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October 19, 2022 
 
Mr. Adam Kurz  
DR Horton 
 

Re: 21052 Honeybee Rd. 
Slidell, LA 70460 
 
Our File Number:22-1646 
 

 
Dear Mr. Kurz:  
 
In accordance with your letter of engagement, we have examined the referenced property and 
analyzed matters applicable to the determination of the requested market value(s). Enclosed is 
our report that describes our method of approach and contains relevant data gathered and used 
to reach a final value estimate. This is an appraisal containing a total of 71 numbered pages.  
 

Summary of Subject Property: 
The subject of this report is a potential retail component within a proposed mixed-use 
subdivision to be located at the intersection of Honeybee Road and U.S. Highway 190 in Slidell, 
Louisiana. 
 
While still in the preliminary stages, the client is estimating that the development upon 
completion will contain 780 single-family residential lots, 530 multi-family or townhouse 
residential units, 2.3 acres dedicated to civic use, and 1.3 acres set aside for retail-commercial 
development.  
  
The purpose of this appraisal is to determine  1) the amount of retail space in square feet 
supportable by the market, which will comprise the subject of this report and 2) the fair market 
rent of the Fee Simple Interest in and to the subject property. 
 
Integral to the conclusions herein are the inferences drawn from the included Level C market 
and marketability analysis. Within this Scope of this assignment, Fair Market Rent is defined as: 
 
"The most probable rent that a property should bring in a competitive and open market reflecting 
all conditions and restrictions of the lease agreement, including permitted uses, use restrictions, 
expense obligations, term, concessions, renewal, and purchase options, and tenant 
improvements.” 
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Implicit in this definition are the following: 
 

1. Lessee and lessor are typically motivated; 
2. Both parties are well informed or well advised, and acting in what they consider 

their own best interests; 
3. A reasonable time is allowed for exposure in the open market; 
4. Payment is made in terms of cash in U. S. dollars or in terms of financial 

arrangements comparable thereto; and 
5. The lease represents the normal consideration for the property leased unaffected 

by special or creative financing or sales concessions granted by anyone associated 
with the lease. 

 
The opinion of fair market rent expressed in this report is conditioned on the Statement of 
Certification and the Statement of Assumptions and Limiting Conditions that are included within 
the report.  
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Executive Summary 

 

• The proposed subject property features a vastly inferior location with respect to 
marketability and capture potential as a proposed retail development.  This considers the 
limited existing residential population in the immediate area, lower traffic volume, and 
the lack of commercial development in the immediate area. 
 

• Further evidence of the lack of marketability for retail in this immediate market area is 
best illustrated by the occupancy levels of the neighboring Stirling Slidell Centre and 
North shore Mall.  The Northshore Mall only has 3 remaining department stores occupied 
and one of its vacant units was recently converted to self-storage indicating a retail 
application is not viable.  It has been publicly acknowledge that the owners are searching 
for alternative use plans for the property.  
 

• The Stirling Centre is a 22-unit, 345,000 square foot shopping center that is currently 
achieved an occupancy level of 40%. Both of these centers are the closest in proximity to 
the subject property and provide a negative outlook for retail space in the immediate 
area. 
 

• From a more macro perspective, average U.S. retail vacancy fell to 6.1% in 2021 and 
more retail stores opened than closed in the country for the first time since 1995, 
according to a recent Wall Street Journal article.  This underscores the recent strength of 
retail sales and consumer demand coming out of the pandemic. With that said, continued 
competition from e-commerce, high inflation, and the potential for an economic 
recession in the near future all combine to put these positive trends at risk. 

 

• According to the Site to Do Business, the population within the subject’s 15-minute drive 
time area, which includes the majority of the Slidell market, is currently 56,251. Over, the 
next five years, it is projected to grow at an annual straight-line rate of 0.32%. At this 
rate, the population is projected to increase to approximately 57,000. This modest rate of 
growth is not anticipated to alter demand within the local retail market.  Furthermore, , 
there is more than enough existing retail square footage to accommodate the growth. To 
highlight this, we point towards the estimated retail square footage per capita in the 
Slidell market. We have utilized population figures provided by STDB and the current 
retail inventory figure via CoStar.  

 
 
 

https://www.wsj.com/articles/retail-real-estate-is-enjoying-its-biggest-revival-in-years-11664875802
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Year 2022 2027

Propulation 56,251 57,151

Reatil Inventory (SF) 8,100,000 8,100,000

Retail SF per Capita 144.00 141.73

Retail SF per Capita in Slidell Market

 
 

And according to data recently compiled by the Wall Street Journal, the national retail square 
footage per capita is much lower at 24 square feet. 
 

 
 

Thus, despite modest projected population growth over the next five years, the extensive level 
of existing retail space will preclude the feasibility of adding new retail product to the market 
over this timeframe.  The above study indicates the need for population growth and new 
households to enter the market in order for the existing retail space to reach equilibrium with 
respect to supply and demand. 
 

https://www.wsj.com/articles/retail-real-estate-is-enjoying-its-biggest-revival-in-years-11664875802
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USPAP Requirements Note: 
This appraisal complies with the reporting requirements mandated by the 2022-2023 Edition of 
the United Standards of Professional Appraisal Practice (USPAP) adopted by the Appraisal 
Standards Board of The Appraisal Foundation. Additionally, as per Financial Institutions Reform, 
Recovery, and Enforcement Act (FIRREA) minimum appraisal standards, we HAVE completed 
previous appraisals of retail properties similar to the subject property in this area. 
 

Client & Intended User: DR Horton, as represented by Mr. Adam Kurz  

 
We are not responsible for the unauthorized use of this report.  
 
The following table summarizes our opinion(s) of market value based on the data and analyses 
contained herein. 
 

Component Conclusion

Amount of Retail Square Footage No More than 10,000 SF

Fair Market Rent $12.00 per square foot

Report Conclusions

 
 
This is to certify that we have no interest, present or contemplated, in the appraised property. 
Our opinions of value are subject to the General and Special Assumptions and Limiting 
Conditions, Certification, and Restriction Upon Disclosure and Use which are stated in the body 
of the report. 
 
Respectfully submitted, 

 
_________________________________ 

P.M. McEnery, MAI, CRE 
Louisiana State Certified 

General Real Estate Appraiser #G1102 

 
_________________________________ 

Baldwin R. Justice 
Louisiana State Certified 

General Real Estate Appraiser #G3000 
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS 
GENERAL 

Property Address: 
 
 

21052 Honeybee Rd. 
Slidell, LA 70460 

Property Type: 
 

Proposed Retail 
 

Client: DR Horton, as represented by Mr. Adam Kurz  
 

Ownership: 
 

Honeybee Holdings, LLC 

Interest Appraised: Fee Simple  
 

Type of Value: Fair Market Rent 
 

Date of Report: 
 

October 19, 2022 

Intended Use: 
 

The intended use is for determination of retail 
penetration/demand and market rent  
 

Intended User(s): 
 

The intended user is DR Horton, as represented by Mr. 
Adam Kurz  
 

Sale History: 
 
 

The subject parent property last transferred ownership 
when it was purchased from St. Tammany Land C.O., LLC, 
Markle Interests, LLC, Poitevent Interests, LLC, PF 
Monroe Properies, LLC by Honeybee Holdings, LLC on 
March 1, 2021 for an undisclosed amount. This sale is 
recorded under Instrument # 2255656. 

 

Land Summary- Parent Tract

Parcel ID
Gross Land 

Area (Acres)

Gross Land 

Area (Sq Ft)
Topography Shape

Main Site 275.33 11,993,375 Level Mostly Rectangular
 

 
 

 
Legal Description:  
 

A certain 275.33 acre tract of land situated in 
Section 35, Township 8 South, Range 13 East, 
Greensburg Land District, St. Tammany Parish, State 
of Louisiana 
 



 

x 

Zoning: 
 

TND-2, Traditional Neighborhood Development 
St. Tammany Parish Planning and Zoning 
 

Flood Zone: X 
 

VALUE INDICATIONS 

 

Component Conclusion

Amount of Retail Square Footage No More than 10,000 SF

Fair Market Rent $12.00 per square foot

Report Conclusions
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CERTIFICATION 
 
We certify that to the best of our knowledge and belief: 

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

• The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 
conditions, and are our personal, impartial, and unbiased professional analyses, opinions, and conclusions. 

• We have no present or prospective interest in the property that is the subject of this appraisal report and 
we have no personal interest or bias with respect to the parties involved. 

• We have no bias with respect to the property that is the subject of this report or to the parties involved 
with this assignment. 

• Our engagement in this assignment was not contingent upon developing or reporting predetermined 
results. 

• Our compensation for completing this assignment is not contingent upon the development or reporting of 
a predetermined value or direction in value that favors the cause of the client, the amount of the value 
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to 
the intended use of this appraisal. 

• We have performed no other services, as an appraiser or in any other capacity, regarding the property that 
is the subject of this report within the three-year period immediately preceding acceptance of this 
assignment. 

• 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. 

• Our analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity 
with the Uniform Standards of Professional Appraisal Practice. 

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

• No one other than associates in this office or outside consultants as noted provided significant professional 
assistance in the preparation of this report. 

• P.M. McEnery, MAI, CRE and Baldwin R. Justice did not make a personal inspection of the property that is 
the subject of this report. 

• Nathaniel L. Prosser has provided significant real property appraisal assistance to the persons signing this 
certification. A summary of this assistance may be found within the Scope of the Appraisal. 

• Ryan P. Ellinghausen provided significant professional assistance in the preparation of this report. A 
summary of this assistance may be found within the Scope of the Appraisal. 

• As of the date of this report, P. M. McEnery, MAI, CRE has completed the continuing education program for 
Designated Members of the Appraisal Institute. 

• P. M. McEnery, MAI, CRE is a licensed real estate broker and is active in the buying and selling of real 
estate. 

 
Date Signed: October 19, 2022 

 

 
_________________________________ 

P.M. McEnery, MAI, CRE 
Louisiana State Certified 

General Real Estate Appraiser #G1102 

 
_________________________________ 

Baldwin R. Justice 
Louisiana State Certified 

General Real Estate Appraiser #G3000 
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SCOPE OF WORK 
According to the Uniform Standards of Professional Appraisal Practice, it is our responsibility to 
develop and report a scope of work that results in credible results that are appropriate for the 
appraisal problem and intended user(s). Therefore, we must identify and consider: 
 
       ● the client and intended users; 
       ● the intended use of the report;        
       ● the type and definition of value;        
       ● the effective date of value; 
       ● assignment conditions; 
       ● typical client expectations; and       
       ● typical appraisal work by peers for similar assignments. 
 

Appraisal Report Details 
The purpose of the appraisal is to determine retail penetration and demand as well as fair 
market rent of the Fee Simple Interest in and to the subject property.  
 
Client: DR Horton, as represented by Mr. Adam Kurz  

 
Intended Use: 
 

The intended use is for determination of retail 
penetration/demand and market rent  
 

Intended User(s): 
 

The intended user is DR Horton, as represented by Mr. 
Adam Kurz  
 

Type of Value: Fair Market Rent 
 

Effective Date of Value: October 12, 2022 
 

Report Type: This is an Appraisal Report as defined by Uniform 
Standards of Professional Appraisal Practice under 
Standards Rule 2-2(a). This format provides a summary or 
description of the appraisal process, subject and market 
data and valuation analyses.  
 

Inspection:  A site inspection was not performed. 
 

Market Analysis Level: Level C 



3 

 

 

THE MCENERY COMPANY 
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Valuation Summary 
Valuation Analyses: 
 
 
 

This appraisal consultation report has developed a market 
rent study including the standard analysis which would be 
applied under a typical income approach in order to 
determine the market rent and potential gross income of 
the subject property.  
 

Hypothetical Conditions: 
 

➢ There are no hypothetical conditions for this 
appraisal. 

 
Extraordinary Assumptions: 
 

➢ There are no extraordinary assumptions for this 
appraisal. 
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Analysis Note:  
In the process of concluding a value, data has been gathered and analyzed by the undersigned 
appraisers. Comparable sales, rental, and operating data have been analyzed. 

 
The scope is further augmented by the applicable approaches to value employed in this 
assignment, the analyses resulting in value conclusion(s) rendered which is dependent upon all 
known information about the subject property and marketing conditions and available market 
data. 
 

Assistance Note: 
Ryan P. Ellinghausen provided significant professional assistance in the preparation of this 
report. This includes the following: 

➢ Marketing and sales history 
➢ Ad Valorem taxes, zoning designation, legal description, flood zone 
➢ Assistance with subject photos, sketch, aerial imagery 

 
Nathaniel L. Prosser is a licensed certified general appraiser in the State of Louisiana (#G4102) 
and provided the following: 

➢ Real Property Assistance in preparation of the report 
➢ Comparable data research and confirmation 
➢ Research on current market conditions and assistance in the determination of market 

value by the signatory appraiser 
 
All pertinent property data has been verified by a signatory appraiser. 
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ZONING 
According to the St. Tammany Parish Planning and Zoning Department, the subject property is 
situated in a TND-2, Traditional Neighborhood Development. “The purpose of a TND-2 
Traditional Neighborhood Development Zoning District ('TND-2 district') is to encourage mixed-
use, compact development and facilitate the efficient use of services. A TND-2 district diversifies 
and integrates land uses within close proximity to each other, and it provides for the daily 
recreational and shopping needs of the residents. A TND-2 district is a sustainable, long-term 
community that provides economic opportunity and environmental and social equity for the 
residents. This division's intent is to encourage its use by providing incentives, rather than 
prohibiting conventional development.” A copy of the district regulations is located in the 
Addenda to this report. A zoning map is below. 
 

 
 

 
 
 

Subject 
Property 
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SUBJECT PROPERTY DESCRIPTION 
 

 
 
 

SITE ANALYSIS (PARENT TRACT) 
Location: The subject’s parent tract is situated on the north side of Highway 

190 in Slidell, Louisiana 
 

Current Use of Property: Land 
 

Site Size: Total: 275.33 acres; 11,993,375 square feet 
 

Shape: Mostly Rectangular 
 

Frontage/Access: 
 

The subject property has Average access with frontage as follows: 

• U.S. Highway 190: 3,784  feet 
The site has an average depth of 3,196 feet. It is a corner lot. 
 

Topography: Level 
 

Utilities: 
 

Electricity: CLECO 
Sewer: City sewer 
Water: Municipal Supply  
Natural Gas: Atmos Energy 
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Underground Utilities: The site is serviced by above-ground and 
underground utilities. 
Adequacy: The subject's utilities are typical and adequate for the 
market area. 
 

Flood Zone: The subject is located in FEMA flood zone X, which is not classified 
as a flood hazard area. 
FEMA Map Number: 22005C0030E  
FEMA Map Date: August 16, 2007 
 
Zone X (areas outside of 100 Year flood plain and areas of 500 year 
flood plain) is the flood insurance rate zone that correspond to 
areas outside the 1-percent annual chance floodplain, areas of 1-
oercent annual chance sheet flow flooding where average depths 
are less than 1 foot, areas of 1-percent annual chance stream 
flooding where the contributing drainage area is less than 1 square 
mile, or areas protected from the 1-percent annual chance flood 
by levees. No base flood elevations or depths are shown within 
this zone. Insurance purchase is not required in this zone.  
 

Wetlands/Watershed: The subject site does not appear to be encumbered by areas of 
wetlands based on the US Fish & Wildlife Service National 
Wetlands Inventory Map included in this report’s Addenda.  
  

Environmental Issues: 
 

We were not provided a Phase I Environmental Impact 
Assessment. However, no adverse environmental conditions were 
noted upon inspection. 
 

Encumbrance/Easements: 
 

There are no known adverse encumbrances or easements. Please 
reference Limiting Conditions and Assumptions. 
 

Opportunity Zone The subject property is not located in an opportunity zone.  
 

Comments/Conclusions: The site has average and typical utility. The site is of adequate size 
and shape to accommodate a variety of large scale uses.  
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MARKET AREA ANALYSIS 
(Economic Base Analysis) 

 
An essential part of every appraisal is an analysis of the subject's regional or local market area 
with the focus on the neighborhood in which the appraised property is situated along with the 
components of the economic base, in not only a general manner but with specificity as they may 
relate to the property being appraised. Regions, neighborhoods, and the market area are all 
studied under varying degrees of analysis. A broad regional analysis is typically a report on the 
climate, topography, natural features, governmental frameworks, economic base, and the inter-
relations of these to the national and global economies in which we interact. 
 
Definitions and Analysis Type:  
Regional analysis is considered under an economic base analysis which is defined as: “A survey of 
the industries and businesses that generate employment and income in a community as well as 
the rate of population growth and levels of income, both of which are functions of employment. 
The economic base analysis is used to forecast the level and composition of future economic 
activity. Specifically, the relationship between basic employment (which brings income into a 
community) and non-basic employment (which provides services for workers in the basic 
employment sector) is studied to predict population, income, or other variables that affect real 
estate values or land utilization.” 
 
A more specific analysis is that of the immediate area or neighborhood in which a property is 
located. The term "neighborhood" is defined in the Dictionary of Real Estate Appraisal, 7th 
Edition, published by the Appraisal Institute, dated 2022, as "a group of complementary land 
uses; a congruous grouping of inhabitants, buildings, or business enterprises." The boundaries of 
a neighborhood can be identified by determining the area within which the four forces affect all 
properties in the same manner. A clear distinction can be drawn between a neighborhood and a 
district. A district is a type of neighborhood that is characterized by homogeneous land use. A 
residential neighborhood, for example, may contain single-family homes and commercial 
properties that provide services for residents. Districts are commonly composed of apartments, 
commercial, or industrial properties. The four forces which create, modify, and destroy the value 
of real estate are social trends, economic circumstances, government controls and regulations, 
and environmental conditions. 
 
A “market area analysis” is defined as: “The objective analysis of observable or quantifiable data 
indicating discernible patterns of urban growth, structure, and change that may detract from or 
enhance property values; focuses on four sets of considerations that influence value: social, 
economic, governmental, and environmental factors.” Under the hedonic model testing for the 
market and the marketability of the subject being appraised, the four sets of considerations that 
influence value are then analyzed using any of four levels of analysis which are commonly known 
as Level A, B, C, or D.   
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Levels A and B are inferred analyses in which very basic data sets may be analyzed and from 
which inferences may be drawn regarding value. Inferred analyses are applicable within a static 
data set or the absence of major shifts in trend lines. Levels C and D analyses are more complex 
and are considered fundamental in that they draw on confirmed and verified data which relates 
to the four considerations impacting value from which obvious conclusions result and are not 
dependent on inference alone. Based on the Scope of Work under which this appraisal 
assignment is made, one of the four levels of analysis is performed, and in this case, a Level A 
Analysis has been performed. 
 
Economic Base and Trends (National):   
The most relevant trends, for our purpose of analyzing the economic base, are interest rates, 
real property prices, the elusive issues of GDP and consumption, employment, median income 
levels, and external threats to the overall health of the economy. 
 
Real estate markets nationwide are subject to the multitude of pressures and influences created 
by this interplay.  
 
COVID-19: 
In January of 2020, China alerted the World Health Organization of several cases of unusual 
pneumonia in the City of Wuhan. As cases of the new viral infection began to rise along with 
deaths, fears increased that this epidemic would become a global pandemic. On January 30th of 
2020, the WHO designated the new COVID-19 or “Coronavirus” a global emergency. The 
sentiment was now – “it is not if the virus will spread to all corners of the globe but when.”  
Throughout February, the virus began to spread throughout Asia, Europe, and the Middle East.  
At this time roughly 2,000,000 people had fallen victim to the virus with a total of over 
93,000,000 cases throughout 90 countries worldwide. As of late March, the United States took 
over as the world leader in infections throughout the country and was seeing significant deaths. 
The COVID virus has now led multiple variants, deaths, and illness worldwide. Undoubtedly, it 
will be considered one of the most significant effects of the 21st century. 
 
Initially, in response to the abrupt economic shutdowns, markets took a significant hit starting in 
mid-March 2020. From its all-time high in mid-February to its low at the end of March 2020, the 
Dow Jones Industrial Average fell more than 38%.  By September 2020, the market had nearly 
recouped all its losses since its high in February. In 2020, the drug company Pfizer announced an 
experimental COVID-19 vaccine that was found to be more than 90% effective according to 
clinical results released by the company. The market saw significant gains in a reaction as 
outlined by CNBC. Since that time multiple vaccines have been distributed and the stock market 
has returned to all-time highs.  Over the course of 2021 and 2022, the stock market began to 
retreat as inflation permeated throughout the economic system and interest rates were raised 
by the Federal Reserve. 
 

https://www.cnbc.com/2020/11/09/vaccine-news-unleashes-new-momentum-in-stock-market-as-hunkered-down-investors-flee-cash.html
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A YTD snapshot of the S&P 500 through May of 2022 is shown below.  
 

 
 
There was a dip in the 2nd quarter of 2020 with a v-shaped recovery and a return to all-time 
highs. The market recovery corresponded with significant capital infused into the economy by 
the Federal Government through various stimulus programs, as well as the re-opening and 
loosening of mandated lockdowns.  
 
In 2022, the stock market began to feel pressure regarding a looming recession.  This has been 
largely tied to the rapid increase in interest rates in order to combat the excessively strong 
inflation felt throughout the national economy.  This has been discussed in greater detail in the 
following pages.  It should be noted that following 2020 – the national economy witnessed 
several major capital infusions via stimulus packages from President Trump and the President 
Biden.  Additionally, the market began to strengthen as restrictions and mandates were lifted, 
economies began to open back up, and COVID-19 cases began to subside. 
 
Decisions from the CDC to alter guidelines go hand-in-hand with daily cases, COVID-19 deaths, 
and the percentage of the population that is currently fully vaccinated. As of January 2022, 63% 
of American adults were fully vaccinated with 75% have received at least one dose.   This numer 
continues to rise as time goes on. 
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The vaccine rollout in the U.S. has been largely a success; however, the efficacy of the vaccine 
has come into question over the past months.  This has in turn pushed for the administering of 
booster shots, as well as continued restrictions and social distancing. 
 
GDP, Oil Prices, Inflation, Unemployment, & Interest Rates: 
Economically speaking, the commencement of 2020 brought an increasingly positive sentiment 
as the country neared the eleventh year of an aging, yet robust bull market. On February 12, 
2020, the Dow Jones Industrial Average hit another record with a 29,551 close, a 15.7% increase 
from the prior year. National GDP was on track for steady, continued growth just above 2% and 
interest rates remained low with good access to capital. The national unemployment rate 
hovered around 3.5%, with a very healthy American consumer. Overall, the fundamentals of the 
United States economy were very strong at the beginning of 2020. 
 
The national economy quickly ran off the rails midway through the first quarter of 2020 due to 
the economic uncertainty surrounding COVID-19. On March 23, 2020, the Dow hit a low of 
18,592 – a 37% drop from its all-time high less than a month prior. On March 26, 2020, NBC 
News reported that three million people filed for unemployment in the prior week. As of mid-
April, that number reached 22 million people filing for unemployment in the United States. After 
the fifth consecutive decline as of April 30, 2020, the unemployment numbers hit 30.3 million 
people filing first-time claims over the previous six weeks. This represents roughly 19% of the 
total number of employed persons of the U.S. labor force.  
 
The graphs below show the most recently available data from the U.S. Bureau of Labor Statistics. 
From the data below, it is clear that employment numbers have improved since their high in the 
Spring of 2020, as the national unemployment rate currently sits at 3.7% as of August of 2022 
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Also worth noting is the current unemployment rate over the past 20 years, as shown below: 
 

 
 
Note that many of these job gains have come in the form of professional and business services 
which offset the continued losses in the leisure and hospitality, retail trade, healthcare, and 
transportation and warehousing sectors.   Many economist argue that the unemployment 
statistic is somewhat misleading as it does not capture those that no longer wish to work or have 
given up trying to find a job.   
 
Below is an excerpt from the Bureau of Labor Statistics recorded in September of 2022: 

 
 
The above indicates a trending in the wrong direction for unemployment, which is considered 
very problematic given the historic events surrounding COVID-19.  Furthermore, the BLS 
provides the following information regarding the labor participation rate, which is considered 
another key indicator regarding the economy: 
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’ 
Though this trend appears to be in a positive direction, it does refute the narrative of a strong 
labor market, as indicated by the low unemployment rate. 
 
A record level of job openings in the U.S. suggests businesses are having difficulty filling 
positions. Economists have pointed to a variety of factors that could be contributing to 
constrained job growth. Those issues include some workers’ concerns about contracting the 
coronavirus, child-care responsibilities preventing some parents from returning to work, and a 
previous $300-a-week federal supplement for recipients of unemployment benefits. 
 
The CBO had correctly projected the unemployment rate to fall to 3.6% - 3.8% in 2022 or 2023: 
 

 

 
 
The CBO expects labor market conditions to continue to improve. They believe that as the 
economy expands, many people will rejoin the civilian labor force who had left it during the 
pandemic, restoring it to its pre-pandemic size in 2022-2023. They also believe that the 
unemployment rate will gradually decline throughout the ten-year period, and the number of 
people employed returns to its pre-pandemic level in 2022-2023. 
 
GDP: 
On June 9, 2020, the National Bureau of Economic Research officially announced that the U.S. 
economy entered a recession in February of 2020. Given the causation, the volatility and fragility 
of the current markets were unprecedented as compared to the event taking place in 2001, 
2005, and 2008. As such, it is difficult to measure the full impact that the mitigation measures 
will have on the economy and how quickly it will recover in the years to come. It is worth noting 
that the recession technically ended in April of 2020, however, many view the recovery as 
uneven and question whether the positive market conditions will be sustained. 
 
Real GDP decreased 3.5% in 2020, compared with an increase of 2.2% in 2019.  The total GDP 
growth in 2021 was 5.7%, according to the Congressional Budget Office.  We note that the 
economy faced headwinds in the first half of 2022 with a decrease in GDP growth by 1.6% in the 
1st Quarter and 0.5% in the 2nd Quarter. 
 



14 

 

 

THE MCENERY COMPANY 
REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING  

Market Area Analysis 

      

 
 

 
 

With two consecutive quarters of negative growth, the United States economy has technically 
entered into a recession, however, many pundits and politicians have attempted to dismiss this 
reality.  Recently, the Atlanta Federal Reserve has projected a 3rd Quarter GDP growth rate of 
0.3%, which technically would result in the economy pivoting out of a recession.  That said, a 
revised downwards estimate into the negative would result in the official declaration of a 2022 
recession. 
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Regardless of whether the economy is classified as recessionary or not, the trending does not 
suggest a robust economy. 
 
The forecast for economic growth in the first quarter of 2022 began to darken amid the latest 
wave of COVID-19, as well as consumers grappling with high inflation.  Additionally, businesses 
are forced to now juggle labor and production disruptions. 
 
In 2021, economist had predicted a strong and robust recovery with a growth rate of 3.6% for 
growth in the GDP in 2022. The combination of higher inflation, supply-chain constraints and the 
fast-spreading Omicron variant caused economists to trim their forecast for growth to 3.3%.   
With the 1st half of 2022 now over – it is clear to see that the projections were wildly incorrect 
with now many predicting a paltry GDP growth rate hovering somewhere between -1% to 1% in 
growth. 
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We note the following GDP forecasts by the CBO in there May of 2022 report: 
 

 
 
Clearly, the above projecctions appear to be incorrect for 2022, however, it is worth 
consideration for the coming years. 
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Inflation: 
Consumer prices surged in April 2021 by the most in any 12-month period since 2008, shaking 
investors although the data partly reflect a recovery that is picking up steam as the Covid-19 
pandemic eases.  Since that time the inflation issues have only worsened as the federal reserve 
had been slow to take corrective action with interest rates. 
 
The Federal Reserve noted the following statistics as of April 2022: 
 

• The consumer price index rose 8.5% for the trailing 12 months since March of 2021.  This 
is the highest increase in CPI since 1981. 
 

• The CPI increased 7.5% from February 2021 to February 2022. 
 

 
 

• Personal income rose 0.5% on a monthly basis, outpacing the 0.2% month-over-month 
increase expected by economists surveyed by Refinitiv, while consumer spending rose 
1.1% in March of 2022. That suggests consumers dug into their savings for spending on 
items like clothes and groceries, and fuel. 
 

• As of August of 2022, the inflation rate hovered around 8.3% year over year from 2021.  
Additionally, this rate was up 0.1% month over month, which does suggest some level of 
a cooling effect, however, it still problematic. 
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A persistent, significant increase in inflation has prompted the Federal Reserve to tighten its 
easy-money policies earlier than planned, or to react more aggressively later, to achieve its 2% 
inflation goal. 
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High inflation is the downside of a recovery as the economy bounces back from Covid-19, 
powered in part by low interest rates and government stimulus to counter the pandemic’s 
impact. More so the United States and global economy suffer from consistent supply chain 
issues and a substantial increases in the cost of energy due to the war in Ukraine amongst 
various other factors.  The inflationary trends likely cannot be mitigated or dissipate until these 
issues are solved.  The excessive capital within the economy is certainly problematic, but likely 
not the key driving force behind the current inflation issues 
 
Interest Rates: 
Over the past decade, interest rates have remained relatively low with intermitted increases 
until the Federal Reserve lowered the Fed Funds Rate in 2019 to 2.0%. The interest rate cuts 
were put in place to give the economy a little bit of extra padding in response to the uncertainty 
created by former President Trump’s trade dealings and the economic weakening of Asian and 
European markets.  
 
In Q1 of 2020, the Fed slashed rates to a range of 0%-0.25% due to the economy shut down 
amide the COVID-19 pandemic. During 2020, the Fed repeatedly indicated that they intend to 
keep rates at the current level – near 0% - through at least 2023. The reduction in the federal 
funds rate in the 1st Quarter of 2020 was tied to the potential for a major contraction in the 
overall economy as a result of the COVID-19 outbreak.  
 
In March 2022, Federal Reserve officials voted to raise interest rates to between 0.25% and 
0.5%, the first increase since 2018. They also penciled in six more increases by the end of 2022, 
the most aggressive pace in more than 15 years. This is done in an escalating effort to slow 
inflation that is at a 40-year high.  
 
The central bank has raised its benchmark rate five times this year — from near zero to 3.125%. 
On average, Fed policymakers think rates will climb to about 4.4% by the end of this year and 
4.6% by the end of next year. 
 

 
 
 
Below is the target federal funds rate since 2000, which demonstrates the historically low 
interest rates set in 2020, as well as the recent uptick in interest rates.  
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The Congressional Budget Office has recently adjusted their forecasts for interest rates on 
Treasury securities for the next 10 years, as a result in the shift in monetary policy to combat 
inflation: 
 
 

 
 
This could very possibly have a deflationary impact on the economy, which could ultimately 
result in the phenomenon known as “stagflation”, which has not occurred since the 1970s. 
 
The graph below shows the YTD changes in the 10-year Treasury Note as of June 2022, where it 
currently sits at 3.04%. 
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It is clear to see the extreme volatility that took place in 2020 as investors searched for a haven 
from the sharply dropping stock market and the Fed’s policy actions. Since the initial decline, 
treasury yields have largely rebounded to pre-pandemic levels, however, this is largely due to 
ongoing inflation concerns by investors, who are anticipating rising interest rates.  
 
What is interesting is, initially, mortgage rates for both residential and commercial real estate 
loans did not drop substantially. This is due to the sheer volume of refinancing requests that 
local, regional, and national banks have seen that are pushing beyond capacity. What happened 
– at least in the immediate short-term – is that the supply and demand are commanding the 
mortgage yield rate. This was also due to the significant lift that community and regional banks 
had to make to service the Paycheck Protection Program enacted by congress. 
 
Once banks were able to catch their breath, the cost of borrowing did drop to historic lows. The 
image below is taken from Freddie Mac and shows rates through September 2022, as well as 
rates over the past 12 months for residential mortgages.  Clearly, the cost of borrowing has 
increased dramatically within just a short period of time. 
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The recent uptick in interest rates is demonstrated by the recent sentiment from the Fed, the 
10-year treasury yield, and the prevailing interest rate on a residential mortgage.  
 
The rise in interest rates has resulted in a significant slowdown in the residential home 
construction market, which has historically remained a bellwether for the trending of the 
national economy.  As pricing and sales have declined, many view this as a sign of a negative 
trend in the overall economy. 
 
Oil Prices: 
Oil plunged to its lowest price level in more than 17 years amid concerns of the economic impact 
of the outbreak and was further weakened due to production level due to geopolitical tensions 
in 2020.  Oil prices went negative on April 20, 2020, due to the oversupply, lack of storage, and 
lack of demand given global economic shutdowns. Oil prices recovered to with the WTI Crude 
price point oscillating around $65 to $80 per barrel mark for several months in late 2021 and 
spiked in early 2022 as part of a reopening economy and war in Ukraine.  
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The war and the barrage of sanctions that have hit Russia in response to the invasion coupled 
with stringent regulations and limits to production on federal by the democratically controlled 
congress have resulted in the oil market’s worst supply crisis in decades. The price of a barrel of 
oil had surged above $100, heaping pressure on economies already facing surging rates of 
inflation.    In recent months, the price of oil has declined below $100 per barrel due to the 
releasing of the Strategic Petroleum reserves by the United States economy, as well as 
production increases by OPEC; however, many question if the reduction in the price will remain 
once the U.S. halts the releasing of reserves. 
 
OPEC slashed its forecasts for global economic growth for the year to 3.9% from an earlier 
assessment of 4.2%, as economies are expected to suffer under the weight of high commodity 
prices.  
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Household Income & Earnings: 
The following information was provided by the US Census Bureau report, Income and Poverty in 
the United States: 2020 
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Real Property Pricing:  
A graph below has been taken from the Standard & Poor’s Corelogic Case-Case-Shiller US Nation 
Home Price NSA Index.  
 

 
 
The market effects have generally been a net positive for the prices of residential real estate 
given the low interest rate environment and the overall shortage of inventory.   With the recent 
increase in interest rates, pricing will likely come to a plateau if not face declines. 
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Consumer Debt: 
According to the Federal Reserve report dated May 2022, aggregate household debt balances 
increased by $266 billion in the first quarter of 2022 with a total aggregate debt of $15.84 
trillion, a $2.98 trillion increase from the previous 2008 peak of $12.86 trillion.  This figure is 
also$1.7 trillion higher than the overall household debt held in 2019 prior to the COVID-19 
pandemic. 
 
   Other pertinent information is shown below: 
 

 
 
Below is a graph depicting household debt through Q2 2022:  
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As of March 2022, mortgage balances, the largest component of household debt, shown on 
consumer credit reports stood at $11.18 trillion, a $250 billion increase from Q4 2021. Balances 
on home equity lines of credit (HELOC) continued the declining trend that has been in place 
since 2009, and these balances now stand at $317 billion. 
 
A note from the Federal Reserve May of 2022 report states the following on delinquencies: 
  

 
 
According to the US Census Bureau, the 1st Quarter of 2022 homeownership rate of 65.6% was a 
slight decrease from the Q1 2021 rate of 65.6%, and a decline from 2020 numbers hovering 
around 67.9% 
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Commercial Real Estate Markets -CBRE Report: 
Below we have cited research and data relating to the commercial real estate sector from the 
CBRE 2022 Report: 
 
 

 
 
 

 
• Capital is increasingly being deployed into multi-family and industrial assets, which made 

up 66% of the total Investments in 2nd Quarter 2022.  This has remained consistent 
throughout 2020 and 2021.  Capitalization rates for these asset classes continue to 
compress due to strong market fundamentals and investor demand.  Below is a look at 
forecasted capitalization rates for 2021 and 2022 by real estate asset type: 
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• The suburban multifamily sector is the property type reporting the most significant 
capitalization rate compression, while lodging, retail, and office have ices reported the 
most cap rate increases.   It should be noted that lodging capitalization rates are 
forecasted to stabilize and return to pre-pandemic levels at the end of 2022. 
 

• Investors are placing greater importance on certain investment criteria, particularly: 
tenant credit quality, length of remaining lease term, and building occupancy. 
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2022: Q2 Realty Rates: 

 
 

 
 

In many ways, the pandemic has expedited trends that were already in motion. Brick and mortar 
retail has been on a downward slid for years and was acutely impacted in 2020 with 30 major 
retailers filing for bankruptcy. Office occupancies in urban cores throughout the nation hit all-
time highs as employees worked remotely and many businesses reduced their physical footprint. 
Some sectors are expected to return to normal, while others will likely be forever changed as 
consumers change the way they live and spend money. 
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Opportunity Zones: 
A recent policy change that came with the 2017 tax overhaul and is likely to have a continued 
dramatic impact on commercial real estate development is the creation of Opportunity Zones 
throughout the United States. The so-called “Opportunity Zones” aimed to attract tax-
advantaged investment in low-income areas, the program has been heralded as favorable and 
flexible for investors with the potential to spur development in distressed communities across 
the country.  
 
State governors submitted census tract recommendations to The Treasury Department based on 
socio-economic benchmarks, specifically at least a 20% poverty rate and median family incomes 
of no more than 80% of area family income. A census tract that fails to meet these low-income 
benchmarks may be allowable if it is contiguous with a certified zone and has a median 
household income that does not exceed 125% of the median income of the contiguous low-
income census tract that comprises the opportunity zone. The Treasury Department certified 
about 9,000 opportunity zones nationally. Almost 35 million Americans live in the designated 
zones which spread across urban and rural landscapes and include almost all of Puerto Rico.  
 
Investors in the zones gain can defer and lower federal taxes on any type of capital gains. First, 
they can invest earnings – from any unrelated investment – into a zone and defer capital gains 
taxes for five years. If the investment is held for less than five years, the tax payments are simply 
deferred until the opportunity investment is sold or exchanged. But, if the investment is held for 
five to seven years, 10% of the tax on the existing capital gain is canceled. An increased holding 
period of seven to ten years translates to a deferred payment with a 15% tax break. Lastly, 
investors who hold an opportunity zone investment for more than ten years benefit from a 15% 
capital gains tax break on the initial investment and pay no capital gains taxes on the opportunity 
zone investment.   
 
A new rule introduced in October 2018 sets up a 70-30 asset split for business eligibility. 
Provided 70% of a business’s property is in a designated zone, it is considered eligible even if the 
rest is outside the zone. Together, these regulations incentive investments for place-based 
businesses such as franchise restaurants or manufacturing. To maximize gains, private dollars 
can be coupled with existing programs, such as New Market Tax Credits, Enterprise Zones, and 
Low Income Housing Credits, because regulations allow for benefits to be stacked on top of each 
other. 
 
Former Treasury Secretary Steven Mnuchin has predicted the zones will attract over $100 billion 
in investments, stating “this will unlock lots of capital that was tied up that never would have 
been sold to reinvest in these communities.” According to the Joint Committee on Taxation, the 
program is estimated to reduce federal revenue by $9.4 billion between 2018 and 2022, though 
the long-term cost could be smaller as deferred taxes are paid.   
 

https://www.cims.cdfifund.gov/preparation/?config=config_nmtc.xml
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Michael Kressig, a partner with Novogradac & Co., of St. Louis, who specializes in community 
development and affordable housing, said the aim is to get passive capital back into the 
economy. Kressig said there are more than $6 trillion in unrealized capital gains from the stock 
market alone. Billions of dollars have started piling into new real-estate funds targeting 
opportunity zones. Now that the Treasury has clarified the rules, developers, fund managers, and 
investors are poised to begin collecting money and investing. Hedge funds Fundrise, EJF Capital 
in a joint venture with Youngwoo & Associates and EquityMultiple, and RXR Realty have each 
announced a plan to raise over $500 million for an opportunity zone investment strategy.  
 
An updated report provided by Novogradac indicates that investment in OZs continues to grow 
in 2021 with Qualified Opportunity Funds surging past $17.5 billion in equity raised.  This is a 
15.5% increase investment from the end of 2020. 
  
Over the past few years, there has been a significant increase in sales in opportunity zones 
throughout the country. The chart below has been taken from a study by the World Property 
Journal and clearly shows the pricing premium for properties within a qualified opportunity zone. 
 

 
 

ATTOM Data Solutions tracks home property sales in Opportunity Zones and put out the 
following information in a May 2022 report: 
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Median prices of single-family houses and condominiums rose from the fourth quarter of 2021 
to the first quarter of 2022 in 2,617 (55 percent) of the Opportunity Zones around the U.S. with 
sufficient data to analyze, and increased from the first quarter of 2021 to same period this year 
in 3,529 (78 percent) of those zones. By comparison, median prices rose quarterly in 58 percent 
of census tracts outside of Opportunity Zones and annually in 80 percent. (Among the 5,092 
Opportunity Zones included in the report, 4,722 had enough data to generate usable median-
price comparisons from the fourth quarter of 2021 to the first quarter of 2022; 4,550 had 
enough data to make comparisons between the first quarter of 2021 and the first quarter of 
2022). 
 
Measured year over year, median home prices rose at least 20 percent in the first quarter of 
2022 in 2,231 (49 percent) of Opportunity Zones with sufficient data. Prices rose that much 
during that time period in 44 percent of other census tracts throughout the country. 
 
Typical single-family home values in 55 percent of Opportunity Zones increased from the first 
quarter of 2021 to the first quarter of 2022 by more than the jump in the overall national 
median home price. Nationally, the figure rose 16.6 percent, year over year. Measured quarterly, 
prices in Opportunity Zones increased at a slower rate than in most of 2021. But 52 percent of 
zones still saw larger quarterly improvements from late 2021 to early 2022 than the national 
uptick of 1.7 percent. 
 
We can expect this trend to continue, as investors get creative with converting their tax savings 
to take on projects that would otherwise fail to pencil. That said, the resounding sentiment is 
that a property in a qualified OZ does not automatically turn a non-feasible project into a feasible 
project. We anticipate many unseasoned real estate investors entering the market to mitigate 
capital gains exposure, which creates the potential for heightened risk.  
 
Overall, the reception of the opportunity zone market has been strong and is expected to 
inherently create increased activity in the coming years and decades that will ripple through 
communities across the country. 
 
“The enormity of capital the opportunity funds could channel into these limited and defined 
geographic areas could really be profound,” said Robert White Jr., the founder of data provider 
Real Capital. “It is like 1031 on steroids,” he said, referring to the 1031 tax break, which until now 
has been one of the most popular among commercial property investors. 
 
In Louisiana, all 150 of Governor John Bell Edwards’ nominated zones were certified. “This 
federal certification means we have new tools at our disposal to bring much-needed investment 
and new jobs to the areas of Louisiana who need them. Through a collaboration of private 
investors, state agencies, and local communities, we can work hand-in-hand to ensure that new 
growth opportunities are created in Louisiana through this program.” 
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The Future of the 1031 Exchange: 
As we look ahead, the commercial real estate world waits in anticipation for the policies that Joe 
Biden and his administration will implement and their effects on the CRE market. According to an 
article by Trepp, one of Biden’s major policy items would be a rather sizable tax overhaul. This 
overhaul may include a higher marginal tax rate for wealthy individuals and higher payroll taxes 
for high-earning individuals. However, a larger item on the agenda impacting commercial real 
estate would be Biden potentially eliminating 1031 exchanges, a tax bill Trump passed which 
allows property owners to evade paying capital gains taxes at the time of sale as long as they 
reinvest the proceeds in properties of similar value and type. Although opportunity zones have 
proven to be an initially attractive inducement to categorize new project development as well as 
a stimulus for job growth in lower-income communities, some analysts suggest Biden will find a 
way to include opportunity zones into a more robust stimulus package rather than eliminating it.  
 
It is also worth noting the impact the stimulus package and potential infrastructure bill will have 
on the commercial real estate market and the broader economy. As the ramifications of the 
Covid-19 pandemic continues to impact the lives of millions of Americans on an enormous scale, 
continuous financial relief efforts will be among the biggest priorities during the Biden 
administration.  The recently passed Inflation Reduction Act will invest substantial capital into 
multiple facets of “infrastructure”, which may potentially and likely will lead to exacerbation of 
the current inflation issue at hand.  Furthermore, the package is proposed to invest more in 
renewable energy, while continuing to stifle investment in oil and gas activities.  This may also 
worsen the existing inflation issue, as the price of energy may remain elevated for some time to 
come. 
 
Conclusion: 
Our analysis points to large and persistent negative effects of the pandemic on the world 
economy, with no market area escaping unscathed. These findings point to cautious optimism to 
the overall recovery of the market with forecasted macroeconomics reaching pre-pandemic 
levels in one to three years. GDP and the stock market were quick to rebound; however, as time 
has gone on – these figures have been revised downwards while other metrics, like employment, 
will likely remain depressed. The rising interest rates and the persistent inflation, as well as lower 
labor participation rate could be a bellwether for a forthcoming recession – if not already here.  
Currently, the outlook for the economy is viewed as cautious with a potential recession on the 
horizon and possibly a slowdown in the commercial real estate sector. 
 
 
 

 
 

https://info.trepp.com/trepptalk/impact-of-2020-presidential-election-on-commercial-real-estate


39 

 

 

THE MCENERY COMPANY 
REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING  

Market Area Analysis 

      

MARKET AND MARKETABILITY ANALYSIS 
(Level A Analysis) 

 
In 2021, the U.S. economy saw somewhat of a bumpy recovery with lowering of expectations 
and forecasts for GDP growth and employment, as well as inflationary trends throughout the 
country. Despite this somewhat sporadic recovery from the 2020 recession, the commercial real 
estate market had remained strong with historic low interest rates and stability in pricing, as well 
as growth in asset values for most sectors in 2021. As we move through 2022, the optimism has 
fallen to fears of a major recession on the horizon.  This is a result of the substantial inflation 
permeating throughout the national economy, which has resulted in significant raising of the 
federal funds rate and the cost to borrow funds.   
 
In Louisiana, the general sentiment is cautious, given the slow rise in tourism; however, the 
growth in the port sector and oil gas market provide some level of optimism. 
 
Over the past few years, there had been some signs of recovery in the energy sector and this has 
only furthered with the rise in oil/gas pricing.  The focus of our analysis is the market for similarly 
positioned vacant land properties in the Slidell market. Putting the snapshot of the national 
economic base in the proper perspective is the backdrop of the regional economic base. Given 
the optimistic yet fragile outlook for the economy, it is important to focus on the historic nature 
of the regional base, one tied to the public employment sector, natural resources, agriculture. 
 

Slidell was originally developed as a bedroom community for New Orleans, with much 
of the residential housing being constructed to house workers in the computer trade 
at NASA and Michoud. However, since that time in the 1960's and 1970's, demand 
has continued to flourish primarily from residents moving from the south shore of 
Lake Pontchartrain. Slidell was significantly impacted by Hurricane Katrina. Following 
the hurricane, demand for housing was significant. A prosperous few years 
subsequent to Katrina was followed by the housing bust and the downturn in the 
economy. Current levels of demand are nowhere near those seen during the housing 
boom, but trending is promising with prospects for another expansion cycle. However, 
most analysts maintain a cautiously optimistic outlook.  
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The five steps employed to assess the market and marketability for the subject property are 
titled as follows: 

• Market Area Delineation 

• Property Productivity Analysis 

• Supply and Demand Analysis 

• Interaction of Supply and Demand 

• Forecast of Subject Capture 
 
Truncation of these sets presents the analysis in three broad categories, namely the market area 
delineation, the property’s productivity along with its competitive advantages and 
disadvantages, and a supply/demand analysis, the interaction therein with our forecast for 
absorption forecast, or subject capture rate. 
 
On the following pages, we present an analysis of the subject’s market area concerning 
demographics, income statistics, and other pertinent data within 5, 10, and 15-minute drive 
times from the subject as well as within 1, 3, and 5-mile radii of the property. The demographic 
data contained on the following pages are shown as excerpted from a report generated using 
the Site to do Business (www.STDBonline.com).  
 

-Drive Time Map- 
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-Radius Map- 

 
 

Market Area Delineation:  
We have delineated the subject property’s market area both as a 15-minute drive time and a 
five-mile radius that encompasses the majority of the Slidell area. The pertinent demographic 
information for this delineated market area is presented in the infographic below. 
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Market Area—15-Minute Drive Time 

 
 

Overall, the subject’s 15-minute drive time market area features a population of 56,251, a 
median age of 40.1, an unemployment rate of 5.8%, and a median household income of 
$61,540, behind the national median household income of $68,703.  



43 

 

 

THE MCENERY COMPANY 
REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING  

Market Area Analysis 

      

 

Market Area—5-Mile Radius 

 
 
The subject’s five-mile radius market area features a population of 26,609, a median age of 40.5, 
an unemployment rate of 6.0%, and a median household income of $61,283, behind the national 
median household income of $68,703.  
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The reported annual growth rate for the population in the subject’s 15-minute drive time market 
area is 0.32%, which suggests a population increase from 56,251 to approximately 57,200 by 
2027. 
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The reported annual growth rate for the population in the subject’s five-mile radius market area 
is 0.29%, which suggests a population increase from 26,609 to approximately 27,000 by 2027. 
 

 

 
 

Property Productivity: 
The subject of this report is a potential retail-commercial component with a proposed mixed-use 
subdivision development centered around Honeybee Road in Slidell, Louisiana. Preliminary 
designs for this 275-acre development project 780 single-family residential lots and 530 multi-
family units, which equates to a total of 1,310 new residential units. 
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This proposed development is on the north side of Highway 190 and west of Slidell proper. 
Immediately surrounding land uses largely consist of undeveloped wooded tracts and smaller-
scale residential development. While Highway 190 functions as one of the primary corridors in 
the market, the stretch of highway surrounding the subject is sparsely developed.  
 
From a commercial perspective, this is a below average location. Commercial uses trail off west 
of Northshore Boulevard to the subject’s east, and there is no further substantial retail-
commercial development until one reaches Mandeville approximately 12 miles further west of 
the subject. 
 
The potential retail-commercial development would be positioned within the center of the 
proposed mixed-use subdivision. With up to 1,310 proposed residential units, it is likely that the 
proposed Honeybee Road subdivision can generate enough demand for some level of retail 
development.  
 
Overall, there is very real risk associated with a proposed commercial component. Given the 
subject’s secondary location, retail development cannot expect to generate significant demand 
from the surrounding Slidell market. Further, only modest levels of retail development would 
become feasible only after a significant portion of the residential units of the subdivision were 
completed. With the combination of declining demand for housing and rises costs of 
construction, such a large amount of residential development is now also in question. 
   

Supply and Demand Analysis: 
For the purposes of analyzing supply and demand for multi-family properties within the subject’s 
market area, we have extensively searched various real estate transaction databases including 
CoStar, Loopnet, the local MLS, the Louisiana Commercial Database (LACDB) and our internal 
database. Of these resources, LACDB provided the most relevant search results. First, we 
examined the existing inventory of retail-commercial properties for sale within the subject’s 
market area. We delineated the market to Slidell and have chosen “retail-commercial” and 
“shopping center” as the property types. Based on the aforementioned search criteria, and after 
screening for irrelevant search results, we have determined that there are currently 21 active 
listings of retail-oriented properties. They are highlighted in the map below: 
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-Active Listings- 

 
 

In order to ascertain demand, we performed a similar search this time for closed sales within the 
previous 12 months of comparable properties. This search yielded 21 matches, as outlined on the 
following map: 
 

-Closed Sales- 

 
 

On first glance, this exercise suggests that the market for retail space within Slidell is stable and 
at equilibrium with approximately one year’s supply currently on the market. 
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The number of sales over the past year, however, are inflated by the sale of (13) commercial 
condominiums within a struggling commercial development at 1000 Caruso Boulevard. These 
units are being offered at a below-average rate of $45.00 per square foot and the seller is 
providing special financing. Excluding these sales, the Slidell retail market appears to be 
oversupplied. 
 
Further supporting this conclusion is the current retail-commercial rental market in Slidell. In the 
following table, we have examined the total square footage of retail space currently listed 
relative to the amount of square footage leased over the past 12 months. This data is extracted 
from LACDB. 
 

SF Actively Listed for Lease 409,008

# of Properties Listed 60

SF Leased with Previous 12 Mos. 73,280

# of Properties Leased 31

Suggested Absoprtion (SF per Mo.) 6,107

67

(or 5+ years)
Months Needed to Absorb Current Supply

Slidell Retail Square Footage- via LACDB

 
 

This survey suggests a significant imbalance, with the retail market being very much 
oversupplied. In fact, based on historic absorption, it will take the market over five years to 
absorb the current level of supply.  
 
To further understand the current state of the market, we have examined the CoStar retail 
report for the Slidell market. The market reportedly has a total retail inventory of 8.1 million 
square feet.  
 
Of this entire inventory, there is currently 595,644 square feet of vacant or potentially available 
retail space.  This is significant for a market of this size and illustrates an oversupply of retail 
space within the local market area. 
 



50 

 

 

THE MCENERY COMPANY 
REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING  

Market Area Analysis 

      

 
These numbers generally fall in line with those vacancy numbers reported in our LACDB survey. 
And after wild swings in net absorption in 2021 and early 2022, CoStar has recorded very modest 
net absorption figures for the Slidell retail market in later 2022 and going forward. 
 

 
 

With the reported level of vacant and available space in the market and the above projected net 
absorption rates, the retail market will likely be oversupplied for the foreseeable future. 
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We also note the following anecdotal pieces of evidence that further suggest that the Slidell 
retail market is generally oversupplied.  
 
First, we point to the former North Shore Square Mall. Opened in 1985, the 620,000 square foot 
regional mall was a major player in the retail sector for years; however, over the past 15 years its 
occupancy and overall operation began declining. And in 2019, the main mall building closed 
with only three attached department stores still operating: Dillard’s Conn’s, and At Home. 
 
A 40,000 square foot anchor space in the mall was recently converted to a self-storage facility in 
2021. The mall’s owner’s and city officials have pursued alternative uses for the facility; however, 
nothing has come to fruition yet.  
 
This is a clear indication of the soft demand levels for retail space within the market. And the 
above market survey numbers suggesting an oversupplied market do not account for the over 
500,000 square feet of space from the mall that has already been removed from the market. 
 
Second, we note the nearby Stirling Slidell Centre. We have surveyed this 22-unit, 345,000 
square foot shopping center within the market rent section below. Currently, it is operating at 
40% occupancy. This low occupancy is driven by a vacant 125,381 square foot former Target 
anchor unit. However, there are an additional 12 vacant units at the center.  
 
The property has reportedly received little interest from retail tenants, and property 
management has recently begun pursuing industrial tenants for the vacant space. This is another 
clear, real-time indicator of the lack of excessive retail demand within Slidell. 
 
And critically both of these properties—the North Shore Mall and the Stirling Slidell Center—are 
located at the western end of Slidell and proximate to the subject’s proposed site. 
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Overall, there is clear market evidence that the Slidell retail market is oversupplied and cannot 
expect to absorb new retail product within the foreseeable future. This is particularly true for 
second-tier locations. 
 
It is important to note that despite the above indicators clearly suggesting market oversupply, 
the Slidell retail market generally remains active with decent levels of demand. We point 
towards the reported vacancy rate from CoStar’s retail report for the Slidell market. 
 

Subject 

Stirling Slidell Centre 

North Shore Mall 
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And market rents are expected to continue rising into the near future, although at a decreasing 
rate. 
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From a more macro perspective, average U.S. retail vacancy fell to 6.1% in 2021 and more retail 
stores opened than closed in the country for the first time since 1995, according to a recent Wall 
Street Journal article. 
 
This underscores the recent strength of retail sales and consumer demand coming out of the 
pandemic. With that said, continued competition from e-commerce, high inflation, and the 
potential for an economic recession in the near future all combine to put these positive trends at 
risk. 
 
And these trends are supported by the fact that three of the four retail centers surveyed as part 
of the forthcoming market rent study are operating at high occupancy rates. 
 

Comp Name Occupancy Rate

1 Stirling Slidell Centre 40%

2 The Crossing 87%

3 Plaza 190 96%

4 Fremaux Town Center 91%

Surveyed Occupancy Rates

 
 

As can be seen, Comparables 2 – 4 are generating strong occupancy levels, which can be 
attributed to their well-established natures and central locations. Given competent 
management, continued successful operation of these centers is reasonable. This is particularly 
true of Fremaux Town Center given its status as a newer, higher quality mixed-use development. 
 
But as noted previously, Comparable 1, like the subject, features a more secondary location at 
the western end of the Slidell market. And this center has struggled to maintain stabilized 
occupancy in recent years. This does not bode well for the subject. 
 
Thus, despite these positive indicators for the retail sector, the fact remains that current 
conditions within the Slidell market do not justify additional retail space, particularly at the 
subject’s location. 
 
Finally, we have examined the potential for the Slidell market to accept new retail space over the 
next several years. To do this we have examined expected population growth and how it relates 
to retail demand. 
 
As previously noted, the population within the subject’s 15-minute drive time area, which 
includes the majority of the Slidell market, is currently 56,251. Over, the next five years, it is 
projected to grow at an annual straight line rate of 0.32%. At this rate, the population is 
projected to increase to approximately 57,000. This modest rate of growth is not anticipated to 
alter demand within the local retail market. 
 
Even in a scenario with far more aggressive population growth, there is more than enough 
existing retail square footage to accommodate the growth. To highlight this, we point towards 

https://www.wsj.com/articles/retail-real-estate-is-enjoying-its-biggest-revival-in-years-11664875802
https://www.wsj.com/articles/retail-real-estate-is-enjoying-its-biggest-revival-in-years-11664875802
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the estimated retail square footage per capita in the Slidell market. We have utilized population 
figures provided by STDB and the current retail inventory figure via CoStar. Given the state of the 
market, it is reasonable to assume that retail inventory will not grow. 
 

Year 2022 2027

Propulation 56,251 57,151

Reatil Inventory (SF) 8,100,000 8,100,000

Retail SF per Capita 144.00 141.73

Retail SF per Capita in Slidell Market

 
 

And according to data recently compiled by the Wall Street Journal, the national retail square 
footage per capita is much lower at 24 square feet. 
 

 
 

Thus, despite modest projected population growth over the next five years, the extensive level 
of existing retail space will preclude the feasibility of adding new retail product to the market 
over this timeframe. 
 
 
 
 

https://www.wsj.com/articles/retail-real-estate-is-enjoying-its-biggest-revival-in-years-11664875802
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Conclusion: 
As clearly demonstrated within the supply and demand analysis above, the subject’s Slidell retail 
market is currently oversupplied and is projected to remain so in the foreseeable future. While 
the market is expected to experience modest population growth and well-located and 
established retail developments are projected to continue their successful operation, the 
development of additional retail square footage is not currently feasible given the level of 
existing supply.  
 
These market conditions do not bode well for potential retail development within the subject’s 
proposed Honeybee Road subdivision. The subject’s secondary location along a sparsely 
developed stretch of Highway 190 west of Slidell further hinders the feasibility of retail 
development. 
 
With that said, the subject’s subdivision as proposed will feature 1,310 residential units. Such a 
large self-contained development will likely be capable of sustaining some level of retail space on 
its own. Small-scale uses such as grocery/convenience store, restaurant, or other use that 
provides direct support to the immediately surrounding residents would be possible and could 
attract potential tenants.  
 
However, given the current state of the overall Slidell retail market and the subject’s secondary 
location, subject retail development would be almost entirely dependent on the consumer 
demand from the residential component of the subdivision. 
 
Therefore, only in the event that substantial levels of the subdivision’s residential components 
are completed would a modest level of subject retail development become feasible. Under this 
scenario, it is our opinion that less than 10,000 square feet of retail-commercial space will be 
feasible within the subject development. 
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MARKET RENT STUDY 
This market rent study will include the standard analysis which would be performed under a 
typical income approach in order to determine the potential gross income of the subject 
property. This is accomplished through an intense examination and comparison with comparable 
retail rental and occupancy data in the subject’s immediate Slidell market area. This comparable 
rental data includes photographs of each comparable property, as well as a location map and 
comparable rental summary grid. 
 

MARKET RENT 

Market Rent Comparables 
We have researched four comparables for this analysis; these are documented on the following 

pages followed by a location map and analysis grid. All competition comparables have been 
researched through numerous sources, inspected and verified by a party to the transaction.  
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Comparable Rental Number 1 

 

MCECO ID: 43908 

 

ADDRESS 61103 Airport Road 

Slidell, LA 70460 

CONDITION Good 

RENTAL RATE $13.00 per square foot 

OCCUPANCY 40% 

LEASE STRUCTURE NNN 

SIZE 135,579 

ANNUAL RENT $1,762,527 

SURVEY DATE October 7, 2022 

Description of Improvements 

The improvements consist of a 22-unit, 345,000 square foot community shopping center. Constructed in 

2002, the improvements are situated on 39 acres and feature a total rentable area of 337,399 square feet. 

There are two anchor units: a 125,381 square foot one and a 68,021 square foot one. Additionally, there is 

one 4,993 square foot outparcel restaurant unit currently built out as an IHOP. The remaining inline units 

range from 1,050 square feet to 30,186 square feet. 

 

Lease Comments 

At the time of our survey, (8) units totaling 135,579 square feet were leased and occupied. While the listing 

agent could not provide a rent roll breakdown for the property, she noted that the center's average rental 

rate is in line with the current asking rates, which range from $12.00 to $14.00 per square foot. As such, we 

have utilized an effective market rental rate of $13.00 per square foot within this write-up. All leases feature 

NNN terms. 

 

A total of (13) units are currently vacant and listed for lease. Inclusive of the 125,381 square foot former 

Target anchor unit, the vacant units total  201,820 square feet. This suggests a center occupancy of 40%. 

Asking rates for these units range from $12.00 to $14.00 per square foot. The listing agent noted that they 

have not received strong levels of interest in the vacant space. They have begun to market the vacant spaces 

to potential industrial tenants. 

 

Confirmation 

Listing Agent Rhonda Sharkawy (504) 620-8145 
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Comparable Rental Number 2 

 

MCECO ID: 33773 

 

ADDRESS 104-110 Gause 

Boulevard 

Slidell, LA 70460 

CONDITION Avg/Good 

RENTAL RATE $12.00 per square foot 

OCCUPANCY 87% 

LEASE STRUCTURE NNN 

SIZE 55,557 

ANNUAL RENT $666,684 

SURVEY DATE October 6, 2022 

Description of Improvements 

The improvements consist of a 113,989 square foot shopping center that is located on West Gause 

Boulevard in Slidell. The facility includes 12 units ranging from 1,066 square feet and 58,432 square feet.  

The center is in overall average to good condition. The property is known as the Crossing Shopping Center. 

 

Lease Comments 

The anchor space is a 58,432 square foot Rouses market and there are several in-line tenants including Dirt 

Cheap, Meme's Beads, Crumbl Cookies, Cato, Los Antojitos Restaurant, Keep It Moving, and Family Cuts. At 

the time of this most recent survey, three units totaling 15,376 square feet were vacant, which, when 

including the Rouses unit, equates to a occupancy rate of 86.51%. These units are currently listed for lease 

without asking rates. The listing agent indicated that they negotiate rental rates individually with each 

tenant. That said, recent leases have ranged around $12.00 - $14.00 per square foot on NNN terms.  

 

During a previous 2021 survey of the property with the previous management firm, existing units were 

reportedly leased around $10.00 - $11.00 per square foot. Based on these two surveys, rates range from 

$10.00 - $14.00 per square foot. As such, we have reconciled to an average rate of $12.00 per square foot 

for this write-up. It should be noted that this range of rates, excludes the Rouses unit, which is reportedly on 

a long-term ground lease at below market rents. 

 

Confirmation 

Listing Agent Will Chadwick (225) 368-7667 
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Comparable Rental Number 3 

 

MCECO ID: 43081 

 

ADDRESS 176 Gause Boulevard 

Slidell, LA 70458 

CONDITION Average/Good 

RENTAL RATE $8.99 per square foot 

OCCUPANCY 96% 

LEASE STRUCTURE NNN 

SIZE 108,450 

ANNUAL RENT $974,966 

SURVEY DATE April 30, 2021 

Description of Improvements 

The improvements consist of a 117,937 square foot, 17 unit shopping center that is located on the corner of 

Gause Boulevard and Carnation Street in Slidell. The facility includes two shopping center structures, as well 

as three out parcel buildings. At the time of our site inspection the improvements were in overall average to 

good condition. There is 114,762 square feet of rentable area. 

 

Lease Comments 

This shopping center includes 17-units that range in size from 600 square feet (LC Beauty) to 33,150 square 

feet (Big Lots). The units range in rent from $3.97 per square foot to $20.38 per square foot and all of the 

leases are NNN.  

 

As of Q4 2022, there were (3) units totaling 4,512 square feet vacant and available for lease. This suggests an 

occupancy rate of 96%. Additionally, the 10,200 square foot unit leased to Dollar Tree is potentially available. 

Including this unit within the vacant square footage, the center's occupancy drops to 87%. Current asking 

rates range from $8.00 to $14.00 per square foot. 
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Tenant Size Eff. Rent/SF Type
Average 108,450 $8.99 NNN

Jackson Hewitt 2,600 $14.00 NNN
H&R Block 1,600 $11.00 NNN
CiCi's Pizza 4,000 $10.00 NNN

TP Nails 800 $12.00 NNN
LC Beauty 600 $10.39 NNN

Tuesday Morning 13,038 $7.00 NNN
Goodwill 13,500 $8.50 NNN
Popeye's 2,162 $20.38 NNN

Rent A Center 7,500 $7.25 NNN
Big Lots 33,150 $4.50 NNN
Take 5 1,300 $18.31 NNN

Dollar Tree 10,200 $3.97 NNN
Ochsner 18,000 $19.00 NNN  

 

Confirmation 

Owner, Prior McEneryCompany Appraisal 
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Comparable Rental Number 4 

 

MCECO ID: 35551 

 

ADDRESS 55 Town Center 

Parkway 

Slidell, LA 70458 

CONDITION Very Good 

RENTAL RATE $25.00 per square foot 

OCCUPANCY RATE 91% 

LEASE STRUCTURE NNN 

SIZE 637,369 

ANNUAL RENT $15,934,225 

SURVEY DATE July 29, 2020 

Description of Improvements 

The improvements consist of a 637,369 square foot regional shopping center known as Fremaux Town 

Center, located in Slidell, Louisiana at the second I-10 exit northeast of New Orleans. Developed between 

2014 - 2016, the center is a premier shopping destination for St. Tammany Parish and the regional market. 

The 80-acre center is anchored by a Kohls, Best Buy and Dick's Sporting Goods. Junior anchors include TJ 

Maxx, Michael's and PetSmart. Outparcels include Longhorn Steakhouse and Cheddars. 

 

Lease Comments 

According to listing agent, Ryan Pecot, the Fremaux Town Center has units that range from 1,177 square feet 

to upwards of 128,000 square feet (Dillards).  The larger spaces are leased at the lower end rates, while the 

smaller spaces are leased at the higher end rates.  Mr. Pecot confirmed that typical rates for medium sized 

units is $25.00 per square foot.  Smoothie King and Chipotle are reportedly leased in the low $40's per 

square foot.  Other tenants include Kohl's, Best Buy, Dick's, TJ Maxx, Michael's, Petsmart, Red Robin, Panera 

Bread, and Walk On's. 

 

As of Q4 2022, the center had (7) vacant units totaling 57,006 square feet. This suggests an occupancy rate 

of 91%. Asking rental rates range from $18.00 - $30.00 per square foot. 

 

Confirmation 

Listing Agent, Ryan Pecot 337-572-0246 
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COMPETITION COMPARABLES MAP 
 

 
 



67 

 

 

THE MCENERY COMPANY 
REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING  

Market Rent Study 

 

COMPETITION COMPARABLE ANALYSIS GRID 
 

Lease Analysis Grid

Address

City

Total Annual Rent

Monthly Rent

Term

Survey Date

Rented Area (Avg SF)

Condition

Eff. Rent/SF

Comm 1 Lease Type

CAM Charges

Effective Rent Per SF

Comp 1 Comp 2 Comp 3 Comp 4Subject

21052 Honeybee 

Rd.
61103 Airport Road 104-110 Gause Boulevard

176 Gause 

Boulevard

55 Town Center 

Parkway

Slidell Slidell Slidell Slidell Slidell

$1,762,527 $666,684 $974,966 $15,934,225

$146,877 $55,557 $81,247 $1,327,852

Various Various Various Various

10/7/2022 10/6/2022 4/30/2021 7/29/2020

NNN NNNNNN NNN

Good Avg/Good Average/Good Very Good

135,579 55,557 108,450 637,369

Rent per SF $13.00 $12.00 $8.99 $25.00

$0.00 $0.00 $0.00 $0.00

$13.00 $12.00 $8.99 $25.00

$13.00 $12.00 $8.99 $25.00
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Discussion of Comparable Rental Data: 
The above comparables consist of retail centers within the subject’s immediate Slidell area. The 
dataset presents an average rental rate of $14.75 per square foot. All leases feature NNN terms. 
 

4 % Δ

Low:

High:

0%

0%

St. Dev.: 0%$7.04

Comparable Dataset Summary

Number of Comps: Adjusted Unadjusted

Mean: $0.00 $14.75

Median: $0.00 $12.50

$25.00

$8.99

 
 
Comparable 1 presents the strongest indicator for the subject given its proximate location west 
of the Slidell town center. This comparable is positioned within a well-developed retail node 
centered around Northshore Boulevard that was developed in the 1980s. However, over the 
past decade or more, retail demand within the Slidell market has been shifting east towards the 
I-10 corridor. This trend of declining demand within this retail node is evidenced by the closing of 
the North Shore regional mall in 2019 as well as Comparable 1’s low occupancy rate of 40%. 
 
This trend places downward pressure on retail rates in this area west of Slidell. Although, it is 
worth noting that a stretch of Northshore Boulevard south of I-12 consists of several shopping 
center developments operating successfully at high occupancy rates. This area is anchored by 
Wal-Mart, Sam’s Club, and Home Depot and features a number of other junior box retailers.  
 
That said, absent a few outliers, rental rates along this stretch also remain at or below the 
market average. We note the following center at 105 – 135 Northshore Blvd and known as 
Village at Northshore. We have not been able to contact the listing agent; however, we compiled 
the following information from recent marketing materials as well as CoStar. This data suggests 
an average center rental rate of $7.37 per square foot. 
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Address 105 - 135 Northshore Blvd.

Size (SF) 144,638

Summary of Tenants

JoAnn's Dollar Tree, Marshall's, 

Ollie's, Hibbett Sports, Boot 

Barn, Subway, OneMain, Le 

Nails, Sally Beauty, America's 

Best Contacts, Mattress Outlet

2021 NOI (via Marketing Materials) $1,010,337

2021 PGI (via CoStar) $994,626

Occupancy Rate (via Marketing Materials) 94.81%

Suggested Occupied SF 137,131

Suggested Rent per SF via NOI Figure $7.37

Supplemental Indicator

 
 
Overall, both Comparable 1 and the above supplemental indicator suggest a subject rental rate 
selection at or below the mean of the dataset is warranted.  
 
Comparables 2 and 3 are more centrally located along a heavily developed stretch of Gause 
Boulevard. This is a superior location relative to the subject. On the other hand, both 
comparables are of dated construction, which places a limit on the level of rent the centers can 
achieve. These comparables provide further strong support for a subject rental rate selection 
below the mean of the dataset. 
 
Comparable 4 consists of a premier retail center within the Slidell market: Freemaux Town 
Center. Developed less than a decade ago, this large, mixed-use development is well positioned 
at the I-10 / Highway 190 interchange. It has attracted a large number of national credit tenants 
and commands top of the market rents. The subject can expect to achieve rates well below this 
indicator. 
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Conclusion 
As previously discussed, we have determined that the subject’s subdivision development can 
likely accommodate less than 10,000 square feet of retail space. This smaller size of space places 
upward pressure on a subject rental rate selection. As does the fact that the subject 
development will be of new construction. On the other hand, the subject features a below 
average retail location and it will lack any significant exposure to the market. These factors place 
downward pressure on the rate selection. 
 
With these factors in mind, we have concluded to a subject market rental rate determination of 
$12.00 per square foot on NNN terms. 
 
 
OPINION OF MARKET RENTAL RATE:     $12.00 per square foot (NNN) 
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FINAL RECONCILIATION AND VALUE CONCLUSION 
The process of reconciliation involves the analysis of each approach to value. The quality of data 
applied, the significance of each approach as it relates to market behavior, and the defensibility 
of each approach is considered and weighed. Finally, each is considered separately and 
comparatively with the others.  
 
The following table summarizes our opinion(s) based on the data and analyses developed in this 
appraisal: 
 

Component Conclusion

Amount of Retail Square Footage No More than 10,000 SF

Fair Market Rent $12.00 per square foot

Report Conclusions

 



 

 

ASSUMPTIONS AND LIMITING CONDITIONS 
 
This report is subject to the following conditions and such specifications and limiting conditions 
that also might be outlined in this report. These conditions affect the analyses; opinions, and 
value conclusions contained in this report. 
 
1. It is assumed that the property is owned in Fee Simple Title. Fee Simple Title implies that the 
property is owned free and clear, unencumbered and unless otherwise specified. There are to be 
no leases, liens, easements, encroachments, or other encumbrances on the subject property 
that have not been specified in this report. 
 
2. No responsibility is assumed for matters of a legal nature affecting the appraised property or 
title. This appraisal assumes that the subject property is presented with a good and marketable 
title unless otherwise specified. The appraiser has not rendered an opinion as to the title and 
does not have the expertise to do so. Data on ownership and legal descriptions were obtained 
from sources generally considered reliable. 
 
3. The property is appraised assuming it is to be under responsible ownership and competent 
management. Unless otherwise specified, the property is assumed to be available for its highest 
and best use. 
 
4. Any survey contained in this report is assumed to be true and correct, and it is also assumed 
that there are no hidden encroachments upon the property appraised except as noted. Any 
sketch prepared by the appraiser and included in this report may show approximate dimensions 
and is included to assist the reader in visualizing the property only. The appraiser has not 
surveyed the property and does not warrant any surveys or other presented plans or sketches. 
 
5. The appraiser assumes that there are no hidden or unapparent conditions of the property, 
subsoil, or other structures, which would render it more or less valuable. The appraiser assumes 
no responsibility for such conditions or for engineering which might be required to discover 
these factors. This includes the presence of unusual/extraordinary mineral deposits or 
subsurface rights not typically transferred with normal comparable data (i.e., valuable mineral 
rights associated with oil/gas production, etc., are not part of this assignment). 
 
6. Any distributions of the valuation of the report between land and improvements apply only 
under the existing program of utilization. The separate valuation for land and building must not 
be used in conjunction with any other appraisal and are invalid if used in conjunction with any 
other appraisal. 
 
7. No responsibility is assumed for changes in matters that are legal, political, social, or economic 
which could affect real estate values that take place after the effective date of this evaluation. 



 

 

8. Information, estimates, and opinions furnished to the appraiser, and contained in the report, 
were obtained from sources considered reliable and believed to be true and correct. However, 
no responsibility for the accuracy of such information furnished to the appraiser during the 
appraisal process is warranted by the appraiser. The appraiser assumes no responsibility for the 
accuracy of such information as measurements, survey, title information, and other information 
furnished by comparable sales data found in courthouse records and information obtained from 
Realtors and other parties during any type of comparable survey. 
 
9. This report is predicated upon the assumption that the property has reached a stabilized 
occupancy as of the date of valuation unless otherwise noted. 
 
10. On all appraisals, subject to satisfactory completion, repairs, or alterations, the appraisal 
report and value conclusion are contingent upon completion of the improvements in a 
workmanlike manner and in accord with the referred to plans and specifications. 
 
11. The appraiser will not give testimony or appear in court because he or she made an appraisal 
of the property in question unless required to do so by a court. 
 
12. Disclosure of the contents of this appraisal report is governed by the By-Laws and 
Regulations of the Appraisal Institute. 
 
13. Neither all nor any part of the contents of this report, especially any conclusions as to value, 
the identity of the appraiser or the firm with which he (they) is connected or any reference to 
the Appraisal Institute shall be disseminated to the public through advertising media, public 
relations media, news media, sales media, or any other public means of communication without 
the prior consent of the undersigned. 
 
14. Unless otherwise stated in this report, the existence of hazardous material, which may or 
may not be present on the property, was not observed by the appraiser. The appraiser has no 
knowledge of the existence of such materials on or in the property. The appraiser, however, is 
not qualified to detect such substances. The presence of substances such as asbestos, urea-
formaldehyde foam insulation, or other potentially hazardous materials or gases may affect the 
value of the property. The value estimate is predicated on the assumption that there is no such 
material on or in the property that would cause a loss in value. No responsibility is assumed for 
such conditions, or for any expertise or engineering knowledge required to discover them. The 
client is urged to retain an expert in this field if desired. This report further assumes that there 
are no under/above ground storage tanks of any kind on the property (unless otherwise noted). 
Possible leakage problems have not been addressed. The site history of the subject property has 
not been explored, nor has the historical land-use patterns of surrounding properties been 
investigated. Again, the appraiser has not addressed any environmental issues that might affect 
value. This report assumes that no such issues of any kind are present or affecting the Fee Simple 
Value in any manner (unless otherwise noted). The appraiser urges the client to retain an outside 
environmental expert to determine the subject property’s status from this perspective. 
 



 

 

15. We have personally inspected the property and found no obvious evidence of structural 
deficiencies except as stated in the report. However, no responsibility for hidden or unnoticed 
defects is assumed. No responsibility for conformity to specific governmental requirements (such 
as fire, building, and safety, earthquake, or occupancy codes) can be assumed without provisions 
of specific professional or governmental inspections. 
 
16. We have personally inspected the subject property and found no evidence of termite 
damage or infestation (unless otherwise noted). No termite inspection report was made 
available to the appraiser; the appraiser is not responsible for damages resulting from any type 
of insect infestation whatsoever. This is beyond the scope of the appraisal assignment. 
 
ACCEPTANCE OF AND USE OF THIS APPRAISAL REPORT CONSTITUTES ACCEPTANCE OF ABOVE 
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Peter M. McEnery, MAI, CRE 
 
Business Affiliations: 

• Farnsworth-Samuel, Ltd. - Commercial Sales Manager (1976 – 1980)  
• Murphy, McEnery, and Company, LLC – Member-Manager (2002 - March 2010)  
• The McEnery Company, Incorporated, President (1980 - Present) 

Related Business Experience: 
• First Financial Bank, FSB, New Orleans, Louisiana – Banking Officer (1986 - 1988) 

Real Estate Practical Experience: 
• Appraisal of all types of commercial properties including:  

o Acreage (timber, swamp, marsh, agricultural) 
o Land Mitigation Banks 
o USWF – NWR (environmentally sensitive large acreage tracts – LA, MS, AL, AR)  
o Subdivision Analysis  
o Shopping and Retail Centers  
o Convenience Stores/Truck Stops/Casinos  
o Office  
o Industrial  
o Multi-family 
o Historic Restorations  
o Deep Water Port Facilities  
o Hotels/Nursing Homes/Hospitals  
o Expropriation (condemnation): Louisiana DOTD; Louisiana Timed Managers 

• Litigation Support Services 
• Qualified as Expert Witness: Federal District Court; Federal Bankruptcy Court; State 

District Courts  
• Brokerage/Development:  

o The McEnery Company Incorporated - brokerage and development interests  
• Finance and Consulting:  

o Industrial Revenue Bonds (historic restoration financing)  
o Tax Credit Consulting  
o General Real Estate Consulting 

• Banking:  
o Managed Commercial REO Portfolio 

Memberships, Licenses, Etcetera:  
• Member – The Counselors of Real Estate ®, awarded the designation of CRE 
• Member – The Appraisal Institute ®, awarded the designation of MAI  
• Member – The National Association of Realtors ®  

 
• State of Louisiana Certified General Real Estate Appraiser No.: G-1102  
• State of Mississippi Certified General Real Estate Appraiser No.: GA-802  
• State of Alabama Certified General Real Property Appraiser No.: G00778  

 
• Louisiana Real Estate Broker License-Broker No.: 23772  
• Mississippi Real Estate Broker License-Broker No.: B17298  
• Alabama Real Estate Broker License-Broker No.: 95787-0  
• Arkansas Real Estate Broker License- Broker No.: PB00079104 
• Louisiana DOTD: Real Estate Agent Consultant Panel  



 

 

• Louisiana DOTD: Real Estate Appraiser Panel  
• Southeastern Louisiana University, Instructor, REP, and P (2001)  
• LREC approved instructor: Special Seminar CE instructor (2003)  
• Land Use Committee, New Direction 2025, St. Tammany Parish, Louisiana  
• Central St. Tammany Land Owner’s Association  

 
• Member/Manager – McEnery Management, LLC  
• Member/Manager-McEnery Properties, LLC  
• Member/Manager-Iolar Holdings, LLC 

 
Education: 
Real Estate Continuing Education-thru 2016 
Appraisal Institute – Chicago, Illinois  

• Course 00A (1-A): Basic Appraisal Principles, Methods, and Techniques  
• Course 00B (1-B): Capitalization Theory and Techniques  
• Course 410-A: Standards of Professional Appraisal Practice  
• Course 420-B: Standard of Professional Appraisal Practice  
• Course 510: Advanced Income Capitalization  
• Course 520: Highest and Best Use and Market Analysis  
• Course 530: Advanced Sales Comparison and Cost Approaches  
• Course 540: Report Writing  
• Course 550: Advanced Applications  
• Course/Seminar – Partial Interest Valuation – Divided  
• Course/Seminar – Appraisal Consultation  
• Course/Seminar – Real Estate Disclosure  
• Course/Seminar – Scope of the Work  
• Course/Seminar – Appraising Convenience Stores  
• Course/Seminar – Valuation of Conservation Easements  
• Course/Seminar - Analyzing the Effects of Environmental Contamination on Real Property  
• Course - The Appraiser as an Expert Witness 
• Course - Litigation Appraising: Specialized Topics and Applications 
• Course - Condemnation Appraising: Principles & Applications 
• USPAP – 2016-2017  

International Right of Way Association 
• Course 501-Residential Relocation Assistance  
• Course 502-Business Relocation  
• Course 505-Advanced Relocation Assistance I (Residential) 

Commercial Investment Real Estate Institute Chicago, Illinois  
• Course CI 101: Financial Analysis for Commercial Real Estate  
• Course CI 202: Market Analysis for Commercial Real Estate  
• Course CI 301: Decision Analysis for Commercial Real Estate  
• Course CI 404: Advanced Tax Planning for Commercial Real Estate  
• Course CI 405/406: Selling/Negotiation Analysis for Commercial Real Estate 

Tulane University – New Orleans, Louisiana 
• College of Arts and Sciences, Bachelor of Arts Degree – 1976 

Saint Stanislaus College – Bay St. Louis, Mississippi – 1971 
 
 



 

 

Client Summary: 
• Private individuals, corporate clients, institutional lenders, public jurisdictions  
•  (References available upon request) 

 
 

 



 

 

  
CURRICULUM VITAE 
BALDWIN R. JUSTICE 

 
 
Primary Real Estate Business Experience: 
 

• The McEnery Company, Inc., New Orleans, Louisiana – Director of Valuation Services 
(April 2010 - Present)  

 
Practical Real Estate Experience - Institutional Lending/Private Client Appraisal: 
  

• Medical and Office Buildings 
• Mixed-Use Buildings 
• Industrial Warehouses, Office Warehouses, Warehouse Condominiums 
• Land – Commercial Lots, Bulk Acreage and Subdivision Analyses 
• Multi-family Buildings 
• Special Use Properties (Marinas, RV Parks, Shipyards, Bowling Centers) 
• Net Leased Properties 
• Bed and Breakfast Properties/Hotel Properties 
• Convenience Stores-Gasoline Stations 
• Self-Storage Facilities 
• Funeral Homes 
• Subdivisions 
• Acreage tracts 
• Timberland 
• Industrial Shipyards 
• High-Rise Office Buildings 

 
Memberships, Licenses, Etcetera: 

• State of Louisiana Certified General Real Estate Appraiser #G3000 
• State of Mississippi Certified General Real Estate Appraiser #GA-1208 
• State of Alabama Certified General Real Estate Appraiser #G01336 
• State of Florida Certified General Real Estate Appraiser #RZ4260 
• State of Texas Certified General Real Estate Appraiser #TX1381113G 
• Candidate for MAI Designation 

 
Primary Education: 
 

• University of Alabama – Tuscaloosa, Al 
o Culverhouse College of Commerce and Business Administration – (August 2005 – 

December 2009)  
▪ Department of Economics, Finance, and Legal Studies 

o Bachelor of Science (December 2009) 



 

 

o Major: Finance / Concentration Areas: Real Estate 
o Real Estate Related Courses: FI 331/Principles of Real Estate; FI 334/Introduction 

to Real Estate Property Management; FI 432/Real Estate Appraisal; FI 436/ Real 
Estate Finance 
 

Real Estate Related Education: 
 

o Appraisal Institute – Chicago, Illinois – 2010 – Present  
 

o Course 110 - Appraisal Principles  (Nashville, TN – 2010)  
o Course 120 - Appraisal Procedures  (Nashville, TN – 2010) 
o 15 Hour National USPAP   (Nashville, TN – 2010) 

 
o Course 300 - Real Estate Finance,  

Statistics, and Valuation Modeling  (Online – 2012) 
 

o Course 401G - General Appraiser 
Sales Comparison Approach  (Dallas, TX – 2012) 
 

o Course 400G - General Appraiser 
Market Analysis and H & B Use (Ft. Lauderdale, FL – 2012) 
 

o Course 402G - General Appraiser 
Site Valuation & Cost Approach (Online – 2014) 
 

o Course 403G - General Appraiser  (Online -  2014)   
Income Approach/Part 1 

 
o General Appraiser Report  (Online - 2014)  

Writing and Case Studies 
   

o General Appraiser Income   (Online - 2015) 
Approach/ Part 2    
 

o Advanced Market Area Analysis (Atlanta, GA – September 2015) 
 and Highest and Best Use    

 
o Advanced Income Capitalization (Atlanta, GA – April 2018) 

 
o Quantitative Analysis    (Houston, TX – August 2019) 

 
o Advanced Concepts & Case Studies   (New Orleans, LA – February 2022) 

 



 

 

Qualified as Expert Witness in Real Estate Appraising: 

United States District Court Eastern District of Louisiana  
United States Bankruptcy Court for the Southern District of Mississippi 
24th Judicial District Court for the Parish of Jefferson, Louisiana 
19th Louisiana Judicial District Court, Parish of East Baton Rouge, Louisiana  
22nd Judicial District Court Parish of St. Tammany, Louisiana  
 
Email: Baldwin@mceneryco.com 
 

 

 

 

 
 
 
 
 

 
 

 
 
 

 



 

 

Legal Description 
 

 



 

 

Survey 
 

 
 

 
 

 
 
 

 
 
 

 
 
 

 
 
 



 

 

Zoning Ordinance 
 

 
 

 



 

 

 
 

 



 

 

 
 

 



 

 

 
 

 



 

 

 
 

 



 

 

 
 

 



 

 

 
 

 



 

 

 
 

 



 

 

 
 

 



 

 

 
 

 



 

 

 
 

 
 



 

 

 
 
 



 

 

Flood Map 
 

 
 

 
 



 

 

Wetlands Map 

 

 
 



 

 

Regional Map 
 
 

 



 

 

Neighborhood Map 
 

 



 

 

GLOSSARY 
This glossary contains the definitions of common words and phrases, used throughout the 
appraisal industry, as applied within this document. Please refer to the publications listed in the 
Works Cited section below for more information. 
 
Works Cited: 

▪ Appraisal Institute. The Appraisal of Real Estate. 13th ed. Chicago: Appraisal Institute, 
2008. Print. 

▪ Appraisal Institute. The Dictionary of Real Estate Appraisal. 7th ed. 2022. Print. 
 
Band of Investment 
A technique in which the capitalization rates 
attributable to components of capital 
investment are weighted and combined to 
derive a weighted-average rate attributable 
to the total investment (i.e., debt and 
equity, land and improvements). (Dictionary, 
7th Edition) 
 
Common Area 
1.  The total area within a property that 
      is not designed for sale or rental but 
      is available for common use by all 
      owners, tenants, or their invitees, e.g., 
      parking and its appurtenances, malls, 
      sidewalks, landscaped areas, recreation 
      areas, public toilets, truck and 
      service facilities. 
2.   In a shopping center, the walkways 
      and areas onto which the stores face 
      and which conduct the flow of customer 
      traffic. (ICSC) (Dictionary, 7th Edition) 
 
Common Area Maintenance (CAM) 
1. The expense of operating and 

maintaining common areas; may or may 
not include management charges and 
usually does not include capital 
expenditures on tenant improvements 
or other improvements to the property. 

2. The amount of money charged to 
tenants for their shares of maintaining a 
center’s common area. The charge that a 

tenant pays for shared services and 
facilities such as electricity, security, and 
maintenance of parking lots. Items 
charged to common area maintenance 
may include cleaning services, parking 
lot sweeping and maintenances, snow 
removal, security, and upkeep. (ICSC) 
(Dictionary, 7th Edition) 
 

Debt Coverage Ratio (DCR) 
The ratio of net operating income to annual 
debt service (DCR = NOI/Im), which 
measures the relative ability of a property to 
meet its debt service out of net operating 
income; also called debt service coverage 
ratio (DSCR). A larger DCR typically indicates 
a greater ability for a property to withstand 
a reduction of income, providing an 
improved safety margin for a lender. 
(Dictionary, 7th Edition) 
 
Discount Rate 
A rate of return on capital used to convert 
future payments or receipts into present 
value; usually considered to be a synonym 
for yield rate. 
(Dictionary, 7th Edition) 
 
Effective Age 
The age of property that is based on the 
amount of observed deterioration and 
obsolescence it has sustained, which may be 



 

 

different from its chronological age. 
(Dictionary, 7th Edition) 
 
Effective Date 
1. The date to which an appraiser’s 

analyses, opinions, and conclusions 
apply; also referred to as the date of 
value. (2022-2023 USPAP) 
 

2. The date that a lease goes into effect 
(Dictionary, 7th Edition) 

 
Exposure Time  
An opinion, based on supporting market 
data, of the length of time that the property 
interest being appraised would have been 
offered on the open market prior to the 
hypothetical consummation of a sale at 
market value on the effective date of the 
appraisal. (2022–2023 USPAP) 
 
Excess Land 
Land that is not needed to serve or support 
the existing use. The highest and best use of 
the excess land may or may not be the same 
as the highest and best use of the improved 
parcel. Excess land may have the potential 
to be sold separately and is valued 
separately. (Dictionary 7th Edition) 
 
External Obsolescence 
A type of depreciation; a diminution in value 
caused by negative external influences and 
generally incurable on the part of the 
owner, landlord, or tenant. The external 
influence may be either temporary or 
permanent. There are two forms of external 
obsolescence: economic and locational 
(Dictionary, 7th Edition) 
 
Extraordinary Assumption 
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: 
Uncertain information might include 
physical, legal, or economic characteristics 
of the subject property, or conditions 
external to the property, such as market 
conditions or trends, or about the integrity 
of data used in an analysis. (USPAP, 2022-
2023 ed.) (Dictionary, 7th Edition)  
 
Fee Simple Estate 
Absolute ownership unencumbered by any 
other interest or estate, subject only to the 
limitations imposed by the governmental 
powers of taxation, eminent domain, police 
power, and escheat. (Dictionary, 7th Edition) 
 
Functional Obsolescence 
The impairment of functional capacity of 
improvements according to market tastes 
and standards. (Dictionary, 7th Edition) 
 
Functional Utility 
The ability of a property or building to be 
useful and to perform the function for which 
it is intended according to current market 
tastes and standards; the efficiency of a 
building’s use in terms of architectural style, 
design and layout, traffic patterns, and the 
size and type of rooms. (Dictionary, 7th 
Edition) 
 
Going-Concern Value 
An outdated label for the market value of all 
the tangible and intangible assets of an 
established and operating business with an 
indefinite life, as if sold in aggregate; more 
accurately termed the market value of the 
going concern or market value of the total 
assets of the business. (Dictionary, 7th 
Edition) 
 
 
 



 

 

Gross Building Area (GBA) 
1. Total floor area of a building, excluding 
unenclosed areas, measured from the 
exterior of the walls of the above-grade 
area. This includes mezzanines and 
basements if and when typically included in 
the market area of the type of property 
involved.  
2. Gross leasable area plus all common 
areas.  
3. For residential space, the total area of all 
floor levels measured from the exterior of 
the walls and including the super-structure 
and substructure basement; typically does 
not include garage space. (Dictionary, 7th 
Edition) 
 
Gross Leasable Area (GLA)  
Total floor area designed for the occupancy 
and exclusive use of tenants, including 
basements and mezzanines; measured from 
the center of joint partitioning to the 
outside wall surfaces. (Dictionary, 7th 
Edition) 
 
Highest & Best Use 
1. The reasonably probable use of property 
that results in the highest value. The four 
criteria that the highest and best use must 
meet are legal permissibility, physical 
possibility, financial feasibility, and 
maximum productivity.  
 
2. The use of an asset that maximizes its 
potential and that is possible, legally 
permissible, and financially feasible. The 
highest and best use may be for 
continuation of an asset’s existing use or for 
some alternative use. This is determined by 
the use that a market participant would 
have in mind for the asset when formulating 
the price that it would be willing to bid. (IVS)  
 

3. [The] highest and most profitable use for 
which the property is adaptable and needed 
or likely to be needed in the reasonably near 
future. (Uniform Appraisal Standards for 
Federal Land Acquisitions) 
 
4. [For fair value determination] The use of a 
nonfinancial asset by market participants 
that would maximize the value of the asset 
or the group of assets and liabilities (for 
example, a business) within which the asset 
would be used. (FASB Glossary) The highest 
and best use of a nonfinancial asset takes 
into account the use that is physically 
possible, legally permissible, and financially 
feasible. (FASB 820-10-35-10B). The highest 
and best use of a nonfinancial asset 
establishes the valuation premise used to 
measure the fair value of the asset, as 
follows: (a) The highest and best use of a 
nonfinancial asset might provide maximum 
value to market participants through its use 
in combination with other assets as a group 
(as installed or otherwise configured for use) 
or in combination with other assets and 
liabilities (for example, a business). (b) The 
highest and best use of the asset might 
provide maximum value to market 
participants on a standalone basis. (FASB 
820-10-35-10E) (Dictionary, 7th Edition) 
 
Highest and Best Use of Land or a Site as 
Though Vacant 
Among all reasonable, alternative uses, the 
use that yields the highest present land 
value, after payments are made for labor, 
capital, and coordination. The use of a 
property based on the assumption that the 
parcel of land is vacant or can be made 
vacant by demolishing any improvements. 
(Dictionary, 5th Edition) 
 
 



 

 

Highest and Best Use of Property as 
Improved 
The use that should be made of a property 
as it exists. An existing improvement should 
be renovated or retained as is so long as it 
continues to contribute to the total market 
value of the property, or until the return 
from a new improvement would more than 
offset the cost of demolishing the existing 
building and constructing a new one. 
(Dictionary, 5th Edition) 
 
Hypothetical Condition 
1. A condition that is presumed to be true 
when it is known to be false. (SVP)  
2. 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. (USPAP, 2022-
2023 ed.) (Dictionary, 7th Edition) 
 
Investment Value 
1. The value of a property to a particular 
investor or class of investors based on the 
investor’s specific requirements. Investment 
value may be different from market value 
because it depends on a set of investment 
criteria that are not necessarily typical of the 
market.  
2. The value of an asset to the owner or a 
prospective owner for individual investment 
or operational objectives. (may also be 
known as worth) (IVS) (Dictionary, 7th 
Edition) 
 
 

Leased Fee Interest 
The ownership interest t held by the lessor, 
which includes the right to receive the 
contract rent specified in the lease plus the 
reversionary right when the lease expires. 
(Dictionary, 7th Edition) 
 
Leasehold Estate 
The right held by the lessee to use and 
occupy real estate for a stated term and 
under the conditions specified in the lease. 
(Dictionary, 7th Edition) 
 
Market Area 
The geographic region from which a 
majority of demand comes and in which the 
majority of competition is located. 
Depending on the market, a market area 
may be further subdivided into components 
such as primary, secondary, and tertiary 
market areas, or the competitive market 
area may be distinguished from the general 
market area. (Dictionary, 7th Edition) 
 
Market Rent 
The most probable rent that a property 
should bring in a competitive and open 
market under all conditions requisite to a 
fair lease transaction, the lessee and lessor 
each acting prudently and knowledgeably, 
and assuming the rent is not affected by 
undue stimulus. Implicit in this definition is 
the execution market support of a lease as 
of a specified date under conditions 
whereby 
• Lessee and lessor are typically motivated; 
 
• Both parties are well informed or well 
advised, and acting in what they consider 
their best interests; 
 
• Payment is made in terms of cash or in 
terms of financial arrangements comparable 
thereto; and 



 

 

• The rent reflects specified terms and 
conditions typically found in that market, 
such as permitted uses, use restrictions, 
expense obligations, duration, concessions, 
rental adjustments and revaluations, 
renewal and purchase options, frequency of 
payments (annual, monthly, etc.), and 
tenant improvements (TIs). (Dictionary, 7th 
Edition) 
 
Market Value 
A type of value that is the major focus of 
most real property appraisal assignments. 
Both economic and legal definitions of 
market value have been developed and 
refined, such as the following. 
1. The most widely accepted components 

of market value are incorporated in the 
following definition: The most probable 
price, as of a specified date, in cash, or in 
terms of equivalent to cash, or in other 
precisely revealed terms, for which the 
specified property rights should sell after 
reasonable exposure in a competitive 
market under all conditions requisite to a 
fair sale, with the buyer and seller each 
acting prudently, knowledgeably, and for 
self-interest, and assuming that neither 
is under undue duress. 
 

2. Market value is described in the Uniform 
Standards of Professional Appraisal 
Practice (USPAP) as follows: A type of 
value, stated as an opinion, that 
presumes the transfer of a property (i.e., 
a right of ownership or a bundle of such 
rights), as of a certain date, under 
specific conditions set forth in the value 
definition that is identified by the 
appraiser as applicable in an appraisal. 
(USPAP, 2022-2023 ed.)  

 
USPAP also requires that certain items be 
included in every appraisal report. Among 

these items, the following are directly 
related to the definition of market value: 

• Identification of the specific property 
rights to be appraised. 

• Statement of the effective date of 
the value opinion. 

• Specification as to whether cash, 
terms equivalent to cash, or other 
precisely described financing terms 
are assumed as the basis of the 
appraisal. 

• If the appraisal is conditioned upon 
financing or other terms, 
specification as to whether the 
financing or terms are at, below, or 
above-market interest rates and/or 
contain unusual conditions or 
incentives. The terms of above—or 
below-market interest rates and/or 
other special incentives must be 
clearly set forth; their contribution 
to, or negative influence on, the 
value must be described and 
estimated; and the market data 
supporting the opinion of value must 
be described and explained. 
 

3. The following definition of market value 
is used by agencies that regulate 
federally insured financial institutions in 
the United States: The most probable 
price that a property should bring in a 
competitive and open market under all 
conditions requisite to a fair sale, the 
buyer and the seller each acting 
prudently and knowledgeably, and 
assuming the price is not affected by 
undue stimulus. Implicit in this definition 
is the consummation of a sale as of a 
specified date and the passing of title 
from seller to buyer under conditions 
whereby: 

• Buyer and seller are typically 
motivated; 



 

 

• Both parties are well informed or 
well advised, and acting in what they 
consider their best interests; 

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

 

• Payment is made in terms of cash in 
U.S. dollars or in terms of financial 
arrangements comparable thereto; 
and 

• The price represents the normal 
consideration for the property sold 
unaffected by special or creative 
financing or sales concessions 
granted by anyone associated with 
the sale. (12 C.F.R. Part 34.42(g); 55 
Federal Register 34696, August 24, 
1990, as amended at 57 Federal 
Register 12202, April 9, 1992; 59 
Federal Register 29499, June 7, 
1994) 
 

4. The International Valuation Standards 
Council defines market value for the 
purpose of international standards as 
follows: The estimated amount for which 
an asset or liability should exchange on 
the valuation date between a willing 
buyer and a willing seller in an arm’s 
length transaction, after proper 
marketing and where the parties had 
each acted knowledgeably, prudently 
and without compulsion. (International 
Valuation Standards, 8th ed., 2007)  

 
5. The Uniform Standards for Federal Land 

Acquisitions defines market value as 
follows: Market value is the amount in 
cash, or on terms reasonably equivalent 
to cash, for which in all probability the 
property would have sold on the 
effective date of the appraisal, after a 
reasonable exposure of time on the 
open competitive market, from a willing 

and reasonably knowledgeable seller to 
a willing and reasonably knowledgeable 
buyer, with neither acting under any 
compulsion to buy or sell, giving due 
consideration to all available economic 
uses of the property at the time of the 
appraisal. (Uniform Standards for 
Federal Land Acquisitions) (Dictionary, 
7th Edition) 

 
Marketing Time 
An opinion of the amount of time it might 
take to sell a real or personal property 
interest at the concluded market value level 
during the period immediately after the 
effective date of an appraisal. Marketing 
time differs from exposure time, which is 
always presumed to precede the effective 
date of an appraisal. (Advisory Opinion 7 of 
the Appraisal Standards Board of The 
Appraisal Foundation and Statement on 
Appraisal Standards No. 6, “Reasonable 
Exposure Time in Real Property and Personal 
Property Market Value Opinions” address 
the determination of reasonable exposure 
and marketing time.) (Dictionary, 7th 
Edition) 
 
Net Operating Income (NOI) 
The actual or anticipated net income that 
remains after all operating expenses are 
deducted from effective gross income but 
before mortgage debt service and book 
depreciation are deducted. Note: This 
definition mirrors the convention used in 
corporate finance and business valuation for 
EBITDA (earnings before interest, taxes, 
depreciation, and amortization). (Dictionary, 
7th Edition) 
 
Obsolescence  
One cause of depreciation; an impairment of 
desirability and usefulness caused by new 
inventions, changes in design, improved 



 

 

processes for production, or external factors 
that make a property less desirable and 
valuable for a continued use; may be either 
functional or external.  (Dictionary, 7th 
Edition) 
 
Parking Ratio 
A ratio of parking area or parking spaces to 
an economic or physical unit of comparison. 
Minimum required parking ratios for various 
land uses are often stated in zoning 
ordinances. (Dictionary, 7th Edition) 
 
Prospective Opinion of Value 
A value opinion effective as of a specified 
future date. The term does not define a type 
of value. Instead, it identifies a value opinion 
as being effective at some specific future 
date. An opinion of value as of a prospective 
date is frequently sought in connection with 
projects that are proposed, under 
construction, or under conversion to a new 
use, or those that have not yet achieved 
sellout or a stabilized level of long-term 
occupancy. (Dictionary, 7th Edition) 
 
Rentable Area 
For office buildings, the tenant’s pro-rata 
portion of the entire office floor, excluding 
elements of the building that penetrate 
through the floor to the areas below. The 
rentable area of a floor is computed by 
measuring to the inside finished surface of 
the dominant portion of the permanent 
building walls, excluding any major vertical 
penetrations of the floor. Alternatively, the 
amount of space on which the rent is based; 
calculated according to local practice 
(Dictionary, 7th Edition) 
 
Replacement Cost 
The estimated cost to construct, at current 
prices as of a specific date, a substitute for a 
building or other improvement, using 

modern materials and current standards, 
design, and layout. (Dictionary, 7th Edition) 
 
Retrospective Value Opinion 
A value opinion effective as of a specified 
historical date. The term retrospective does 
not define a type of value. Instead, it 
identifies a value opinion as being effective 
at some specific prior date. Value as of a 
historical date is frequently sought in 
connection with property tax appeals, 
damage models, lease renegotiation, 
deficiency judgments, estate tax, and 
condemnation. Inclusion of the type of value 
with this term is appropriate, e.g., 
“retrospective market value opinion.” 
(Dictionary, 7th Edition) 
 
Scope of Work 
1. The type of data and the extent of 
research and analyses. (SVP) 
 
 2. The type and extent of research and 
analyses in an appraisal or appraisal review 
assignment. (USPAP, 2022-2023 ed.) 
(Dictionary, 7th Edition) 
 
Stabilized Occupancy 
1.   The occupancy of a property that would 
be expected at a particular point in time, 
considering its relative competitive strength 
and supply and demand conditions at the 
time, and presuming it is priced at market 
rent and has had reasonable market 
exposure. A property is at stabilized 
occupancy when it is capturing its 
appropriate share of market demand. 
 2.   An expression of the average or typical 
occupancy that would be expected for a 
property over a specified projection period 
or over its economic life. (Dictionary, 7th 
Edition) 
 
 



 

 

Surplus Land 
Land that is not currently needed to support 
the existing use but cannot be separated 
from the property and sold off for another 
use. Surplus land does not have an 
independent highest and best use and may 
or may not contribute value to the improved 
parcel. (Dictionary 7th Edition) 
 
 
Tenant Improvements (TIs) 
1. Fixed improvements to the land or 

structures installed and paid for use by a 
lessee.  

2. The original installation of finished 
tenant space in a construction project; 
subject to periodic change for 
succeeding tenants. (Dictionary, 7th 
Edition) 

 
Vacancy and Collection Loss 
A deduction from potential gross income 
(PGI) made to reflect income reductions due 
to vacancies, tenant turnover, and 
nonpayment of rent; also called vacancy and 
credit loss or vacancy and contingency loss. 
(Dictionary, 7th Edition). 


