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SUMMARY OF SALIENT FACTS AND CONCLUSIONS 

 
Fee Owner: Cretex Industrial Park, LLC 
 
Location: The subject property is located east of 70th Street West 

and south of Stagecoach Road in Shakopee, 
Minnesota.   

   
  More specifically, the subject property consists of 4.61 

acres along the southern boundary of three larger tax 
parcels which include 58 acres referred to as the Cretex 
site.  

 
  The Cretex property is currently platted as Lot 1, 2, and 

Outlot A, Block 2, Cretex Industrial Park 1st Addition, 
Shakopee, Scott County, Minnesota. The subject is 
identified as a portion of Lot 5, Block 2 on the 
proposed Hentges Industrial Park plat. 

  
Date of Valuation: January 8, 2021 
 
Date of Inspection: December 17, 2019 and subsequent dates 
 
Property Appraised: Land Only 
 
Rights & Interests Appraised: Fee Simple Market Value 
 
Zoning: I2, Heavy Industry 
 
Guided Land Use: Industrial (Shakopee 2040) 
 
Highest and Best Use: As Vacant – Industrial development as allowed under 

Shakopee I2, Heavy Industry district, developed to the 
maximum density as is permitted by the city. 

 
Gross Land Area: 4.61 acres, or 200,778 SF 
 
Land Area:  
   (net of pipeline easement  
   and electrical easement)      3.40 acres, or 148,083 SF 
 
Site Description: The appraisers were provided with a preliminary plat 

map from the client identifying the subject parcel is 
approximately 200,778 SF, or 4.61 acres.  The site is 
flag-shaped with a developable area of 148,418 SF, or 
3.41 acres, and 52,360 SF or 1.20 acres of land are 
located within the 90-foot-wide leg that extends north 
to the proposed Hentges Way roadway. 
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS 

(CONTINUED) 

 
Site Description (Continued): It is also noted that approximately 37,639 SF is 

encumbered by a pipeline easement and 15,056 SF is 
encumbered by an electrical easement. The pipeline 
easement includes approximately 29,639 SF consisting 
of the flag portion of the site and 8,000 SF is outside 
the flag-shaped area along the west boundary of the 
site. The electrical easement includes approximately 
11,856 SF consisting of the flag portion of the site and 
3,200 SF is outside the flag-shaped area along the west 
boundary of the site. 

 
  Therefore, the unencumbered developable land area is 

3.15 acres, or 137,218 SF, exclusive of the flag-shaped 
area extending north to the proposed Hentges Way 
roadway. 

   
  The subject’s topography varies from generally level to 

moderately sloping with moderate tree coverage.  
 

Value Conclusion: $1,205,000 
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PHOTOGRAPHS OF SUBJECT 

  

Looking Southeast along the Southern Boundary of the Subject Site 

Looking Southeast along the Southern Boundary of Subject Site  
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PHOTOGRAPHS OF SUBJECT 

 

Looking West along Stagecoach Road toward Planned Access of Cretex Site 

Looking Southwest from Stagecoach Road toward Planned Access to Cretex Site  
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PHOTOGRAPHS OF SUBJECT 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Looking Southeast from Former Cretex Avenue East and 70th Street West at Larger Cretex Site 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Aerial View of Subject (Scott County GIS)  

Please note the subject site of 4.61 acres is approximate lot outline in red.  
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PRELIMINARY PLAT MAP  
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PRELIMINARY PLAT MAP- ENLARGED  
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PROPERTY APPRAISED 

 

The subject, identified as a portion of Lot 5, Block 2 on the proposed Hentges Industrial Park 

plat, consists of a flag-shaped lot with a gross land area of approximately 200,778 SF, or 4.61 

acres, which is currently part of three larger tax parcels with an overall site area of 

approximately 58 acres. The subject site is located along the southern boundary of the overall 

58 acres and is identified as a portion of Lot 5 on the proposed Cretex site plan.  Furthermore, 

approximately 37,639 SF of land is encumbered by a pipeline easement and 15,056 SF is 

encumbered by an electric easement along the west boundary of the subject site. 

 

 

DATE OF APPRAISAL 

 

 The effective date of valuation is January 8, 2021. 

 

 

INSPECTION OF THE PROPERTY 

 

 Alyssa M. Ruis and Jason L. Messner inspected the property on December 17, 2019 and 

subsequent dates.  Jon Rausch, a broker from Cushman & Wakefield, accompanied the 

appraisers on the December 17, 2019 inspection. 

 

 

PROPERTY OWNERSHIP 

 

  The property is owned by Cretex Industrial Park, LLC. 

 

 

SALES HISTORY 

 

The subject property is part of the larger 58.14 acre Cretex site that sold in April of 2019 

for $7,875,000 or $3.11 per SF of land area and included approximately 43,385 SF of 

building improvements. The seller was Forterra Concrete Products, Inc. and the buyer was 

Cretex Industrial Park, LLC.  Following the sale of the 58 acres, approximately 40 acres of   
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SALES HISTORY 

 

industrial land is currently listed for sale at a negotiable price. Reportedly, there are 

proposed plans for a 505,440 SF industrial building on the land adjacent to the west of the 

subject property. 

 

The client has provided a letter of intent between Cretex Industrial Park, LLC (seller) and 

Shakopee Public Utilities Commission (buyer) for $9.00 per SF or $1,807,308 that was 

dated December 10, 2020. The letter states the buyer is also to pay 10% of the roundabout 

and access road which are considered “off-site” which would not exceed $150,000. No 

purchase agreements have been provided to the appraisers. A site plan of the adjacent 

proposed 505,440 SF development is included in the Addenda of this report. 

 

It is noted that our overall land value conclusion is higher than the most recent sale of the 

larger Cretex property on a per square foot basis due to the subject being significantly 

smaller in size, and assumed to be platted with public infrastructure in place in order to 

develop the property.  In addition, the previous sale was a private transaction that was not 

marketed for sale.  

 

 

CLIENT, INTENDED USE AND INTENDED USERS 

 

The client of this appraisal assignment is Shakopee Public Utilities.  The intended use of 

this appraisal is to provide valuation guidance for internal decision making regarding the 

possible purchase of the subject property.  The intended users of this appraisal report are 

the representatives of Shakopee Public Utilities.   

 

 

PURPOSE OF THE APPRAISAL 

 

 The purpose of this appraisal is to estimate the fee simple market value of the subject 

property. 
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PROPERTY RIGHTS APPRAISED 

 

 The subject property will be appraised by estimating the market value of the fee simple 

interest of the real estate, subject to existing easements.  For use in this appraisal, the fee 

simple interest in the real estate is subject to the following definition obtained on Page 90 

of The Dictionary of Real Estate Appraisal, Sixth Edition, Appraisal Institute. 

 
 Absolute ownership unencumbered by any other interest or estate, subject only to the 

limitations imposed by the governmental powers of taxation, eminent domain, police power,  

and escheat.  

 

 

MARKET VALUE DEFINED 

   

Market value as utilized in this appraisal report conforms to the following definition 

obtained from Page 142 of The Dictionary of Real Estate Appraisal, Sixth Edition 

 
 The most probable price that a property should bring in a competitive and open market 

under all conditions requisite to a fair sale, the buyer and seller each acting prudently and 

knowledgeably, and assuming the price is not affected by undue stimulus.  Implicit in this 

definition is the consummation of a sale as of a specified date and the passing of title from 

seller to buyer under conditions whereby: 

 

• Buyer and seller are typically motivated; 

 

• Both parties are well informed or well advised, and acting in what 

they consider their best interests; 

 

• A reasonable time is allowed for exposure in the open market; 

 

• Payment is made in terms of cash in U.S. dollars 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.   

 

Unless otherwise noted in the appraisal report, market value shall represent cash 

equivalent terms where the seller receives all cash for their interest.  The property may be 

financed at typical market terms under this definition. 

 

The above definition describes market value as an exchange concept.  According to The 

Dictionary of Real Estate Appraisal, Sixth Edition, at Page 245, value in exchange is  
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MARKET VALUE DEFINED 

   

 

defined as the “a type of value that reflects the amount that can be obtained from an asset 

if exchanged between parties.”   

 

 

COMPETENCY OF APPRAISERS 

 

 Alyssa M. Ruis and Jason L. Messner, MAI, CRE, have the knowledge and experience to 

complete this appraisal assignment competently and in compliance with USPAP.  Refer to 

the Appraiser’s Qualifications in the Addenda of this report for further details.  

 

 

SCOPE OF WORK 

 

This document is intended to provide a market value appraisal of the property.  This 

appraisal is intended to comply with the Uniform Standards of Professional Appraisal 

Practice (USPAP) of the Appraisal Foundation.  It has also been performed in compliance 

with the Code of Professional Ethics and Standards of Professional Appraisal Practice of 

the Appraisal Institute and is presented following the USPAP Standards Rule 2 – 2(a) 

guidelines for real property appraisal reporting. 

 

 Summary of Appraisal Methodology 

 In this analysis, the following data and concepts pertaining to the subject property have 

been examined.  

 
1.  Physical Characteristics of Real Property, including: 
 
  Inspection of the Subject Property  
 
  Review of available Plat Maps  
 
  Review of available Aerial Photographs 
 
  Observation of the Local Market and the Subject’s Place within this 

Market 
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SCOPE OF WORK 

 

 Summary of Appraisal Methodology 

 
2.  Non-Physical Characteristics of Real Property including: 
 
  Property Rights 
 
  Legal Description 
 
  Existing Road and Utility Easements 
   
  Assessment Data 
 
  Zoning and Land Use Guiding 

 
3.  Observations and Data Concerning the Subject Property’s Market and 

Transactions within this Market: 
 
  Supply and Demand Generators of the Market 
 
  Financing Available within the Market 
 
  Perception of the Market as to the Future 

 

 From the above data and concepts, we have made the following analyses. 

 
  Highest and Best Use of the Subject Property 
 
  Application of the Appropriate Approaches to Value for the Property - See 

the following Appraisal Procedures and Techniques section of this report 
for an explanation of the sales comparison approach. 

 
  Correlation and Final Estimate of Value  

 

 

ASSUMPTIONS 

 

 The following assumptions have been made related to this valuation of the subject 

property: 

 

• The subject site consists of approximately 200,778 SF of land, or 4.61 acres, which 

is currently part of three larger tax parcels that include approximately 58 acres of 

land. Furthermore, there is a pipeline easement that encumbers approximately   
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ASSUMPTIONS 

 

37,639 SF and an electrical easement that encumbers approximately 15,056 SF of 
the subject site. Therefore, the unencumbered land area is approximately 3.40 
acres or 148,083 SF. 

• Prior to sale, we assume the subject site will be platted with necessary roadway 
and public utilities infrastructure available for development. 

• The subject will have access to city sewer and water from proposed Hentges Way 
to the north of the proposed subject lot. 

 

 

ENVIRONMENTAL CONSIDERATIONS 

 

Based upon inspection of the subject property, it is assumed that no environmental 

concerns such as PCBs, toxic and hazardous soil or ground water contamination exist upon 

the subject as of the date of this appraisal report.  However, the reader is advised the 

appraiser is not qualified to perform inspections concerning the existence or absence of 

environmental concerns.  If any environmental contaminants do exist within the subject 

property, our conclusion of value would likely be different than stated herein. 

 

 

REGIONAL AND CITY DATA 

 

 Location 

The subject is located in the city of Shakopee, Scott County, Minnesota.  Shakopee is 

located within the outer-suburban ring of the Minneapolis/St. Paul metropolitan area.  The 

Minneapolis/St. Paul metropolitan area is situated in the north central portion of the United 

States, approximately 275 miles south of the U.S./Canadian Border and 400 miles 

northwest of Chicago, Illinois. 

 

Commonly referred to as the “Twin Cities,” the Minneapolis/St. Paul metropolitan area is 

located in the southeastern region of the State of Minnesota at the confluence of the 

Mississippi and Minnesota Rivers.  According to the U.S. Census Bureau, the Standard 

Metropolitan Statistical Area (SMSA), which constitutes the Twin Cities, includes eleven 

Counties: Anoka, Carver, Chisago, Dakota, Hennepin, Isanti, Ramsey, Scott, Washington  
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REGIONAL AND CITY DATA 

 

 Location 

and Wright Counties in Minnesota and St. Croix County in Wisconsin.  Scott County 

borders Hennepin County to the north, Dakota County to the east, Rice and Le Sueur 

Counties to the south, Sibley County to the west and Carver County to the northwest. 

 

The Minneapolis/Saint Paul metropolitan area is situated at the crossroads of Interstate 94 

(east/west) and Interstate 35 (north/south) and is served by a major international airport, 

located approximately six miles south of the mid-point between Minneapolis and St. Paul. 

 

Government 

The Metropolitan Council was established to coordinate and resolve development issues 

affecting the Minneapolis/St. Paul area.  This governing body has jurisdiction over the 

Seven-County Metropolitan Area (SCMA), which includes Anoka, Carver, Dakota, 

Hennepin, Ramsey, Scott and Washington Counties.  Since the Metropolitan Council deals 

with planning issues for the Seven-County Metropolitan Area, most data available  

concerning the social and economic forces affecting the Twin Cities corresponds to the 

same SCMA.  Shakopee also has a City Council/Mayor form of government. 

 

Population 

The Metropolitan Council reports the following population estimates for 2018: 

 
• Shakopee:    41,506 
• Scott County:      146,111    
• SCMA:     3,113,338 

 

In addition, based upon data compiled by the U.S. Census Bureau, the Metropolitan 

Council reports the following population trends for the city of Shakopee, Scott County and 

the Seven-County Metropolitan Area. 

  

City of Scott Seven-County

Year Shakopee County Metro Area

2000 21,115 89,498 2,642,062

2010 36,946 129,928 2,849,567

2020* 43,000 153,750 3,127,660

2030* 48,100 176,260 3,388,950

2040* 53,100 199,520 3,652,060

*As projected by the Metropolitan Council

Population
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REGIONAL AND CITY DATA 

 

Population 

The population data shows that the city of Shakopee and Scott County realized strong 

growth between 2000 and 2010, increasing at compounded annual growth rates of 5.75% 

and 3.80%, respectively.  In comparison, the Seven-County Metropolitan Area grew at a 

0.76% annual rate.  As estimated by the Metropolitan Council, growth is expected to 

continue for Shakopee, as well as for Scott County and the larger metropolitan area. 

 

Households 

The Metropolitan Council reports the following household estimates for 2018: 

 
• Shakopee:    13,787 
• Scott County:      49,812  
• SCMA:     1,213,980 

 

In addition, based upon data compiled by the U.S. Census Bureau, the Metropolitan 

Council reports the following household trends for the city of Shakopee, Scott County and 

the Seven-County Metropolitan Area.  

 

 

 

 

 

 

 

 

 

The household data also indicate that the city of Shakopee and Scott County realized 

significant growth between 2000 and 2010, with compounded annual growth rates of 

6.45% and 3.93%, respectively.  These rates are higher than the Seven-County 

Metropolitan Area’s annual growth rate of 0.90%.  While this growth stagnated across most 

markets for several years due to the Great Recession, residential permit activity has 

increased in recent years. 

  

City of Scott Seven-County

Year Shakopee County Metro Area

2000 6,807 30,692 1,021,456

2010 12,722 45,108 1,117,749

2020* 15,000 55,160 1,256,580

2030* 16,900 64,510 1,378,470

2040* 18,800 74,130 1,491,780

*As projected by the Metropolitan Council

Households
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REGIONAL AND CITY DATA 

 

Construction Activity 

The following charts summarize construction activity in Shakopee, Scott County, and the 

Twin Cities metropolitan area, with data obtained from the Metropolitan Council. 
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REGIONAL AND CITY DATA 

 

Construction Activity 
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REGIONAL AND CITY DATA 

 

Employment  

Historical unemployment rates of Shakopee, the Twin Cities, the State of Minnesota and 

the United States, from 2011 to 2019, are located below. 

 

 

 

 

 

 

 

As can be observed from the data above, the unemployment rates in Shakopee and Scott 

County generally mirror that of the Twin Cities and Minnesota as a whole.  Furthermore, 

Minnesota consistently has lower unemployment rates than the national average.  While 

significant increases in unemployment rates have occurred due to the COVID-19 

pandemic, non-temporary impacts to employment are not yet known.  

 

Transportation 

 The Minneapolis/St. Paul metropolitan area is easily accessible due to the following major 

highways serving the Twin Cities. 

 
•  Interstate 35 - A major north/south highway, which connects with 

Duluth, Minnesota to the north and Kansas City, 
Missouri to the south.  In the metro area, I-35 splits 
with I-35W passing through Minneapolis, while 
I-35E passes through St. Paul. 

 
•  Interstate 94 - A major east/west highway that connects with 

Milwaukee, Wisconsin/Chicago, Illinois to the east, 
and Fargo, North Dakota to the west. 

 
•  Interstate 494/694 - A major freeway, which loops around the periphery 

of the Twin Cities. 
 
•  U.S. Highway 169 - A north/south route serving the western suburbs. 
 
•  U.S. Highway 212 - An east/west route serving the southwestern 

suburbs. 
  

Area 2011 2012 2013 2014 2015 2016 2017 2018 2019 Nov-20

Shakopee 5.9% 5.0% 4.4% 3.4% 3.1% 3.3% 3.0% 2.4% 2.9% 3.7%

Scott County 5.8% 5.0% 4.4% 3.6% 3.1% 3.2% 3.0% 2.5% 2.8% 3.4%

Twin Cities 6.3% 5.5% 4.9% 3.9% 3.5% 3.5% 3.3% 2.7% 3.0% 3.9%

Minnesota 6.5% 5.6% 5.1% 4.1% 3.7% 3.8% 3.5% 2.9% 3.2% 3.9%

United States 8.9% 8.1% 7.4% 6.2% 5.3% 4.9% 4.4% 3.9% 3.7% 6.4%

Source: Minnesota Department of Employment and Economic Development  

Unemployment
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REGIONAL AND CITY DATA 

 

Transportation 

 
•  U.S. Highway 12/ 
       Interstate 394 - An east/west route, which connects downtown 

Minneapolis with the western suburbs. 
 

•  U.S. Highway 61 - A north/south route serving the eastern suburbs. 
 
•  U.S. Highway 10 - A diagonal route extending from Wisconsin to 

Fargo, North Dakota; it passes through St. Paul and 
Anoka County. 

 

Other major highways serving the Twin Cities area include State Highway 100, State 

Highway 77 (Cedar Avenue), Crosstown Highway 62, Lafayette Freeway, and U.S. 

Highway 52/55. 

 

The Twin Cities is served by the Minneapolis St. Paul International Airport (MSP) and six 

general aviation airports throughout the region, known as “reliever airports” that help 

relieve congestion at MSP.  These airports provide private and corporate aviation services 

for more than 400,000 aircraft each year, according to the Metropolitan Airports 

Commission.  MSP International is among the largest airports in the world, with high 

volumes of passenger and cargo traffic to and from destinations around the globe.  MSP is 

a primary hub for Delta Airlines, and is served by eleven other domestic and international 

passenger carriers. 

 

The major means of mass transit in the Twin Cities is the metropolitan bus system operated 

by Metro Transit, a division of the Metropolitan Council.  In addition, Light Rail Transit 

(LRT) along the Hiawatha Avenue corridor connects downtown Minneapolis, 

Minneapolis/St. Paul International Airport, and the Mall of America.  There are 17 LRT 

stations, and Metro Transit offers 46 bus routes with connecting service and timed transfers 

at 13 light rail stations.  Central Corridor-Green Line LRT began service in June 2014, and 

connects the two CBDs of Minneapolis and St. Paul, as well as the State Capital and the 

University of Minnesota.  The Northstar commuter rail connects the northwest suburbs of 

the Twin Cities with downtown Minneapolis. 
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REGIONAL AND CITY DATA 

 

Transportation 

Railroads serving the Twin Cities include Burlington Northern Santa Fe, Union Pacific, 

Canadian Pacific/Soo Line Railway Company and Amtrak.  Also, about 100 trucking firms 

serve the metropolitan area, making it one of the largest distribution centers in the nation. 

 

 Utilities 

The Minneapolis/St. Paul area, as well as Shakopee, is served by municipal water and 

sewer systems, electricity, telephone service and natural gas.  Sewage disposal is regulated 

by the Metropolitan Waste Control Commission.   

  

 The Metropolitan Council controls sewer availability by restricting the area that it will 

serve.  The area served is called the Metropolitan Urban Service Area (MUSA).  Through 

its control of municipal sewer, the Metropolitan Council has been able to direct urban 

development.   

 

Summary 

In summary, the Twin Cities enjoys a strategic geographic location supported by strong 

transportation links.  Analysis of economic and demographic data for the Twin Cities 

reveals a trend of general growth and soundness of the area’s well-diversified economy.  

 

While the region is not insulated from national and global economic uncertainties, the 

above data indicate the Twin Cities is an environment that is resilient and, in most 

circumstances, above national averages and standards.  Although in the short term the 

local economy will likely continue on a path of slow-to-moderate growth, the Twin Cities 

region’s business environment is expected to have a positive, long-term, effect on real 

estate and values, including properties such as the subject.  
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NEIGHBORHOOD DATA 

 

The subject is located east of 70th Street West and south of Stagecoach Road in Shakopee. 

 

The subject neighborhood is defined by the following boundaries. 

 
  North: Minnesota River 
  South: County Road 16 (Eagle Creek Boulevard) 
  East: Interchange of Highway 169 and County Road 101  
   West: County Highway 83 (Canterbury Road South) 

 

Land use in the neighborhood can best be described as a mix of industrial, commercial, 

service-commercial and manufacturing uses.  Commercial and industrial related uses are 

generally concentrated along Highway 101.  These uses include Ace Trailer sales, Cargo 

Van-Go, Buy-Rite Auto Sales, Ziegler CAT, to name a few.  To the south of County Road 

101 are heavy industrial uses where there are light industrial/business park uses are more 

prominent in the western area of the neighborhood. 

 

Access to the subject neighborhood is considered good.  The neighborhood has immediate 

access to U.S. Highway 169 and County Road 101. Highway 169 travels in an east-west 

direction through the city of Shakopee and transitions to a north-south direction towards 

Eden Prairie and Mankato. Highway 169 is accessed from Stagecoach Road and County 

Road 101 within the neighborhood. County Road 101 is a secondary access point through 

Shakopee that transitions to Highway 13 to the east towards Savage. County Road 101 is 

accessed from Stagecoach Road and 70th Street West. 

 

Given the convenient location to major thoroughfares, northeast Shakopee consists 

primarily of industrial land uses.  In addition, the area underwent a substantial change due 

to the new Highway 169/Interstate 494 interchange.  An aerial map illustrating recent 

industrial activity located on the next page, followed by a summary of the development/ 

redevelopment projects. 
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NEIGHBORHOOD DATA 

 
A) Scannell Properties has proposed building a speculative ±100,000 SF warehouse. 

B) United Properties has proposed developing two speculative industrial buildings, 
totaling ±408,000 SF, on a 23.79-acre tract of land. 

C) Canterbury Park has received approval to develop 598 multi-family units on 
approximately 40 gross acres.  Canterbury Park is proposing to redevelop ±350 
acres with a mix of residential, commercial, retail and entertainment uses.  The 
proposed project is known as Canterbury Commons. 

D) Scannell Properties is developing a speculative ±120,000 SF warehouse. 

E) Vital Properties acquired a 3.23-acre site in the southwest quadrant of U.S. 
Highway 169 & County Road 101, and is constructing a ±50,000 SF 
retail/warehouse (Universal Business Center). 

F) Larson Development acquired a 5.18-acre tract along the western edge of the 

industrial park, and constructed a ±28,000 SF office/warehouse in 2017. 

G) Duke Realty constructed a ±375,000 SF industrial building in 2017.  

H) The Opus Group constructed a speculative ±122,400 SF industrial building in 
2016.   

I) Duke completed a ±225,000 SF build-to-suit project for Milestone AV 
Technologies in 2015. 

J) Amazon acquired a 66-acre site at the southeast corner of County Road 101 and 
Shenandoah Drive in June 2015, and constructed a ±820,000 SF fulfillment 
center.  This facility can accommodate 1,000 full-time jobs. 

K) The Opus Group constructed a ±216,000 SF build-to-suit industrial office 
warehouse occupied by AmerisourceBergen.  

L) The former 25-acre Shakopee Raceway Park has been redeveloped with four 
industrial sites between 2013, 2014, and most recently in 2019.  The sites include 
Recovery Technical Solutions (asphalt shingle recycling), Gresser (concrete and 
masonry construction), Emulsion Estates, LLC (Biff’s), and Lloyd’s Construction 
Services (demolition, excavation, roll-offs, debris management, and related 
services). 

M) Emerson Electric Company acquired the unfinished ±500,000 SF of the former 
ADC Telecommunications facility in 2013.  This building now serves as the 
Rosemount instrument research and manufacturing facility, and is anticipated to 
create up to 500 new jobs in Shakopee.  Emerson estimated renovation costs of 
the former ADC facility at $70 million.   

N) Opus Development acquired 50 acres of land, located adjacent to Emerson Electric 
Company’s Rosemount facility in September 2013.  The tract has been platted as 
the Valley Park Business Center.  Opus developed a speculative ±200,000 SF 
industrial building in 2013.  The Opus Group also constructed two additional 
speculative buildings as of the date of this appraisal (see projects H and N). 

O) J & J Minneapolis purchased a 44.65-acre tract of land in February 2012, and 
developed the site with a 720,000 SF warehouse facility occupied by SanMar, an 
imprintable sportswear supplier.  
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NEIGHBORHOOD DATA 

 

The subject’s immediate neighborhood is considered an area of growth even though most 

of the land in the area is fully developed; exceptions include the Cretex site and the 

property to the west. The subject site as well as the surrounding north and west immediate 

area is available for sale for heavy industrial uses. Again, there are approximately 40 acres 

of available land for sale within the immediate area, including proposed plans to build 

approximately 505,440 SF of industrial space adjacent west of the subject property.  

 

The neighborhood is served by all modern utilities, including municipal water and sanitary 

sewer.  Street improvements include a bituminous street surface, concrete curb and gutter, 

and an in-ground storm sewer system. 

 

In conclusion, the neighborhood is anticipated to remain viable into the future, and a 

change in land use in the future seems unlikely.  Overall, the subject neighborhood is 

considered a good location from which to operate a number of businesses. 

 

 

TAX AND ASSESSMENT DATA 

 

The subject’s property tax and assessment data are presented below. Please note that tax 

and assessment data below are for the three tax parcels that includes 58± acres of land; 

however, the subject property is only 4.61 acres in the southeast corner of this property. 

 

 

 

 

 

 

 

 

 

 

 

  

Assessor's Valuation Date January 2, 2020 January 2, 2019

2021 Payable 2020 Payable

PID: 270730050

Total Estimated Market Value $1,100,000 $1,035,000 

 = Taxable Market Value $1,100,000 $1,035,000 

Net Taxes Payable $0.00 $33,630.00 

Special Assessments $0.00 $0.00 

 = Total Taxes Payable $0 $33,630 

PID: 270730040

Total Estimated Market Value $6,650,000 $5,641,500 

 = Taxable Market Value $6,650,000 $5,641,500 

Net Taxes Payable $0.00 $181,594.00 

Special Assessments $0.00 $0.00 

 = Total Taxes Payable $0 $181,594 

PID: 270730070

Total Estimated Market Value $150,000 $143,800 

 = Taxable Market Value $150,000 $143,800 

Net Taxes Payable $0.00 $4,672.00 

Special Assessments $0.00 $0.00 

 = Total Taxes Payable $0 $4,672 
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TAX AND ASSESSMENT DATA 

 

The 2020 Assessor’s estimate for the entire parcel (58 acres) is $7,900,000 or $3.13 per SF 

of land area. The subject property consists of 4.61 acres. The assessed value is lower on a 

per square foot basis compared to the subject’s concluded land value due primarily to its 

smaller site size.  

 

 

LOCATION AND LEGAL DESCRIPTION 

 
Address: East of 70th Street West and south of Stagecoach Road, Shakopee, 

Scott County, Minnesota. 
 
PID: Portions of the following: 27.073005.0, 27.073007.0, 

27.073004.0 
 
Existing Legal  
   Description: The property is located in Lot 1, 2, and Outlot A, Block 2, Cretex 

Industrial Park 1st Addition, Scott County, Minnesota. 
 
Proposed Legal  
   Description: Portion of Lot 5, Block 2, Hentges Industrial Park 

 

 

ZONING AND FUTURE LAND USE 

 

 Zoning is administered by the City of Shakopee.  As depicted on the Shakopee Zoning 

Map on the following pages, the subject is zoned I2, Heavy Industry District.  According 

to the City of Shakopee, “The purpose of the Heavy Industry District is to provide an area 

for industrial uses in locations remote from residential uses and in which urban services 

and adequate transportation exist.” 

 

Uses permitted within the I2, Heavy Industry District include, but are not limited to the 

following: 

   

• Administrative, executive and professional offices; 

• Contractor’s supply yards; 

• Landscaping services and other contractors; 
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ZONING AND FUTURE LAND USE 

 

• Manufacturing, fabrication, processing, research laboratories, assembly, 

warehousing, wholesaling, storage operations, and research laboratories except 

those that fit within one of the mandatory EIS categories under MN Rules 

4410.4400; 

• Motor Freight Terminals. 

• Retail sales of heavy industrial, manufacturing or construction machinery or 

equipment. 

• Warehousing and wholesaling 

 

There are a limited number of required lot dimensions within the I2, Heavy Industry 

District.  The performance standards are as follows: 

 

   Maximum Building Height:     45 Feet 

   Minimum Lot Area:       1 Acre 

   Maximum impervious surface percentage:  85% 

   Minimum Lot Width:      100 Feet 

   Minimum Front Yard:      30 Feet 

   Minimum Side Yard:       15 Feet 

   Minimum Rear Yard:       30 Feet 

  

The following pages include the zoning map for the City of Shakopee and the Future Land 

Use Plan Map. 
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ZONING MAP  
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FUTURE 2040 LAND USE MAP  



        21974-5                                                                           22 

  
PATCHIN MESSNER                                       

Valuation Counselors  

 

 

LAND DESCRIPTION  

 
Gross Land Area: 4.61 acres, or 200,778 SF 
 
Land Area 
   (net of pipeline esmt.  
   and electrical esmt): 3.40 acres, or 148,083 SF 
 
Shape: Irregular including 90-foot-wide flag 
 
Frontage: The subject is along a railroad to the south and will 

have frontage to Hentges Way to the north.  
 
Traffic Counts: No traffic counts available 
 
Terrain: The subject’s topography varies from generally level to 

moderately sloping with moderate tree coverage.  
 
Utilities: Given its location and proposed infrastructure 

improvements, the site will have access to public sewer 
and water.   

 
Flood Hazard: The subject property is located in FEMA Zone C, areas 

with minimal flood risk.  No flood hazard analysis has 
been conducted.  The subject site is located in one 
FEMA map area. 

 
Map No.:     2704340003C 

 Effective Date:   September 29, 1978 
 
Soil Conditions: The soils appear stable and suitable for typical 

construction practices.  However, neither soils tests nor 
engineering data have been provided to us in 
conjunction with this appraisal. 

 
Easements/ 
   Encumbrances: The subject property is encumbered by a 50 foot wide, 

37,639 SF pipeline easement and a 20 foot wide, 
15,056 SF electrical easement along the west boundary 
of the subject property. The electrical easement can be 
found in the Addenda of this report.  In addition, it is 
assumed that there will be typical drainage and utility 
easements around the boundaries of the property.  

 
Other than noted above, the appraisers are not aware 
of any other easements that would have a significant 
effect upon the subject’s market value, marketability, 
or development ability on the parcel.   
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HIGHEST AND BEST USE 

 

Highest and best use is defined in The Dictionary of Real Estate Appraisal, Fifth Edition, 

Appraisal Institute as follows: 

 
The reasonably probable and legal use of vacant land or an improved property that is 

physically possible, appropriately supported, financially feasible, and that results in the 

highest value.  The four criteria the highest and best use must meet are legal permissibility, 

physical possibility, financial feasibility, and maximum productivity. 

 

This publication goes on to distinguish the highest and best use as vacant and as improved, 

as follows: 

 
Highest and best use of land or site as though vacant -  Among all reasonable, alternative 

uses, the use that yields the highest present land value, after payments are made for labor, 

capital, and coordination.  The use of a property based on the assumption that the parcel 

of land is vacant or can be made vacant by demolishing any improvements. 

 

Highest and best use of property as improved -  The use that should be made of a property 

as it exists.  An existing improvement should be renovated or retained as is so long as it 

continues to contribute to the total market value of the property, or until the return from a 

new improvement would more than offset the cost of demolishing the existing building and 

constructing a new one. 

 

In order to determine highest and best use of the subject property, as vacant, the following 

factors must be considered when addressing possible uses.  They are: 

 

1. Legally Permissible 

2. Physically Possible 

3. Financially Feasible 

4. Maximally Productive 

 

As Vacant 

The subject is zoned I2, Heavy Industry District, and guided Industrial by the Shakopee 

2040 Comprehensive Plan.   

 

The subject consists of a proposed flag-shaped lot with a gross land area of approximately 

200,778 SF, or 4.61 acres.  The property is also encumbered by a pipeline easement that 

is approximately 37,639 SF and an electrical easement that is approximately 15,056 SF, 

based on the preliminary plat map and the Scott County GIS tool along the west boundary.  
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HIGHEST AND BEST USE 

 

As Vacant 

While it is assumed that the pipeline and electrical easement can be utilized for parking, 

no structures can be constructed in this area.  As such, the total unencumbered land area, 

exclusive of the pipeline and electrical easements, is 148,083 SF, or 3.40 acres. It is also 

assumed that public street and utility improvements are available to the site. 

 

The Shakopee area is growing, and interest rates remain at historically low levels.  

Financing is generally available to qualified borrowers.  In addition, market participants 

are investing in industrial properties and the following sales comparison approach 

demonstrates recent land sales activity for new construction. 

 

The subject is located near County Road 101 and is proximate to major thoroughfares.  As 

previously discussed, Shakopee has recently experienced a boom in industrial 

development.  Furthermore, several of these industrial/business park developments 

occurred in the subject’s surrounding area.  Industrial/business park development also 

conforms to the surrounding area of the subject property.   

 

Given the above, it is the appraisers’ opinion that the subject has a highest and best use, 

as vacant, for industrial development consistent with the I2 zoning requirements. 

 

 

EXPOSURE AND MARKETING TIME 

 

 Exposure time of six months would be required to sell the subject property, based on the 

value stated herein.  Marketing time, including due diligence and closing, is also estimated 

at six months. 

 

 

APPRAISAL PROCEDURES AND TECHNIQUES 

 

 In order to develop an opinion of market value of the subject land, in both the before and 

after situations, the following appraisal technique is considered.  
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APPRAISAL PROCEDURES AND TECHNIQUES 

 
Cost Approach - considers the current cost of replacing a property, less the 

depreciation from three sources: physical deterioration, functional 
obsolescence and external obsolescence.  A summation of the market 
value of the land, assumed vacant, and the depreciated replacement cost 
of the improvements provides an indication of the total value of the 
property. 

 
Sales Comparison Approach - produces an estimate of value by comparing the 

subject property to sales and/or listings of similar properties in the same or 
competing areas.  This technique is used to indicate the value established 
by informed buyers and sellers in the market. 

 
Income Approach - is based on an estimate of the subject property’s possible 

net income.  The net income is capitalized to arrive at an indication of 
value from the standpoint of an investment.  This method measures the 
present worth of anticipated future benefits (net income) derived from a 
property. 

 

 The appraisal assignment is to estimate the current market value of the subject.  The sales 

comparison approach is the preferred, and most common, technique for valuing land.  

Therefore, only the sales comparison approach to value is performed in this appraisal. 

 

 

SALES COMPARISON APPROACH 

 

The sales comparison approach is utilized to value the subject property.  As previously 

mentioned, the theory behind the sales comparison approach is based on the “principle of 

substitution,” which implies that a prudent person will not pay more to buy or rent a 

property than it will cost to buy or rent a comparable substitute property.  The validity of 

this approach is based on the assumption that continuity exists between similar properties 

of like adequacy and their market values.  The reliability of this technique is dependent 

upon the availability of sales data and the degree of comparability of the sales studied. 

 

To apply the sales comparison approach to the subject property, information has been 

sought on recent land sales similar to the potential future uses of the subject parcel.  In 

this case, the search primarily focused on recent sales of industrial development land.    
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SALES COMPARISON APPROACH 

 

While a number of sales were initially considered and analyzed, the comparables 

summarized and adjusted on the following pages were ultimately chosen as being most 

relevant to estimating the subject’s land value.  The sales used in this analysis are presented 

on a location map, followed by aerials and brief comments of the comparables, and then 

an adjustment grid, to arrive at an estimated market value for the subject land.   
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COMPARABLE SALES LOCATION MAP  

N 
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SALES COMPARISON APPROACH 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Comparable Sale 1 
 

Location: 7225 Highway 13 West 
  Savage, Minnesota 
PID(s): 26.908005.0 
Buyer: Ivy Brook Parking, LLC  
Seller: Jeanette S. Leitchman Family Living Trust 
Date of Sale: June 2020 
Utilities: Available   
Zoning: I1, Light Industrial 
Intended Use:  Outdoor Trailer Parking   
Size: 254,826 SF, or 5.85 Acres  
Sale Price: $1,800,000 
Price per SF: $7.06 
Remarks: The property was previously operating as a truck parking facility. The 

buyer intends to continue to utilize the site as an outdoor parking facility 
with no plans to build on the site. The property was reportedly listed for 
sale for $1,800,000 for approximately three months before it was sold.   
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SALES COMPARISON APPROACH 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Comparable Sale 2 
 

Location: 3130 Lexington Avenue South 
  Eagan, Minnesota 
PID(s): 102250205370 
Buyer: 3130 Lexington Avenue, LLC 
Seller: 3M Company, LLC 
Date of Sale: January 2020 
Utilities: Available   
Zoning: I1, Limited Industrial 
Intended Use:  Office/Warehouse   
Size: 612,452 SF, or 14.06 Acres  
Sale Price: $5,125,000 
Price per SF: $8.37 
Remarks: At the time of sale the property was a vacant 127,561 SF industrial 

building that was originally marketed to a user or investor to occupy the 
building with a list price of $8,200,000. After over 400 days on the 
market, the property sold for $5,125,000 with the buyer’s intention to 
demolish the industrial building and construct a new distribution nearly 
twice the size of the original building. There was also approval for 
outdoor parking of 43 trucks and trailers. The demolition costs were not 
available at the time of research. Therefore, the appraisers have estimated 
demolition costs of an additional $510,000, or $4 per square foot of 
building area.   
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SALES COMPARISON APPROACH 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Comparable Sale 3 
 

Location: 7350 Golden Triangle Drive 
 Eden Prairie, MN 
PID: 12-116-22-13-0013 
Buyer: Opus Development Company, LLC 
Seller: DRS Golden Triangle, LLC 
Date of Sale: January 2020 
Utilities: Available 
Zoning/Guiding: I-2, Industrial Park; Guided Industrial Flex Tech (2040) 
Intended Use: Warehouse 
Size: 447,780 SF, or 10.28 Acres  
Sale Price: $3,400,000 
Price per SF: $7.59 
Remarks: This was an arm’s-length transaction, according to a representative of the 

buyer. No soils cleanup was required for this site.  The buyer is 
constructing a 130,130 SF, single-story, industrial building.  The 
breakdown of the building will be approximately 80% warehouse and 
20% office.  An approximately one-acre outlot covering all of the 
wetland in the western portion of the property is proposed to be created, 
placed in conservation easement, and deeded to the City.    



        21974-5                                                                           31 

  
PATCHIN MESSNER                                       

Valuation Counselors  

 

 

SALES COMPARISON APPROACH 

 

Comparable Sale 4 
 

Location: South Side of County Road 101, West of 70th Street West 
  Shakopee, Minnesota; Lot 2, Block 1, Lloyd’s Addition 
PID(s): 27.437002.0 
Buyer: Emulsion Estates, LLC 
Seller: Lloyd's Properties, LLC 
Date of Sale: September 2019  
Utilities: Available   
Zoning: I2, Heavy Industry 
Intended Use:  Office/Warehouse   
Size: 182,342 SF, or 4.19 Acres  
Sale Price: $1,245,395 
Price per SF: $6.83 
Remarks: The seller purchased this site as well as the land adjacent to south as one 

parcel of 8.63 acres in June of 2016 for $1,700,000. The seller decided 
to split the parcel and is keeping the southern portion of the site to merge 
with their existing land to the east. This site was publicly marketed for 
sale and was a part of the old raceway track property. 
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SALES COMPARISON APPROACH 

 

Comparable Sale 5 
 
Location: Westerly Quadrant of U.S. Highway 169 & County Road 101 
 Shakopee, Minnesota 
PID(s): 27.479002.0 
Buyer: Vital Properties, LLC 
Seller: CFP Enterprises, LLC & Mesenbrink Construction & Engineering, Inc. 
Date of Sale: July 2018  
Utilities: Available   
Zoning: I1, Light Industry 
Intended Use:  Office/Warehouse   
Size: 140,530 SF, or 3.23 Acres 
Sale Price: $775,000 
Price per SF: $5.51 
Remarks: This is an arm’s-length transaction.  The property was marketed by 

Cushman & Wakefield for several years and the sale price was based on 
an appraisal.  The sale included two tax parcels, which were assembled 
for the purpose of constructing a ±50,000 SF office/warehouse building 
(Universal Business Center). 
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SALES COMPARISON APPROACH 

 

Comparable Sale 6 
 

Location: East Side of Maras Street, South of 13th Avenue East 
 Shakopee, Minnesota 
PID(s): 27.415001.0 
Buyer: Quiring Properties IV, LLC 
Seller: Lloyd Properties, LLC   
Date of Sale: July 2018  
Utilities: Available   
Zoning: I-1, Light Industry 
Intended Use:  Future business expansion  
Size: 117,136 SF, or 2.69 Acres 
Recorded Sale Price: $805,000 
Less: Contributory 
  Value of Improve.: ($ 52,500) 
Adjusted Sale Price: $752,500 
Adjusted Price per SF: $6.42 
Remarks: Lloyd Properties, LLC (seller) had relocated to a new facility in 

Shakopee, and no longer needed this site for their business 
operation.  The seller approached multiple parties with interest in 
selling the property.  Randy Quiring (Quiring Properties IV, LLC) 
is an adjacent property owner and was motivated to purchase this 
site for future business expansion.  Mr. Quiring based his offer on 
recent market activity, however, he indicated that a premium may 
have been paid.  The property is improved with a 3,840 SF metal 
building.  According to the Scott County Assessor, the building 
contributes approximately $52,500, and is deducted from the sale 
price to estimate the price paid for the land.          
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SALES COMPARISON APPROACH 

 

 

Comparable Sale 7 
 
Location: 8175 Highway 101 
 Savage, MN 
PID(s): 263590010 
Buyer: Gulf Shores, LLC 
Seller: Boyer Ford Trucks, Inc. 
Date of Sale: May 2018 
Utilities: Available   
Zoning: I-1, Limited Industrial 
Intended Use: Outdoor Storage 
Size (Gross): 91,912 SF, or 2.11 Acres 
Size (Net): 78,912 SF, or 1.81 Acres 
Recorded Sale Price: $580,000 
Price per SF (Net): $7.35 
Remarks: According to the buyer, he had rented the site for several years as 

outdoor storage of his trailers. The buyer stated that he was offered 
to purchase the property from seller. The sale price was 
determined by an appraisal the seller had obtained, which was 
reportedly higher than the previous agreed price that is 
undisclosed. The buyer plans to continue to utilize the site as 
outdoor storage. There is approximately 13,000 SF of wetland area 
to the northeast corner of the site that has been deducted from the 
overall site size. 
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SALES COMPARISON APPROACH  

 

 Explanation of Adjustments 

 
Property Rights: All of the sales represent the transfer of fee simple 

interest.  Therefore, no adjustments are necessary. 
 

Financing:  No unusual financing circumstances were reported 
that would have affected the sale prices of the 
comparables.  All of the comparable sales involved 
cash to seller financing.  

 
Conditions of Sale: All of the comparable sales used are reported to be 

arm’s-length transactions.   
 
Special Assessments: None 

 
Other Expenditures: None 

  
Market Conditions: The comparable sales occurred between May of 2018 

and June of 2020.  The industrial land market has 
experienced steady growth in demand during this 
time.  As such, the market conditions adjustment is 
based on a 3% annual increase from 2018 to March 
2020, with no market adjustment applied after March 
2020 due to the COVID pandemic. 

 
Location: The location adjustment is based upon observations 

of the subject and each of the comparables.  Factors 
such as proximity to the Twin Cities metropolitan 
area, major transportation routes, accessibility, 
demand generators, and surrounding land uses are 
considered when making this adjustment.  

  
 The subject property is located within the interior of 

a larger parcel with no visibility to a major roadway.  
 
 Comparable 1 has no visibility to Highway 13, 

however, it has two road frontages which are 
considered superior compared to the subject. 
Therefore, Comparable 1 has been adjusted 
downward. 

 
 Comparable 2 is located in a superior location with 

frontage along a highly traveled roadway. Therefore, 
Comparable 2 has been adjusted downward.  

  
 Comparable 3 and 4 have superior locations and 

access compared to the subject. Therefore, downward 
adjustments have been made. 
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SALES COMPARISON APPROACH  

 

 Explanation of Adjustments 

 
Location (Continued): Comparable 5 has superior access and visibility along 

Highway 169 and Highway 13. Therefore, we have 
applied a downward adjustment. 

 
 Comparable 6 is located along a less traveled road, 

like the subject and is considered similar. Therefore, 
no adjustments are necessary.  

 
 Comparable 7 is located along a higher traveled 

roadway, Highway 13, and is considered superior to 
the subject. Therefore, a downward adjustment has 
been made. 

  
Zoning: The subject is located in the I2, Heavy Industry 

district, which is considered superior to I1, Light/ 
Limited industry district due to more allowed uses, 
including outdoor yard storage. Therefore, we have 
determined there is a modest premium for I2, Heavy 
Industry land uses. Comparables 1, 2, 3, 5, 6, and 7 
are located in light industrial and light industry zoned 
districts and have been given upward adjustments. 

 
Land Size: The comparable land sales range in size from 78,912 

SF to 612,452 SF.  
 
 For this analysis, Comparables 2 and 3 are larger than 

the subject and were given upward adjustments for 
their larger sizes in comparison to the subject.  

  
 Comparables 5, 6 and 7 are smaller than the subject 

and are given downward adjustments. 
 
Shape/Utility: The subject’s gross land area is flag-shaped and 

consists of approximately 200,778 SF, which 
includes 52,360 SF of land that is a 90-foot-wide leg 
that will simply provide access to the proposed 
roadway to the subject from Hentges Way.  
Approximately 29,639 SF of land within the flag-
shaped portion of the property is also encumbered by 
the pipeline easement. Furthermore, approximately 
11,856 SF of land within the flag-shaped portion of 
the property is encumbered by an electrical 
easement. The flag-shaped area consists of 26% of the 
overall land area and is considered to have low utility 
since this area cannot be developed, except for 
driveway purposes.   
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SALES COMPARISON APPROACH  

 

 Explanation of Adjustments 

 
Shape/Utility (Continued): As such, the subject’s shape is considered to be 

atypical in the marketplace. In considering the 
reduced utility of this area, it is the appraisers’ 
opinion that the unit value of the land included in the 
flagged portion of the lot is reduced in value by 50%.  
Therefore, we have adjusted the comparable sales 
downward 15%, with the exception of Comparables 
5 and 7 which are also irregular in shape. 

 
Terrain: The subject’s topography is assumed to be generally 

level to slight sloping with wooded trees. Most of the 
sites are open and level. Therefore, Comparables 1, 
2, 4, 5, 6 and 7 are given downward adjustments. 
Comparable 3 is considered similar to the subject and 
no adjustment was given.  

 

Analysis 

The seven comparable land sales range in unadjusted sale price from $5.51 per SF to $8.37 

per SF, with an average of $7.02 per SF and a median of $7.06 per SF.  After the adjustment 

process, the comparable land sales range in sale price from $5.21 per SF to $7.34 per SF, 

with an average of $5.89 per SF and a median of $5.78 per SF.  The adjustment process 

has tightened the range of the comparable sales, indicating the appropriateness of the 

adjustments utilized. 

 

In addition, to the seven sales comparables, there are two additional sales/listings that were 

also considered. 

 

The first property is a 15.85 acre (12.57 usable) industrial land located in Shakopee along 

the northeast intersection of Highway 169 and Old Brick Yard. The property is under 

contract between Shakopee Economic Development Authority (seller) and Opus (buyer) 

for $1.65 million or $3.01 per SF on a usable land area basis. Due to this property being 

owned by the City of Shakopee, there are several requirements for developing this site, 

which resulted in a lower purchase price.  
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SALES COMPARISON APPROACH  

 

Analysis 

The second property is listing located at 6055 147th Street West in Apple Valley. The site 

consists of 8.21 acres and is zoned I-2 General Industrial, which allows outdoor storage 

use. The site is listed for sale for $5.00 per SF.  

 

Again, the gross land area of the subject property consists of approximately 200,778 SF or 

4.61 acres. However, approximately 37,639 SF is encumbered by a pipeline easement and 

approximately 15,056 SF is encumbered by an electrical easement adjacent to the pipeline 

easement.   Of the 37,639 SF pipeline easement, approximately 29,639 SF is within the 

flag shaped portion of the property and 8,000 SF is outside the flag-shaped area. Of the 

15,056 SF electrical easement, approximately 11,856 SF is within the flag shaped portion 

of the property and 3,200 SF is outside the flag-shaped area. Therefore, 11,200 SF (8,000 

SF + 3,200 SF) of land area is outside the flag-shaped area but encumbered by pipeline 

and electrical easements. This encumbered area is 7.5% of the subject’s overall 

developable area of 148,418 SF. Furthermore, within the flag-shaped area, 79% is 

encumbered by a pipeline or an electrical easement. 

 

In conclusion, Comparable 4 is most similar to the subject in terms of its I2, Heavy Industry 

zoning, with an adjusted sale price of $5.37 per SF. However, Comparables 1, 2, and 3 

are the most recent sales with a sale price range of $5.78 to $7.34 per SF, and an average 

of $6.42 per SF. Based on the preceding data, the market value for the subject property is 

estimated to be $6.00 per SF of gross land area, assuming it is served by public 

infrastructure. 

 

Given the above, the market value for the subject property as of January 8, 2021, is 

estimated to be as follows: 

 
Gross Land Area:    200, 778 SF x $6.00 per SF = $1,204,668 

 
           Rounded to    $1,205,000  
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ADDENDA 
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EXHIBIT 1 

 

Electrical Easement 

 

(Pages 42-46) 
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EXHIBIT 2 

 

Proposed Adjacent Development 

 

(Page 48) 
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CONTINGENT AND LIMITING CONDITIONS 

 

(Pages 50-52) 
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CONTINGENT AND LIMITING CONDITIONS 

 
 
The value estimates and conclusions in the appraisal are made subject to these assumptions 
and conditions: 

 
 
1. No title search has been made and the reader should consult an appropriate 

attorney or title insurance company for accurate ownership data.  Title to the 
property is assumed to be good and marketable unless otherwise stated. 

 
2. The legal description, furnished or otherwise, is assumed to be correct.  No 

responsibility is assumed for the legal description or for matters including 
legal or title considerations.   

 
3. The information contained in this report is not guaranteed, but it has been 

gathered from reliable sources.  The appraiser(s) certify that, to the best of 
their knowledge and belief, the statements, information and materials 
contained in the appraisal are correct. 

 
4. All value estimates in this report assume stable soil and any necessary soil 

corrections are to be made at the seller's expense, unless otherwise noted. 
 
5. The site plan, if any, in this report is included to assist the reader in visualizing 

the property, but we assume no responsibility for its accuracy. 
 
6. The market value herein assigned is based on conditions which were 

applicable as of the effective date of appraisal, unless otherwise noted. 
 
7. The appraiser(s) that signed this report shall not be required to prepare for, 

or appear in court, or before any board or governmental body by the reason 
of the completion of this assignment without predetermined arrangements 
and agreements. 

 
 8.  Surveys, plans and sketches may have been provided in this report.  They 

may not be complete or be drawn exactly to scale. 
 
 9.  Possession of this report, or a copy thereof, does not carry with it the right of 

publication.  It may not be used for any purpose by any person, other than 
the party to whom it is addressed, without the written consent of the 
appraiser, and in any event only with properly written qualification and only 
in its entirety. 

 
10.  Information in the appraisal relating to comparable market data is more fully 

documented in the confidential file in the office of the appraiser. 
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CONTINGENT AND LIMITING CONDITIONS 

(CONTINUED) 
 
 

11.  All studies and field notes will be secured in our files for future reference. 
 
12.  It is assumed that all applicable zoning and use regulations and restrictions 

have been complied with, unless a non-conformity has been stated, defined 
and considered in the appraisal report.  And, it is assumed that the utilization 
of the land and any improvements is within the boundaries or property lines 
of the property described and that there is no encroachment or trespass unless 
noted within the report. 

 
13.  The distribution of the total valuation in this report between land and any 

improvements, if stated, applies only under the reported highest and best use 
of the property.  The allocations of value for land and improvements must 
not be used in conjunction with any other appraisal and are invalid if so used. 

 
14.  It is assumed that there is full compliance with all applicable federal, state 

and local environmental regulations and laws unless non-compliance is 
stated, defined and considered in the appraisal report. 

 
15.  The appraiser was not aware of the presence of soil contamination on the 

subject property, unless otherwise noted in this appraisal report.  The effect 
upon market value, due to contamination was not considered in this 
appraisal, unless otherwise stated. 

 
16.  The appraiser was not aware of the presence of asbestos or other toxic 

contaminants in any building(s) located on the site, unless otherwise noted 
in this report.  The effect upon market value, due to contamination was not 
considered in this appraisal, unless otherwise stated. 

 
17.  Unless otherwise stated in this report, the existence of hazardous material, 

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, is not qualified to detect such 
substances.  The value estimate is predicated on the assumption that there is 
no such material on or in the property that would cause a loss in value.  No 
responsibility is assumed for any such conditions, or for any expertise or 
engineering knowledge required to discover them.  The client is urged to 
retain an expert in this field, if desired. 

 
18.  The value stated in this report is fee simple, assuming responsible ownership 

and management, unless otherwise indicated.  This appraisal recognizes that 
available financing is a major consideration by typical purchasers of real 
estate in the market, and the appraisal assumes that financing is or was made 
available to purchasers of property described herein. 
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CONTINGENT AND LIMITING CONDITIONS 

(CONTINUED) 
 
 
19.  The appraiser has neither present nor contemplated interest in the property 

appraised and employment is not contingent upon the value reported. 
 
20.  Unless otherwise stated in this report, the appraisers have not made a survey 

or analysis to determine whether any buildings on the property are in 
compliance with "The Americans with Disabilities Act" (ADA).  If the 
property is not in compliance with the ADA, it could have a negative effect 
on the value of the property. 

  
21.  The property is appraised free and clear of any or all liens or encumbrances 

unless otherwise stated. 
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APPRAISER QUALIFICATIONS 

 

(Pages 54-56) 
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QUALIFICATIONS OF 
   
   ALYSSA M. RUIS 
 
   
PROFESSIONAL  

AFFILIATIONS Practicing Affiliate, Appraisal Institute 

 Trainee Real Property Appraiser, Minnesota License No. 40295088 

 St. Cloud State Real Estate Alumni Association Member 
 
  
BUSINESS   

EXPERIENCE Patchin Messner Valuation Counselors, Associate Appraiser, December 2019 to Present 

 GTRE Commercial, Associate Appraiser, 2016 to 2019 

 The Appraisal Group, Appraiser, 2015 to 2016 

 Diversified Real Estate Services, Inc., Associate Appraiser, 2014 to 2015 
 
   
EDUCATIONAL  

BACKGROUND Bachelor of Science Degree in Business, Major - Real Estate 

 St. Cloud State University, St. Cloud, MN  
 
 
   
SPECIALIZED  Real Estate Principles and Procedures, Appraisal Institute, 2012 

REAL ESTATE  Real Estate Property Management, Saint Cloud State University, 2012 
TRAINING Real Estate Investments, Saint Cloud State University, 2012 
 Real Estate Law, Saint Cloud State University, 2012 
 National USPAP 15-Hour Course, North Star Chapter, 2012 
 Real Estate Appraisal, Saint Cloud State University, 2013 

Commercial Appraisal, Saint Cloud State University, 2013 
Real Estate Finance, Statistics and Valuation Modeling, North Star Chapter, 2013 

 Supervisory Appraiser/Trainee Appraiser Course, Northstar Chapter, 2016 
 General Appraiser, Income Approach / Parts I & II, Northstar Chapter, 2017 
 General Appraiser, Site Valuation and Cost Approach, Northstar Chapter, 2019 
 General Appraiser, Market Analysis and Highest & Best Use, Northstar Chapter, 2019 
 General Appraiser, Report Writing and Case Studies, Northstar Chapter, 2019 
 Commercial Appraisal Review, McKissock Educational Services, 2019 
 General Appraiser, Sales Comparison Approach, Northstar Chapter, 2019 
 

APPRAISAL   

EXPERIENCE  Valuation and analysis of many types of commercial real estate, including, but not limited 

to: retail, office, industrial, special purpose properties, vacant land, and multi-family 

residential properties.  Valuations have been performed for financing purposes, highest 

and best use determination, and due diligence support.  Valuations and market studies 

have done on proposed, partially completed, new construction, renovated and existing 

structures. 
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QUALIFICATIONS OF 
 

JASON L. MESSNER 
 
PROFESSIONAL  

AFFILIATIONS MAI Member, Appraisal Institute 

 CRE Member, The Counselors of Real Estate 

Certified General Real Property Appraiser, Minnesota License No. 4000836 

 Member, Minneapolis Area Association of Realtors 

 Member (No. 6591), International Right of Way Association 
 
BUSINESS  

EXPERIENCE Patchin Messner Valuation Counselors, President/Principal, 2001 to Present 

  Patchin Messner Appraisals, Inc., Principal, 1995 to 2000 

  Peter J. Patchin & Associates, Inc., Associate Appraiser, 1986-1994 

 Century 21 Granite City Real Estate, Residential Salesperson, 1985 
  
EDUCATIONAL 

BACKGROUND Bachelor of Science Degree, St. Cloud State University, majored in Real Estate, graduated Magna 

Cum Laude, 1986 

 Associate in Arts Degree in Business Administration, Willmar Community College, graduated with 

honors, 1984 
 
SPECIALIZED  

REAL ESTATE  Basic Valuation Procedures, American Institute of Real Estate Appraisers, 1986 

TRAINING Real Estate Appraisal Principles American Institute of Real Estate Appraiser, 1986 

 Capitalization Theory and Techniques (Part A), A.I.R.E.A., Minneapolis, MN, 1987 

 Standards of Professional Practice, A.I.R.E.A., Minneapolis, MN, 1988; Appraisal Institute, 

Minneapolis, MN, 1994 

 Capitalization Theory and Techniques (Part B), A.I.R.E.A., Minneapolis, MN, 1989 

 Case Studies in Real Estate Valuation,  American Institute of Real Estate Appraisers, Mpls., MN, 1990 

 Report Writing & Valuation Analysis, Appraisal Institute, Minneapolis, MN, 1991 
  
 SEMINARS ATTENDED 
 
  Appraisal Institute 

  Condemnation:  Legal Rules and Appraisal Practices 

  Special-Purpose Properties:  The Challenges of Real Estate Appraising in Limited Markets 

  New Industrial Valuation  

  The Road Less Traveled:  Special Purpose Properties 

  National Uniform Standards of Professional Appraisal Practice Update 

  The Appraiser as Expert Witness 

  The Appraisal of Local Retail Properties 

  Valuation of Detrimental Conditions in Real Estate 

  Analyzing Distressed Real Estate 

  Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book) 

 Fundamentals of Separating Real Property, Personal Property, and Intangible Business Assets 

 Appraising the Appraisal:  Appraisal Review-General 

 Complex Litigation Appraisal Case Studies 

 Real Estate Valuation in Condemnation Appraising in Minnesota 
 
APPRAISAL  
EXPERIENCE Preparation of appraisals for condemnation, tax appeal, litigation, financing, debt restructuring, 

acquisition/disposal, and special assessment appeal.  Properties appraised include:  office buildings, 
warehouses, service stations, manufacturing plants, medical and veterinary clinics, shopping centers, 
restaurants, apartment buildings, subsidized housing, research and redevelopment buildings, grain 
elevators, flour mills, special–purpose properties, lands, air rights, avigation easements, utility 
easements, highway easements, and environmentally impaired properties.  Specialize in litigation 
valuation of commercial, industrial, development land and investment properties.  
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QUALIFICATIONS OF 

 

  JASON L. MESSNER (CONTINUED) 
 
RELATED 

EXPERIENCE Participant in the writing of The Effect of Contamination on The Market Value of Property, Federal 

Highway Admin.; Office of Right-of-Way, Washington, DC, 1993 

 

 Faculty participant at the Hazardous Waste Litigation seminar, Minnesota Institute of Legal 

Education, 1995 

  

 Adjunct lecturer on environmental appraisal issues, University of St. Thomas, Mpls., MN, 1996 and 

2002 

 

 Faculty participant at the Annual Right-of-Way Professionals Conference, Minnesota Department of 

Transportation, 2004, 2005 and 2007 

 
 Metro/Minnesota Chapter of the Appraisal Institute; Education Coordinator – 1997 through 2001, 

Secretary – 2001, Vice President – 2002, President – 2003, Region III Representative - 2008 through 

2011.  National Board of Directors of the Appraisal Institute, 2012 through 2016. 
 
APPRAISAL  

CLIENTS   Alliant Techsystems, Inc. Medtronic, Inc. 

 Bank of America Metropolitan Airports Commission  

 B.P. Oil Pipeline Company Mpls. Community Planning and Economic    

 Burlington Northern Railroad Company     Development (CPED) 
 Campbell Soup Company Minnesota Department of Transportation 
 Ceridian Corporation 3M Corporation 
 CMC Heartland Partners Northwest Airlines, Inc. 
 Deluxe Check Corporation Northwestern Mutual Life Insurance Co. 
 Equitable Life Assurance Co. Old Dutch Foods 
 Exxon Mobil Corporation Philips Lighting 
 Farm Credit Services Resolution Trust Corporation 
 First Bank Systems Reynolds Metals Company 
 Great River Energy Soo Line Railroad Company 
 Honeywell, Inc. Unisys Corporation 
 IBM Corporation University of Minnesota 
 IDS Financial Services U.S. Environmental Protection Agency 
 Internal Revenue Service U.S. Fish & Wildlife 
 Jostens, Inc. U.S. Postal Service 
 LaSalle National Bank Wells Fargo 
 Lockheed Martin  Williams Pipeline Company 

 Louisville Regional Airport Authority   Xcel Energy 

 

 Other clients include various Cities (Andover, Belle Plaine, Bloomington, Brooklyn Center, Burnsville, 

Cambridge, Chanhassen, Chaska, Cokato, Columbia Heights, Crystal, Duluth, Elk River, Farmington, 

Jordan, Lake City, Lino Lakes, Marshall, Medina, Minneapolis, Minnetonka, New Brighton, New 

Prague, Osseo, Prior Lake, Ramsey, Richfield, Robbinsdale, Rochester, St. Paul, St. Louis Park, Savage, 

Shakopee and Victoria), and Counties (Benton, Brown, Carver, Clay, Dakota, Douglas, Goodhue, 

Hennepin, Jackson, McLeod, Murray, Nicollet, Otter Tail, Ramsey, Scott, Sherburne, Stearns, Steele 

and Washington), in the State of Minnesota.  
 
COURT 

EXPERIENCE Qualified as an expert witness in Minnesota Tax Court, U. S. District Court (Minnesota), Anoka, Carver, 

Dakota, Goodhue, Hennepin, Isanti, Rice, Scott, Wabasha, Washington and Wright County District 

Court and various Commission Hearings. 
 




