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R.B. ZIRNHELD, inc.

LOANS AND INSURANCE COUNTRY REAIL ESTATE FraArRMS.TOWN PROPERTY
WENTZVILLE STATE BANK BUILDING
TELEPHONE 23

WENTZVILLE, MO.

W. E. LINKE R. B. ZIRNHELD

Jmuary 22, 1951

Mr. William F. Baggermen
5330 Delmar Blvd.
St. Louis 12, Mo.

Dear Mr. Baggerman :

In connection with the sale to you on September
19, 1950 of the Mt. Pleasant farm, upland parcel, we con-
sider the land to have been valued at $1,000 on purchase
date, the value of the main house on that date to have
been $;,000, barn $750, cottage adjacent to main house
$500, winery building and attached apartments $2500, wash
house $100, large chicken house $100, small chicken house
$50; total $9,000.

Very truly yours,

JOID T el A~

R. B.(ZI NHELD
Y
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DOANE AGRICULTURAL SERVICE, Inc.
Management, Appraisal, Research, Consultation
SPECTAL
REPORT
To. !l William F, Baggerman Re:..Muench Farm, St, Charles Co., lo.
2330 Delmar Boulevard Datcalbl s U000 &0 o N
.ok, Louis, Missouri . Office.. Bha BORIE S0 JAM:ef .
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Early in July we were visited by Mr., William F. Baggerman who
asked that we make an inspection of a property in St. Charles County,
Missouri which he was contemplating the possible purchase of. Our
inspection of the property was made on July 83 and we gave a verbal

report at that time on our findings.

Scope

It was originally intended that we would make a complete appraisal
of this property which involved 148 acres including 8 acres of hill
land, but it was later decided that you would like Ffor us to give
values only on the bottom land area consisting of 140 acres. The
scope of this report therefore refers only to this particular'part
of the farm which does not have any buildings except an old corn
crib on it. It should be emphasized that the values which we have
given on the property are the approximate appraised value; and they
are not what we might arrive at in a final-figure if we were to make

a detailed appraisal of the property.



Soils

The soils on this property are of an alluvial origin which means
that it was deposited by the overflow from the Missouri River., The
texture of the soil varies over the area considerably with generally
the lighter textured, more sandy soils being closer to the river;
and the heavier textured or more clay soils being located closer to
the bluff and at.the other end of the property. There is much vari-
a%ion in the soils of the property and it is quite mixed, Generally
speaking, the soils are quite productive and the main difference . . ...
lies in the difference in handling duve to workability of the soils.
A1l of them will respond well to treatment and the use of more

fertilizer and legumes would be quite beneficial.

Drainage

The local residents in the area have reported phat this property
is well protected by a very high recently constructed levee which
lies beyond the boundary of the farm. We are also lead to believe
that there is no bonded drainage district indebtedness; and this
appraisal was made on this assumption although we suggested to you

that it would be well to check this thorcughly before making final

negoiations for the purchase of the property.

There are some low lying areas in the property which have a
limited drainage outlet; and we suspect that these will not regularly
produce crops, but they might be planted into crops which would be

primarily grass that would at least improve the appearance of it.



Value
We have made some rough calculations as to value of the property;

and they were figured to arrive at an earnings value. Income and

30.-

expense were calculated as follows: ’ y
€%
Gross Income ?/2 &
£
1/3 of 55A corn @ %0.bu., @ $1 = $733 gslm @ 7/ o
20 L
1/3 of 464 vheat € 16 bu. € 1.30 « 277 3she @ 125 219
¢s” RS
1/3 of 25% SB € 16 bu. ¢ 1.80 = _24o  Jeb«@ 22 //
, %1250 £ 2974
Lecs Pxpense o e ‘ ' ; P
Taxes $350 Yo
Management 75 /50
Fertilizer and seed 250 32357
. . . o p]
Delivery | 17”8 Whae e
x 979
Net earnings $500 2, 000
Value capitalized € 5% = 510000 o’ e

You will note that we have provided for use of 130 acres whereas
there is 140 acres in the property. This may be slightly high unless
and until the willows are cleared out in the extreme outer edge of
the property. On the other hand, we have been conservative on our
estimates, in our opinion, as to what can be expected in the way of
yields. The prices used are the approximate values for the past 15
years on the various crops. | .

The taxes are estimated on the basis of $1 general tax and 31.50'
per acre dralnage maintenance tax per year, or $2,50 per acre on 140
acres to arrive at the {350 figure.

On this basis, we have arrived at an earning value of $10,000

on the property at 5 per cent. We told you earlier that we thought

®



the present market value of the property would probably be around
11 to 12 thousand dollars. It was reported to us that asking price
on this portion of the property was $11,000 whereas the portion in-

volving the 8 acres and the buildings was $9,000 for a total of

On this basis and on the basis of our calculations, it would

Qo

appear ‘that this bottom land was worth very close to the asking
price on the basis of its earnings value.
It should also be emphasized that the management charge which

L

s inserted in the figuring of the earnings statement is not professional
g 4

e

management, but rather a charge which might typically be paid for

a typical manager which would not actually be professional management.

GCeneral

In the event you should purchase this property, we think that
a speclal management report to you would be in order in which we would
analyze the property on the basis of its potentiality and advise of
the program which you should follow in the operation of it. This

would include a cropping system, fertilizing system, and so forth,

Should you be inter

D

sted in this further service, please feel free

to get in touch with us.

This report containing 4 pages is respectfully submitted.




GARFIELD 4172

HeEnry H.OBERSCHELP

ATTORNEY AT LAw

705 OrLive StT.

SALES

ST.Lours, Mo.

STATEMENT

SALE OF SCHAAF HOME

September 19, 1950 - Sale Price

First Earnest Money to
R. B. Zirnheld

Balance Earnest Money to
Henry H. Oberschelp

U.S.I.R. Stamps

Balance

Reeoireq ohped j@ht §SHOND.

$9,000 .00
50 .00
100 .00
9.90
8,540.10
$9,000.00 $9,000.00

;;, Sed TN



FORM 102 Printed and for Sale by the Real Estate Printing and Publishing Ce St. Louis, Mo.~ 5 CLASS 6

RECG=IPT FOR EARNEST MONEY

Wentzville, . Mo July 18, 5. 50
Received of . llarcaret Gra Finley
the sum of . FLILY & no/lOO (f_‘=5d.00) mmLmm e = = = m = o= w = = = = DOLLARS,

as earnest money and part purchase money on account of the purchase of the following described property, situated in the

County of...Sbe. Charles State of Missouri, to-wit:

Seven_acres, nore or less, together with improvements

thereon, located at Augusta, Missourl, and now owned by the
Schaaf Estate

which property is this day sold to....—'.r.q.m.L.,i.;.,.é.’t.I’.Qt....gl?.aﬁ.@....11.7 rlev for the total sum of
Nine. Thous: nQWQmHO/lOQ $9,000400) o moonmmmm...om...on.... DOLLARS, BB RTEIGHRK
cash of which the earnest money is a nart. BOTAARSEAK hRd Balahda

rchaser %o _advance an additlonal $400,00 earnest monev wi thin ten
days from date hereof, Sellers to furnish an abstract of title brought

to date, The title to said property to be good and merchantable and be

Oﬂveyed by Warranty Deed free and clear of 1iens and encUMbOIrances,

SETIETrs T pPay taxes Tor thé year 1950 ERAXXWITEREIE
wnkmxgm%yzﬁmx&&z“zmw%%Xszwzﬁwﬁz zxzyznymmyKZ%zxﬂmaxmxaxz eferreds pay meImt stox

B SEOH Sz DY 70 2R ST Dedd s, of P10 10X NG DIEmINes X T e Rt A0l Brogerty, St N Der et Xanm 10T Bt G-

X EyEE B2 WA VA By Ve B0 BrseAFUBTITNG. 408 AT DIEIC B EXEShE. PhE ZAR EXTBIMN & T, X 2.3 2 X2 X2 X 2. M0 A ROt CHrtsa
X . L08S session of the property to be glven lmmedistely upon closing

thls sale, subject to the rights of tenants now occupyinz the premises.

If upon examination the title be found not merchantable and cannot
be-corrected withinanaddltional 30 days; sald purchaserts-to-have-the

&K@Wﬁkﬂ&%ﬁ@mﬂm%m&hﬂX&ﬂﬂ%&ﬂﬁﬁﬂ%ﬁm4xﬂxﬁxﬁm&mﬂﬁZﬁﬁﬁ&ﬁﬁﬁﬁ&&ﬂ
earnest money refunded.

Rents, IN¥Eresy; watew, lcense, L @xes, ad o uraneE to be adjusted to date of transfer of property.

Purchaser hereby assumes and agrees to pay any special taxes that may be assessed or become a lien against said

property after the date of this contract.
ZIE. Bpof Xl ton AN, ttiede foym &, et ecramiiamptt Beperfected vl thitoar re gsuwih e stie, Zsaid qurehaser
LG HEZPARLLZIE S 01RDIE BB tof leranniitie@tie Zond Hresearnesk Ruuey. 2574eshe xefnged.
This sale under this contract to be closed on or before ALZUST 15; 1950 , at the

oftice ot HONTY. HaOberschelp,St«.oU1S  and if not closed by that time, owing to the failure or neglect of
the purchaser to comply with the terms herein, the above mentioned earnest money is to be forfeited to...owners &
.......... a:_:ent, but such forfeiture shall not release said purchaser herein from any liability for the fulfillment
of this contract of sale, or the payments of money herein mentioned, if said seller shall elect to enforce fulfillment of the
same.
This sale under the above terms and conditions is made subJect/y theﬁ?&roﬁi‘ﬂf the cwner of this pro?,;y
£

Mo tad Lx SEAL]

P 5 Agent

Accepted on above terms and conditions. _en rms and conditions.
RGARET GRACE FINLEY .[SEAL]

B - - s WY\V\_/ E WEAL]

Purch’t er A, C’»nt

[SEAL]
[SEAL]

per cent commission thereon.




St. Louis, Missouri
July 21, 1950
Received of Wm. J. Baggerman on behalf of Margaret Grace
Finley the additional $400.00 earnest money provided for in

the attached receipt for earnest money,

(Henty H. Oberschelp)
Attorney for Helen S. Stafford
and Carl Gerald Schaaf, Owners,




