, Saint Louis offers an above average business-friendly environment, coupled with an affordable cost of 

living and a family-friendly atmosphere that rivals any other major city in the country. For example, Saint Louis 

ranks in the top 10 for the following: The Most Generous Large Cities, Highest Volunteer Rates, Best Zoos, Best 

Ballparks, Best Cities for Home Buyers, Top Bicycle Friendly Communities, Best Cities for Recent College 

Graduates, Recession-Proof Cities to Retire In, and Best Places to Raise Your Kid. Praised for its cultural 

attractions, lodging, food and fair prices, Saint Louis was named as one of the “Most Underrated Destinations of 

the World” by the Los Angeles Times, noting that “Saint Louis has the best value of any urban destination 

anywhere.”  
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LOCATION 
 

The Saint Louis Metropolitan Area is located in the central portion of the United States and is situated just south 

of the confluence of the Missouri and Mississippi Rivers.  The area covers 6,395 miles in Missouri and Illinois 

and includes the independent City of Saint Louis as well as 16 Missouri and Illinois counties.  Saint Louis is 

located 20 miles from the mean geographic center of the United States population.  It is within 500 miles of one 

third of the United States population, including the major markets of Detroit, Chicago, Indianapolis, Cincinnati, 

Louisville, Nashville, Memphis, Oklahoma City, Kansas City, Omaha, Des Moines and Milwaukee.  Saint 

Louis is strategically positioned in the center of the country in the Central time zone, making it highly 

accessible to all regions of the country via teleconference, business commuter or commercial flight.   

 

The central location of the region in comparison to the country and a good system of highways, trucking and 

rail facilities, airports, and waterways has combined to make it a leading transportation center.  The strategic 

location of Saint Louis at the confluence of two major rivers has contributed to its being ranked as the second 

largest inland port in the United States.  These factors make the Saint Louis area one of the most strategically 

located metropolitan regions in the United States for access by manufacturing and service industries. 

 

The northern portion of the Saint Louis region is situated on a glacial till plain that exhibits a gently rolling 

topography with few serious physical limitations for urban use.  The southern region has a more varied 

topography.  Many counties on the southernmost areas of the region have steep ridges that severely limit urban 

development.  The natural barriers formed by the Missouri and Mississippi Rivers as well as the River des Peres 

and Meramec River have also affected the development of the region.     

 

TRANSPORTATION 
 

Living and doing business in the Saint Louis area offers many advantages when it comes to transportation—

both locally and on a national and international scale.  Being located near the geographic and population center 

of the United States offers fast, convenient connections to a vast portion of the country through all modes of 

transportation, as well as the economic diversity of a presence in both Illinois and Missouri.  In fact, Saint Louis 

is one of the few regions nationwide that enjoys access to four modes of transportation—air, rail, road and 

water.  The availability of so many options provides the community with some of the lowest shipping costs in 

the country.  The Saint Louis metropolitan area has been recognized for above average on-time flights and 

lower than average commuting times.  Expansion Management magazine named Saint Louis as a “Five-Star 

Logistics Metro”.  The region placed in the 99
th
 percentile and second among 362 metropolitan areas in the 

United States.  The study was based on 10 major categories including local transportation and distribution 

industry, transportation and distribution work force, road infrastructure, road congestion, road conditions, 

interstate highway access, vehicle taxes and fees, railroad access, water port access and air cargo access.  

Expansion Management also ranked Saint Louis as having the fifth “Best Interstate Highway Connectivity” and 

the fifth “Best Railroad Service.” 

 

In addition to automobile, air, water and rail travel, Saint Louis also boasts a thriving bike-commuting 

community, thanks in part to the city’s extensive bicycle route and trails system with over 95 miles in bicycle 

routes.  The City’s current bike to work rate is 0.9% of all commuters, higher than the national rate of 0.53%, 

nearly tripling its 2000 percentage.  Bicycle commuting in Missouri is growing far faster than it is in the nation 

as a whole—in the years 2000-2010, bicycle commuting in the U.S. as a whole was up by just under 47%, while 

in Missouri bicycle commuting is growing at more than four times that rate. 
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AIR TRANSPORTATION 
 

The Saint Louis Metropolitan Area is served by eight airports.  There are three general aviation airports that 

serve the area:  Saint Louis Lambert International Airport, Spirit of Saint Louis Airport and Saint Louis 

Downtown Airport.  Lambert-Saint Louis International Airport is a national hub airport that is owned and 

operated by the City of Saint Louis.  Located 11 miles northwest of downtown Saint Louis and near Interstates 

270 and 70, Lambert accommodates 13 passenger airlines and three cargo airlines out of two terminals, three 

concourses and over 80 gates.  Lambert serves all major cities and flies non-stop direct to many destinations, 

serving 60 nonstop destinations daily.  Southwest Airlines has focused on Saint Louis as a growth market and 

with increased services, has surpassed American Airlines as the largest presence at the airport serving 50% of 

the total passengers in 2014.  Lambert serves over 14 million passengers annually.  Lambert-Saint Louis is 

currently ranked as the thirty-second busiest airport for total passengers.  Lambert ranked third in on-time 

departures and seventh in on-time arrivals according to a study done by the U.S. Department of Transportation.  

Lambert underwent a multi-year renovation project, which included upgrades to Terminal 1, a state-of-the-art 

inline baggage system, and improvements to Concourses A & C. 

 

Spirit of Saint Louis Airport is located in the City of Chesterfield, which is in west Saint Louis County.  In, 

2014, the airport celebrated its 50
th
 Anniversary.  It has been designated as a prime reliever for Lambert-Saint 

Louis International Airport.  More than 200,000 aircraft movements per year occur at Spirit Airport.  There are 

500 aircraft based at the airport, including over 100 corporate jets.  Saint Louis County owns and operates this 

airport.  The Spirit of Saint Louis Airport is a premiere Midwest airport that provides charter flights, business 

commuter and corporate jets.  The airport is located minutes from the business and financial corridors of greater 

Saint Louis, which makes it a valuable asset in the efficient movement business travelers and their clients.   

 

Saint Louis Downtown Airport is located near Cahokia, Illinois, about three miles from the Gateway Arch.  

This airport is the busiest general aviation airport in the State of Illinois outside of Chicago.  All types of 

aircraft from personal ultra-lights to large charter airplanes are welcome.  This airport is the destination of 

choice for business and pleasure travelers, including professional sports teams, entertainers, elected officials and 

patients transported to the area for world class medical treatment.  Saint Louis Downtown Airport is also home 

to Parks College, the first federally certified flight school in the United States.  

 

There are also a variety of smaller airports in the area used mostly by private aircraft.  Creve Coeur Airport is 

located in Maryland Heights, which is in northwestern Saint Louis County.  It is mainly used by private aircraft 

and is home to the Historic Aircraft Restoration Museum.  Saint Charles County is home to two airports, the 

Saint Charles County Airport and the Saint Charles Airport, both of which are used by private aircraft. 

 

Other airports on the Illinois side of the Saint Louis Metropolitan Area include MidAmerica Saint Louis Airport 

and Saint Louis Regional Airport.  The MidAmerica Saint Louis Airport is a joint-use airport with Scott Air 

Force Base located in Saint Clair County near Belleville.  Scott Air Force Base is headquarters for the Air 

Mobility Command, the United States Transportation Command, the Eighteenth Air Force and the Air Force 

Communications Agency.  The civilian side of the airport is currently served by Allegiant Air.  Saint Louis 

Regional Airport is a public airport located four miles east of Alton, Illinois.  Saint Louis Regional serves a 

diverse clientele; from Fortune 500 Companies and general aviators to the United States Military and regional 

aircraft makers.   
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RAIL AND RIVER 
 

Rail and river transportation continue to play a key role in Saint Louis commerce.  The Saint Louis region is the 

nation’s third-largest rail center.  Over 5,000 people are employed in this sector.  Six Class I and several smaller 

industrial railroads serve the Saint Louis area.  There are three switching and terminal centers in the region.  

Amtrak provides passenger service out of Saint Louis with stops in Saint Louis City, Kirkwood and Alton.  

Amtrak provides daily service to Chicago, Dallas and Kansas City. 

 

The Port of Metropolitan Saint Louis plays a key role in meeting the bulk transportation needs of the area.  

Located at the confluence of three major rivers, the Mississippi, the Missouri and the Illinois, the Port of Saint 

Louis gives businesses a competitive advantage.  The Port Authority of the City of Saint Louis supports 

economic development in the City’s 6,000-acre Port District, which lies along the City’s 19 miles of Mississippi 

River frontage.  It is the northernmost year-round, ice-free port on the inland waterway as well as the 

southernmost point with lock-free navigation to the Gulf of Mexico.  The Port of Saint Louis is the nation’s 

second largest inland port by trip tons, handling in excess of 24 million tons a year.  More than 100 docks and 

terminal facilities serve the port, as well as all major barge lines.  

 

HIGHWAY 
 

The Saint Louis region is served by a well-developed system of roadways with four interstate highways totaling 

a distance of more than 325 miles.  These four interstate highway systems and three interstate connectors 

efficiently serve the metropolitan area and provide access to all geographic areas of the region.  I-70, I-64, I-55 

and I-44 are major corridors passing through the area.  The connecting I-270/I-255 completes a circumferential 

interstate highway system providing a complete loop around the area.  I-370 and I-170 are additional interstate 

linkages that help provide excellent accessibility to all passenger and truck traffic in the area.  In 2013, the 

“Stan Musial Veterans Memorial Bridge” was completed; the bridge was built to relieve traffic on the nearby 

bridges.  Trucking is a critical factor to the success of Saint Louis as a major distribution hub.  Approximately 

550 motor freight carriers and 148 freight-shipping companies serve the Saint Louis metropolitan area.  Truck 

terminals are strategically located throughout the Saint Louis region near rail, port and pipeline facilities.  

United Van Lines, a leading moving company, is headquartered in the metropolitan area of Saint Louis. 

 

According to a U.S. Census Bureau study, the average commuting time for workers in the city of Saint Louis 

and most of the surrounding counties was lower than the national average, with the average commute time 

being 23 minutes.  In a Shell study of cities best for motor vehicles, Saint Louis was ranked second.  The study 

measured a variety of factors to identify which metro areas are best suited for automobiles, including traffic 

congestion, road conditions, motorists’ use of quality gasoline and motor oils, and routine car maintenance 

practices.   

 

 

PUBLIC TRANSPORTATION 
 

The public transportation system in the Saint Louis Metropolitan Area is operated by Metro and employs 2,100 

people.  Metro has succeeded in providing an award-winning transit system made up of Metro Bus, the region’s 

bus system; Metro Link, the region’s light rail system; and Metro Call-A-Ride, a paratransit van system.  

Demand for public transit is at a 30-year high.  In the first six months of 2012, Metro Transit showed a 15.6 

percent increase in bus ridership, recording 7.1 million passengers during the period, compared to 6.7 million in 

the first three months of 2011.  Bus ridership is rising faster in Saint Louis than anywhere else in the nation.  

Overall, more than 50 million times each year, someone boards a MetroBus, MetroLink train or Metro Call-A-

Ride van.    
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The Metro Link Light Rail commuter train system covers a total of 46 miles of track, 37 stations, 19 park-ride 

lots with 10,000 parking spaces and 87 light rail vehicles.  Each Metro Link route has the same capacity to 

move people as a six-lane interstate highway and connects directly with the main terminal at Lambert-Saint 

Louis International Airport, serving thousands of workers and passengers who use Lambert each year.  Metro 

Link stretches from Saint Clair County, Illinois, through the Saint Louis Central Business District, west from 

downtown near the Barnes-Washington University Hospital district, then north and west to Lambert 

International Airport.  Metro also links up with other area systems, including Madison Country Transit and 

Saint Charles Area Transit System. 

 

Metro also serves the Saint Louis metropolitan area with the Metro Bus system and the Metro Call-A-Ride 

services.  Metro Bus provides over 26 million passenger trips yearly with 432 buses traveling an annual average 

of about 18 million miles.  Metro currently has 144 Call-A-Ride Paratransit vans.  Call-A-Ride provides 

transportation to people with limited fixed-route bus service. The Agency has successfully developed an 

effective network of transportation modes that have worked together to promote regional economic 

development.  The motto of Metro is “Regional economic development through excellence in transportation.” 

 

 

POPULATION 
 

The region’s population was recently estimated to be more than 2,817,355, ranking Saint Louis as the nation’s 

nineteenth largest metropolitan area.  The bi-state metropolitan area includes seven counties in Missouri and 

eight in Illinois, for a total of 15 counties.  The region’s population continues to grow with 1,105,266 

households with an average household size of 2.50.  The greater Saint Louis Regional Chamber and Growth 

Association reported that the median age for the area is 38.2 compared to the U.S. median age of 37.2.  They 

also reported that metropolitan area had a workforce of 1,291,420.  Major employers include BJC HealthCare, 

Boeing, Scott Air Force Base, SSM Health Care, Schnuck’s Markets and Washington University, all of which 

employ over 10,000 people each. 

 

 

EDUCATION 

 

Saint Louis is known for its well-educated population.  The 16-county region has outstanding school districts.  

Many of these are Presidential Award winners and Blue Ribbon schools. Greater Saint Louis schools are 

notable for their excellence in the state of Missouri; five high schools in Missouri were ranked among the top 

500 in the United States by Newsweek in 2014 were from Greater Saint Louis, including; Oakville Senior High, 

Metro High School, Brentwood High School, Francis Howell High School and Lindbergh Senior High School.   

 

There are over thirty colleges, universities, and professional schools located in the metropolitan Saint Louis 

area.  Among the leaders are top-20 rated Washington University, Saint Louis University, Webster University, 

Concordia Seminary, University of Missouri at Saint Louis, and Southern Illinois University at Edwardsville.  

Thirty percent of the Saint Louis population ages 25 and older holds a bachelor’s degree or higher, compared to 

the national average of 30.4%. 

 

In addition to excellent schools, the area also features an excellent library system. The Saint Louis Public 

Library serves the city of Saint Louis and maintains a collection of 4.6 million items, and it operates 15 

branches and a central library building.  Saint Louis County library operates 20 branches and has a collection of 

more than 12 million items.  Both libraries have a borrowing agreement allowing them to exchange materials. 

Also in Saint Louis County is the Municipal Library Consortium, a borrowing agreement of nine municipal 

libraries.  Other library systems in Greater Saint Louis include the Saint Charles City-County Library, the 

Powell Memorial Library, the Scenic Regional Library, and the Jefferson County Library.   
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Library districts in the Metro-East include the Wood River Public Library, East Alton Public Library, the 

Hayner Public Library, the Edwardsville Library and the Mississippi Valley Library. In a recent study, Saint 

Louis was ranked the ninth most literate city in America based on literacy categories like newspaper circulation, 

number of bookstores, library resources, periodical publishing resources, educational attainment and Internet 

resources.  The abundance of highly ranked educational institutions and the availability of resources like 

libraries enrich the creativity and strength of the region’s population and workforce.  

 

 

INCOME  
 

The Saint Louis region is an affluent area.  Median household effective buying income (EBI) is above that of 

the U.S. overall and the per capita EBI is even higher.  The many business owners and investors appreciate and 

understand that the pro-business climate of the Saint Louis area is an excellent generator of wealth for both 

companies and individuals.  In addition to this pro-business climate, Saint Louis County has been ranked as one 

of the top urban counties in the United States in terms of quality of life.  The median household income for the 

area is $54,449 and the per capita income is $28,184, both above the national average. 

 

 

LABOR 
 

Saint Louis is home to a growing and productive workforce.  The Saint Louis Metropolitan Area is known for 

its hardworking, productive and educated workforce.  Statistics have shown that the manufacturing workers in 

Saint Louis are 18.7 percent more productive than the national average.  Drawing from 16 counties in Illinois 

and Missouri, Saint Louis Businesses have access to a rich pool of talented employees.  An American 

Community Survey found that the percentages of residents with bachelor's and master’s degrees each surpassed 

the national averages.  The metropolitan area work force tracks the national work force proportions of 

distribution across industry sectors fairly closely and no one industry employs more than 19 percent of the work 

force.   

 

The area has a growing and affordable work force with wage and unemployment rates that track the U.S. 

average.  A Council on Competiveness Regional Survey found that the availability of workers with the skills 

that businesses require was considered a strong regional asset.  Five distinct clusters have emerged as well-

established and promising for the future in the Saint Louis area, including Plant and Medical Sciences, 

Advanced Manufacturing, Information Technology, Transportation and Distribution and Financial Services. 

The Saint Louis metropolitan area provides a wide array of employment opportunities.   

 

 

HEALTH CARE 
 

The Saint Louis Metropolitan Area has more than 50 hospitals.  These health care facilities are among the best 

in the nation.  Saint Louis is one of only a few cities in the nation that can claim two major medical schools, 

Washington University and Saint Louis University.  Both of these medical schools draw students from around 

the world and graduate over 250 MDs and 300 PhDs in other health-related sciences annually.  
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The area is also home to Logan College of Chiropractic, Saint Louis College of Pharmacy, Southern Illinois 

University Edwardsville School of Pharmacy, Southern Illinois University School of Dental Medicine, and 

University of Missouri – Saint Louis College of Optometry, as well as a wide range of nursing, allied health, 

and health care technical programs.  These colleges and universities, along with numerous local health care 

organizations, have made Saint Louis nationally known as a center for medical research, especially in the areas 

of genetics, medical devices and pharmaceuticals.  The health care and social assistance industry in the Greater 

Saint Louis area employs over 175,000 people.  The Saint Louis area has approximately 10,000 physicians 

according to the American Medical Association. 

 

Barnes-Jewish Hospital was ranked nationally in 13 adult specialties and ranked number one in Missouri by 

U.S. News & World Report.  Missouri Baptist Medical Center and Saint Louis University Hospital were also 

noted for having several high-performing specialties.  Saint Louis Children’s Hospital was named one of the 

nation’s top ten best pediatric hospitals in Child magazine and nationally ranked in ten pediatric specialties by 

U.S. News and World Report in their rankings of the top children’s hospitals in the country. 

 

Saint Louis also has comparatively low health insurance costs, especially when compared with other large 

metropolitan areas.  It had the fifth least expensive premiums for single coverage out of the 20 largest 

metropolitan areas in the United States and the ninth least in single coverage contributions.  It ranks as the third 

least expensive employee-plus-one premiums and as the second least expensive total premiums for family 

coverage.  This data documents business’ relatively low costs to providing health care insurance coverage to 

employees in Greater Saint Louis.  The area currently has the second highest percentage of establishments 

offering employee health insurance and employees enrolling in the health insurance offered by their 

establishment out of the 20 largest metropolitan areas in the United States. 

 

 

CULTURE AND RECREATION 
 

The Saint Louis area has outstanding recreational, cultural, and entertainment facilities and is widely recognized 

as one of the greenest regions in the country. With 1,371 acres, Forest Park is larger than Central Park in New 

York City, and is one of the largest urban parks in the country.  This park attracts more than 12 million visitors 

a year.  Home of the 1904 World’s Fair, it now includes such respected institutions as the Saint Louis Zoo, the 

Saint Louis Art Museum, Muny Amphitheater, the Missouri History Museum and the Saint Louis Science 

Center, as well as several other recreational facilities that are open to the public and mostly free of charge.  The 

Saint Louis area also has 27 major parks, great golf courses and 62,000 acres of water to provide recreational 

opportunities for its residents. 

 

Saint Louis has a rich musical tradition. Historically, it has been home to many of the greats in the blues, jazz 

and ragtime genres, including Scott Joplin, Chuck Berry and Miles Davis. Founded in 1880, the Saint Louis 

Symphony Orchestra is the second oldest in the country and boasts 6 Grammy awards, with dozens more 

nominations.  The Fox Theatre attracts many touring Broadway shows.  Other fine arts performance venues in 

the area include the Muny, the Opera Theatre of Saint Louis, the Repertory Theatre of Saint Louis and more. 

 

Other tourist attractions in clued the Gateway Arch and Museum of Westward Expansion, Laclede’s Landing, 

the City Museum, the Magic House, Grant’s Farm, Busch Stadium, and Six Flags over Mid-America.  The 

Delmar Loop, located in University City, is a popular entertainment, cultural and restaurant district, voted one 

of the “10 Best Streets” in the nation by the American Planning Association.  The Saint Louis Mardi Gras 

Festival is one of the largest in the country; located in the Soulard Neighborhood in the City of Saint Louis.  

Unique city and regional cuisine includes toasted ravioli, gooey butter cake, Provel cheese, the slinger, the 

Gerber sandwich, the Saint Paul sandwich and Saint Louis-style pizza and BBQ. 
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Saint Louis is home to the Cardinals Major League Baseball team, which is second only to the New York 

Yankees in World Series Championships and won its latest championship in 2011.  The Saint Louis Blues 

Hockey team has made it to the Stanley Cup playoffs numerous times.  The Saint Louis Metropolitan Area is 

also host to the Gateway Grizzlies and River City Rascals, both Frontier League Baseball teams and Saint Louis 

Ambush, an indoor soccer club.  Gateway Motor Sports Park features NASCAR and other popular auto racing 

events.  Saint Louis Country Clubs have been host to major golf tournaments, such as PGA’s U.S. Open, U.S. 

Senior Open, The Ryder Cup and the LPGA Michelob Light Classic.   

 

OVERVIEW 
 

Whether it is the central location, pro-business climate, good transportation infrastructure, highly productive  

and well-educated workforce, low cost of living, cultural amenities, or Saint Louis’ prominence in advanced 

manufacturing and advanced technologies; the Saint Louis metropolitan area is an excellent place for companies 

to do business and their employees to enjoy a great standard of living. 

 

The metropolitan area of Saint Louis has excellent zoning and building code regulations.  While there are 

differences between governing bodies, all are in unison with the need for good governmental regulations, thus 

resulting in a good blend of commercial, industrial and residential properties in the area.  

 

To conclude, the metropolitan area provides for a long period of continual growth, which should provide 

economic growth and substantial growth in real estate and real estate values based upon the past, present, and 

future needs.  When considering politics, economics, physical and social factors, the Saint Louis metropolitan 

area should be considered to have good long-term stability.  
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NEIGHBORHOOD AND TREND ANALYSIS 
 

Neighborhood Boundaries 
 

The subject is in the West End Neighborhood defined by the City of Saint Louis as a north St. Louis 

neighborhood bound by Page to the north, Delmar to the south, city limits to the west and Union 

and Belt to the east.  The neighborhood is outlined on the map below.  
 

 
 

Location and Accessibility  
 

The immediate area around the subject is developed with a mix of residential and multi-family 

buildings and is in close proximity to the Loop Commercial district in University City.  The subject 

area has access to Interstate 64.  The subject would be enhanced by the roadways in the area and 

availability of a mobile work force.  The traffic along the roadways in the area is steady, and its 

network to the overall Saint Louis area would be considered average to good.  This neighborhood 

would be considered an acceptable location for an apartment building because pricing is reasonable, 

the zoning laws allow for a varied use mixture and the road system and public transportation are 

adequate for the tenants in the buildings.    

 

 

Population, Income and Housing 
 

The population of the City of Saint Louis was 319,294 as of the 2010 census; the estimated 

population of the 63112 zip code is 19,927.  According to Realist, the zip code in which the subject is 

located (63112) reported a median household income of $56,425, with a median home sale of 

$159,950.  The median sale prices for the area have been stable and should remain stable into 2019.   
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Developed Area, Life Stage and Notable Development 
 

The St. Louis City downtown submarket is one of three geographic concentrations of apartments in  

St. Louis as defined by Costar.  This submarket contains about 20,515 market rate rental units. 

Visually from an exterior inspection of the properties, some appear to have been well maintained while 

others show obvious need of maintenance.  Multi-family projects are generally in close proximity to 

major roadways and some are comingled with the single-family homes and commercial properties in 

the neighborhood.  In addition, the multi-family buildings are typically brick construction and have 

been well received into the market.   

 

The West End Neighborhood is located in the northwestern section of the City of St. Louis.  Much of 

the area was developed in the early 1900’s to 1940’s.  The subject’s neighborhood is over 90% 

developed and is in a stable period of its life.  The convenience to employment centers is good.  The 

shopping is adequate and the schools are improving.  The appraiser rates other neighborhood factors 

such as adequacy of utilities, property comparability, protection from detrimental conditions and fire 

and police protection as average.  The commercial and industrial properties in the area have a mixture 

of national and local tenants.  The area is broken down with about 55% of structures in single family 

residential, 25% in multiple family structures, 10% in commercial/industrial properties with the 

remaining made up of vacant land, public use and schools. 

 

Detrimental Influences 
 

The subject property lacks off street parking at the present time.  There is a parking pad to the rear of 

the building but at the time of inspection no access has been granted to the subject from a city street 

or alley. This may adversely affect the marketability of the property in the future. However, there 

appears to be adequate street parking in the area.   

 

Conclusion 
 

In conclusion, it is the opinion of the appraiser that this area has been stable in residential and multi-family 

property values over the last six months.  It would appear that trend will continue into 2019.  The subject 

neighborhood is a mature commercial and residential area in the City of Saint Louis, Missouri, with average to 

good access to area interstates.  The neighborhood is predominately residential, but also home to a variety of 

commercial uses on the main roadways in the area.  Due to the interstate highways and major roadways in the 

area, multi-family properties have continued to be desirable in the subject's area.  As economic conditions in the 

country continue to improve, the overall prospects of the neighborhood should improve.   
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MARKETING TIME 
 

Marketing period is defined as “the amount of time necessary to expose a property to the open market in order 

to achieve a sale.”  The probable period required to sell successfully a particular property depends on a 

number of factors.  In projecting a marketing time, major influences are: 

 

 Property type 

 Asking price 

 Type and extent of marketing effort 

 Condition and management of the property 

 Economic conditions during the marketing period 

 Motivation of seller and buyer 

 

It is the appraiser's opinion that in order to estimate a value, the research must focus on what the market 

considers a reasonable time to be in the current market for a particular property type.  This marketing time 

estimate is based on the length of time necessary to market the real property by a competent professional in 

light of the known and expected characteristics of the property, its environs and the real estate market during 

that period to the point of a negotiated sales contract. 

 

An important distinction to be made here is the difference between exposure time and marketing period.  In 

the appraisal report, “reasonable exposure time” is viewed as an historic event ending on the valuation date.  

Conversely, the “marketing period” is the appraiser's estimate of the length of time necessary to secure a 

building sales contract on the property in the future.  The following graph is an indication of comparable sales 

and listing days on the market as tracked by the multiple listing service.  

 

 
 

The current market conditions are stable.  The above chart indicates sales of multi-family buildings in the area 

are selling in less than 6 months.  It is assumed that the subject would also sell in this typical marketing time.  

The marketing time appears typical for this type of property in the subject's area.  The current market 

conditions are improving with reasonable financing available.  
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SITE DESCRIPTION 
 

The subject consists of one rectangular shaped tract of land that fronts on Clemens Avenue in the City of  

St. Louis.  The subject consists of one parcel that contains about 11,100± square feet or 0.255 acres of land.  

The site has access by sidewalks along the street fronting the subject as well as access off an alley to the rear 

of the property.  The appraiser has not seen a title report to determine if there are any easements on the 

property, but from a visual survey of the property, none were evident.  A survey of the lot was not provided to 

the appraiser.  The appraiser also assumes that there are no easements that would adversely affect the subject.  

A plat map and aerial photograph of the property has been reduced and included in this report for visual 

purposes.  Typical utility easements were noted, but no encroachments or adverse conditions were noted at 

the time of inspection.  Refer to title report for any easements or conditions of record. 

 

The land appears to be adequately drained with no known poor soil conditions.  The routine inspection of the 

subject’s area disclosed no unusual conditions.  It is assumed that there are no adverse conditions affecting the 

land, and it is adequate for the present building on the site, but no responsibility is accepted for discovering or 

evaluating subsoil, hidden or unusual conditions.   

 

The topography of the subject is slightly above grade along Clemens Avenue and generally level from the 

building line to the rear lot line.  The lot does not appear to be in a flood plain.  Note the flood map included 

in this report.  The street on which the property fronts is publicly maintained, asphalt paved and improved 

with curbs, sidewalks and streetlights.  The landscaping is adequate and in conformity with other buildings in 

the neighborhood.  The site is located in a heavily populated area where the single family property values 

have been stable over the last year. The site has access to a good road system and while the parking is 

minimal, it is typical of other multi-family buildings in the area.  Street parking is available to the subject 

along Clemens Avenue.  

 

The appraiser is not an expert in determining the presence or absence of hazardous substances, defined as all 

hazardous or toxic materials, waste, pollutants or contaminates used in construction or otherwise present on 

the property.  The appraiser assumes no responsibility for studies or analyses which would be required to 

conclude the presence or absence of such substances.  The client is urged to retain an expert in this field if 

desired.  The appraiser has not received an environmental study on the buildings. 
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LOCATION MAP 
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PLAT MAP 

 
 

 

 

 

AERIAL PHOTOGRAPH 
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LEGAL DESCRIPTION  
 

The following described real estate, situated in the City of Saint Louis and State of Missouri, to-wit: 

 

LOT 3 IN CLEMENS ADDITION AND IN CITY BLOCK 4550 FRONTING ON 

CLEMENS AVENUE AS RECORDED IN THE SAINT LOUIS CITY RECORDS. 

 

No metes and bounds description of the subject was supplied to the appraiser.  Anyone considering acquiring 

an interest in the property should obtain a survey or title policy to determine the exact size and legal 

description of the subject.   

 

 

ZONING 
 

The subject is in Zone “B" a Two Family Zoning Dwelling District in the City of Saint Louis, Missouri.  

According to the city ordinance, the purpose of the “B” two family dwelling district is it allows for semi 

detached two-family dwelling or multiple family dwelling for not more than four families which comply with 

area and parking regulation of the C district.  The building was approved for the original use therefore; it 

would be a legal non conforming use of the sites.   

 

The subject was being used for one 6 family apartment building at the time of inspection and this would be 

considered a legal but non conforming use per the present zoning regulations.  The appraiser assumes the 

present use complies with the zoning regulations of the city and that the subject will comply with all aspects 

of the zoning ordinances and with any other governmental regulations affecting its use in the future.   
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UTILITIES 
 

 Water   City of St. Louis 

 Sewer   Metropolitan Sewer District 

 Telephone  Various 

 Electric   Ameren Electric 

 Natural Gas  Spire  

 School District  City of St. Louis School District 

 

 

 

CENSUS TRACT 
 

The subject property is located in census tract 1053.1006 of the City of Saint Louis, Missouri. 

 

 

 

TAXES 
 

The assessed value and taxes due in 2018 on the subject are based upon an assessment ratio for residential 

properties.  The real estate taxes for the 2018 tax year are reported to be $2,107.74 for the subject.  For this 

report, the appraiser has used the most recent taxes levied against the property.   

 
The following represents the taxes for the subject based upon the tax rate in the area 

Year Paid Tax Amount Original Assessment Commercial Tax Residential Tax Surtax SBD Lateral Sewer 

2018 No $2,107.74 $2,107.74 $0.00 $2,079.74 $0.00 $0.00 $28.00 

 

 

 

PERSONAL PROPERTY 
 

Personal property can be defined as identifiable tangible objects that are considered by the general 

public as being “personal”.  For example, furnishings, artwork, antiques, gems and jewelry, 

collectibles, machinery and equipment are all tangible property not classified as real estate. 

 

There were stoves and refrigerators supplied to each unit being leased for the use of the residential tenants at 

the time of inspection.   However, in the Saint Louis market these items are typically sold with the 

apartments, like the subject.  Therefore, no additional value was included in estimating the fair market value 

of the subject property.   
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FLOOD PLAIN 
 

The subject property is in Flood Zone X, an area determined to be outside the 500 year flood plain.  Note a 

copy of the flood map #2903850050C dated May 24, 2011 has been included in this report.   
 

FLOOD MAP 
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CONSTRUCTION SPECIFICATIONS 
 

 

The following improvements description is based on personal inspection of the property and records in the 

City of St. Louis.  The subject consists of one building that has 6 units or a total of 6 three bedroom 

apartments.  The buildings were reported built circa 1915 and contains about 7,665 square feet above grade.   

 

Specifications    

 

 Foundation:  The property has a concrete foundation.   

 

 Basement:  The building has a full basement used for utilities, laundry and storage.  

 

 Wall System:  The building has a brick exterior.  The interiors typically have drywall walls and 

ceilings.   

 

 Floors:  The floors typically are laminate.   

 

 Roof:  The property has a flat roof with a modified membrane cover that drains to gutters and 

downspouts.  

 

 Windows:  The building has insulated replacement windows with screens. 

 

 HVAC:  Each unit has a FWA electric furnace and each unit has central air conditioning.     

 

 Electric:  The building has separate 200 amp electric services to each of the units.  The service is 

assumed to be adequate for its present use. 

 

 Sprinklers:  None noted.  

 

 Hot Water Heaters: There are individual hot water heaters for each unit located in the basement of 

the building.     

 

 General:  The building would be considered as in good condition at the time of inspection. 

 

 Site Improvements:  Each site has a small surface lot to the rear of the building.  However at the 

time of inspection the owner does not have access to the off street parking.  However, there is street 

parking available in the area.   

  

 The building has 6 rental units.  Each unit has three bedrooms and one bath.  Please note the building 

sketch for the outline of a typical unit.   
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PHOTOGRAPHS OF SUBJECT 
 

 

Front View  

 
 

 

 

Rear View 
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PHOTOGRAPHS OF SUBJECT 
 

 

 

Side View  

 
 

 

 

 

View Along Clemens Avenue 
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PHOTOGRAPHS OF SUBJECT 
 

 

 

View of Typical Living/Dining Room 

 
 

 

 

 View of Typical Kitchen 
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PHOTOGRAPHS OF SUBJECT 
 

 

 

View of Bedroom 

 
 

 

 

View of Bath 
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PHOTOGRAPHS OF SUBJECT 
 

 

 

Views of Bedrooms 
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PHOTOGRAPHS OF SUBJECT 
 

 

 

View of Kitchen 

 
 

 

 

 

View of Bath 
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PHOTOGRAPHS OF SUBJECT 
 

 

 

Basement View 

 
 

 

 

View of Utility Closet 
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BUILDING SKETCH 
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HIGHEST AND BEST USE 
 

 

Highest and Best use, as defined in the Appraisal Terminology and Handbook published by the American 

Institute of Real Estate Appraiser, is as follows: 

 

“The most profitable likely use to which a property can be put.  The opinion of such use may be based 

upon the highest and most profitable continuous use to which the property is adapted and needed, or 

likely to be in demand in the reasonably near future.  However, elements affecting value which 

depend upon events or a combination of occurrences which, while within the realm of possibility, are 

not fairly shown to be reasonably probable, should be excluded from consideration.  Also, if the 

intended use is dependent upon an uncertain act of another person, the intention cannot be 

considered.” 

 

“The use of land which may be reasonably expected to produce the greatest net return to the land over 

a given period of time.  That legal use which will yield to land the highest present value.” 

 

  

The concept of the "Highest and Best Use" involves four stages of analysis:  

  

1. Physically Possible Use: Uses to which it is physically possible to put the site in question. 

 2. Permissible Use (Legal): Uses permitted by zoning and deed restriction on the site in question. 

3. Financially Feasible: Possible and permissible uses that will produce a net return to the owner. 

4. Maximally Productive: Among the feasible uses that use that will produce the highest net return or 

highest present worth. 

 

This process of analysis is a necessary step in analyzing proposed and existing developments, either to 

determine the desirability of the proposed use program or to decide if an existing use remains as the highest 

and best use. 

  

  

In determining the highest and best use of the land, the appraiser has afforded consideration to the four 

criteria: 
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Highest and Best Use, continued 

 

 

Physically Possible: 

 

The physical aspects of the site impose the first constraints on the possible use of the property.  Size, shape 

and topography of a site are key determinants of value.  An inspection of the subject’s sites, which are located 

on Clemens Avenue, indicates that they are capable of being used for a variety of improvements, which would 

include the use as apartment buildings.  

 

 

Permissible (Legal Use): 

 

Consideration of the permissible uses indicated that the property is currently allowed for multiple-family 

residential uses.  An inspection of the sites would indicate apartment buildings would in fact be a legal non 

conforming use of the sites.   

 

 

Financially Feasible: 

 

Following a determination of the uses that are physically and legally permitted, an analysis is made to 

determine which use will produce the greatest net return to the owner of the property. 

 

The subject sites are located in an urban area, which was designated for residential uses.  In consideration of 

all the possible and permitted uses under the present zoning, which will generate income, it is concluded that 

the greatest return can be achieved through an apartment use of the buildings on the sites since the city will 

allow such a use.   

 

 

Maximally Productive: 

 

Among the many uses, the use of the land for apartment purposes, after all agents in production, (land, labor, 

capital and coordination) are satisfied, can expect to generate the highest residual income attributed to the 

land. 

 

Therefore, the highest use based on the above (as vacant) would be for a two family or four family residential 

use since it would produce the highest net return to the fee owner of the property under the present zoning. 

 

The site as improved is used for 6 residential apartments and that makes for a high net return to the owner of 

the property.  In addition, a typical investor would not tear down the present improvements for vacant sites.  

Thus, the present use would be the highest and best use of the subject property. 
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APPROACHES TO VALUE 
 

The valuation of income-type real estate usually involves three basic approaches to value.  They are: 

 

1. Cost Approach 

2. Income Approach 

3. Market Data Approach 

 

The cost approach is based upon the proposition that the informed purchaser would pay no more for the 

subject than the cost to produce a substitute property with equivalent utility.  The value estimated by the cost 

approach incorporates separate estimates of the land, assumed to be vacant, and the depreciated replacement 

cost of the improvements.  The latter represents the replacement cost new, less any estimate of the physical 

deterioration and the functional or economic obsolescence observed during the inspection of the subject 

property, its plans, its competition and environment. 

 

The income approach reflects the subject’s income-producing capabilities.  This approach is based on the 

assumption that value is created by the expectation of benefits to be derived in the future.  The income 

approach converts anticipated benefits to be derived from the ownership of a property into a value estimate.  

The net income is then capitalized at a rate commensurate with the risk inherent in fee ownership of the 

property relative to the rates of return offered by alternative investments.  The overall capitalization rate also 

provides for the recapture of the investment over the period of ownership. 

 

The market approach utilizes sales and current listings of comparable properties, adjusted for differences, to 

indicate a value for the subject.  It is based on the assumption that an informed purchaser would pay no more 

for a property than the cost of acquiring an existing property with the same utility.  It is a process of 

evaluating the property being appraised by comparing it with other recently sold properties and others offered 

for sale.  Because no two properties are ever exactly alike, and terms and conditions of each sale often vary 

from property to property, adjustments must be made for these differences. 

 

The final reconciliation is the application of the process of evaluating alternative conclusions and selecting a 

final estimate of value from the indications derived from each of the approaches that were utilized in the 

appraisal problem.  The appraiser weighs the relative significance, applicability and defensibility of these 

value indications and places the most weight and reliance on the one which, in his professional judgment, best 

reflects the definition of value sought. 
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COST APPROACH 
 

In the cost approach to value, the subject property is valued based upon the market value of the land, as 

vacant, to which is added the depreciated reproduction cost of the buildings and the site improvements.  

 

The cost analysis involves three basic steps: 

 

1. Estimate land value 

2. Estimate reproduction cost of buildings and site improvements 

3. Estimate the accrued depreciation from all causes 

 

The sum of the market value of the land and depreciated reproduction cost of the buildings and site 

improvements is the estimated value via the cost approach.  As noted the subject was built circa 1915 making 

the subject 103 years old.  The cost approach not only relies upon available data in the market, but also on a 

reliable depreciation estimate.  The age life method for determining physical depreciation is similar in nature 

to a straight-line depreciation method and is largely inaccurate in older buildings.  In addition, an older 

building is more likely to have functional obsolescence, further reducing the accuracy of the total 

depreciation.  After considering all of these factors, the appraiser has chosen to omit the cost approach as it 

would have no meaningful bearing on the final valuation conclusion.    
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INCOME APPROACH 
 

The income approach to value is one wherein the value of a property may be estimated by calculating the 

present worth of future benefits reasonably expected during the projected term of ownership. 

 

In order to value the anticipated economic benefits of a particular property, potential income and expenses 

must be estimated and the most appropriate capitalization method selected. 

 

Two common methods deriving an overall capitalization rate are the direct capitalization and the mortgage 

equity technique.  In direct capitalization, net operating income is divided by an overall rate extracted directly 

from market sales to indicate value.  In the mortgage equity technique, mortgage terms are derived from the 

market, which are assumed to be typical for a property like the subject.  These terms are formulated with a 

yield rate for an investor and are computed in our capitalization program to determine an overall 

capitalization rate, which is then used to divide net operating income to determine an investment value.  This 

is the approach used on the subject property. 

 

Rent Roll and Lease Arrangements 
 

The subject had one vacancy at the time of inspection. No leases were provided to the appraiser.  

 

Unit Number of Units 

Three bedroom Units 4   @ $895 per month 

Three bedroom Unit 1   @ $850 per month 

Three bedroom Unit 1   @ $870 per month 

 

The potential gross income, that is income before operation and fixed expenses, is determined by economic 

rent obtainable for the subject property.  Appropriate operation expenses, based on market conditions are then 

deducted from the potential gross income or gross earnings.  This process will result in an estimate of net 

operating income to ownership. 

 

In estimating the economic, or market rental rate for the subject property, the appraiser has surveyed the 

market to estimate the potential gross income the property could generate.  The appraiser has reviewed a 

national survey of the market.  Reis Reports indicated that as of January 31, 2018 for the area around the 

subject the current asking rent per unit was a low of $459.00 and a high of $1,905.  The mean current vacancy 

rate was indicated at 5.8%.  The comparable group summary statistics indicated the following: 
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The appraiser has also completed an analysis of comparable rentals from local area brokers and knowledge of 

units appraised in the last few months.  A highlight of those rental comparables are as follows:  

 

Comparable Rental Units 
Units Address Rental Rate 

2 bed 4553 Swan $750.00 

2 bed 4459 Russell $705.00 

3 bed 6045 Washington $1,000.00 

2 bed 3539 Lawn $945.00 
 

 

The above rents are residential rents in the area that would be comparable to the subject.  The above rents 

indicate a range of $705.00 to $1,000.00 for similar units.  All of the comparable rents were in buildings 

thought to be comparable to the subject.  The most likely tenant in the subject would agree to a gross rental 

agreement with the owner.   

 

After an analysis and consideration of the condition of the subject the appraiser has determined the building is 

being leased at market rental rate levels. Therefore, I have used the current income stream in the analysis.     

 

 

Vacancy 

 

The appraiser has deducted an allowance to account for potential vacancy loss of the subject property.  The 

appraiser has reviewed the data compiled by Reis Reports for January of 2018.  This report has indicated the 

overall vacancy rate for apartments in the south St. Louis area is 5.8%. Considering the location of the subject 

in the city, and its condition, a vacancy and loss factor of 6% would appear in line with the present market 

conditions.    
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Capitalization and Rate Selection 

 
Once the net operation income has been determined, the capitalization rate can be applied to this figure to 

estimate the value of the subject.  Since most properties like the subject are financed in the market the 

appraiser has chosen to employ the mortgage equity technique method of estimating value.   

 

Interest rates obtained from banks and other institutions on similar properties have been found to vary 

between 5% to 6%.  These rates were confirmed by a local survey of banks in the St. Louis market.   Other 

variables surveyed in the market were the amortization of the loan, loan-to-value ratio, and the yield rate.  

Most loans on properties like the subject are based upon a 3-5 year balloon loan amortized over 20 to 25 

years.  Considering the condition and location of the building, the appraiser has applied a 5.5% rate to the 

potential loan in the analysis with a balloon payment in 5 years amortized over 20 years.  

 

The yield rate or IRR is the rate, which the investor will require on his cash investment, before income tax.  

The IRR is always an annual rate over the holding period of the investment. Market research has helped in 

estimating appropriate rates for the property. Realty Rates Investor Survey has indicated overall rates from 

6.41% to 15.59% with an average of 11.46% for property as of the 2nd quarter of 2018.  Investments in a 

property like the subject would typically have a holding period of 5 years up to 10 years.    

 

Based upon the survey data and the condition of the subject, it is the appraiser’s opinion an investor rate of 

11% would be needed in this market sector.  This yield rate, (11%), accepted by investors in the market for a 

particular property can be applied to our program as the IRR in order to calculate an overall capitalization 

rate. The indicated capitalization rate is then applied to net income in order to determine value.   

 

 

  

Stabilized Market Income Schedule

REFERENCE NO: 5572-18
PROPERTY: 5572 Clemens Avenue
ANALYSIS DATE: 12/22/2018

Income Item Gross Income Income Unit of

Units Per Year Per Unit Measure

3 Bedroom Apartments 4 42,960 10,740.00 Units

3 Bedroom Apartment 1 10,440 10,440.00 Unit
3 Bedroom Apartment 1 10,200 10,200.00 Unit

Total Units 6

Total Income $63,600
Vacancy/Credit Loss -3,816
Effective Gross Income $59,784
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Assumptions of the Mortgage Calculation 
Interest Rate 5.5% 

Amortization 20 Years 

Loan-to Value Ratio 80% 

Equity Interest Rate 11% 

Holding Period 10 years 

Balloon Payment 5 years 

 

 
 

 

  

Mortgage Equity Calculation

REFERENCE NO: 5572-18
PROPERTY: 5572 Clemens Avenue
ANALYSIS DATE: 12/22/2018

Input Variables

Projected Holding Period 10 Years
Loan Ratio 1 80.00%
Interest Rate 5.50%
Loan Term 20 Years
Balloon Payment in Year 5
Investor Equity Portion 20.00%
Required Investor Yield (IRR) 11.000%

CALCULATION

Loan 1 x Constant   (.80000 x 0.082546) 0.0660372
Equity x Required Yield   (.20000 x 0.110000) 0.0220000

0.0880372
LESS Credit for Equity Build-up

RATIO x %PAID OFF x SINKING FUND
Balloon in Year 5 -0.0175173

Balloon 1  80.00    -0.2707      0.059801 0.0129502

BASIC RATE 0.0834701

CAP RATE AT STABLE OPERATION 0.0834701

OVERALL RATE - ROUNDED TO 8.35%
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Expenses 

 

In the anticipated future leases, the owner of the property would pay for the following expenses: 

 

 Taxes used in this report are the most recent taxes levied against the subject property. This would be 

an expense of the owner.  

 

 Insurance costs have been supplied to the appraiser as an actual expense.   

 

 Maintenance costs would be the responsibility of the owner and this figure has been supplied to the 

appraiser as an actual expense.   

 

 A management fee would be deducted.  As is typical in the St. Louis market, 3%-10% of the income 

would be charged on the effective gross income.  The owner has supplied a management figure of 

6% which I have applied to the subject.  This is reflected in the analysis as 5.64% of the gross 

income.   

 

 Utilities, and trash would be paid by the owner and this figure has been supplied to the appraiser and 

was deducted from the property.  

 

 Reserve for replacement is an allowance that provides for the periodic replacement of the shorter-

lived building components that deteriorate and must be replaced during the building’s life.  An 

investor survey indicated that investors in the national real estate market would apply a range of 

$155 to $390 per unit in the apartment sector as a factor for the reserves of a building.  Due to the 

condition of the subject the appraiser has estimated $250.00 per unit for the apartments which would 

indicate an annual reserve of $1,500.00 
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The following is a summary of the calculations used in the income approach and reflect an indicated value of 

$483,868.0000;   Call $485,000.00 

 

 

 

 

 

  

Stabilized Market Income Statement 

REFERENCE NO: 5572-18 
PROPERTY: 5572 Clemens Avenue 
ANALYSIS DATE: 12/22/2018 

Amount 
% of 

Gross 

Gross Income 

Total Income $63,600 100.00% 
Vacancy / Credit Loss -3,816 -6.00% 
Effective Gross Income $59,784 94.00% 

Fixed 

Real Estate Taxes 2,108 3.31% 
Insurance 4,198 6.60% 

Operating 

Utilities / Trash 4,752 7.47% 
Maintenance/Repair 2,580 4.06% 
Roads/Grounds/sec 656 1.03% 
Management 3,587 5.64% 

Reserve 

Reserve for replacement 1,500 2.36% 

Total Expenses $19,381 30.47% 

NET INCOME $40,403 63.53% 

CAPITALIZATION 

Stable Net Income Divided by Capitalization Rate = 
Value 

$40,403 0.0835 $483,868  
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MARKET APPROACH 
  

In this section, the subject value is estimated using the Market, or Sales Comparison Approach.  In this 

approach, the market value is estimated by comparing the subject property to similar properties that have sold, 

are listed or are under contract for sale.   

 

In theory, the sales price of a property reflects its physical characteristics, including its improvements, site and 

location.  A comparison of one sale to another may reveal prices paid for different amenities, as long as the 

sale is at arm’s length and both the buyer and seller are well informed.  After sales are compared to one 

another, they are compared to the subject property.  The market data for relative comparison used in this 

report utilizes specified positive and negative adjustments that are made to comparable sales.   

 

The market approach utilizes sales of comparable properties, adjusted for differences, to indicate a value for 

the subject.  The technique used in this portion of the appraisal is a qualitative technique known as “relative 

comparison and analysis.”  Relative comparison analysis is the study of relationships indicated by market data 

without recourse to quantification.  This technique is used because it reflects the imperfect nature of real 

estate markets.   

 

To apply the technique, the appraiser analyzed comparable sales and makes adjustments for differences in 

property rights, financing, sale conditions and market conditions.  Valuation is typically accomplished using 

physical units of comparison such as price per gross acre, price per square foot, price per unit, price per floor, 

etc., or economic units of comparison such as gross rent multiplier.  After inspection, the appraiser further 

analyzed the sales to determine whether the comparables’ characteristics are inferior, superior or similar to 

these of the subject.  The appraiser will adjust the prices and bracket the value of the subject indicating the 

probable range of values.  Adjustments are applied to the physical units of comparison derived from the 

comparable sale.  The unit of comparison chosen for the subject is then used to yield a total value.  Economic 

units of comparison are not adjusted, but rather analyzed as to relevant differences, with the final estimate 

derived based on the general comparisons. 

 

After these adjustments have been made, the comparable sales will reflect their relative adjustment, positive 

or negative, and value indication of the subject.  In the market approach reconciliation, the appraiser then 

weighs the strengths of each sale, considering the adjustments required, and concludes in a point value 

estimate.   

 

The subject and all of the comparables are located in the Saint Louis Metropolitan Area, Missouri.  The 

following analysis is based on closed and listed sales to develop a trend for per unit prices for parcels like the 

subject “as-is” within the Saint Louis Metropolitan Area marketing area.  This group of comparables was the 

best group available to the appraiser.  The data collected was considered reliable and was verified by a party 

to the transaction or listing. 

 

The following sales of the improved properties are used to estimate the market value of the subject: 
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IMPROVED SALE NUMBER 1 
 

Identification 

Address   3539 Lawn Ave.  

    Saint Louis, Missouri 63139 

Identification number 6069-00-0320-0 

 

Improvement Data 

Year Built   1928   

Condition   Renovated  

Building Size  8 units: 6 one-bedroom & 2 two bedroom units  

Description   Masonry multi-tenant building  

Lot Size    0.168 Acres 

 

Transaction Data  

Date of Sale  April 2018   

Seller   3539 Lawn Ave LLC  

Buyer   Northside Properties LLC  

Sale Price   $800,000.00 

Price per Unit  $100,000.00 

Financing   Conventional 

Source   MLS/Realist 

Comments This property is located south of the subject. The unit mix is different 

from the subject but it was a renovated building like the subject. 

Adjustments were made accordingly.  

 

 
 

 

 

I 
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IMPROVED SALE NUMBER 2 
 

 

Identification 

 

Address   5578 Pershing Avenue     

    Saint Louis, Missouri 63112 

Identification number 3873-00-0065-0 

 

Improvement Data 

Year Built   1916 

Condition   Renovated  

Building Size  6 units: 6-three bedroom units  

Description   Masonry multi-tenant building  

Lot Size    0.043 Acres   

 

Transaction Data  

Date of Sale  November 2017 

Seller   19 Properties LLC   

Buyer   Pershing Property LLC  

Sale Price   $720,000.00  

Price per Unit  $120,000.00 

Financing   Conventional 

Source   MLS / City Records / Realist 

Comments This property was totally renovated and has a similar unit mix in the 

building.  Adjustments were made accordingly.  
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IMPROVED SALE NUMBER 3 
 

 

 Identification 

Address   5050 Washington Place  

    Saint Louis, Missouri 63108 

Identification number 5051-02-0220-0 

 

Improvement Data 

Year Built   1924  

Condition   Renovated 

Building Size  9 units: 3 studio; 3 one bedroom & 3-2 bedroom units 

Description   Masonry multi-tenant building  

Lot Size    0.1779 Acres   

 

Transaction Data  

Date of Sale  September 2017 

Seller   Gothies Two LLC  

Buyer   5050 Washington Place LLC   

Sale Price   $905,000.00 

Price per Unit  $100,556.00 

Financing   Conventional  

Source   MLS / Realist 

Comments This property was purchased in June for $789,000 and sold as 

indicated in September.  Adjustments were made accordingly. 
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LOCATION MAP 
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ANALYSIS OF SALES   
 

The analysis requires the appraiser to adjust the prices of the sales as compared to the subject property.  

The comparable sales occurred between September 2017 and April 2018.  The unadjusted prices of these 

comparable sales ranged from roughly $100,000 to $120,000 per unit for the apartments.   

 

Typically, sales must be adjusted for differences relative to the subject in terms of property rights, sales 

conditions, financing, market conditions, location, size, and age and condition of the structure.  Ideally, 

each adjustment would be derived from specific demonstrative market evidence.  However, due to lack 

of sufficient evidence, some adjustments have been made using the appraiser's general experience with 

similar types of properties.  The comparative analysis is discussed in the following paragraphs.   

 

 

Property Rights – In estimating land value, the property rights appraised are the fee simple estate.  The 

comparable sales reflect property rights transferred are the fee simple estate, subject to leases if any, the 

same as appraised.  No adjustments are necessary.  

 

 

Sale Conditions – All the sales are reported to result from arms-length negotiations between non-related 

parties operating in their own best interest with no effect on sales price.  Therefore, no other adjustments 

are required. 

 

 

Financing and Others – Adjustments are made to reflect variations in financing terms.  Other elements 

that may warrant adjusting include adjoining ownerships, assemblages and distressed terms.  In this case, 

no financing adjustments were required. 

 

 

Market Conditions – The sale dates extend from September 2017 to April 2018 compared to the 

appraisal date of December 2018.  Analysis of the comparable sales and consultation with others 

knowledgeable of the market indicated market conditions in the area during this period would have little 

effect on value for sales and no adjustments were required.   

 

 

Location – All comparable sales were located in the City of Saint Louis.  Adjustments were made based upon 

the differences between the sales as compared to the subject property.   

 

 

Condition – All comparable sales were adjusted based on the condition of the property at the time of sale.   

 

 

Unit Mix – The sales varied from the subject in the unit mix and adjustments were made on an individual 

basis as compared to the subject.     
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ADJUSTMENT GRID – Apartment Units (As-Is) 

 
  Subject Sale 1 Sale 2 Sale 4 

Address Clemens   Lawn Pershing Washington 

Lot Size 0.255 Ac 0.168 ±Ac 0.043± Ac 0.1779± Ac 

Number of Units 6 8  6 9 

Unit Mix 6-3 Bed 6-1 Bed 

 2- 2 Bed 

 

6-3 Bed Units 

 

3- Studios    

3- 1 Bed     

3- 2 Bed 

Sale Price   $800,000 $720,000 $905,000 

Date 12/2018 04/2018 11/2017 09/2017 

Condition of Sale Arm’s Length Arm’s Length Arm’s Length Arm’s Length 

Building 

Condition 

Renovated Renovated Renovated Renovated 

Price / Unit  $100,000.00 $120,000.00 $100,556.00 

     

Property Rights Adjustment 

% Adjustment 
   

Financing Adjustment 

% Adjustment 
   

Condition of Sale Adjustment 

e Adjustment 
   

Location Adjustment 

% Adjustment 
-  20% -  17% -  17% 

Condition Adjustment 

% Adjustment 
   

Unit Mix Adjustment 

% Adjustment 
+  5%  +  7% 

Adjusted Sale Price $85,000 $99,600 $90,500 

 

After consideration of the location and physical characteristics of the sales selected for use in estimating the 

value of the subject the indicated a range is as follows:  

 

Value Indicators  Greater Than  $85,000 Less Than $99,600 

Subject =6 Units Greater Than $510,000 Less Than $597,600 

 

 

The appraiser considers the appropriate value for the subject is in the lower range of the indicated values due 

to the location of the subject. Therefore, based on the foregoing analysis and discussion, the estimated value 

of the subject would be $90,000 per unit or $540,000.00. 
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CORRELATION AND FINAL CONCLUSION OF VALUE 
 

The preceding sections of this report include detailed estimates of value developed from recognized appraisal 

techniques.  These estimates, all of which are primarily based on available market data but strengthened by 

refinement in the applicable approach, yielded the following figures: 

 

1. Cost Approach    N/A 

 

2. Income Approach $485,000.00 

  

3. Market Approach $540,000.00 

 

Differences in the estimates were created by variations in the quality and quantity of material available for 

examination or analysis and are not indicative of basic conflicts. 

 

The greatest emphasis has been weighted on the market and income approaches to value because tests and 

checks may be made at several different points in these approaches, which would reflect the typical buyer in 

the open market.   

 

The cost approach was considered an appropriate method of valuation due to the property being improved to 

the highest and best use.  Due to the age and the type of construction, large amounts of depreciation would 

need to be deducted from the subject which would make the cost approach to value suspect.  Therefore, the 

appraiser has determined the cost approach would not be a reliable indicator of value and has not been used in 

this report to formulate a market value for the subject property.   

 

The income approach reflects the income that the building and land could produce.  For this report, actual 

rents were used in the analysis.  This approach was considered in the final estimate of value because buyers 

typically base a portion of their decision on the income potential of a property. 

 

The market approach had a significant influence on value.  All the sales were similar properties sold in the 

City of Saint Louis market.  The market data helped to bracket a value and establish a market rate per unit. 

These rates were then ranked and a value applied to the subject for an indication of value which was thought 

to be appropriate for the subject   

 

The final value mirrors the typical investor's most important considerations, as well as the quality and 

quantity of available potential for profit.  Therefore, it is the appraiser's opinion that the market value of the 

subject property would be: 

 

As Is    $500,000.00 
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PRIVACY POLICY 
 

William A. and/or Robert J. Krodinger recognize the importance of protecting the privacy of my clients.  With 

limited exceptions, all information that we collect regarding our clients and the properties that we appraise is kept 

in our files and is shared with no one.  It is important that you understand what information we have and how it 

may be shared. 

 

Information that we collect:  In the course of business, we may collect "nonpublic personal information" such 

as, clients' names and addresses and other contact information.  We may acquire other personal financial 

information about you in the process of establishing payment terms, etc.  We may also collect and use property 

information, including details about its physical and economic characteristics.  An example of this would be the 

amount of basement finish in a house. 
 

Information that we share:  Under some circumstances we reuse property information that we collect.  We do 

not disclose any contact information of information used by us in establishing payment terms.  Much of the 

information that we reuse is public record and is not subject to privacy laws, but some may be specific 

information that is not publicly available but was collected at a property. 

 

With whom the information is shared:  In order to provide appraisal services that are reliable and accurate, a 

professional appraiser may reuse information regarding a client's property as "comparable data" in a subsequent 

assignment.  Appraisers will occasionally share information with other appraisers who may be working on 

another assignment involving a similar property.  There may also be some situations where we are required by 

law to disclose such information. 

 

It is our policy not to share information with others for uses other than those directly related to real estate 

appraisal practice except when required by law. 

 

How to "opt-out" of having information disclosed:  In order to effectively serve you and other appraisal 

clients, it is important that we are able to reuse property information.  We can provide you and others with the 

high level of professional service that you deserve through the limited reuse of information collected regarding 

other properties we have appraised or by occasionally sharing information with other appraisers. 

 

If you decide to restrict the reuse of the information that we collect, you may direct us not to disclose 

"nonpublic personal information" that we acquire in the process of serving you (except when we are required by 

law to disclose your information).  To do this you must notify us in writing within 60 days of the estimate of 

value.  Please include your name and the address of the property involved.  You may write us at the following 

address: 

 

 William A. and/or Robert J. Krodinger Appraisal 

 2901 Sutton Boulevard 

 St. Louis, MO 63143 

 (314-647-7788) 

 

Information Protection and Security:  Our files are kept on the premises and are accessed only by persons 

associated with this firm.  It is against company policy for anyone associated with this firm to disclose 

information except as noted above and that is a condition of each associate's contract. 

 

Conclusion:  We look forward to the opportunity to provide you with professional real estate appraisal 

services.  If you have any questions regarding our privacy policy, please do not hesitate to call. 
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CERTIFICATION OF THE APPRAISAL 
  

I certify that, to the best of my 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 is my personal, impartial and unbiased professional analyses, opinions and 

conclusions. 

  

3. The appraiser has no present or prospective interest in the property that is the subject of this report, 

and has no personal interest with respect to the parties involved. 

  

4. Compensation is not contingent on an action or event resulting from the analyses, opinions, or 

conclusions in or the use of this report.  This appraisal assignment was not based on a requested 

minimum valuation, a specific valuation or the approval of a loan. 

 

5. My engagement in this assignment is not contingent upon developing or reporting predetermined 

results.  

  

6. My compensation for completing this assignment is not contingent upon the development or reporting 

of a predetermined value or direction in value that favors the cause of the client, the amount of the 

value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly 

related to the intended use of this appraisal.  

 

7. The analyses, opinion and conclusions were developed and the report prepared in conformity with the 

requirements of the Uniform Standards of Professional Appraisal Practice (USPAP) and comply with 

Title XI of the Financial Institution Reform, Recovery and Enforcement Act of 1989 (FIRREA). 

  

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

 

9. No one provided significant real property appraisal assistance to the appraiser(s) signing this 

certification.  

 

10. To the best of my knowledge and belief I have not appraised the property in the last 36 months and 

have not provided any other services to the subject.  

 

 

 

Sincerely, 

    
William A. Krodinger      
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QUALIFICATIONS OF APPRAISER, WILLIAM A. KRODINGER, IFA 
 

 

Education 
 

1. University of Missouri-Columbia 1966-1970, BS degree in education 

 

2. Licensed Real Estate Broker 1971 

 

3. Licensed Residential Real Estate Appraiser 1991 

 

4. Licensed General Real Estate Appraiser 1993 

 

 

Experience 
 

1. Entered general real estate business in 1971 and presently serves as president of A.L. Krodinger Real 

Estate Inc, a general real estate agency established in 1917. 

 

2. I have engaged in appraisal and consultant work since 1972 for lending institutions, lawyers, real 

estate agents, individuals and governmental agencies. 

 

3. I have done appraisal work in Missouri and Illinois encompassing commercial, industrial, multi-

family, special purpose building as well as single-family residences and flats.  Most appraisals were 

made to estimate fair market value. 

 

4. I taught the pre-license real estate salesman course for Jefferson College from 1980 through 1984 

 

5. Former Chairman of the Missouri Health Facilities Review Committee 

 

 

 

Organizations 
 

 Missouri Real Estate Commission (Broker) 

 Missouri Real Estate Appraiser Commission (Licensed) 

 National Association of Independent Fee Appraisers 

 American Society of Appraisers 

 Missouri Association of Realtors 

 St. Louis Association of Realtors 
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ENVIRONMENTAL ADDENDUM  
 

 

1. The appraiser is not an expert in the field of environmental hazards or toxic waste, and consequently the 

appraisal should not be relied upon as to whether or not environmental hazards actually exist on the 

property. 

 

2. The appraisal was prepared solely for lending purposes and does not constitute an expert inspection of the 

property. 

 

3. In order to fully and adequately determine the condition of the property with respect to environmental 

hazards, an expert in the field of environmental hazards should make an inspection of the property. 

 

 

Americans With Disabilities Act – The Americans with Disabilities Act (ADA) became effective January 26, 

1990.  I have not made a specific compliance survey and analysis of this property to determine whether or not 

it is in conformity with the various detailed recommendations set by ADA.  Handicap requirements in St. 

Louis and St. Charles County are governed by the American National Standards Institute (ANSI).  It is 

possible that an ADA compliance survey of the property, together with a detailed analysis of the 

specifications set by ANSI could reveal that the property is not in compliance with one or more of the 

specifications.  If so, this fact could have a negative effect upon the value of the property.  Since I have no 

direct evidence relating to this issue I did not consider possible noncompliance with the specification of ANSI 

in estimating the value of the property.  I assume that if the property is new construction it will comply with 

all ADA requirements. 

 

 

 

Name____________________________ 
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ENGAGEMENT LETTER 
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61 | P a g e  

 

 
 



 

William A. Krodinger
Appraisal Services
2901 Sutton Boulevard Phone: 314.645.0999

St. Louis, Missouri 63143 Fax: 314.647.7788

E-mail: wkrodinger@msn.com

 

Statement
Bill To:

Statement #: 5572-18 FCB Banks

Date: 12/27/18 12000 Tesson Ferry Road  

Borrower: Invest St Louis LLC St. Louis, MO 63128

 

Date Type Invoice # Description Amount Payment Balance

12/27/2018 Appraisal 5572-18 5572 Clemens $1,200 1,200.00$   

Total 1,200.00$   

Reminder: Please include the statement number on your check.

REMITTANCE


