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No.

COMPARABLE SALES

Address 51

Litchfield

Width of lot 45

Area 6097

Assessed Value $

Lot $ Bldgs. $ Total $

No. of Rooms

DESCRIPTION OF IMPROVEMENTS

b No. of Apts. _ 1

Exterior

Basement  Fal ]

Heat

GEA

mﬁx Sq-ft.

Age 48

Gas — =
Condition Good

1he8o

Garage

12x18

Date of Sale

1/58

Price $ 9000 = $1200 down

REMARKS

No. 8

COMPARABLE SALES

Address

301 E. Robie

Width of lot

40

Assessed Value $

Lot $ Bldgs. $

No. of Rooms

(W No. of Apts. 1

DESCRIPTION OF IMPROVEMENTS

i

Exterior

Fran®

Basement Full

Heat

W oil

Age 44

EEK&. Sqa ft.

1440 Condition Fair

Garage

Date of Sale

11/57

Price $ $10,600 Cesh

REMARKS

No. 9

COMPARABLE SALES

Address

496 Andrew

Width of lot

45

Area 4500

Assessed Value $

Lot $ Bldgs. $ Total $

No. of Rooms

DESCRIPTION OF IMPROVEMENTS

No. of Apts. 1

Ll

Exterior

Basement Full

Frame

Heat

Hi¥ Stoker

Age 31

axft. Sqefte

Condition Feirp

1008

Garage

i0-xel8-

Date of Sale

Pricc § 7500 - $1000

— House has been painted since sale

VU N T T —

REMARKS







No. 4
Address

40 W, Chicago

COMPARABLE SALES

Width of lot 29

Area 1508

Assessed Value $

Lot § Bldes. $ Total $

No. of Rooms 5]

DESCRIPTION OF IMPROVEMENTS

No. of Apts. 1

Exterior

Compe side

Basement x

Heat Stove

Age 66 - 70 yre

OureE Pqefte 756

Condition F&_ir

Garage

v
Date of Sale 5/57

Price $§ 2800 Cash

REMARKS

No. )
Address

816 Park Ave.

COMPARABLE SALES

Width of lot 25

Assessed Value $

Lot $ Bldgs. $§

No. of Rooms

DESCRIPTION OF IMPROVEMENTS
No. of Apts.

Exterior

Basement

Heat

1
1/3
Age 69

TEF Sqe1te

Condition Good

Garage

Date of Sale

Price § 5250 = $500 down

REMARKS

No. 6
Address 245 Front

COMPARABLE SALES

Width of lot 44

Assessed Value $

Lot $ Bldgs. §

No. of Rooms 5 |

DESCRIPTION OF IMPROVEMENTS

No. of Apts.

Exterior St 'd_c co

Basement

Heat Stéve

¥
2/3
73

Age I

Condition

Fair

Garage

Date of Sale

Price$ 7500  $500 down

5/58

REMARKS







COMPARABLE SALES

No.

Address g1 §, Western = =
Width of lot 40 Area 4800

Assessed Value § Lot $ — Bldgs. $ Total $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms e _ No. of Apts. :
Exterior Asb. Sid. Basement Full

Heat GEA fas Age 66
Luxfx Sq.fte | gos Condition Fair

Garage 10716 :
Date of Sale 6/%8 Price $§ 7500 - $500 down

REMARKS

COMPARABLE SALES

No. 20

Address 223 Anp St, . -
Width of lot 41,25 e, Area 3094
Assessed Value $ Lot § Bldgs. $ Total $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms 5 No. of Apts. 1

Exterior Freme T Basement Full )
Heat HW Gtas Age 58
goxfr.5d.fte 900 Condition Good
Garage 9 x\18

Date of Sale 4/58 Price $ 7500 - Cash

REMARKS

COMPARABLE SALES

No. 21

Address 196 E. Acker

Width of lot 100 il Area 12500
Assessed Value $ Lot $ Bldgs. $ Total $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms .8 No. of Apts. 2
Exterior ¥ Frame Basement <
Heat | Stove Age 58
TOXfEE ©qe1Te v 1354 Condition Faip
Garage

Dateof Sale 5457 _ Price$ 6600 - $400 down

REMARKS







: COMPARABLE SALES
Moo MR

Address g1 E, King
Width of lot o5

Assessed Value § Lot $ A Bldes. $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms 4, 2 No. of Apts.
Exterior AS'D"._ STd_. ' Basement !
Heat GHA//Gas Age = 72

Goofx Sqefte 550 Condition aip

Garage g e
Date of Sale 7/57 Price § 5200 $2000 dn.

REMARKS

COMPARABLE SALES

No. 17
Address 155 Atwater
Width of lot 50 _Area 6000

Assessed Value $ Lot $ Bldgs. $ ' Total $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms ) No. of Apts, 1

Exterior AsP.\'Sid. Basement Full

Heat FA oll Age 88
Guofs, Sqsf'te 720 Condition good
Garage

Date of Sale 6/57 Price § 6900 = $300 down

REMARKS

COMPARABLE SALES

No. 18

Address 435 Superior

Width of lot 22= Area 1687
Assessed Value $ Lot § Bldgs. § Total $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms 5 No. of Apts. 1
Exterior Frafe Basement =
Heat Stovp Age 65
@uxie. Sqefte 7o Condition Good

Garage

Date of Sale 5/57 Price $ 6900 - $700 down

REMARKS
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No. 135

COMPARABLE SALES

Address

192 Water

Width of lot

o0

Area 6000

Assessed Value $

Lot $ Bldes. $ Total $

No. of Rooms » 3
Exterior

'rFr ame

DESCRIPTION OF IMPROVEMENTS

No. of Apts. 1

None

Heat
TEfx Sqefte

43

Cﬁtmre__

Basement
50

Age
2 - Condition Fair

Garage 19

20

Date of Sale 9/5

7 Price § 2000 - $250.00 down

REMARKS

No. 14

COMPARABLE SALES

Address 473 Hatch

Width of lot 25

Area 3312

Assessed Value $

Lot § Bldgs. $ Total $

No. of Rooms [ 4

DESCRIPTION OF IMPROVEMENTS

No. of Apts.

Exterior

:A-Sb.

Side. Basement

Heat wtov

e _ Age

Guofx. Sqefte 56

9 Condition

Garage 145

x 25

Date of Sale 3/58

Price § 3000

REMARKS

No. 15

COMPARABLE SALES

Address 403 Michi

£an

Width of lot

26

3146

Assessed Value §

Lot $ Bldgs. $ Total $

No. of Rooms

DESCRIPTION OF IMPROVEMENTS

4 _ No. of Apts.

Exterior

Basement

Heat

Frame
Age

@uxfe. Sqeite |

Stove
870 Condition

Garage

Date of Sale

9/87

Price §

Exterior has

REMARKS

been painted since sale







COMPARABLE SALES

No. 10
Address 401 E, Page

Width of lot 80 ] _Area 9840

Assessed Value $ Lot$ o Bldgs. $ Total $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms 5 No. of Apts. 3

Exterior AsbB. Side Basement Full

Heat GHA 0i1 _ Age 44

@uxitx Sq.Tts . 924 Condition Fair

Garage

I g
Dateof Sale  5/57 Price § 7900 « $1000 down

REMARKS

COMPARABLE SALES

No. 11
Address 375 Colburn

Width of lot 26433 B Area 3291

Assessed Value § Lot $ = Bldgs. $ Total $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms 4 No. of Apts. 3

Exterior " siding Basement Full

Heat | W Gas Age 79

Guxft. 5q.fte 932 Condition Good

Garage ! 12 = 17

Date of Sale 10/57 Price § 5300 Cash

REMARKS

COMPARABLE SALES

No. 12
Address 446 S. Wabashe

Width of lot 30 Area 2250

Assessed Value $ Lot § Bldgs. $ Total $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms No. of Apts. 1 ) Sel
Exterior 5 Basement 1/3

Heat | Age About 7OV

Ruxfr. Sq. Lt Condition Fair

Garage

Date of Sale Price $§ 3950 _Cash

REMARKS
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COMPARABLE SALES

No. 22

Address 445 E. Page .
Width of lot 50 Area 3000
Assessed Value $ Lot $ Bldgs. $ Total $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms 8 No. of Apts. 2
Exterior Frame - Basement Full

Heat “FA Gas, Age 74

Corfer Sqefte M1z Condition Good
Garage -
Date of Sale 5/58 Price $ 8900 - $400,00 down

REMARKS

COMPARABLE SALES

No. 2%

Address 916 Albemarle

Widthoflot 24 R Area 2545
Assessed Value $ Lot $ ~ Bldgs. $ Total $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms 9 No. of Apts. . 2
Exterior Brick ° Basement 3/4

Heat stove Age 75

Gmoft. Sq.fte 2024 Condition  Fair

Garage 15x8

Date of Sale 5/58 Price § 4950 - $1000 down

REMARKS

COMPARABLE SALES

No. 24

Address 593 = 595 = 597 = 599 Carroll = 2 double houses

Width of lot 79 ' Area 10665
Assessed Value $ Lot $ Bldgs. $ Total $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms 24 No. of Apts. 4
Exterior Frame) ] Basement Full
Heat Stove in 3 aptse Age 56
Cacfe Sqe.fte 4060 Condition poor
Garage

Date of Sale 5/67

Price § 6000 - $500 dn. _

REMARKS







% COMPARABLE SALES

No. 1

Address 259 Colburne i

Width of lot 42 T, Len gy = o= Area 5040
Assessed Value § Lot $ Bldgs. $ Total §

DESCRIPTION OF IMPROVEMENTS

No. of Rooms § No. of Apts. 1
Exterior PFrame Basement L

e

Heat Stove _ Age 58
Cuxfe. 9q.ft. 1100 Condition Good

Garage 5 )
Date of Sale 9 /57" _ Price $ 6800 - $200 down

REMARKS

COMPARABLE SALES

No. 2

Address 804 Stewart Ave.

Width of lot 40 5800
Assessed Value $ Lot $ Bldgs. $ Total $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms 5 No. of Apts.

Exterior Asb. 1Sid. Basement Full
Heat Stove S EARES | 56
Euxfe. Sq.fte 94¢ Condition Fair
Garage 10x18

Date of Sale /58 Price § 4950  (Cash

REMARKS

COMPARABLE SALES

No. 3

Address 312 Bay St

Width of lot 40 Area 4650
Assessed Value $ Lot $ Bldgs. $ Total $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms 5\‘ - No. of Apts. 1

Exterior Asbe Sid. ' Basement Full

Heat GHA Gasy Age 60

Lot Sq.fte 824 Condition Fair

Garage 16 x 18 ]

Date of Sale  9/57 _ Price § 6200 - $800 down

REMARKS
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LEGAL DESCRIPTION

Lots Three (3) through Seventy-nine (79) Upper Levee Addition to St.Paul
and Lots Eighty (80) through Ninety (90) Upper Levee Addition to Ste
Paul No. Two (2), Remsey County, Minnesota,

DATE AND PURPOSE

To estimate a fair market value of the individual properties as of the date
on the specific reportses

DEFINITION OF FAIR
MARKET VALUE

Market wvalue in this report is that amount of money that a property will
bring if exposed for sale on the open market for a reasonable length of
time with both the buyer and the seller being fully informed as to the
future benefits which the property can producee

REGIONAL AND CITY
DATA

St. Paul, Minnesota is the capital city and second largest in the State
of Minnesota; with Minneapolis, its so called "twin city" it is the
principle market and distribution center of the upper midwest. It is
noted as being one of the most diversified industrial and mamufacturing
cities of its size in the nation. It is also known as one of the
important transportation terminals in this part of the country being
serviced by nine railroads and several large trucking compeniese The
Mississippi River also affords excellent economic transportation of cargo
such as o0il and coal,

PROPERTY RIGHTS TO
BE APPRAISED

Title in fee simple unemcumbered subject to the usual utility easements,
if anyes

4LONING
The entire distriot is zoned he avy industrial.

HIGHEST AND BEST USE

The highest and best use of the subject property, in the opinion of your
eppraiser, is conversion from residemtial use into industrial site or
sitese In view of the fact that the zoning of the property is heavy
industrial and the amenities that it enjoys because of the facility

of transportation by rail, river, or truck as well as its proximity to
an excellent labor market it appears %o your appraiser that it is
highly adeptable for industrial usSage .

NEIGHBORHOOD DATA

The properties under appraisal are mostly single family homes with some
two family residences concentrated in an ares of slightly over nine
acres. There are many instances where two homes have been built on one
average size lote

It is extremely difficult to find a similar comnunity as it is bounded

on the Southeast by the Shepard Road which adjoins the Mississippi River,
on the Northwest by railroad right of way, on the Northeast by a grain
elevator and on the Southwest by the Northern States Power Co, generating
plant. In addition to the railroad yards on the Northwest there is a
bluff approximately 150 ft. in height which creates an additional barrier
beyond the railroad yard activitiese




NEIGHBORHOOD DATA Con'te

The area was settled originally by immigrants from Italy and to a great
extent they or their descendents still occupy the areae

TOPOGRAPHY

The entire area is level being about 15 feet above the normal summertime
level of the river.

ADVERSE INFLUENCES

The area is subject to flooding as was evidenced in 1951 and 1952. In
1951 ell the basements in the area were flooded to a distance of
approximately 5 feet. In 1952 the water level rose to cover the first
floor of the homes and buildings in the area and to a depth of approx-
imately 3 feet above the first floor areas. There are several homes
that have been unoccupied since that time and there is approximstely 12%
vacancy in the area at the present time.

Another detrimental influence is the isolation of the subject property
being surrounded by industrial development on three sides, and the
Mississippi River on the fourth. BSuch a situation stifles any potential
growth or expansion and tends to create & declining neighborhood trend.

The closest school is approximately one and one-half mile and shopping
and trensportation is about a mile from the subject property which is
another factor that adds to the decline of the neighborhood as it
offers no esmenities for people with children of school age. However,
the area is serviced by school buse.

COMIENT ON COMPARABLE
SALES

It is fairly difficult to find properties that are camparable to the
subject property due to its unique location and characteristicse

Your eppraiser has, however, endeavored to find similarities of some
sort in each of the comparables used in this appraisal, that is highly
congested areas, small orowded lots and similarities of location such
as on the southerly side of the rivere I have adjusted them to conform
as closely as possible to the properties under appraisemente

Land values offered the same problem &s do the individual homes. I
did, however, have sales of land in a similar locations, that is as far
as general area was concerned.

I also had other sales that I thought were somewhat comparable but
enjoyed superior emenities to the subject property because of proximity
to schools, transportation, shopping, etce and I adjusted them to the
subject properties to the best of my ability.

CORRELATION AND CONCLUSION

After a careful analysis of all the factors involved and taking into
consideretion the poor marketability of homes in the subject area,
considering all the factors that in my opinion affected the value of
these properties, it is the opinion of your asppraiser that an estimate
of fair market value is as indicated on reports for each propertye.

Respectfylly submitted,

July 8, 1958 JAIES S. STEVENS




APPRAISAL
for
The Housing and Redevelopment Authority
of the City of Saint Paul,Minnesota

1745 City Hall and Court House
Saint Paul, 2, Minnesota

by

James S. Stevens
671 Stryker Ave.
ote.Paul,; Minnesota

of

Upper Levee Froject

MINNes R=3

Consisting of

79 Parcels = 2 Volumes
Additional Exhibits in Vol,l
Letter of Transmittal

2 Piotures of Entire Area

2 page Narrative Report
Appraiser's Qualifications
Limiting Conditions

Plat of Property

dap of St. Paul = showing
subject property in relation
to St. Paul Loope.

Book of Comparable Sales =
Nose 1 through 30







CA.7-7028

JAMES S. STEVENS

APPRAISER - REALTOR
571 STRYKER AVE. ® ST. PAUL 7, MINN.

July 8, 1958

The Housing and Redevelopment Authority
of the City of Saint Paul, Minnesota
1745 City Hall & Court House

Saint Paul, 2, Minnesota

Res Upper Levee Project =  MINN R=3
Gentlemen:

Persueant to your request I have examined the property
in the Upper Levee Project, more fully described as follows:

"Lots 3 thru 79, Upper Levee Addition
to St. Paul, and,

Lots 80 thru 90, Upper Levee Addition
to St. Paul No. 2" Ramsey County, Mim.

in order to estimate a fair market value as of the dates on the
individual reportse

I have carefully inspected each of the properties
involved in this eppraisal, have teken pictures of each property
end I have carefully analyzed all of the factors that I felt
would effect on the valuations of the properties under appraisal.

It is my opinion that an estimate of fair market value
is as indicated on the separate reports as of the date of each
reporte

Respectfully submitted,

) »

JAMES S. STEVENS




CA.7-T026

JAMES S. STEVENS

APPRAISER - REALTOR
571 STRYKER AVE. ® ST. PAUL 7, MINN.

APPRAISER!S QUALIFICATIONS

Educations University of Minnesota Extension Courses =

Fundamentals of Real Estate Practice,
Real Estate Law,
Real Estate Appraisales

Americen Institute of Real Estate Appraisers =
Case Study Course Noe 2e

Society of Residential Appraisers =
2 courses on appreisinge

Experiences: Real Estate Broker since 1940,
Fee Appraiser for the followings
Veterans Administration
United Federal Savings and Loan Ass'n.
Minnesota State Bank
Iwin City Federal Sevings and Loan Ass'n,

Other Clients:

State of Minnesota

Clty of SO. Sth&ul

City of West StePaul
Village of Mendotg Heights
No. States Power Coe.

Iowa Development Coe

Gre. Western Re Re Cos

Quelified as expert witmess in following courts:
Dekota County District Court
Washington County District Court
United States Tax Court
Ramsey County District Court

Memberships St. Paul Board of Realtors
Director 1955, 1956, 1957
Minn, Ass'n. of Realtors
National Ass'n. of Real Estate Boards
National Institute of Real Estate Brokers




JAMES S. STEVENS

APPRAISER - REALTOR
571 STRYKER AVE. ® ST. PAUL 7, MINN.

LIMITING CONDITIONS

This Appraisal is made subject to the following limiting conditionss

1. The legal descriptions as shown on the individual reports are
assumed to be substantially correcte.

2. I assume no responsibility for matters legal in character nor
do I render amy opinion as to the titles which are assumed to
be marketablee. Liens and encumbrances if amy have been dis=
regerded and the properties have been appraised as though free
and cleare.

The information in this report indentified as being furnished
by others is believed to be reliable, but I assume no re-
sponsibility for its accuracye

Possession of this report or a copy thereof does not carry with
it the right for publication, nor may it be used for any pur=
pose by anyone but the applicant without the previous written
consent of the appraiser, or the epplicant and in any event
only with proper qualification.

I em not required to give testimony or attendance in court
by reason of this appraisal with reference to the subject
properties unless arrangements have previously been made
therefor.

The distribution of the total valuation in this report between
land and buildings epplies only under conditions &s exist in
this propertys. The separate valuations for land and building
must not be used in conjunction with any other eppraisal and
are not valid if so useds

Unless otherwise specified lot improvements such as walks,
fences, trees, shrubs, etce are included in the value estimated
for the propertye

The names of owners are correct to the best of the information
obtained by mee Such information, however, must not be con=
sidered to be definitely accuratee No leasehold evaluations,
(if there are any) have been meadee




COMPARABLE SALES

No. 25
Address 140 Concord Ste.

Width of lot 20 - irregular =
Assessed Value $ Lot $ Bldgs. $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms Store with apt. above No. of Apts. 1

Exterior Asb. Sid. Basement Fyl]

Heat EHW oil , Age 55

@x ft. 1280 Condition Good

Garage

Date of Sale  6/58 Price $ 7500 Cash

REMARKS

COMPARABLE SALES

No. 26
Address 33 E, George

Width of lot 50

Assessed Value § Lot $ Bldgs. $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms 11 rms plus sbore No. of Apts. 3

Exterior  AspheSiding Basement  3/4

Heat HA oil in store Age 65

€. ft. 2400 Condition Fair

Garage

Date of Sale 10/56 Price $ 10,000 Cash

REMARKS

COMPARABLE SALES

No. 27
Address 422 Concord

Width of lot 49 Area 4000

Assessed Value $ Lot $ Bldgs. $ Total $

DESCRIPTION OF IMPROVEMENTS
No. of Rooms Store and 2 apartments No.of Apts. 2

Exterior brick ' Basement Full

Heat GHA Gas Age 70

h. ft. 2400 Condition Fair

Garage

Date of Sale 1/57 Price $§ 10,000

REMARKS




COMPARABLE SALES

No. 28
Address 1,10, Be 66, WeSte.Paul Proper

Width of lot 50

Assessed Value $ Lot $ Bldgs. $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms  Vacant lot No. of Apts.

Exterior Basement

Heat Age

Guxfrx Sqefte Condition

Garage

Date of Sale 10/57 Price § 800400

REMARKS
16¢ per sqe.fte

COMPARABLE SALES

No. 29
Address About 761 W. Central

Width of lot 42 2040

Assessed Value $ Lot § Bldgs. $ Total $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms +vacant lot No. of Apts.

Exterior Basement

Heat Age

Guxft. Sqefte Condition

Garage

Date of Sale June 'b6 Price $ 1200600

REMARKS
App. 24¢ per sq.fte - about 40% better than subject land

COMPARABLE SALES

No. 30
Address T73 Vie Central

Width of lot 42 Area 5040

Assessed Value $ Lot $ Bldgs. $ Total $

DESCRIPTION OF IMPROVEMENTS

No. of Rooms Vagcant lot No. of Apts.

Exterior Basement

Heat Age

THEIXE. Sqefte Condition

Garage

Date of Sale June '56 Price § 1200

REMARKS
Appe 24¢ per sq.fte About 40% better than subject lande




UPPER LEVEE FROJECT MINN R-3

&FPRAISALS OF PARCELS l-1 THROUGH 1-38
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