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NOTICE OF SALE OF PROPERTY OWNED BY FLAGG CREEK WATER RECLAMATION DISTRICT 
AND AN INVITATION TO BID THEREON 

 
PLEASE TAKE NOTICE THAT the FLAGG CREEK WATER RECLAMATION DISTRICT (FCWRD) passed 
Resolution No. 835, by the Board of Trustees on August 31, 2022, to sell at public sale the real estate commonly 
known as 7 Berseem Court, Oak Brook, Illinois, 60523 by sealed bid.  FCWRD has determined said property is no 
longer necessary or required, and declares it is no longer in the best interests of FCWRD to retain title to this 
property. 

 
In compliance with State Statutes, bids for the purchase of the aforesaid real property owned by FCWRD are invited. 
Sealed Bids shall be due no later than 11:00 AM on October 11, 2022, at the FCWRD Office, 7001 N. Frontage 
Road, Burr Ridge, Illinois, 60527. All bids received after October 11, 2022, at 11:00 a.m., will not be considered 
and will be returned unopened to the bidder. Facsimile bids will not be considered. Bids will be publicly opened 
and read aloud on Tuesday, October 11, 2022, at 11:05 a.m. at the FCWRD Office. Bids shall then be presented by 
the Executive Director to the Board of Trustees of FCWRD for consideration at its regular Board of Trustees 
meeting scheduled on October 28, 2022, at 10:00 a.m.  
 
Beginning on September 1, 2022, a bidder’s information packet will be available at the FCWRD Office and on the 
FCWRD website, www.flaggcreekwrd.org, which shall contain the terms and conditions of the sale and a Multi-
Board Vacant Land Contract, and such other documents as made available by the Board of Trustees in the bid 
packet. Any questions relating to the sale of the real estate should be sent in writing to the attention of Mr. James 
Liubicich, Executive Director by October 10, 2022, at 11:00AM at info@fcwrd.org or delivered in person to the 
FCWRD Office. A written response to all inquiries shall be given by Mr. Liubicich to the contact information given. 
No oral representations will be binding upon FCWRD.  
 
The sale will be made on the following terms pursuant to state statute and FCWRD’s Resolution No. 835: (i) a 
minimum real estate sales price of at least 80% (or more) of the appraised value; (ii) the real estate is being sold 
“AS-IS” without any representations on a Mainstreet Organization of Realtors Vacant Land Sales Contract; (iii) 
final approval of an ordinance authorizing the sale of the real property is subject to a simple majority vote of the 
Board of Trustees at the regular Board meeting; (iv) no brokerage commission fees will be payable by FCWRD 
(seller); and (v) within 3 days of a bid being accepted in writing, the winning bidder must deposit with the FCWRD, 
by cashiers’ or certified check, earnest money totaling 10% of the winning bid price. Closing of the sale is further 
subject to normal closing negotiations and considerations.  

 
Bidders are encouraged to obtain a bidder’s information packet that contains further details on the terms and 
conditions of the sale. Bidder’s packet may be obtained by contacting the Executive Director, Mr. James Liubicich 
of FCWRD, 7001 N. Frontage Road, Burr Ridge, Illinois, 60527, or by calling (630) 323-3299, or by visiting 
FCWRD’s website. 
 
All sealed bids for the purchase of the aforesaid real estate must be received no later than 11:00 AM. On Tuesday, 
October 11, 2022. Bids must be submitted in a sealed envelope entitled “Bid for FCWRD Vacant Real Estate.” The 
name, address, and telephone number of the bidder must be displayed on the outside of the bid and addressed to: 

 
FLAGG CREEK WATER RECLAMATION DISTRICT 

Mr. James Liubicich, Executive Director 
7001 N. Frontage Road, Burr Ridge, Illinois 60527 

                                                    Phone: (630) 323-3299 
 

A contract for the purchase of the real estate described above may be awarded to the bid found to be in the best interests 
of FCWRD and at least 80% or more of the appraised value of said property. Appraised value as of July 18, 2022, was 
$500,000.00 pursuant to an appraisal prepared by AllState Appraisals, an MAI certified Appraiser. The Board of 
Trustees of FCWRD reserves the right to reject any and all bids and to waive any and all informalities or irregularities 
in the process. The Board of Trustees of FCWRD further reserves the right to review and study any and all bids and to 
negotiate issues that may be in question in the bids received by FCWRD and to make an award after the bids have 
been opened and publicly read. 

http://www.flaggcreekwrd.org/
mailto:info@fcwrd.org


VACANT LAND DESCRIPTION 

LEGAL DESCRIPTION 

LOT FIFTY-SIX "A" (56A) IN GINGER CREEK, RESUBDIVISION OF PART OF GINGER 
CREEK, A SUBDIVISION OF PARTS OF SECTIONS 27 AND 28, TOWNSHIP 39 NORTH, 
RANGE 11, EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT 
OF SAID RESUBDIVISION RECORDED SEPTEMBER 16, 1963 AS DOCUMENT R63-
33266, IN DUPAGE COUNTY, ILLINOIS. 

Common Address for the Property: 7 Berseem Court, Oak Brook, Illinois 60523. 

PIN: 06-08-209-008. 

Size of the Property: Approximately 1.00 acres. 

Use of the Property: Residential buildable vacant lot, with water frontage in the Ginger Creek 
Subdivision, Oak Brook, Illinois with ability for a dock or boat.  

Zoning for the Property: R-2 District. 

  



TERMS & CONDITIONS OF SALE 
 
These Terms and Conditions of Sale apply to the sale of 7 Berseem Court, Oak Brook, Illinois, 60523. 

A. MINIMUM PURCHASE PRICE 
Pursuant to State Statute, a minimum bid must be at least 80% (or more) of the appraised value.  The 
appraised value is $500,000.00 as of July 18, 2022, pursuant to an appraisal prepared by AllState 
Appraisals. Additionally, no brokerage commission fees will be payable by the District (seller). 

B. AS-IS PURCHASE 
The Real Estate will be sold “AS-IS”. Prospective purchasers are strongly encouraged to examine the Real 
Estate. All bidders inspecting the Real Estate assume all risks associated with any inspection thereof and 
waive any rights or claims such individual or his or her heirs may have arising from or relating to the 
inspection. SELLER MAKES NO WARRANTIES, EITHER EXPRESSED OR IMPLIED, AS 
TO THE CONDITION OF THE REAL ESTATE. Purchaser shall take all action it deems necessary, at 
its sole cost, expense, and risk, to verify the condition of the Real Estate, and any zoning, subdivision or 
building restrictions. No bidder shall be permitted to take any physical tests on the Real Estate without the 
prior written consent of the District. No contingent bids will be accepted. Offers requiring contingent 
mortgage financing will NOT be accepted.  

C. SALE WITH RESERVE 
The Board of Trustees reserves the right to reject any and all bids whether they meet the bid specifications 
or not, including bids that meet the minimum purchase price, to waive all irregularities, or to reschedule the 
public sale. 

D. EXECUTION OF CONTRACT 
Each bidder shall submit with its bid an unmodified, executed original 7.0 Multi-Board Vacant Land 
Contract for the purchase of the Real Estate, a copy of which is fully set forth below. With the submission 
of its bid, each bidder shall furnish evidence satisfactory to the Board of the Agreement signer’s authority 
to act on behalf of the successful bidder (ex. certified original corporate resolution authorizing the execution 
of the Agreement). A contract shall be deemed to have been entered into by the Board upon its execution 
of the Agreement, such execution to be made first by the successful bidder and subsequently by the 
authorized representatives of the Board. Please note within 3 days of a bid being accepted in writing, the 
winning bidder must deposit with the FCWRD, by cashiers’ or certified check, earnest money totaling 
10% of the winning bid price.  

E. AWARD OF BID 
The Board of Trustees shall review all bids that have been submitted and shall award the purchase to the 
bidder that has made the highest and most responsible bid in the reasonable and sole judgment of the Board 
of Trustees considering conformity with the bid documents. The Board of Trustees reserves the right to 
reject any and all bids whether they meet bid specifications or not, including bids that meet the minimum 
purchase price, and further reserves the right to waive any irregularities on any bid. Award of bid is subject 
to a simple majority vote of the Board of Trustees at the regular Board meeting. Closing of the sale is further 
subject to normal closing negotiations and considerations.  

F. TIES IN AMOUNT BID 
If there is a tie in the amount bid between 2 or more bidders, the Executive Director shall ask all such tied 
bidders, in writing, for a last and final offer for the purchase price of the Property to be returned to the 
District in sealed envelopes by a date certain. The highest and most responsible bidder shall be accepted. 

G. MAINSTREET ORGANIZATION OF REALTORS VACANT LAND SALES CONTRACT 
All bids must be submitted on an unmodified, executed original Mainstreet Organization of Realtors Vacant 
Land Sales Contract (7.0 Multi-Board Vacant Land Contract). Failure to submit bids on a 7.0 Multi-Board 
Vacant Land Contract may cause the bid to be rejected.  
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1. THE PARTIES: Buyer and Seller are hereinafter referred to as the “Parties”.1 
 2 
Buyer(s) (Please Print)              3 
 4 
Seller(s) (Please Print)              5 
 6 
If Dual Agency applies, complete Optional Paragraph 32. 7 
 8 
2. THE REAL ESTATE: Real Estate shall be defined to include the Real Estate and all improvements thereon. Seller agrees to 9 
convey to Buyer or to Buyer’s designated grantee, the Real Estate with the approximate lot size or acreage  10 
of      commonly known as:           11 

Address    City   State  Zip 12 
                13 

County                     Permanent Index Number(s) of Real Estate 14 
 15 
3. PURCHASE PRICE: Purchase Price of $       shall be paid as follows: Initial earnest 16 
money of $      by (check), (cash), OR (note due on    , 20   ) to be 17 
increased to a total of $     by    , 20   . The earnest money and the original of this 18 
Contract shall be held by the Listing Company, as “Escrowee”, in trust for the mutual benefit of the Parties. The balance of the 19 
Purchase Price, as adjusted by prorations, shall be paid at Closing by wire transfer of funds, or by certified, cashier’s, mortgage 20 
lender’s or title company’s check (provided that the title company’s check is guaranteed by a licensed title insurance company). 21 
 22 
4. CLOSING: Closing or escrow payout shall be on     , 20    , or at such time as mutually agreed upon 23 
by the Parties in writing. Closing shall take place at the title company escrow office situated geographically nearest the Real Estate or 24 
as shall be agreed mutually by the Parties.  25 
 26 
5.  POSSESSION: Possession shall be granted to Buyer(s) at the completion of closing unless otherwise agreed in writing by the 27 
parties.  28 
 29 
6.  PRORATIONS: Proratable items shall include, without limitation, rents and deposits (if any) from tenants; Special Service Area 30 
or Special Assessment Area tax for the year of Closing only; utilities, water and sewer; and Homeowner or Condominium Association 31 
fees (and Master/Umbrella Association fees, if applicable). Accumulated reserves of a Homeowner/Condominium Association(s) are 32 
not a proratable item. Seller represents that as of the Date of Acceptance Homeowner/Condominium Association(s) fees are  33 
$                    per    (and, if applicable, Master/Umbrella Association fees are $                  34 
per   . Seller agrees to pay prior to or at Closing any special assessments (by any association or governmental entity) 35 
confirmed prior to the Date of Acceptance. Installments due after the year of Closing for a Special Assessment Area or Special Service 36 
Area shall not be a proratable item and shall be payable by Buyer. The general Real Estate taxes shall be prorated as of the date of 37 
Closing based on  % of the most recent ascertainable full year tax bill. All prorations shall be final as of Closing. 38 
 39 
7.  ATTORNEY REVIEW: Within five (5) Business Days after the Date of Acceptance, the attorneys for the respective Parties, by 40 
Notice, may:  41 

(a)  Approve this Contract; or 42 
(b) Disapprove this Contract, which disapproval shall not be based solely on the Purchase Price; or  43 
(c) Propose modifications except for the Purchase Price.  If within ten (10) Business Days after the Date of Acceptance written 44 

agreement is not reached by the Parties with respect to resolution of the proposed modifications, then either Party may 45 
terminate this Contract by serving Notice, whereupon this Contract shall be null and void; or 46 

(d) Propose suggested changes to this Contract.  If such suggestions are not agreed upon, neither Party may declare this Contract 47 
null and void and this Contract shall remain in full force and effect. 48 

Unless otherwise specified, all Notices shall be deemed made pursuant to Paragraph 7 (c).  If Notice is not served within the 49 
time specified herein, the provisions of this Contract shall be deemed waived by the Parties to and this Contract shall remain in 50 
full force and effect. 51 
 52 
8.  INSPECTIONS: Seller agrees to allow Buyer’s inspectors reasonable access to the property upon reasonable notice and gives 53 
Buyer’s inspectors permission to perform tests on the property, including invasive testing, if the inspections and the tests are 54 
reasonably necessary to satisfy the contingencies in this Contract.  Buyer agrees to promptly provide copies of all such inspection 55 

M A I N S T R E E T  O R G A N I Z A T I O N  O F  R E A L T O R S
®

 

V A C A N T  L A N D  S A L E S  C O N T R A C T  
(This is not to be used for Tear Down) 
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reports to Seller, and to listing broker, if property is listed.  Furthermore, Buyer agrees to promptly restore the property to its original 56 
condition and agrees to be responsible for any damage incurred while performing such inspections.  Seller authorizes Buyer’s 57 
inspectors to take soil samples which may detect environmental contamination which may be required to be reported to the 58 
appropriate governmental authorities.  Buyer agrees to hold harmless and indemnify Seller from any liability for the actions of 59 
Buyer’s agents and representatives while conducting such inspections and tests on the property.  Notwithstanding anything to the 60 
contrary set forth in the above in this paragraph, in the event the inspection reveals that the condition of the Real Estate is unacceptable 61 
to Buyer and Buyer serves Notice to Seller within five (5) Business Days after the Date of Acceptance, this Contract shall be null and 62 
void. 63 
 64 
9. MORTGAGE CONTINGENCY: Seller [check one]   has   has not  received a completed Loan Status Disclosure. This 65 
Contract is contingent upon Buyer obtaining a firm written mortgage commitment (except for matters of title and survey or matters 66 
totally within Buyer’s control) on or before    , 20  for a  (choose one)  fixed   adjustable; (choose one)  67 
conventional     other loan of $                   or such lesser amount as Buyer elects to take, plus private 68 
mortgage insurance (PMI), if required. The interest rate (initial rate, if applicable) shall not exceed   % per annum, 69 
amortized over not less than            years. Buyer shall pay loan origination fee and/or discount points not to exceed          % 70 
of the loan amount. Buyer shall pay the cost of application, usual and customary processing fees and Closing costs charged by lender. 71 
Buyer shall make written loan application within five (5) business days after the Date of Acceptance. Failure to do so shall constitute 72 
an act of default under this Contract. If Buyer, having applied for the loan specified above, is unable to obtain such loan 73 
commitment and serves written notice to Seller within the time specified, this Contract shall be null and void. If written notice of 74 
inability to obtain such loan commitment is not served within the time specified, Buyer shall be deemed to have waived this 75 
contingency and this Contract shall remain in full force and effect. Unless otherwise provided herein, this Contract shall not be 76 
contingent upon the sale and/or closing of Buyer’s existing real estate. Buyer shall be deemed to have satisfied the financing 77 
conditions of this paragraph if Buyer obtains a loan commitment in accordance with the terms of this paragraph even though the loan is 78 
conditioned on the sale and/or closing of Buyer’s existing real estate.  If Seller at Seller’s option and expense, within thirty (30) days 79 
after Buyer’s notice, procures for Buyer such commitment or notifies Buyer that Seller will accept a purchase money mortgage upon 80 
the same terms, this Contract shall remain in full force and effect. In such event, Seller shall notify Buyer within five (5) Business 81 
Days after Buyer’s notice of Seller’s election to provide or obtain such financing, and Buyer shall furnish to Seller or lender all 82 
requested information and shall sign all papers necessary to obtain the mortgage commitment and to close the loan.  83 
 84 
10. FLOOD INSURANCE: Buyer shall have the option to declare this Contract null and void if the Real Estate is located in a special 85 
flood hazard area If written notice of the option to declare this Contract null and void is not given to Seller within ten (10) business 86 
days after Date of Acceptance, Buyer shall be deemed to have waived such option and this Contract shall remain in full force and 87 
effect.  88 
 89 
11. CONDOMINIUM/COMMON INTEREST ASSOCIATIONS: (If applicable) The Parties agree that the terms contained in this 90 
paragraph, which may be contrary to other terms of this Contract, shall supersede any conflicting terms. 91 

(a) Title when conveyed shall be good and merchantable, subject to terms, provisions, covenants and conditions of the 92 
Declaration of Condominium/Covenants, Conditions and Restrictions and all amendments; public and utility easements 93 
including any easements established by or implied from the Declaration of Condominium/Covenants, Conditions and 94 
Restrictions or amendments thereto; party wall rights and agreements; limitations and conditions imposed by the 95 
Condominium Property Act; installments due after the date of Closing of general assessments established pursuant to the 96 
Declaration of Condominium/Covenants, Conditions and Restrictions. 97 

(b) Seller shall be responsible for all regular assessments due and levied prior to Closing and for all special assessments 98 
confirmed prior to the Date of Acceptance. 99 

(c) Buyer has, within five (5) Business Days from the Date of Acceptance, the right to demand from Seller items as stipulated by 100 
the Illinois Condominium Property Act, if applicable, and Seller shall diligently apply for same. This Contract is subject to 101 
the condition that Seller be able to procure and provide to Buyer, a release or waiver of any option of first refusal or other pre-102 
emptive rights of purchase created by the Declaration of Condominium/Covenants, Conditions and Restrictions within the 103 
time established by the Declaration of Condominium/Covenants, Conditions and Restrictions. 104 

(d) In the event the documents and information provided by Seller to Buyer disclose that the existing improvements are in 105 
violation of existing rules, regulations or other restrictions or that the terms and conditions contained within the documents 106 
would unreasonably restrict Buyer’s use of the premises or would result in financial obligations unacceptable to Buyer in 107 
connection with owning the Real Estate, then Buyer may declare this Contract null and void by giving Seller written notice 108 
within five (5) Business Days after the receipt of the documents and information required by Paragraph 11 (c), listing those 109 
deficiencies which are unacceptable to Buyer. If written notice is not served within the time specified, Buyer shall be deemed 110 
to have waived this contingency, and this Contract shall remain in full force and effect. 111 

 112 
12. THE DEED: Seller shall convey or cause to be conveyed to Buyer or Buyer’s designated grantee good and merchantable title to 113 
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the Real Estate by recordable general Warranty Deed, with release of homestead rights, (or the appropriate deed if title is in trust or in 114 
an estate), and with real estate transfer stamps to be paid by Seller (unless otherwise designated by local ordinance). Title when 115 
conveyed will be good and merchantable, subject only to: general real estate taxes not due and payable at the time of Closing, 116 
covenants, conditions, and restrictions of record, building lines and easements, if any, so long as they do not interfere with the current 117 
use and enjoyment of the Real Estate. 118 
 119 
13. ZONING: Seller represents to the best of Seller’s knowledge, without duty to investigate, that the Real Estate is zoned:  120 
                            . 121 
 122 
14. TITLE: At Seller’s expense, Seller will deliver or cause to be delivered to Buyer or Buyer’s attorney within customary time 123 
limitations and sufficiently in advance of Closing, as evidence of title in Seller or Grantor, a title commitment for an ALTA title 124 
insurance policy in the amount of the Purchase Price by a title company licensed to operate in the State of Illinois, issued on or 125 
subsequent to the Date of Acceptance, subject only to items listed in Paragraph 12. The commitment for title insurance furnished by 126 
Seller will be conclusive evidence of good and merchantable title as therein shown, subject only to the exceptions therein stated. If the 127 
title commitment discloses unpermitted exceptions, or if the Plat of Survey shows any encroachments which are not acceptable to 128 
Buyer, then Seller shall have said exceptions or encroachments removed, or have the title insurer commit to insure against loss or 129 
damage that may be caused by such exceptions or encroachments. If Seller fails to have unpermitted exceptions waived or title insured 130 
over prior to Closing, Buyer may elect to take the title as it then is, with the right to deduct from the Purchase Price prior 131 
encumbrances of a definite or ascertainable amount. Seller shall furnish Buyer at Closing an Affidavit of Title covering the date of 132 
Closing, and shall sign any other customary forms required for issuance of an ALTA Insurance Policy. 133 
 134 
15. BUILDING AND SEWAGE PERMITS CONDITION: This Contract is subject to the condition that Buyer(s) obtain within  135 
       business days after the date of this contract, at Buyer’s expense, a building permit and an acceptable septic 136 
percolation test or sewage tap-on permit from the applicable governmental agency having jurisdiction over the subject Property.  If 137 
Buyer(s) has properly, diligently, and promptly applied for said permits and approvals and has been unable to obtain the permits within 138 
the times specified, Buyer(s) may, at Buyer’s option, within one (1) business day of the time specified, serve written notice  of such 139 
failure and inability to obtain the necessary permits upon Seller(s) or Seller’s attorney, and in such event this Contract shall become 140 
null and void and all earnest money paid by Buyer(s) shall be refunded to Buyer(s).  IN THE EVENT BUYER(S) DOES NOT SERVE 141 
WRITTEN NOTICE WITHIN THE TIME SPECIFICED HEREIN, THIS PROVISION SHALL BE DEEMED WAIVED BY ALL 142 
PARTIES HERETO AND THIS CONTRACT SHALL CONTINUE IN FULL FORCE AND EFFECT. 143 
 144 
16. SOIL TEST/FLOOD PLAIN CONDITION: This Contract is subject to Buyer obtaining within                        business days 145 
from date of acceptance a soil boring test and/or Flood Plain Determination at a site or sites of Buyer’s choice on the Property to obtain 146 
the necessary permits from the appropriate governmental authorities for the improvement contemplated by the Buyer.  Such 147 
determination and tests shall be at Buyer’s expense.  In the event Flood plain Determination and such tests are unsatisfactory, at the 148 
option of Buyer, and upon written notice to Seller within one (1) business day of the time set forth above, this contract shall be null 149 
and void and earnest money shall be refunded to Buyer upon mutual written direction of Seller and Buyer or the escrow agent.  In the 150 
event the Buyer does not serve written notice within the time specified herein, this provision shall be deemed waived by all parties 151 
hereto and this contract shall continue in full force and effect. 152 
 153 
17. PLAT OF SURVEY: Not less than one (1) business day prior to Closing Seller shall, at Seller’s expense, furnish to Buyer or 154 
Buyer’s attorney a Plat of Survey dated not more than six (6) months prior to the date of Closing, prepared by an Illinois Professional 155 
Land Surveyor, showing any encroachments, measurements of all lot lines, all easements of record, building set back lines of record, 156 
fences, all buildings and other improvements on the Real Estate and distances therefrom to the nearest two lot lines. In addition, the 157 
survey to be provided shall be a boundary survey conforming to the current requirements of the appropriate state regulatory authority. 158 
The survey shall show all corners staked, flagged, or otherwise monumented. The survey shall have the following statement 159 
prominently appearing near the professional land surveyor seal and signature: “This professional service conforms to the current 160 
Illinois minimum standards for a boundary survey.” A Mortgage Inspection, as defined, is not a boundary survey, and is not 161 
acceptable.  162 
 163 
18. ESCROW CLOSING: At the election of either Party, not less than five (5) Business Days prior to the Closing, this sale shall be 164 
closed through an escrow with the lending institution or the title company in accordance with the provisions of the usual form of Deed 165 
and Money Escrow Agreement, as agreed upon between the Parties, with provisions inserted in the Escrow Agreement as may be 166 
required to conform with this Contract. The cost of the escrow shall be paid by the Party requesting the escrow.  If this transaction is a 167 
cash purchase (no mortgage is secured by Buyer), the Parties shall share the title company escrow closing fee equally. 168 
 169 
19. DAMAGE TO REAL ESTATE PRIOR TO CLOSING: If prior delivery of the deed, the Real Estate shall be destroyed or 170 
materially damaged by fire or casualty, or the Real Estate is taken by condemnation, then Buyer shall have the option of terminating 171 
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this Contract and receiving a refund of earnest money or of accepting the Real Estate as damaged or destroyed, together with the 172 
proceeds of any insurance payable as a result of the destruction or damage, which proceeds Seller agrees to assign to Buyer.  Seller 173 
shall not be obligated to repair or replace damaged improvements.  The provisions of the Uniform Vendor and Purchaser Risk Act of 174 
the State of Illinois shall be applicable to this Contract, except as modified in this paragraph. 175 
 176 
20. SELLER REPRESENTATIONS: Seller represents that Seller has not received written notice from any Governmental body or 177 
Homeowner Association regarding (a) zoning, building, fire or health code violations that have not been corrected; (b) any pending 178 
rezoning; (c) any pending condemnation or eminent domain proceeding; or (d) a proposed or confirmed special assessment and/or 179 
Special Service Area affecting the Real Estate. Seller represents, however, that, in the case of a special assessment and/or Special 180 
Service Area, the following applies: 181 

1.  There [check one]     is    is not  a proposed or pending unconfirmed special assessment affecting the Real Estate not 182 
payable by Seller after date of Closing.  183 

2.  The Real Estate [check one]    is   is not  located within a Special Service Area, payments for which will not be the 184 
obligation of Seller after date of Closing.  185 

If any of the representations contained herein regarding non-Homeowner Association special assessment or Special Service 186 
Area are unacceptable to Buyer, Buyer shall have the option to declare this Contract null and void.  If written notice of the 187 
option to declare this Contract null and void is not given to Seller within ten (10) Business Days after Date of Acceptance or 188 
within the term specified in Paragraph 9 (whichever is later), Buyer shall be deemed to have waived such option and this 189 
Contract shall remain in full force and effect. Seller further represents that Seller has no knowledge of boundary line disputes, 190 
easements or claims of easement not shown by the public records, any hazardous waste on the Real Estate or any improvements for 191 
which the required permits were not obtained. Seller represents that there have been no improvements to the Real Estate which are not 192 
either included in full in the determination of the most recent real estate tax assessment or which are eligible for home improvement 193 
tax exemption. 194 
 195 
21. CONDITION OF REAL ESTATE AND INSPECTION: Seller agrees to leave the Real Estate in a clean condition.  All refuse 196 
and personal property that is not conveyed to Buyer shall be removed from the Real Estate at Seller’s expense before closing.  Buyer 197 
shall have the right to inspect Real Estate within 72 hours prior to closing to verify that the Real Estate is in substantially the same 198 
condition as of the Date of Offer of this Contract, normal wear and tear expected. 199 
 200 
22. GOVERNMENTAL COMPLIANCE: The Parties agree to comply with the applicable reporting requirements of the Internal 201 
Revenue Code and the Real Estate Settlement Procedures Act of 1974, as amended. 202 
 203 
23. BUSINESS DAYS/HOURS: Business Days are defined as Monday through Friday, excluding Federal holidays. Business Hours 204 
are defined as 8:00 A.M. to 6:00 P.M. Chicago time.  205 
 206 
24. FACSIMILE: Facsimile signatures shall be sufficient for purposes of executing, negotiating, and finalizing this Contract. 207 
 208 
25. DIRECTION TO ESCROWEE: In every instance where this Contract shall be deemed null and void or if the Contract may be 209 
terminated by either Party, the following shall be incorporated by reference: “the Earnest Money shall be refunded to the Buyer upon 210 
written notice of the Parties to the Escrowee”. 211 
 212 
26. NOTICE: All Notices shall be in writing and shall be served by one Party or attorney to the other Party or attorney. Notice to any 213 
one of a multiple person Party shall be sufficient Notice to all. Notice shall be given in the following manner: 214 

(a) By personal delivery of such Notice; or 215 
(b) By mailing of such Notice to the addresses recited herein by regular mail and by certified mail, return receipt requested. 216 

Except as otherwise provided herein, Notice served by certified mail shall be effective on the date of mailing; or 217 
(c) By sending facsimile transmission. Notice shall be effective as of date and time of facsimile transmission, provided that the 218 

Notice transmitted shall be sent on Business Days during Business Hours. In the event fax Notice is transmitted during non-219 
business hours, the effective date and time of Notice is the first hour of the next Business Day after transmission; or 220 

(d) By sending e-mail transmission. Notice shall be effective as of date and time of e-mail transmission, provided that the Notice 221 
transmitted shall be sent during Business Hours, and provided further that the recipient provides written acknowledgment to 222 
the sender of receipt of the transmission (by e-mail, facsimile, regular mail or commercial overnight delivery). In the event e-223 
mail Notice is transmitted during non-business hours, the effective date and time of Notice is the first hour of the next 224 
Business Day after transmission; or 225 

(e) By commercial overnight delivery (e.g., FedEx).  Such Notice shall be effective on the next Business Day following deposit 226 
with the overnight delivery company.  227 

 228 
27. PERFORMANCE: Time is of the essence of this Contract. In any action with respect to this Contract, the Parties are free to 229 



  

 

Buyer Initial______________  Buyer Initial______________  Seller Initial______________  Seller Initial_______________ 

Address               
(Page 5 of 6) Rev. 3.2012 – ©  MAINSTREET ORGANIZATION OF REALTORS® 

 

 

 

pursue any legal remedies at law or in equity and the prevailing Party in litigation shall be entitled to collect reasonable attorney fees 230 
and costs from the losing Party as ordered by a court of competent jurisdiction. There shall be no disbursement of earnest money 231 
unless Escrowee has been provided written agreement from Seller and Buyer. Absent an agreement relative to the disbursement of 232 
earnest money within a reasonable period of time, Escrowee may deposit funds with the Clerk of the Circuit Court by the filing of an 233 
action in the nature of interpleader. Escrowee shall be reimbursed from the earnest money for all costs, including reasonable attorney 234 
fees, related to the filing of the interpleader action. Seller and Buyer shall indemnify and hold Escrowee harmless from any and all 235 
conflicting claims and demands arising under this paragraph. 236 
 237 
28. CHOICE OF LAW/GOOD FAITH: All terms and provisions of this Contract including, but not limited to, the Attorney Review 238 
and Professional Inspection paragraphs, shall be governed by the laws of the State of Illinois and are subject to the covenant of good 239 
faith and fair dealing implied in all Illinois contracts. 240 
 241 
29. OTHER PROVISIONS: This Contract is also subject to those OPTIONAL PROVISIONS selected for use and initialed by the 242 
Parties which are contained on the succeeding pages and the following attachments, if any:      243 
                              .  244 
 245 

THE FOLLOWING OPTIONAL PROVISIONS APPLY ONLY IF INITIALED BY ALL PARTIES 246 
 247 
____ ____ ____ ____ 30. CANCELLATION OF PRIOR REAL ESTATE CONTRACT: In the event either Party has entered into 248 
a prior real estate contract, this Contract shall be subject to written cancellation of the prior contract on or before 249 
__________________, 20____. In the event the prior contract is not cancelled within the time specified, this Contract shall be 250 
null and void and earnest money refunded to Buyer upon written direction of the Parties to Escrowee. Notice to the purchaser  251 
under the prior contract should not be served until after Attorney Review and Professional Inspections provisions of this 252 
Contract have expired, been satisfied or waived. 253 
 254 
____ ____ ____ ____31. INTEREST BEARING ACCOUNT: Earnest money (with a completed W-9 and other required forms), 255 
shall be held in a federally insured interest bearing account at a financial institution designated by Escrowee. All interest earned on the 256 
earnest money shall accrue to the benefit of and be paid to Buyer. The Buyer shall be responsible for any administrative fee (not to 257 
exceed $100) charged for setting up the account. In anticipation of Closing, the Parties direct Escrowee to close the account no 258 
sooner than ten (10) Business Days prior to the anticipated Closing date. 259 
 260 
____ ____ ____ ____32. CONFIRMATION OF DUAL AGENCY: The Parties confirm that they have previously consented to  261 
      (Designated Agent) acting as a Dual Agent in providing brokerage services on 262 
their behalf and specifically consent to Designated Agent acting as a Dual Agent with regard to the transaction referred to in this 263 
Contract. 264 
 265 
____ ____ ____ ____33. INTERIM FINANCING: This Contract is contingent upon Buyer obtaining a written commitment for 266 
interim financing on or before    , 20  in the amount of $           .  If Buyer is unable 267 
to secure the interim financing commitment and gives written notice to Seller within the time specified, this Contract shall be 268 
null and void. If written notice is not served within the time specified, this provision shall be deemed waived by the Parties and 269 
this Contract shall remain in full force and effect. 270 
 271 

34. SPECIFIED PARTY APPROVAL: This Contract is contingent upon the approval of the Real Estate by  272 
     . Buyer’s specified party, within five (5) Business Days after the Date of Acceptance. In 273 
the event Buyer’s specified party does not approve of the Real Estate and written notice is given to Seller within the time 274 
specified, this Contract shall be null and void. If written notice is not served within the time specified, this provision shall be 275 
deemed waived by the Parties and this Contract shall remain in full force and effect 276 
 277 
____ ____ ____ ____ 35. CREDIT AT CLOSING: Seller agrees to credit to Buyer at Closing $      278 
to be applied to prepaid expenses, closing costs or both. 279 
 280 
 281 
 282 
 283 
 284 
 285 
 286 
 287 
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THIS DOCUMENT WILL BECOME A LEGALLY BINDING CONTRACT WHEN SIGNED BY ALL PARTIES AND 288 
DELIVERED TO THE PARTIES OR THEIR AGENTS. 289 
 290 
The Parties represent that text of this form has not been altered and is identical to the official Vacant Land Contract of the Mainstreet 291 
Organization of REALTORS

®
. 292 

 293 
     20                    20    294 
Date of Offer                 DATE OF ACCEPTANCE 295 
                          296 
Buyer Signature                  Seller Signature 297 
                          298 
Buyer Signature                 Seller Signature 299 
                          300 
Print Buyer(s) Name(s)  [Required]             Print Seller(s) Name(s)   [Required] 301 
                          302 
Address                   Address 303 
                          304 
City    State   Zip            City    State    Zip 305 
                          306 
Phone   E-mail               Phone   E-mail 307 
 308 

FOR INFORMATION ONLY 309 
                          310 
Selling Office    MLS #                   Listing Office    MLS #   311 
                          312 
Buyer’s Designated Agent             MLS #              Seller’s Designated Agent           MLS #    313 
                          314 
Phone    Fax                    Phone     Fax 315 
                          316 
E-mail                 E-mail  317 
                          318 
Buyer’s Attorney                     E-mail             Seller’s Attorney   E-mail  319 
                          320 
Phone    Fax             Phone     Fax  321 
                          322 
Mortgage Company   Phone              Homeowner’s/Condo Association (if any) Phone 323 
                          324 
Loan Officer   Fax             Management Co./Other Contact   Phone 325 
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LAND APPRAISAL REPORT File No.

T h e  p u rp o s e  o f  th i s  a p p ra i s a l  re p o rt  i s  to  p ro v id e  th e  l e n d e r/c l i e n t  wi th  a n  a c c u ra te  s u p p o rte d  o p in io n  o f  th e  ma rk e t  v a lu e  o f  th e  s u b je c t  p ro p e rty .

CLIENT AND PROPERTY IDENTIFICATION

Property Address: City: State: Zip:

Borrower: Owner of Public Record: County:

Legal Description:

Assessor's Parcel #: Tax Year: R.E. Taxes:

Neighborhood Name: Map Reference: Census Tract:

Special Assessments: PUD Yes No HOA: $ Per Year Per Month

Property Rights Appraised: Fee Simple Leasehold Other (describe)

Assignment Type: Purchase Transaction Refinance Transaction Other (describe)

Lender/Client: Address:

CONTRACT ANALYSIS

I did did not analyze the contract for sale for the subject purchase transaction.  Explain the results of the analysis of the contract for sale or why the analysis was not performed.

Contract Price $: Date of Contract: Is the property seller the owner of public record? Yes No Data Source(s)

Is there any financial assistance (loan charges, sale concessions, gift or down payment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No

If Yes, report the total dollar amount and describe the items to be paid.   $

NEIGHBORHOOD DESCRIPTION

Neighborhood Characteristics One-Unit Housing Trends One-Unit Housing Present Land Use %

Note: Race and the racial composition of the neighborhood are not appraisal factors.

Location Urban Suburban Rural Property Values Increasing Stable Declining PRICE AGE One-Unit %

Built-Up Over 75% 25-75% Under 25% Demand/Supply Shortage In Balance Over Supply $(000) (yrs) 2-4 Unit %

Growth Rapid Stable Slow Marketing Time Under 3 mths 3-6 mths Over 6 mths Low Multi-Family %

Neighborhood Boundaries: High Commercial %

Pred. Other %

Good Aver. Fair Poor

Convenience to Employment

Convenience to Shopping

Convenience to Primary Education

Convenience to Recreational Facilities

Employment Stability

Neighborhood Description:

Market Conditions (including support for the above conclusions):

Good Aver. Fair Poor

Property Compatability

General Appearance of Properties

Adequacy of Police/Fire Protection

Protection from Detrimental Conditions

Overall Appeal to Market

SITE DESCRIPTION

Dimensions: Area: Acres Sq.Ft. Shape: View:

Zoning Classification: Zoning Description:

Zoning Compliance: Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)

Uses permitted under current zoning regulations:

Highest & Best Use:

Describe any improvements:

Do present improvements conform to zoning? Yes No No improvements If No, explain:

Present use of subject site: Current or proposed ground rent? Yes No If Yes, $

Topography: Size: Drainage:

Corner Lot: Yes No Underground Utilities: Yes No Fenced: Yes No If Yes, type:

Special F lood Hazard Area Yes No FEMA Flood Zone: FEMA Map #: FEMA Map Date:

UTILITIES Public Other Provider or Description

Electricity

Gas

Water

Sanitary Sewer

Other

Other

Off-Site Improvements Type/Description Public Other

Street Surface

Street Type/Influence

Curb/Gutter

Sidewalk

Street Lights

Alley

Are the utilities and off-site improvements typical for the market? Yes No If No, describe:

Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe:

Site Comments:

Produced using ACI software, 800.234.8727 www.aciweb.com LAND_15 03082018

7001 N. Frontage Road, Burr Ridge, Illinois 60527Flagg Creek Water Reclamation District

Real Estate Sale

X

X1,250.00XNone Reported

8444.0216984Ginger Creek Subdivision

Exempt202106-28-209-008

See Addendum

DuPageFlagg Creek ReclamationNot Applicable

60523IllinoisOak Brook7 Berseem Court

N/AN/A

N/AN/AN/A

No formal contract presented.

X

35

20

45

50

60

5

1,112

4,500

370

The overall market area is the Village of Oak Brook with a more narrower market of the Ginger Creek 

Subdivision.

X

X

X

X

X

X

Based on the local market update in the addendum exhibits, detached single family home sale prices are upward over the 

trailing twelve months. Oak Brook is a community of varying sale prices with high and lower end sales. The addendum exhibits also include information on detached single-family sales in Oak 

Brook and Ginger Creek and Land sales in Oak Brook and Ginger Creek.

The subject is in Ginger Creek Subdivision just south of Interstate 88 in the Village of Oak Brook, DuPage County, Illinois. It appears developed with detached 

single family homes from the 1960's and forward. There are some newer construction homes after 2000 and even a few from 2015 and later. There are homes on interior lots and homes 

backing up to Ginger Creek (The water amenity). There are also homes that back up to Interstate 88 and the barrier wall. The streets are paved and there are no curbs and sidewalks. Homes 

vary in size and can exceed 6,000 square feet.

X

X

X

X

X

X

X

X

X

X

The subject is a slightly irregular site at the end of Berseem Court with water frontage along Ginger Creek. Easements exist per the Plat of Easement provided by the 

client. See wetland and flood maps.  Current real estate taxes are exempt and likely attributed to the Flagg Creek Water Reclamation Districts (FCWRD) acquisition of the property to install 

the new lift station. It seems reasonable to anticipate the site would return to tax roll once acquired by another party for potential end use. GIS representation of boundary lines do not appear 

to match the Plat of Easements representation of boundary lines. See addendum.

See the addendum for important Site Comments and Exhibits.

X

X

None

None

None

XNone

Residential

XPaved

Flagg CreekX

DuPage Water CommissionX

N/AX

N/AX

08-01-201917043C0178JXX

XXX

See flood and wetland comments/maps.AverageFlat near street and sloped at rear toward water.

XVacant land

X

None

Single Family

Single family residential. See addendum.

The subject was assumed a buildable site.X

Single Family Detached Residential DistrictR2

Wooded/WaterSlightly IrregularX41,205See addendum
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COMPARABLE SALES

There are comparable sites currently offered for sale in the subject neighborhood ranging in price from    $ to    $ .

There are comparable sites sold in the past 12 months in the subject neighborhood ranging in sale price from    $ to    $ .

FEATURE SUBJECT

Address

City/St/Zip

Proximity to Subject

Data Source(s)

Verification Source(s)

Sale Price $

Price/ $

Date of Sale (MO/DA/YR)

Days on Market

Financing Type

Concessions

Location

Property Rights Appraised

Site Size

View

Topography

Available Utilities

Street Frontage

Street Type

Water Influence

Fencing

Improvements

Net Adjustment (Total, in $)

Adjusted sales price of the

Comparable Sales (in $)

COMPARABLE SALE NO. 1

$

$

+ - $

Net Adj. %

Gross Adj. % $

COMPARABLE SALE NO. 2

$

$

+ - $

Net Adj. %

Gross Adj. % $

COMPARABLE SALE NO. 3

$

$

+ - $

Net Adj. %

Gross Adj. % $

The Appraiser has researched the transfer history of the subject property for the past 3 years and the listing history of the subject for the past 12 months prior to the effective date of this appraisal.

The appraiser has also researched the transfer and listing history of the comparable sales for the past 12 months.

The appraiser's research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of the appraisal.

Data Sources:

The appraiser's research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.

Data Sources:

The appraiser's research did did not reveal any prior listings of the subject property or comparable sales for the year prior to the effective date of the appraisal.

Data Sources:

Transfer/Sale (ONLY) of the

Subject in past 36 months:

Listing/Transfer History

(if more than two, use comments

section or an addendum.)
$

$

Listing and Transfer history of

Comp 1 in past 12 months:

$

$

Listing and Transfer history of

Comp 2 in past 12 months:

$

$

Listing and Transfer history of

Comp 3 in past 12 months:

$

$

List Date List Price Days on Market Data Source

List Date List Price Days on Market Data Source

Subject Property Is Currently Listed For Sale? Yes No Data Source:

Current Listing History

$

Subject Property has been listed within the last 12 Months? Yes No Data Source:

12 Month Listing History

$

$

Comments on Prior Sales/Transfers and Current and Prior Listings:

Summary of the Sales Comparison Approach:

Reconciliation Comments:

This appraisal is made "as is", or subject to the following conditions or inspections:

Based on a complete visual inspection of the subject site and those improvements upon said site, defined scope of work, statement of assumptions and

limiting conditions, and appraiser's certification, my (our) opinion of market value, as defined, of the real property that is the subject of this report is:

Opinion of Market Value: $ , as of: , which is the date of inspection and the effective date of this appraisal.
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725,000590,0002

999,000999,0001

YesEasement w/ Structures

Yes/WaterfrontFlood

None Rept'd

None Rept'd

Yes

Residential

Cul de Sac/Irreg/77+/-

Yes

Flat/Slope/Trees

Residential

41,205Sq.Ft.

Fee Simple

Good

N/A

N/A

N/A

N/A

0.00Sq. Ft.

N/A

N/A

Client/Pub Rec

Oak Brook

7 Berseem Court

12.7315.0

-15.0

2.25X

-2.25Superior

Yes/Waterfront

None Rept'd

None Rept'd

Yes

Residential

133-136'

Similar

Flat/Slope

Residential

48,384

Fee Simple

Good

N/Av

Cash

1268

12/10/21

14.98

725,000

Remine/Assessor

MLS

0.12 miles SW

Oak Brook

5 Royal Vale Dr

12.1435.1

-5.0

0.64X

-1.92Superior

-0.64None Reported

None Rept'd

None Rept'd

1.92No

Residential

250+

Similar

Flat/Trees

Residential

46,174

Fee Simple

Good

N/Av

Cash

1268

12/10/21

12.78

590,000

Remine/Assessor

MLS

0.06 miles SW

Oak Brook

3 Royal Vale Dr

11.6046.4

6.5

0.71X

-1.63Superior

-0.54None Reported

None Rept'd

None Rept'd

Yes

Residential

Cul de Sac/236'

Similar

Flat/Clear

Residential

2.1891,823

Fee Simple

0.70Good

None Reported

Cash

87

11/19/21

10.89

1,000,000

Remine/MLS

MLS

1.94 miles SE

Oak Brook

16 Templeton Ct

MRED MLS

X

Remine

X

Remine

X

2/19/20450,000 N/AN/A N/AN/A 4/22/19650,000

See Addendum.

There was no readily apparent evidence the subject has been listed for sale in the last three years. It appears the client and 

the former owners sale agreement was a private transaction.The subject sold in 2/20. No sale documents provided.

MLSX

N/AN/AN/AN/A

MLSX

7/18/22500,000

X

See Addendum

Allstate Appraisal
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PRODUCT INFORMATION FOR PUDs (if applicable)

Is the developer/builder in control of the Homeowners' Association (HOA)? Yes No Unit type(s): Detached Attached

Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.

Legal Name of Project:

Total number of phases: Total number of units: Total number of units sold:

Total number of units rented: Total number of units for sale: Data source(s):

Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion:

Does the project contain any multi-dwelling units? Yes No Data Source:

Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion:

Describe common elements and recreational facilities:

CERTIFICATIONS AND LIMITING CONDITIONS

This report form is designed to report an appraisal of a parcel of land which may have some minor improvements but is not considered to be an "improved site". All improvements are considered

to be of relatively minor value impact on the overall value of the site. This report form is not designed to report on an "improved site" where significant value is derived from the improvements.

This appraisal report form may be used for single family, multi-family sites and may be included within a PUD development.

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value, statement of assumptions and limiting conditions and certifications.

Modifications, additions, or deletions to the intended use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may expand the

scope of work to include any additional research or analysis necessary based on the complexity of this appraisal assignment. Modifications or deletions to the certifications are also not

permitted. However, additional certifications that do not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser's continuing

education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the reporting requirements of this appraisal report form, including the 

following definition of market value, statement of assumptions and limiting conditions and certifications. The appraiser must, at a minimum; (1) perform a complete visual inspection of the subject 

site and any limited improvements, (2) inspect the neighborhood, (3) inspect each of the comparable sales from at least the street, (4) research, verify and analyze data from reliable public 

and/or private sources, and (5) report his or her analysis, opinions and conclusions in this appraisal report.

INTENDED USE: The intended use of the appraisal report is for the lender/client to evaluate the property that is the subject of this appraisal for a mortgage finance transaction.

INTENDED USER: The intended user of this report is the lender/client identified within the appraisal report.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open market under all conditions requisite to a fair sale, the buyer and

seller each acting prudently and knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the

passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both parties are well informed or well advised, and each acting in what they consider

their own best interest; (3) a reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in United States dollars or in terms of financial arrangements

comparable thereto; and (5) the price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions* granted by anyone associated with

the sale. (Source: OCC, OTS, FRS, & FDIC joint regulations published June 7, 1994)

* Adjustments to the comparables must be made for special or creative concessions. No adjustments are necessary for those costs which are normally paid by sellers as a result of tradition or law

in a market area; these costs are readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing adjustments can be made to the comparable

property by comparisons to financing terms offered by a third party institutional lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a

mechanical dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market's reaction to the financing or concessions based on the

appraiser's judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in this report is subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect the subject property being appraised or the title to it, except for information that he or she

became aware of during the research involved in performing this appraisal. The appraiser assumes that the title is good and marketable and will not render any opinions

about the title

2. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or other data sources) and has noted in this

appraisal report whether any portion of the subject site is located in an identified Special F lood Hazard Area. Because the appraiser is not a surveyor, he or she makes no

guarantees, express or implied, regarding this determination.

3. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question unless specific arrangements to do so have been

made beforehand, or as otherwise required by law.

4. The appraiser has noted in this appraisal report any adverse conditions (such as the presence of hazardous wastes, toxic substances, etc.) observed during the

inspection of the subject property or that he or she became aware of during the research involved in performing this appraisal. Unless otherwise stated in this appraisal

report the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the subject property (such as, but not limited to,

needed repairs, deterioration, the presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) that would make the property less valuable,

and has assumed that there are no such conditions and makes no guarantees or warranties express or implied. The appraiser will not be responsible for any such

conditions that do exist or for the engineering or testing that might be required to discover whether such condition exist. Because the appraiser is not an expert in the

field of environmental hazards, this appraisal must not be considered as an environmental assessment of the property.

APPRAISER'S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in this appraisal report.

2. I performed a complete visual inspection of the subject site and any limited improvements. I have reported the information in factual and specific terms. I identified and

reported the deficiencies of the subject site that could affect the utility of the site and its usefulness as a building lot(s).

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal Practice that were adopted and promulgated by the

Appraisal Standards Board of the Appraisal Foundation and that were in place at the time this appraisal report was prepared.

4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales comparison approach to value. I have adequate

comparable market data to develop a reliable sales comparison approach for this appraisal assignment. I further certify that I considered the cost and income approaches

to value but did not develop them unless indicated elsewhere within this report as there are no or very limited improvements and these approaches to value are not

deemed necessary for credible result and/or reliable indicators of value for this appraisal assignment.

5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for sale of the subject property in the twelve months

prior to the effective date of this appraisal, and the prior sales of the subject property for a minimum of three years prior to the effective date of this appraisal, unless

otherwise indicated in this report.

6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior to the date of the sale of the comparable sale,

unless otherwise indicated in this report.

7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. I have not used comparable sales that were the result of combining multiple transactions into reported sales

9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject property and the comparable sales.

10. I have verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in the sale or financing of the subject property.

11. I have knowledge and experience in appraising this type of property in this market area.

12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing services, tax assessment records, public land

records and other such data sources for the area in which the property is located.
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SEE ADDENDUM. Open space, greenways and water.

X

Drive byX

X

N/AvN/AvN/Av

N/AvN/AvN/Av

Ginger Creek

XX
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CERTIFICATIONS AND LIMITING CONDITIONS (continued)

13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from reliable sources that I believed to be true and

correct.

14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject property, and the proximity of the subject

property to adverse influences in the development of my opinion of market value. I have noted in this appraisal report any adverse conditions (such as, but not limited

to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the

subject property or that I became aware of during the research involved in performing this appraisal. I have considered these adverse conditions in my analysis of the

property value, and have reported on the effect of the conditions on the value and marketability of the subject property.

15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all statements and information in this appraisal

report are true and correct.

16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which are subject only to the assumptions and limiting

conditions in this appraisal report.

17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or prospective personal interest or bias with respect to the

participants in the transaction. I did not base, either partially or completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion,

sex, age, marital status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the present owners or

occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not conditioned on any agreement or understanding,

written or otherwise, that I would report (or present analysis supporting) a predetermined specific value, a predetermined minimum value, a range or direction in value,

a value that favors the cause of any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending mortgage

loan application.

19. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I relied on significant real property appraisal

assistance from any individuals in the performance of this appraisal or the preparation of this appraisal report, I have named such individual(s) and

disclosed the specific tasks performed in this appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone

to make a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no responsibility for it.

20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that ordered and will received this appraisal report.

21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the borrower; the mortgagee or its successors and

assigns; mortgage insurers; government sponsored enterprises; other secondary market participants; data collection or reporting services; professional appraisal

organizations; any department, agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to obtain the

appraiser's or supervisory appraiser's (if applicable) consent. Such consent must be obtained before this appraisal report may be disclosed or distributed to any other

party (including, but not limited to, the public through advertising, public relations, news, sales, or other media).

22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain laws and regulations. Further, I am also subject

to the provisions of the Uniform Standards of Professional Appraisal Practice that pertain to disclosure or distribution by me.

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage insurers, government sponsored enterprises, and

other secondary market participants may rely on this appraisal report as part of any mortgage finance transaction that involves any one or more of these parties.

24. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature", as those terms are defined in applicable federal and/or state laws

(excluding audio and video recordings), or a facsimile transmission of this appraisal report containing a copy or representation of my signature, the appraisal report

shall be as effective, enforceable and valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or criminal penalties including, but not limited to, fine or

imprisonment or both under the provisions of Title 18, United States Code, Section 1001, et seq., or similar state laws.

SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser's analysis, opinions, statements,

conclusions, and the appraiser's certification.

2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser's analysis, opinions, statements, conclusions, and the

appraiser's certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the appraisal firm), is qualified to perform this

appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and promulgated by the Appraisal Standards Board of

The Appraisal Foundation and that were in place at the time this appraisal report was prepared.

5. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature", as those terms are defined in applicable federal and/or state laws

(excluding audio and video recordings), or a facsimile transmission of this appraisal report containing a copy or representation of my signature, the appraisal report shall

be as effective, enforceable and valid as if a paper version of this appraisal report were delivered containing my original hand written signature.
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SUBJECT PROPERTY PHOTO ADDENDUM
Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender:

FRONT VIEW OF
SUBJECT PROPERTY

Appraised Date:
Appraised Value: $

REAR VIEW OF
SUBJECT PROPERTY

STREET SCENE

Flagg Creek Water Reclamation District

60523IllinoisOak Brook

7 Berseem Court

Not Applicable

500,000

July 18, 2022



LOCATION MAP
Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: Flagg Creek Water Reclamation District

60523IllinoisOak Brook

7 Berseem Court

Not Applicable



AERIAL MAP
Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: Flagg Creek Water Reclamation District

60523IllinoisOak Brook

7 Berseem Court

Not Applicable



Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: Flagg Creek Water Reclamation District

60523IllinoisOak Brook

7 Berseem Court

Not Applicable

LOCAL MARKET UPDATE - OAK BROOK



Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: Flagg Creek Water Reclamation District

60523IllinoisOak Brook

7 Berseem Court

Not Applicable

GINGER CREEK DETACHED SINGLE-FAMILY SALES/LISTINGS - MLS 12-MONTHS



Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: Flagg Creek Water Reclamation District

60523IllinoisOak Brook

7 Berseem Court

Not Applicable

OAK BROOK DETACHED SINGLE-FAMILY SALES - 12-MONTHS



Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: Flagg Creek Water Reclamation District

60523IllinoisOak Brook

7 Berseem Court

Not Applicable

0AK BROOK LAND SALES - 12 MONTHS (AS RECORDED IN MLS)



Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: Flagg Creek Water Reclamation District

60523IllinoisOak Brook

7 Berseem Court

Not Applicable

GINGER CREEK LAND SALES - 24 MONTHS (AS RECORDED IN MLS)



Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: Flagg Creek Water Reclamation District

60523IllinoisOak Brook

7 Berseem Court

Not Applicable

NATIONAL WETLANDS INVENTORY MAP



FLOOD MAP
Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: Flagg Creek Water Reclamation District

60523IllinoisOak Brook

7 Berseem Court

Not Applicable



 

Subject: 7 Berseem Ct (aka. Lot 56A Ginger Creek), Oak Brook 

Client: Flagg Creek Water Reclamation District 
 

 

IDENTIFICATION OF PROPERTY 

Lot 56A Ginger Creek which is on the southeast end of Berseem Court. The subject is in the Village of Oak Brook, DuPage County, Illinois in 
the Ginger Creek Subdivision. Remine records refer to the subject as 7 Berseem Court, Oak Brook. The survey refers to the subject as 8 
Berseem Court. If concerned on the address discrepancies, the client should investigate. Tax records was the source of the subject address 
since the other sites around had odd street numbers (not even like the legal). 

APN 06-28-209-008 

 

METHODOLOGY 

The subject property was appraised utilizing appropriate appraisal methodology. The report includes descriptions of the property (legal and 
physical), a neighborhood and highest and best use statement, the approaches to value, and limiting conditions that are summarized herein. 
The report conforms to the Code of Professional Ethics and Standards of Professional Practice of the Appraisal Institute. It complies with the 
reporting requirements set forth under Standards Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice (USPAP) of the 
Appraisal Foundation. This is a form report, and it presents the data, reasoning and analyses that were utilized in the appraisal process to 
develop the appraiser's opinion of value. The depth of discussion contained in this report is specific to the needs of the client and for the stated 
intended use. The appraisers are not responsible for unauthorized use of this report. The client-addressee should carefully review all 
assumptions, data, relevant calculations, and conclusions and notify Allstate Appraisal L.P. of any questions or errors. Allstate Appraisal will 
address and/or respond to any questions, issues or errors in a timely manner.  

The client should fully review this addendum due to the outdated nature that may exist with the form report. The addendum is 
included to meet USPAP requirements.  

PURPOSE 

To estimate the market value of the Fee Simple Estate in the subject property.  

INTENDED USE/USER 

The appraisal was ordered by Chris Kokat of the Flagg Creek Water Reclamation District (FCWRD), and they are client. Mr. Kokat and the 
Flagg Creek Water Reclamation District are the intended users of this appraisal. It is our understanding the appraisal report will assist the 
intended users in an estimate of market value for a selling decision. Use of this report by any other user or entity or for any other reason is 
prohibited. 

EXTRAORDINARY ASSUMPTIONS 

Extraordinary Assumptions: An extraordinary assumption as defined by USPAP is:  

“An assignment-specific assumption as of the effective date regarding uncertain information used in an analysis which, if found to be false, 
could alter the appraiser’s opinions or conclusions”.  
 
Comment: Extraordinary assumptions presume as fact otherwise uncertain information about physical, legal, or economic characteristics of 
the subject property; or about conditions external to the property, such as market conditions or trends; or about the integrity of data used in an 
analysis. See also special assumption.” 
 
An extraordinary assumption may be used in an assignment only if; It is required to properly develop credible opinions and conclusions; the 
appraiser has a reasonable basis for the extraordinary assumption; use of the extraordinary assumption results in a credible analysis; and the 
appraiser complies with the disclosure requirements set forth in USPAP for extraordinary assumptions. 

The extraordinary assumptions were:  

1. Per the client, FCWRD / Chris Kokat, “Spoke with Village of Oak Brook, Rebecca Von Drasek, and this lot is grandfathered in as R-
2 and even with our easement it will be an R-2 buildable lot”. The analysis assumed the subject site is physically large enough (gross 

and net) and of sufficient shape/area to be a buildable site (Sufficient site area to construct a house that meets market area 

standards). The client ultimately should consult civil engineering / architectural services to verify options and layouts of potential 

housing construction for verification. Allstate Appraisal is not trained in civil / architectural layout and design. 

2. The analysis assumed the subject is a legally buildable single-family site per local zoning requirements (after the client’s 

establishment of a new easement). Per the client, Chris Kokat, “Spoke with Village of Oak Brook, Rebecca Von Drasek, and this lot 
is grandfathered in as R-2 and even with our easement it will be an R-2 buildable lot”. The client should arrange a physical inspection 

with local zoning authorities to confirm the site is a buildable site per the Village zoning code. 

3. The analysis assumed a prospective buyer of the subject site would receive all necessary approvals for development/construction.  

4. The analysis assumed the subject is a buildable single-family site per subdivision / HOA requirements (after the client’s establishment 

of a new easement). 

5. The client should note there are varying sources of total site area for the subject (Assessor. GIS, County, Survey). In this case, the 
July 2022 survey was the source of site area that indicated the subject site is less than one acre. The analysis assumed this indicated 
site area is accurate and complete. 

  



 

Subject: 7 Berseem Ct (aka. Lot 56A Ginger Creek), Oak Brook 

Client: Flagg Creek Water Reclamation District 
 

 

Hypothetical Conditions: A hypothetical condition as defined by USPAP is:  

“A condition, directly related to a specific assignment, which is contrary to what is known by the appraiser to exist on the effective date of the 
assignment results but is used for the purpose of analysis.”  
 
Comment: “Hypothetical conditions are contrary to known facts about physical, legal, or economic characteristics of the subject property; or 
about conditions external to the property, such as market conditions or trends; or about the integrity of data used in an analysis.” 
 
A hypothetical condition may be used in an assignment only if: Use of the hypothetical condition is clearly required for legal purposes, for 
purposes of reasonable analysis, or for purposes of comparison; use of the hypothetical condition results in a credible analysis; and the 
appraiser complies with the disclosure requirements set forth in USPAP for hypothetical conditions.  

The appraisal analysis employed no hypothetical conditions. 

The use of Extraordinary Assumptions and Hypothetical Conditions might have affected the assignment results. 

SCOPE OF WORK 

In the process of completing this appraisal, we completed the following procedures: 

1. Douglas Roe of Allstate Appraisal visited the subject site via the street and site access.  

2. Conducted an analysis of the Chicago area and the community in which the property is located. 

3. The general and specific data for this analysis was based on multiple sources and may include MRED MLS, assessor records, 
Realist, county recorder, GIS mapping, Sidwell tax maps, etc. Other Internet sources (Internet searches) may have been derived 
through the data analysis process. The appraisers examined zoning of the subject through internet-based information from village 
websites. Zoning inspections should be arranged by the client due to the complexity of zoning ordinances to determine the subject’s 
exact compliance. The appraisers have not arranged such an inspection since it is outside the scope of work relative to this 
assignment. The appraisers did not inspect the comparable properties since site and building access to these properties are not 
available through the normal course of operation. 

4. The comparable information was based on the MRED MLS. This is a typical source utilized by Allstate Appraisal as well as our peers 
within this market area. In some cases, verification of comp data is possible with participants to the transactions, but in some cases, 
this is not possible. There are instances where participants are not willing to cooperate, participants are obligated by confidentiality 
clauses or access to participants does not exist. At the minimum, the comp verification was accomplished through original comp 
sources like MLS and CoStar and may be further studied through public records such as online assessor records, recorder websites, 
Realist property records and/or other Internet sources considered reliable and utilized within the appraisal profession. 

5. Considered the cost new of all existing improvements and the depreciation to the improvements from all causes, resulting in a 
depreciated value estimate of the improvements. The subject is vacant land with no improvements and the cost approach is 
not the useful or applicable method and it was not included in the analysis.  

6. Considered an analysis of market rental data and estimated the potential gross income from the rental of the subject property. The 
subject is vacant land and does not have an income stream and the income approach is not the useful or applicable method 
and it was not included in the analysis. 

7. Conducted a search for comparable sales and offerings, completed research of the sales and/or offerings via public data sources 
and examined the relevance to the subject property. Adjustments and/or relative comparisons were made to the comparable data 
resulting in an indication of value. Interior or on-site inspections of the comparable properties were not completed. In this instance, 
land sales from the market were revealed suggesting the sales comparison approach was a meaningful method of 
valuation. Land sales like the subject (impact of an easement) were not located. The sales comparison approach was 
included in the analysis. 

8. Reconciled the appropriate approaches and their indications of value into the final opinion of value. 

9. Prepared a Land Appraisal Report (Form Report) summarizing all our analyses and conclusions, which were based on more detailed 
data, and analyses retained in our files. 

COMPLIANCE 

To the best of our knowledge, the analyses, opinions and conclusions that are developed in this report, have been prepared in conformity with 
Title XI of the Federal Financial Institutions Reform, Recovery and Enforcement Act of 1989 (FIRREA) and its regulations, as well as the 
Uniform Standards of Professional Appraisal Practice (USPAP) of the Appraisal Foundation and the Appraisal Institute. 

COMPETENCY   

The appraisers have full knowledge and experience for this assignment and all necessary and appropriate steps have been taken to complete 
the assignment in a competent manner. There is no lack of knowledge or experience that would prohibit this assignment from being completed 
in a professional competent manner or where a biased or misleading opinion of value would be rendered. 

APPRAISAL INSTITUTE  

The reported analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with the requirements of 
the Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute. 

The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly authorized representatives. 

As of the date of this report, Steven S. Albert, MAI, SRA has completed the continuing education program for Designated Members of the 
Appraisal Institute. 

As of the date of this report, Douglas Roe has completed the Standards and Ethics Education Requirements for Practicing Affiliates of the 
Appraisal Institute. 

As of the date of this report, Douglas Roe has completed the continuing education program for Practicing Affiliates of the Appraisal Institute.   

 



 

Subject: 7 Berseem Ct (aka. Lot 56A Ginger Creek), Oak Brook 

Client: Flagg Creek Water Reclamation District 
 

 

SALE AND LISTING HISTORY 

The subject sold 2/19/20 from Robert & Susan Ring to Flagg Creek Reclamation District. The indicated consideration was $450,000 per 
assessor records. This sale appeared a private transaction and it does not appear the subject was listed for sale at that time. 

To our knowledge, the subject has not been listed for sale in the last three years. 

HOA/PUD 

Per MLS, there is an annual homeowner’s association fee of approximately $1,250± in Ginger Creek. This was assumed accurate and 
complete. No HOA details provided by the client.  

MARKETING/EXPOSURE TIME 

The estimated marketing and exposure time is 12-18 months based on the comp data herein and other general land sale data from MLS. 

  



 

Subject: 7 Berseem Ct (aka. Lot 56A Ginger Creek), Oak Brook 

Client: Flagg Creek Water Reclamation District 
 

 

SITE COMMENTS 

Total site area was based on a survey dated 7/30/22 indicating 41,205 sq. ft. gross site area and 30,475 sq. ft. net usable site area (assumed 
calculated outside all easement areas). The survey was assumed accurate. 

The client should note there are varying sources of total site area for the subject (Assessor, GIS, County, Survey, etc.). 

In the 2019 appraisal for the client, the subject site was not walked/accessed, and the site was assumed generally flat at that time. The subject 
sit was only viewed from the street. After visiting the site for the 2022 appraisal, Allstate Appraisal observed a sloped portion of site area at the 
rear of the site. While the area may be usable, it may also offer reduced utility. The distance of the sloped area from the road or from the Ginger 
Creek shoreline is unknown. No survey with such information was provided. 

The subject site was assumed a buildable site before and after the establishment of the 30’ and 36’ easement granted to Flagg Creek Water 
Reclamation District (FCWRD). See extraordinary assumptions. 

The site currently and formerly included a 50’ utility easement along the south site line which is toward the shoreline (Ginger Creek). See red 
arrow. 

The site formerly included a 10’ easement along the west site line and a wedge-shaped utility easement along the west site line. See green 
arrows. 

The following exhibit was derived from the older Plat of Easement exhibit from the 2019 appraisal. 

 

 

After the client acquired the subject parcel in 2020, a new lift station was installed on the site along the west site line. The lift station is for the 
benefit of properties in the Ginger Creek subdivision. The area around the new lift station also includes an access drive and various soft and 
hard landscaping.  

For the current appraisal assignment, the client provided a Plat of Easement depicting the new and former easement. An exhibit without the 
former easement and showing only the new easement was not provided.  



 

Subject: 7 Berseem Ct (aka. Lot 56A Ginger Creek), Oak Brook 

Client: Flagg Creek Water Reclamation District 
 

 

See the following page for a continuation of easement exhibits.  

The following exhibit reflects the former easements in blue and the new easement in yellow. It is our understanding the new easement (yellow) 
replaces the old easement (blue). The rear site line easement that is near the water appears unchanged. The amount of the site impacted by 
the change to the easement on the west site line appears greater with the new easement compared to the older easements. Therefore, the 
amount of usable site area appears less than before. For the appraisal in 2019, Allstate Appraisal was not allowed access on the site; only 
viewed from the street. The rear of the subject site is sloped down to the water level which was not observed for the last appraisal. The site 
was assumed generally flat in 2019.  Additionally, the exhibit below does not depict the width of the site for the portion outside the easement.  
See extraordinary assumptions.  

 

The following page includes photos of the new easement area along the west site line and the structure/improvements added by the 
FCWRD. 

There is a small amount of buffering landscape along the east side of the easement (between the usable portion of the site and the 
easement).  



 

Subject: 7 Berseem Ct (aka. Lot 56A Ginger Creek), Oak Brook 

Client: Flagg Creek Water Reclamation District 
 

 

PHOTOS OF NEW EASEMENT AREA 

 

 

 



 

Subject: 7 Berseem Ct (aka. Lot 56A Ginger Creek), Oak Brook 

Client: Flagg Creek Water Reclamation District 
 

 

EASEMENT TERMS AND CONDITIONS 

 

The prior information are the specifics provided about the impact of the new easement on the subject site. As you can see, the 
implementation of the easement reduces the physical usability of the site (reduced site area, etc.) as well as impedes an owners 
right of use and enjoyment on the easement portion of the site. It also includes a view amenity (Driveway, lift station, power sources, 
etc.) a prospective buyer may find less than ideal. As well, access to the easement is fully granted to FCWRD at any time without 
notice. It is reasonable to anticipate the easement has created characteristics for the site that would detract from value. See all 
details above.  



 

Subject: 7 Berseem Ct (aka. Lot 56A Ginger Creek), Oak Brook 

Client: Flagg Creek Water Reclamation District 
 

 

WETLAND / FLOOD  

Per the flood map service, the southern portion of the subject site along the waterfront appears to be in a flood zone and this appears typical 
for other sites backing up to Ginger Creek. The area is also listed on the National Wetlands Inventory Map as PUBGx. There appear to be 
other sites in the subdivision that include the same or similar flood and wetland component.  

Appraisers are not zoning experts and to properly ascertain the exact compliance of the subject, the client should arrange an inspection of the 
subject with the local the zoning officer. The appraisers have not arranged such an inspection since it is outside the scope of work relative to 
this assignment. The appraisers have reported information found in public sources through municipal websites. 

ZONING 

The subject zoning district permits single family residential which is consistent with the developed lots in the subdivision. The analysis assumed 
the subject site is less than one acre. See details below for R2 and sites less than one acre. It was reported by the client and a brief phone 
with Rebecca Von Drasek that subject site is a buildable site after the construction and creation of the new easement. 

 

See extraordinary assumption on the subject sites legal buildability.  

Appraisers are not zoning experts and to properly ascertain the exact compliance of the subject, the client should arrange a physical inspection 
of the subject with the local zoning office. Zoning requirements are complex and require inspection and confirmation by local zoning personnel 
to verify compliances. The appraisers have not arranged such an inspection since it is outside the scope of work relative to this assignment. 
The appraisers have reported information found in public sources, from the client or brief conversations with the village contact.  

  



 

Subject: 7 Berseem Ct (aka. Lot 56A Ginger Creek), Oak Brook 

Client: Flagg Creek Water Reclamation District 
 

 

VALUATION METHODOLOGY 

A value estimate of real estate is generally based on the application of one or more of the three basic approaches to value; the "Cost Approach,” 
the "Income Capitalization Approach" and the "Sales Comparison Approach.” These approaches to value are defined by The Dictionary of 
Real Estate Appraisal, 6th Edition, published by the Appraisal Institute as: 

Cost Approach: A set of procedures through which a value indication is derived for the fee simple interest in a property by estimating the current 
cost to construct a reproduction of (or replacement for) the existing structure, including an entrepreneurial incentive, deducting depreciation 
from the total cost, and adding the estimated land value. Adjustments may then be made to the indicated fee simple value of the subject 
property to reflect the value of the property being appraised.  

Income Capitalization Approach: A set of procedures through which an appraiser derives a value indication for an income-producing property 
by converting its anticipated benefits (cash flows and reversion) into property value. This conversion can be accomplished in two ways. One 
year’s income expectancy can be capitalized at a market-derived capitalization rate or at a capitalization rate that reflects a specified income 
pattern, return on investment, and change in the value of the investment. Alternatively, the annual cash flows for the holding period and 
reversion can be discounted at a specified yield rate.  

Sales Comparison Approach: The process of deriving a value indication for the subject property by comparing market information for similar 
properties with the property being appraised, identifying the appropriate units of comparison, and making qualitative comparisons with or 
quantitative adjustments to the sales prices (or unit prices, as appropriate) of the comparable properties based on relevant, market-derived 
elements of comparison. 
 
SALES COMPARISON APPROACH COMMENTS 

Per MLS sales of vacant land in Ginger Creek were limited so a wider search area was necessary. The search area included other locations 
throughout Oak Brook and all the submitted comps are residential sites in residential areas of Oak Brook. Comps 1 and 2 are most similar 
overall to the subject being in Ginger Creek. Comp 1 is also similar being a waterfront site with flood areas and having sold in the last couple 
years. The remaining comps in the land-form grid are sales within Oak Brook. No sale was located having an easement similar to the subject’s 
new easement. Comp 5 has a new easement for ingress and egress with a paved and shared drive that is partially on the comp site and allows 
access for the properties to the south and west.  

The unit of measure is sale price per square foot of land. The comps sold in unadjusted form from $10.89 to $19.94 Psf. The low end of the 
selling price per square foot is based on the largest site in the sample and the high end of the selling price per square foot was based on one 
of the two smallest sites in the sample. The other smaller sized comp is the second highest selling price per square foot in the sample. Typically, 
larger parcels of land sell for less per square, all else equal.  

Market condition adjustments were not made based on the Oak Brook historical land sale data presented within the report. The graph below 
shows the Oak Brook sales that reflect the most predominant sale price per square foot range; however, site area differences exist in this 
sample (larger and smaller sites). The straight-line trend reflects an upward trend over the timeframe, and the polynomial trend line reflects 
the fluctuations over the time frame (up and down). The trend line of the selling price per square foot is not made up of only time or market 
conditions, but other property or sale factors can exist in the data (and therefore reflects in the trend line). Given current market conditions 
such as elevated interest rates, slowing sale activity, and other financial indicators, no adjustment is made at this time.  

Two plus years have passed since the COVID-19 pandemic began and the real estate market data has provided some indication of the effects 
on the market from the pandemic and government mitigation efforts, if any occurred. The market data is more precise in some markets and 
less useful in others. Not all property segments (or markets) have seen the same impact, and some have seen none too little impact all. As of 
the effective date of this report, the industry's that were most impacted by the pandemic and mitigation efforts were tourism, office, and the 
retail sector (retailers, restaurants, bars, etc.). To this day, improvements have occurred in retail and tourism. The office sector is still affected 
as work from home seems to appear the norm to this day. Some employers have not returned their employees to the office or have developed 
hybrid office schedules. Recently there has been increased COVID activity stemming from new variants and Governor of Illinois has now 
issued a State of Emergency for Monkeypox, another viral infection.  In addition to the pandemic environment that has existed two plus years, 
recent world events from the Russian and Ukraine war also have market indicators in further volatile status. The country is exposed to continued 
supply chain issues, highest inflation levels ever and volatile stock and bond market activity. Mortgage financing rates have been on the rise 
and the highest levels in many years. The valuation of the subject is based on the information available to us as of the date of valuation. Value, 
marketing time, vacancy rates, collection losses, cap rates and income streams may change more rapidly depending on the direction, intensity, 
and level of government intervention on health-related matters, the unfolding world events and all the volatile market factors that are constantly 
changing and developing (Inflation, interest rates, stock market, etc.). It is recommended the client keep the valuation of the subject property 
under regular review. 
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Subject: 7 Berseem Ct (aka. Lot 56A Ginger Creek), Oak Brook 

Client: Flagg Creek Water Reclamation District 
 

 

 

Physical differences existed and narratively described below. 

Comp 1 is a sale from Ginger Creek and within close proximity to the subject. It fronts Ginger Creek water and appears a slight slope from 
street to the water. To the best of our knowledge, the site includes utility related easements at most but no other greater easements like the 
subject. This comp was adjusted downwards for an estimated deduction to the potential impact this new easement may have on the subject. 
As cited, the implementation of the easement reduces the physical usability of the subject site (reduced site area, etc.) as well as impedes an 
owners right of use and enjoyment on the easement portion of the site (now greater in size than it was before). It also includes a view amenity 
(Driveway, lift station, power sources, etc.) that a prospective buyer may find less than ideal. As well, access to the easement is fully granted 
to FCWRD at any time without notice. It is reasonable to anticipate the easement has created characteristics for the subject site that would 
detract from value.  

Comp 2 is a sale from Ginger Creek and within close proximity to the subject. It does not front Ginger Creek water and appears a generally 
flat. To the best of our knowledge, the site includes utility related easements at most but no other greater easements like the subject. This 
comp was adjusted downwards for an estimated deduction to the potential impact this new easement may have on the subject. As cited, the 
implementation of the easement reduces the physical usability of the subject site (reduced site area, etc.) as well as impedes an owners right 
of use and enjoyment on the easement portion of the site (now greater in size than it was before). It also includes a view amenity (Driveway, 
lift station, power sources, etc.) that a prospective buyer may find less than ideal. As well, access to the easement is fully granted to FCWRD 
at any time without notice. It is reasonable to anticipate the easement has created characteristics for the subject site that would detract from 
value. 

Comp 3 is a newer developed site with a water amenity. It is a  much larger site and not ideal in that regard. No flood area appears to exist on 
the site. It is a cul-de-sac location but not on the end of the street like the subject. To the best of our knowledge, the site includes utility related 
easements at most but no other greater easements like the subject. This comp was adjusted downwards for an estimated deduction to the 
potential impact this new easement may have on the subject. As cited, the implementation of the easement reduces the physical usability of 
the subject site (reduced site area, etc.) as well as impedes an owners right of use and enjoyment on the easement portion of the site (now 
greater in size than it was before). It also includes a view amenity (Driveway, lift station, power sources, etc.) that a prospective buyer may find 
less than ideal. As well, access to the easement is fully granted to FCWRD at any time without notice. It is reasonable to anticipate the 
easement has created characteristics for the subject site that would detract from value. 

Comp 4 is a similar size parcel in a neighborhood location like the subject. The property has no water influence nor flood zone. It is a much 
smaller site being less than 30,000 sq. ft. It is a cul-de-sac location like the subject. To the best of our knowledge, the site includes utility related 
easements at most but no other greater easements like the subject. This comp was adjusted downwards for an estimated deduction to the 
potential impact this new easement may have on the subject. As cited, the implementation of the easement reduces the physical usability of 
the subject site (reduced site area, etc.) as well as impedes an owners right of use and enjoyment on the easement portion of the site (now 
greater in size than it was before). It also includes a view amenity (Driveway, lift station, power sources, etc.) that a prospective buyer may find 
less than ideal. As well, access to the easement is fully granted to FCWRD at any time without notice. It is reasonable to anticipate the 
easement has created characteristics for the subject site that would detract from value. 

Comp 5 is a similar size parcel in a neighborhood location like the subject. The property has no water influence nor flood zone. It is a much 
smaller site being less than 30,000 sq. ft. The site includes an ingress and egress easement along its south site line serving the properties to 
the south and west. There is a paved drive on the comp site for that easement. While not completely similar, it is a sale of a property impacted 
by an easement outside more typical utility and drainage style easements. This comp was adjusted downwards for an estimated deduction to 
the potential impact this new easement may have on the subject. As cited, the implementation of the easement reduces the physical usability 
of the subject site (reduced site area, etc.) as well as impedes an owners right of use and enjoyment on the easement portion of the site (now 
greater in size than it was before). It also includes a view amenity (Driveway, lift station, power sources, etc.) that a prospective buyer may find 
less than ideal. As well, access to the easement is fully granted to FCWRD at any time without notice. It is reasonable to anticipate the 
easement has created characteristics for the site that would detract from value. However, in this case, the comparable site also includes an 
easement for ingress and egress but still given downward consideration but to a lesser level than the other comps.  

The submitted comps reflected a range of unit value from $11.60 to $15.31 per square foot of land area. The higher end of the overall adjusted 
comp range is based on Comps 4 and 5 which were the smaller sites. Comps 1 to 3 reflect a range of unit value from $11.60 to $12.73 Psf. 
Comps 1 and 2 are from the subject subdivision and Comp 1 is a waterfront site like the subject.  

Based on these aspects of the subject an opinion of value for the subject is $12.00 to $13.00 Psf of land. 

41,205 sq. ft. x $12.00 Psf = $494,460 

41,205 x sq. ft. x $13.00 Psf = $535,665 

Indication of valuation is $500,000. 

This indication of value is less than the indication of value in 2019. The data available in 2019 till today differs and changes to the subject site 
have been made that we feel could be measured as less desirable for the subject site (The new easement and the improvements on the 
easement that are potentially visible to an owner of the subject site). 

Indication of Value of $500,000 / 30,475 sq. ft. net usable site area equals $16.41 Psf. The indication of value per square foot of net site area 
for the subject is more in line with Comps 4 and 5, the smaller comparable sites;  however, it is also lower per square foot compared to Comps 
4 and 5 which is reflective of the judgmental impact of the new easement.   

See ALL extraordinary assumptions.  

 FINAL RECONCILIATION COMMENTS 

The sales comparison approach was based on comparable sales data in the subject's market area and should reflect the buyer and seller 
negotiations at the time of the sale. Per MLS sales of vacant land in Ginger Creek were limited so a wider search area was necessary. The 
search area included other locations throughout Oak Brook and all the submitted comps are residential sites in residential areas of Oak Brook. 
Comp 1 is most similar overall to the subject being a waterfront site with flood areas on site and having sold in the last couple years. No sale 
data was located revealing a similar type of easement that was added to the subject site. Comp 5 was most similar in this regard.  We 
acknowledge the included sales were not perfectly matching to the subject in every aspect, but they were among the best available for 
comparison to the subject. Overall, the sales comparison was reliable since it is a reflection of market activity. The sale comparison approach 
was a viable approach to value for the subject property type and it was included in the appraisal analysis and given all weight in the final 
opinion of value. 
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CONDITIONS AND REQUIREMENTS OF THE APPRAISAL 

The subject was appraised as vacant land from public sources and client information. 

Conventional financing/cash was assumed. 

Appraisers are not zoning experts and to properly ascertain the exact compliance of the subject, the client should arrange an inspection of the 

subject with the local the zoning officer. The appraisers have not arranged such an inspection since it is outside the scope of work relative to 

this assignment. The appraisers have reported information found in public sources and/or phone conversations with zoning officials when that 

data or opportunity was available. Due to the multiple aspects of a zoning ordinance (specific use, parking, building height, setbacks, maximum 

floor area ratios, use, etc.) complete verification of the subject’s status is subject to an inspection by the qualified representative of the city or 

village. We assumed the subject was minimally legal non-conforming and the building was replaceable in the same footprint and use, if 

destroyed (ex. fire, tornado).  

The client is referred to the City/Village for zoning and compliance verification by the appropriate inspector. The appraisal analysis was based 
on the general assumption that zoning compliance or code issues did not exist. 

The client is referred to a Flood Certification Professional for proper verification of the subject's flood zone location. The data herein is via 
mapping services and the only means to property verify the subject’ flood and wetland exposure is via professional inspection and certification.  

The client should obtain verification for the subject on all environmental issues with respect to the structure and the surrounding ground. The 
appraisers are not environmental hazard experts and cannot assess if adverse factors exist.  

The appraisers are not experts in the identification or detection of environmental hazards.  We are NOT qualified to detect the presence of any 
adverse substances or gases. Unless specifically stated to the contrary, the appraisers have no knowledge of the existence of any 
environmental hazard on, under, above or within the subject real estate. No effort was made to dismantle or probe the structure to observe 
enclosed, encased or otherwise concealed elements for environmental hazards.  No radon testing details were ascertained.  The presence of 
any environmental hazard would likely diminish the property's value. The value estimate in this communication assumes there is no 
environmental hazard of any type affecting the subject real estate. No responsibility is assumed by the appraisers or Allstate Appraisal, L.P. 
for any environmental hazard or for any expertise required to discover any environmental hazard.  The client should retain an expert in this 
field prior to any decision made about the subject property. 
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CERTIFICATION 

The undersigned certify that, to the best of their knowledge and belief: 

1. The statements of fact contained in this report are true and correct. 

2. The reported analyses, opinion, and conclusions are limited only by the reported assumptions and limiting conditions, and is the personal, 
unbiased professional analyses, opinions, and conclusions of the undersigned. 

3. The undersigned have no present or prospective interest in the property that is the subject of this report and have no personal interest or 
bias with respect to the parties involved. 

4. The engagement in the assignment and our compensation for the assignment are not contingent upon the reporting of a predetermined 
value or direction in value that favors the cause of the client, the amount of the value estimate, the attainment of a stipulated result, or the 
occurrence of a subsequent event. 

5. The analyses, opinions, and conclusions were developed, and this report has been prepared in conformity with the Uniform Standards of 
Professional Appraisal Practice, the Code of Professional Ethics and Standards of Professions Appraisal Practice of the Appraisal 
Institute. 

6. The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly authorized representatives. 

7. The use of this report is subject to the requirements of the State of Illinois relating to review by the Real Estate Appraisal Sub-Committee 
of the Illinois Real Estate Commission. 

8. As of the date of this report, Steven S. Albert, MAI, SRA has completed the continuing education program for Designated Members of the 
Appraisal Institute.  

9. As of the date of this report, Douglas Roe has completed the Standards and Ethics Education Requirements for Practicing Affiliates of 
the Appraisal Institute. 

10. No one provided significant real property appraisal assistance to the persons signing this certification. 

11. Douglas Roe performed a site visit of the subject property on 7/18/22. 

12. The appraisal assignment is not based on a requested minimum valuation, a specific valuation, or the approval of a loan. 

13. The appraisers performed an appraisal on the subject property within the past three years. The appraisal was completed in October 2019. 

14. The report is prepared by the inspecting appraiser under direct supervision of the co-signing appraiser, Steven S. Albert, MAI, SRA. The 
co-signing appraiser accepts responsibility for all the contents of the report including value conclusions, assumptions and limiting 
conditions and confirms that the certification applies fully to the co-signing appraiser. The co-signing appraiser did not inspect the subject 
property. 

 

 

 

 

 

 

Douglas Roe 
Certified General Real Estate Appraiser 
IL #553.002354 
Expires 9/30/2023 
Inspected 

 
Steven S. Albert, MAI, SRA 
Certified General Real Estate Appraiser 
IL#553.000219 
Expires 9/30/2023 
Did Not Inspect 
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